Date of issue: Tuesday, 25 June 2019
MEETING

PLANNING COMMITTEE
(Councillors Dar (Chair), M Holledge (Vice-Chair), Davis,
Gahir, Mann, Minhas, Plenty, Sabah and Smith)

DATE AND TIME:

WEDNESDAY, 3RD JULY, 2019 AT 6.30 PM

VENUE:

VENUS SUITE 2, ST MARTINS PLACE, 51 BATH
ROAD, SLOUGH, BERKSHIRE, SL1 3UF

DEMOCRATIC SERVICES
OFFICER:
(for all enquiries)

NICHOLAS PONTONE
01753 875120

NOTICE OF MEETING
You are requested to attend the above Meeting at the time and date indicated to deal
with the business set out in the following agenda.

JOSIE WRAGG
Chief Executive
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APOLOGIES FOR ABSENCE
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Declarations of Interest
All Members who believe they have a Disclosable
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the meeting while the matter is discussed.
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Press and Public
You are welcome to attend this meeting which is open to the press and public, as an observer. You will
however be asked to leave before the Committee considers any items in the Part II agenda. Please contact
the Democratic Services Officer shown above for further details.
The Council allows the filming, recording and photographing at its meetings that are open to the public. By
entering the meeting room and using the public seating area, you are consenting to being filmed and to the
possible use of those images and sound recordings. Anyone proposing to film, record or take photographs
of a meeting is requested to advise the Democratic Services Officer before the start of the meeting. Filming
or recording must be overt and persons filming should not move around the meeting room whilst filming nor
should they obstruct proceedings or the public from viewing the meeting. The use of flash photography,
additional lighting or any non hand held devices, including tripods, will not be allowed unless this has been
discussed with the Democratic Services Officer.
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AGENDA ITEM 2

PREDETERMINATION/PREDISPOSITION - GUIDANCE
The Council often has to make controversial decisions that affect people adversely and
this can place individual members in a difficult position. They are expected to represent
the interests of their constituents and political party and have strong views but it is also
a well established legal principle that members who make these decisions must not be
biased nor must they have pre-determined the outcome of the decision. This is
especially so in “quasi judicial” decisions in planning and licensing committees.
This Note seeks to provide guidance on what is legally permissible and when members
may participate in decisions. It should be read alongside the Code of Conduct.
Predisposition
Predisposition is lawful. Members may have strong views on a proposed decision, and
may have expressed those views in public, and still participate in a decision. This will
include political views and manifesto commitments. The key issue is that the member
ensures that their predisposition does not prevent them from consideration of all the
other factors that are relevant to a decision, such as committee reports, supporting
documents and the views of objectors. In other words, the member retains an “open
mind”.
Section 25 of the Localism Act 2011 confirms this position by providing that a decision
will not be unlawful because of an allegation of bias or pre-determination “just because”
a member has done anything that would indicate what view they may take in relation to
a matter relevant to a decision. However, if a member has done something more than
indicate a view on a decision, this may be unlawful bias or predetermination so it is
important that advice is sought where this may be the case.
Pre-determination / Bias
Pre-determination and bias are unlawful and can make a decision unlawful.
Predetermination means having a “closed mind”. In other words, a member has made
his/her mind up on a decision before considering or hearing all the relevant evidence.
Bias can also arise from a member’s relationships or interests, as well as their state of
mind. The Code of Conduct’s requirement to declare interests and withdraw from
meetings prevents most obvious forms of bias, e.g. not deciding your own planning
application. However, members may also consider that a “non-pecuniary interest”
under the Code also gives rise to a risk of what is called apparent bias. The legal test is:
“whether the fair-minded and informed observer, having considered the facts, would
conclude that there was a real possibility that the Committee was biased’. A fair minded
observer takes an objective and balanced view of the situation but Members who think
that they have a relationship or interest that may raise a possibility of bias, should seek
advice.
This is a complex area and this note should be read as general guidance only.
Members who need advice on individual decisions, should contact the Monitoring
Officer.
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AGENDA ITEM 3

Planning Committee – Meeting held on Wednesday, 29th May, 2019.
Present:-

Councillors Dar (Chair), M Holledge (Vice-Chair), Davis, Gahir, Mann,
Minhas, Plenty, Sabah and Smith

Apologies for Absence:-

None.
PART I

1.

Declarations of Interest
Agenda item 5: P/04144/009, Land north of Norway Drive, Slough –
Councillor Gahir declared that the application was in his ward and that he had
been the Vice-Chair of Wexham Court Parish Council at the time the Parish
Council had made decisions in relation to the surrender of the lease. He
therefore withdrew from the meeting during consideration of the application.
Agenda item 5: P/04144/009, Land north of Norway Drive, Slough –
Councillor Dar declared that the application was in his ward but he had an
open mind and would consider and vote on the item.

2.

Guidance on Predetermination/Predisposition - To Note
Members confirmed that they had read and understood the guidance on
predetermination and predisposition.

3.

Minutes of the Last Meeting held on 24th April 2019
Resolved – That the minutes of the meeting held on 24th April 2019 be
approved as a correct record.

4.

Human Rights Act Statement - To Note
The Human Rights Act Statement was noted.

5.

Planning Applications
No amendment sheet was tabled at the meeting and there were no oral
representations from objectors or agents under the Public Participation
Scheme.
Resolved – That the decisions taken in respect of the planning application as
set out in the minutes below, subject to the information, including
conditions and informatives set out in the report of the Planning
Manager and subject to any further amendments and conditions
agreed by the Committee.
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Planning Committee - 29.05.19
(Councillor Gahir withdrew from the meeting and did not participate during
consideration and voting on the following application)
6.

P/04144/009 - Land north of Norway Drive, Slough, SL2 5QP
Application

Decision

Development comprising 24
residential dwellings (10 x 2 bed, 14 x
3 bed), along with private amenity
space, garages, cycle and refuse
storage, new access driveway and
road, associated landscaping and
enhanced open space.

Delegated to the Planning Manager
for approval, subject to the
satisfactory completion of a S106 and
conditions, or for refusal if the S106
was not completed by 30th September
2019, unless this date be otherwise
agreed by the Planning Manager, in
consultation with the Chair of the
Planning Committee.

(Councillor Gahir rejoined the meeting)
7.

Planning Appeal Decisions
Details of the recent planning appeal decisions were outlined for Members
information.
Resolved – That details of the planning appeal decisions be noted.

8.

Members Attendance Record
That the Members’ Attendance Record be noted.

9.

Date of Next Meeting - 3rd July 2019
The date of the next meeting was confirmed as 3rd July 2019.
Chair
(Note: The Meeting opened at 6.30 pm and closed at 6.41 pm)
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Human Rights Act Statement

AGENDA ITEM 4

The Human Rights Act 1998 was brought into force in this country on 2nd October 2000, and
it will now, subject to certain expectations, be directly unlawful for a public authority to act in
a way which is incompatible with a Convention Right. In particular Article 8 (Respect for
Private and Family Life) and Article 1 of Protocol 1 (Peaceful Enjoyment of Property) apply to
planning decisions. When a planning decision is to be made, however, there is further
provision that a public authority must take into account the public interest. In the vast
majority of cases existing planning law has for many years demanded a balancing exercise
between private rights and public interest, and therefore much of this authority's decision
making will continue to take into account this balance.
The Human Rights Act 1998 will not be referred to in the Officers Report for individual
applications beyond this general statement, unless there are exceptional circumstances
which demand more careful and sensitive consideration of Human Rights issues.
Please note the Ordnance Survey Maps for each of the planning applications are not to scale
and measurements should not be taken from them. They are provided to show the location of
the application sites.
CLU / CLUD
GOSE
HPSP
HPPP
S106
SPZ
TPO
LPA

Certificate of Lawful Use / Development
Government Office for the South East
Head of Planning and Strategic Policy
Head of Planning Policy & Projects
Section 106 Planning Legal Agreement
Simplified Planning Zone
Tree Preservation Order
Local Planning Authority

USE CLASSES – Principal uses
A1
A2
A3
A4
A5
B1 (a)
B1 (b)
B1 (c )
B2
B8
C1
C2
C2(a)
C3
C4
D1
D2

Retail Shop
Financial & Professional Services
Restaurants & Cafes
Drinking Establishments
Hot Food Takeaways
Offices
Research & Development
Light Industrial
General Industrial
Warehouse, Storage & Distribution
Hotel, Guest House
Residential Institutions
Secure Residential Institutions
Dwellinghouse
Houses in Multiple Occupation
Non Residential Institutions
Assembly & Leisure

OFFICER ABBREVIATIONS
LM
DC
PS
NR
HA
JG
SB
IK
CM
CL
NB
MS

Laurence Moore
David Cooper
Paul Stimpson
Neetal Rajput
Howard Albertini
James Guthrie
Sharon Belcher
Ismat Kausar
Christian Morrone
Caroline Longman
Neil Button
Michael Scott
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AGENDA ITEM 5

Registration Date:

14-Feb-2019

Application No:

S/00020/005

Officer:

Neil Button

Ward:

Chalvey

Applicant:

Slough Borough Council

Application Type:

Major

13 Week Date:

16 May 2019

Agent:

Mr. Ben Thomas, Savills UK Ltd, 33 Margaret Street, London, W1G 0JD

Location:

Tower House & Ashbourne House, The Crescent, Slough, Berkshire

Proposal:

Demolition of the existing buildings and comprehensive redevelopment
of the site comprising 193 residential buildings (use class C3), provision
136sqm of flexible office/community/leisure space (use classes
B1/D1/D2) and associated access works, car parking and landscaping.
(Revised Plans and Application Documents Submitted 21/05/2019)

Recommendation: Delegate to the Planning Manager for approval subject to
completion of a satisfactory Legal Agreement and conditions
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S/00020/005
SUMMARY OF RECOMMENDATION
1.1

This application is being brought to Committee for decision because it
is a major development and Slough Borough Council is the applicant.
Planning legislation provides that planning applications involving
Council owned land, including planning applications submitted by the
Council shall be determined by the Council as the local planning
authority, unless the application is required to be referred to the
Secretary of State for determination by him. This is set out in
Regulation 3 of the Town & Country Planning (General) Regulations
1992 (Statutory Instrument 1992 No 1492).

1.2

Having considered the relevant policies of the Development Plan set
out below, the representations received from consultees and the
community along with all relevant material considerations, it is
recommended the application be delegated to the Planning Manager
for approval subject finalising conditions and planning obligations to
deliver 100% Slough Living Rent affordable homes (on-site), highways
improvements and associated traffic regulation orders, on-site
infrastructure to support an Electric Vehicle (EV) Car Club (including
one bay with EV charging point) and financial contribution towards an
EV off-site Car Club and the laying out of new Public Open Space with
Play Facilities, off-site sports/recreation improvements and other minor
changes.

PART A: BACKGROUND
2.0

The Proposal

2.1

The redevelopment of Tower House and Ashbourne House is a
Council-led scheme providing 193 new homes, 100% of which will be
affordable housing (Slough Living Rent tenure).

2.2

In 2015 the Council made it their intention to find new homes for the
rented existing tenants in the existing Tower and Ashbourne buildings.
In coming to this resolution, the Council cited that there was the need
for long term refurbishment works to improve the condition of the
buildings and the quality of the existing accommodation and a response
was required to address the increasing anti-social behaviour in the
area. The Council ‘as the landowner’ considered that the buildings had
come to the end of their economic life and improvement works would
have costed a significant amount of money. In coming to a decision on
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the future of the site, the Council ‘as the landowner’ concluded that
spending the money on a building that was no longer fit for purpose
was not a viable option and that it would pursue a strategy for
comprehensive redevelopment.
2.3

In its capacity as the owners, the Council’s Housing Department has
reviewed options to re-model the site since the majority of properties
were vacated in 2016. In September 2017, Slough Borough Council’s
Cabinet signed off a strategy for the remodelling of the site to
potentially allow for a development of circa 200 units.

2.4

The two existing towers have been largely vacant since 2016 and the
site has been subject to anti-social and criminal activity. The applicant
confirms that the Council has committed significant resources to
manage the site and prevent criminal and anti-social behaviour, due in
part to the prolonged vacancy at the site.

2.5

The Council has stated in their submission that the intended aim of the
redevelopment, is to provide an exemplar scheme of Council housing,
constructing new high quality affordable homes available to those in the
Borough who need it most.

2.6

The proposed development seeks to deliver 193 new residential
dwellings including a mix of 1 and 2 bedroom flats and 3-bedroom
maisonettes within a range of part 3, part 4, part 5 and part 16 storey
buildings within 6 blocks (A-F). All of the units will be affordable housing
available for rent to Borough residents at Slough Living Rent levels.
The proposals include provision for 136 sqm of flexible
community/leisure and/or office space within the ground floor of Block E
which is likely to be used by the Council’s Housing Team as well being
available to the local community.

2.7

The main access to the site is from The Crescent. A total of 110 car
parking spaces will be provided including 10 blue badge spaces. This
equates to a parking ratio of 0.57 spaces per unit. These will be
provided beneath a new podium deck and externally around the new
buildings. One car club space will be provided and 193 cycle parking
spaces will be provided within 8 cycle stores spread around the site. 10
visitor short-stay cycle parking spaces are proposed to the south of
Block E.

2.8

The proposals will re-provide some public open space including a new
children’s play area which is intended to constitute a significantly
improved public realm to provide a safer environment for the residents
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of Chalvey and the future residents of the new dwellings. The proposed
development includes a new open space within the centre of the site
which will provide an accessible and functional space for the local
community. The open space has been designed having regard to the
feedback raised at the pre-application consultation and engagement
with the community and the local planning authority.
2.9

The proposals have been designed to retain as many trees as possible.
A total of 11 (eleven) individual trees and 1 (one) group of trees will be
removed to facilitate the proposed development. 13 individual trees and
9 groups of trees are proposed to be retained. 25 replacement trees will
be planted across the site. The proposals will provide an overall
increase in the number of trees (+14) on site to improve the
landscaping within the site.

2.10

The proposed central public space has been aligned to open up a clear
vista and pedestrian / cycle route through the site from The Crescent to
Chalvey Park to maximise permeability and to ensure there is natural
surveillance of the public space from within the development in order to
adhere to the principles of designing out opportunities for crime.

2.11

The blocks have been laid out to ensure active frontages with ground
floor private and communal entrances are directly addressing the public
realm adjacent. The tallest 16 storey tower is located centrally in the
site within the podium block which comprises blocks C, D and E. Blocks
A and B comprise a C-shaped 3-6 storey block to the north of Edwards
Court which steps down in height to the southern wings. The applicant
has submitted revised plans and elevations for Blocks A and B to
reduce the height of the eastern wing which improves the relationship
with Edwards Court. Further revised plans have been submitted which
include internal modifications that have been secured in response to
the consultation feedback following the first consultation carried out on
the planning application.

2.12

The applicant has engaged with the local planning authority and wider
public within the local community prior to submission of the planning
application in February 2019. The feedback and representations made
during this process are presented in a Statement of Community
Involvement submitted as part of the planning application. This
consultation is additional to the public consultation carried out as part of
the planning application.

2.13

A summary of the applicant’s pre-application consultation and
community engagement details are set out as follows.
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Event

Date:

Introductory
20 June 2018
meeting with the
Chalvey Community
Forum
First public
consultation
First Design Review
Panel

Second Design
Review Panel

Second public
consultation
Presentation to
Planning
Committee

Statement of
Community
Involvement (SCI)
submitted

Summary

An introductory meeting
was held with Chalvey
Community Forum on
20 June 2018 in advance
of the first public
consultation event.
17 July 2018
The first public
consultation event
took place on 17 July
2018.
5 September 2018 The first Design Review
Panel took place on 5
September 2018 beginning
with a walk around the
site before the proposals
were presented to the
Design South
East panel members.
8 November 2018
The second Design
Review Panel took place
where a simplified scheme
was presented to the
Design South East panel
Members.
15 November 2018 The second public
exhibition took place at
Chalvey Community
Centre.
5 December 2018
A presentation was made
to the Council’s Planning
Committee on the 5
December 2018 to provide
an overview of the
proposed scheme.
February 2019
SCI submitted providing
full details of the public
consultation summarised
in this table, including all
representations, feedback
and responses to the
consultation.
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3.0

Site and Surrounding Area

3.1

The site is currently occupied by two 11-storey residential buildings:
Tower House (the western block) and Ashbourne House (the eastern
block). The majority of the flats are vacant and the previous tenants
have been rehoused. The existing buildings on site previously
contained 120 flats comprising a mix of 40 x 1-bed and 80 x 2-bed
units. All units were originally social rent. 15 were purchased via the
Right to Buy and converted to privately owned leasehold units.

3.2

The site extends to approximately 1.14 ha and is bound by The
Crescent to the west, properties at Edwards Close to the south and
Chalvey Park to the east. The north-western boundary of the site is
adjacent to the rear gardens of properties along Burlington Avenue
some of which contain single storey domestic residential outbuildings
backing onto a service road which lies between the site boundary and
the outbuildings. The north eastern boundary lies adjacent to Bronte
Close and comprises metal railings securing the site. There is a single
storey pyramidal roofed bin store (associated with the flatted blocks on
Bronte Close) located to the south of Bronte Close which is adjacent to
the site.

3.3

The existing site is characterised by the large tower blocks and podium
car park structure with surrounding hard-standing areas (populated with
unauthorised parked cars) which are surrounded by the open grassed
areas and a fenced off northern section. The site has an abandoned
and open feel which is susceptible to anti-social behaviour problems
that currently blight the site. There is a podium car parking deck located
between the buildings and there is further surface level hardstanding
which accommodates car parking to the north and south of the
buildings. The site accommodates spaces for 64 cars within the podium
and hardstanding areas. A telecommunications mast has been erected
within an enclosed area at the northern tip of the site.

3.4

The existing buildings and site grounds in general are noted to be in
poor condition. None of the properties have their own private amenity
space.

3.5

Vehicular and pedestrian access to the existing buildings is provided
from The Crescent to the West and Chalvey Park to the east. There is
an additional pedestrian route further south connecting The Crescent to
Chalvey Park. Bronte Close terminates to the north of the site but this is
fenced-off and there is not currently a pedestrian route through to the
site.
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3.6

The existing buildings are sited within areas of landscaping. In the
south of the site, there is an existing children’s play area.

3.7

The site is not within a Conservation Area.

3.8

The site is located in Flood Zone 1 and is not at risk of flooding.

3.9

The site is within the Chalvey Ward of Slough and is circa 500m south
west of Slough railway station. There will be frequent services to central
London as part of Crossrail from Slough station which is anticipated to
be operational by the time the development is completed and occupied.

3.10

The site is located just outside of the town centre boundary and is
(approximately) an 8 minute walk from the heart of the town centre and
a range of services and amenities are within easy reach, including a
large Tesco Extra, convenience shops, cafés and restaurants, gym,
cinema, post office and banks. The closest bus stop is circa 650m to
the east of the site on Windsor Road. This serves 8 bus routes,
including routes which run to the town centre, London Victoria and
Heathrow Airport. Salt Hill Park is located a 10minute walk to the north
west of the site which provides a range of sports, leisure and
recreational facilities.

3.11

Diamonds Preschool is 200m south of the site and Grove Academy
(Primary School) is 200m to the north east. Slough Secondary School
and Eton Church of England Business and Enterprise College are
350m south of the site. There are GP surgeries on Ragstone Road to
the south of the site Lansdowne Avenue north of the site.

4.0

Planning History

4.1

X/00183/001: Prior approval notification for the installation of a 20m
high monopole supporting 3no shrouded antennas and 2no 300mm
diameter dishes along with 4no ground based equipment cabinets and
development ancillary thereto. (This application has been submitted for
telecommunications equipment on the land at the northern tip of the
site). Pending.

4.2

There are a number of development schemes in proximity of the site
which need to be taken into account in the consideration of the
proposed development. The following applications are of note:
Shaftsbury Court, Chalvey Park
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4.3

F/00262/012: Prior approval for a change of use from B1a offices to
provide with 48 (class C3) residential units - Granted 02/11/2017.

4.4

P/00262/015: Erection of front and rear dormer extensions together
with the formation of new door, window and rooflight openings to units
1-10, the erection of three storey side extensions to Units 4 and 5 to
create 5 flats together with the rationalisation of the car parking layout,
new bin and cycle stores. Granted 22/02/2018.
Slough Family Centre, Chalvey Park

4.5

P/16841/000. Construction of 4no. four bedroom houses and 6no. three
bedroom houses with associated works (Outline application to consider
access, layout and scale). Subject to completion of s106 Agreement
(resolved to grant permission)

5.0

Neighbour Notification

5.1

Site Notices (Dated 25/02/19, 12/03/19 and 24/05/19) were placed on
Chalvey Park, Burlington Road and The Crescent. A press notice was
issued in the Slough Express on the 01/03/19 and 24/03/19. In addition
to the above, 350 neighbour notification letters have been posted to
properties on Chalvey Park, The Crescent, Burlington Road and
Edwards Court. The local planning authority has carried out 2
consultation exercises with the first consultation expiring on 02/04/19
and the second consultation expiring on 14/06/19.

5.2

A very extensive neighbour notification process has been carried out,
and letters have been sent to the following addresses:
-

Flats 8 and 54 Ashbourne House;
42 Grasmere Avenue;
No.s 2-40 Bronte Close,
No.s 1-32 Burlington Avenue (including all flats),
Units on land rear of 13, Burlington Avenue;
Property Rear Of, 19, The Crescent;
No.s 1-155 The Crescent (including all flats),
Property Rear Of, 131, The Crescent;
2 Fircroft Court Gerrard’s Cross Road, Stoke Poges, Bucks, SL2
4EU (Utopian Residents Group);
No.s 6A, 8, 8A, 8B, 10, 12, 14, 15-37 Hillside (including all flats);
Flats 1-53 Shaftsbury Court, 18 Chalvey Park;
No.s 12-28 (even numbers) Adelphi Gardens;
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-

5.3

Flats 1-18 Edwards Court;
No.s 29-71 Chalvey Park;
Magistrates Court, Chalvey Park;
Magistrates Court, Windsor Road;
County Court, Chalvey Park;
Revelstoke House, Chalvey Park;
No.s 2-23 Moorstown Court;
Shaftesbury Court, 189, Chalvey Park;
No.s 1-95 Beechwood Gardens,;
Serena Memorial Hall, Burlington Road;
Look Ahead (including rooms 1 (The office), 2, 3A, 3B, 4A, 4B,
6A, 6B, 7A, 7B, 8A, 9A, 9B, 10, 11, 12 Burlington Road; and;
6, Arthur Road, Slough

8 letters have been received raising objections to the proposed
development. These include representations from an owner of a
remaining occupied unit in Ashbourne House, Utopian Residents
Group, Edwards Court Residents and Chalvey Community Forum. A
further 4 representations were made in connection with the second
consultation exercise (including further objections from Edwards Court
residents, and the Directors representing the residents). The main
grounds of objection to the development are:

-

-

Design/Appearance
Building is far too industrial and looks more like an office block.
Design of development would be incongruous to the surrounding and
does not sync with the surrounding context.
Scale, height and massing are intolerable for majority of residents.
Core Policy 9 is not complied with as the development does not draw
upon townscape and has significant visual impact and states that
development will not be permitted unless it protects and enhances the
character and distinctiveness of existing townscapes which it does not.
Scale/Height
16 storey tower does not take into account the local context.
Overbearing effect of larger tower.
Scale, height and massing of the proposed development is abysmal as
all three are overly exploited.
Erecting a 16 storey building is unjustifiable especially when it outside
the town centre boundary and would set a dangerous precedent.
New Public Park and open space would have huge buildings on both
sides creating an unsatisfactory public space, giving a feeling of
enclosure.
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-

-

-

-

-

-

-

-

This proposed development does not improve the surroundings due to
the excessive scale, height and massing thus, failing to comply with
Saved Policy EN1.
No high-rise blocks.
Blocks A and B should be removed.
Density
The scheme is over- dense.
Site should have no more than 57 dwellings on site and follow the
same density as Family Centre site.
Prior approval resulting densities should not be used as a measure of
density to support the development.
Need to scale back new development by at least 60% in density.
Car Parking
There doesn't seem to be adequate new parking for all new residents.
Car Parking displacement will be caused as a result of the development
The car parking provision for the proposed development does not
provide enough car parking spaces and 314 cars parking at the site
should be provided which is in line with the minimum standards within
Core Policy 7.
It is unacceptable to say providing more cycle racks is an acceptable
mitigation measure.
More parking is needed.
Loss of Open Space/Park and Leisure use
There is not enough space for landscaping and recreation. The general
outdoor recreational and park space has diminished.
New open space is smaller than the current large open space which is
a greater area of land, therefore, the same amount of open green
space should be retained due to the fact that the residents don’t want
this replaced but kept in the same location.
The current green open space which consists of a park is about 12,000
sq m. which is at least three times more than the proposed open space,
play areas and private courtyard space (4,858 sq m), which would be
for the residents only. This reduction in green open space would be a
huge loss to the environment and community at large. The proposed
landscaping area of approximately 2,320 sq. of area will be significantly
less than what is already being provided.
Retain the overall extent and nature of existing amenity areas.
Sport England should have been consulted.
Replacement open space is not of a suitable size and would not be
able to facilitate the amount of people from the new proposed
development and the general public of Chalvey who uses it. This is the
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-

-

-

-

-

-

-

only park within this side of Chalvey, and therefore, it is imperative to
retain the whole of this green area. The proposed development does
not comply with clause 97 of the NPPF (sports/leisure/recreation)
Loss of facilities for older children.
No compensation for dog walking, football uses , cycling, sledging,
scootering
No recreational area for residents in development or neighbouring
users/residents.
Tenure/Housing Mix
Tenure mix is not clear in the submission.
The development would provide an extra 77 dwellings with minimal
family homes.
Low density family housing should be on this site.
Should be a mixed tenure building – to create balanced and mixed
community.
Should include more middle-income level and higher income level
housing in the mix.
Claim that residents on targeted income range (for this development)
between £20K-40K can afford a mortgage, and the council can
generate profit from this development.
Overlooking/Privacy Loss/Noise/Amenity Impacts
The design of the West side that faces The Crescent will now overlook
my back and front gardens and the addition of balconies will add to a
general loss of privacy.
Loss of light/ overshadowing to 6 properties, furthermore, with 52
habitable rooms within the proposed development having terrible
internal daylight.
26 properties will be overlooked by this gigantic development creating a
loss of privacy for neighbouring properties due to the balconies and
windows that would be facing the neighbouring dwellings.
The residents on that road would be disturbed due to the noise
pollution that would be generated by the extra cars.
Overlooking / loss of privacy will be caused.
Loss of amenity, both real and visual.
Dispute daylight studies in revised daylight/sunlight report.
Consider the impact of the development is severe.
Not acceptable to refer to overhang as a means of justifying proposals.
Reduction of height of blocks A and B from 6 to 4 storeys not enough.
Crime
Concern rose about anti-social behaviour in the area which the
development will make worse.
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-

-

-

-

-

-

-

Crime statistics quoted by applicant are not correct.
The park is not under-used.
There are no social benefits from the proposed scheme as crime rate
has gone down within the area and anti-social behaviour is nonexistent.
Highway Impact
Unacceptable levels of traffic in The Crescent will cause problems of
highway safety due to the increase of cars within the area.
The overspill of cars will need to be accommodated on the adjoining
highways, which will result in congestion on the roads and further
cause disturbance to all residents in the locality.
Object to use of single vehicular access from the east.
Half of traffic (to the new development) should be served from the west
and half of the traffic should be served from the east
Loss of Trees
There will be No Environmental Benefits from the proposed
development as significant trees will be lost; these trees should have
been protected by a TPO.
There are many old trees (including the Red Horse Chestnut London
Plane Common Ash Common Lime Norway maple Sycamore
Peducunlate oak Robina) on the site which should have been protected
by Tree Preservation Orders (TPO) but the council have failed to do
this.
Misc
Consultation Criticism.
Better to refurbish towers than redevelop site entirely
Should not implement town centre policies as site outside of town
centre.
Political decision to go ahead/planning bias.
Smaller 1 and 2 bed flats do not abide by national prescribed space
standards.
The land is not a brownfield site as a majority of it is not previously
developed land.
The scheme provides minimal social, economic and environmental
benefit to the area because of the loss of open space and many other
factors that have or will be touched upon within this objection.
SBC have failed to provide a land contamination report.
Development does not meet the principles of sustainable development.
SBC should seek the genuine participation of local residents.
SBC should take effective measures to isolate our neighbouring private
estate from the negative effects of the proposed re-development.
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6.0

Consultations:

6.1

Thames Water
No objection subject to conditions requiring details of the connection to
the foul and surface water drainage system and confirmation that all
water network upgrades required to accommodate the additional flows
from the development have been completed; or - a housing and
infrastructure phasing plan has been agreed with Thames Water to
allow additional properties to be occupied.

6.2

Environment Agency
No response

6.3

Natural England
No objections

6.4

Thames Valley Police (Crime Prevention Design Advisor)
Recommends a condition upon any approval for this application which
requires the development to demonstrate compliance with Secured by
Design Gold Award have been submitted and approved in writing by
the Local Planning Authority.
The triangular shaped carpark to the rear of the site still lacks
surveillance or ownership. It is appreciated that there are site
constraints. Historically this area has suffered high levels of crime and
anti-social behaviour, resulting in the Council ‘fencing it off’. This action
had a positive effect on reducing these incidents. There is some
concern that the closed-off car park will create opportunities for antisocial behaviour.
Careful considerations to the design of the public spaces must be
given, to ensure the activities within it are ‘positive’ deterring unwanted
behaviour. The applicant needs to give careful consideration to the
type and style of play equipment; public seating, and planting (avoiding
seats which could be used by individuals seeking location in which to
sleep). In addition - low retaining walls can also be used and unofficial
seating areas.
Initial comments provided advised that further internal modifications to
the residential entrances, communal areas, lift lobbies and private
amenity spaces were required to improve on-site security and improve
the compartmentalisation of the blocks. (Officer Comment: – these
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modifications were secured within the revised plans submitted on
21/05/2019).
6.5

Sport England
No objections

6.6

Environmental Quality – Noise
The acoustic assessment highlights that the ventilation system would
not provide air cooling for the flats; therefore windows will need to be
open for air cooling. This will result in an exceedance of BS8233
internal noise limits by 8dB in a worst case scenario, therefore it is
recommended that a system which also provides air cooling is installed.
The Environmental Quality Officer recommends a glazing performance
26dB Rw + Ctr and Mechanical Ventilation and Heat Recovery (MVHR)
units in all flats
The exact specifications for ventilation and glazing should be submitted
to SBC for approval prior to commencement (as a condition). As stated
in the report, this will be clarified during the detailed design stage, when
the exact room dimensions, glazed areas and external façade
construction are confirmed. A more detailed façade assessment will
need to be undertaken to confirm the exact specification for the glazed
elements (which can be conditioned).
Balconies are expected to have a noise range from 50-56dB so are
likely to meet 55dB LAeq outdoor noise limits most of the time. This
noise limit is acceptable given the urban surroundings. Shared outdoor
space in the centre of the development is expected to achieve 49dB –
55 dB LAeq so it will meet the BS 8233 outdoor limit.
The report proposes that plant noise is limited to the typical background
noise levels measured at MP1. The daytime plant noise emission limit
is 42 dB LAr, Tr and night time plant noise emission limit of 36 dB LAr,
Tr.
The proposed configuration and layout of plant is not currently known.
A further assessment of the plant noise emissions will be required once
the details of the plant are specified (which can be conditioned).

6.7

Environmental Quality – Air Quality
The scheme is considered to have a major impact on air quality. The
site is bordered by AQMA 1, 3, 4 and the AQMA extension declared in
2017. The development proposes an additional 45 car parking spaces,
with 110 spaces in total. As predicted trip generation over a 24 hour
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weekday period is 97 vehicle movements, a change of more than 100
annual average daily traffic flows (AADT) is likely. Traffic leaving the
development is likely to travel through Slough’s AQMAs, therefore
appropriate mitigation is required.
A dust assessment has been produced, which states that a monitoring
regime is required during demolition and construction, to determine
dust deposition rates at the nearest sensitive receptors, and a survey of
dust flux over the site boundary. Mitigation measures outlined in the
CEMP will need to be implemented during works.
The following mitigation is required:
-

-

-

-

6.8

Electric vehicle re-charging infrastructure should be provided in line
with table 7 of the LES Technical Report. The report states that electric
vehicle charging infrastructure will be provided for 20 parking spaces,
which is acceptable.
The report states that a car club space may be positioned off site. SBC
request that two car club spaces are provided on-site of the
development, as requested during pre-application discussions.
A full Construction Environmental Management Plan (CEMP) shall be
produced and submitted to SBC for approval prior to commencement of
works. This shall include routes for HGVs and construction vehicle trip
information.
The CEMP shall include non-road mobile machinery (NRMM) controls
in line with table 10 of the LES Technical Report.
All construction vehicles shall meet a minimum Euro 6/VI Emission
Standard
All heating systems shall meet the emission standards laid out in table
7 of the LES Technical Report.
Environmental Quality – Ground Contamination
The Geo-Environmental Assessment Report has been reviewed and
the following points are noted:
Asbestos containing materials have been identified in some of the soil
samples taken on site, which will require remediation. The Preliminary
Remediation Strategy addresses some of the issues identified and the
methods likely to be used to mitigate them. This can be further
expanded into a Site Specific Remediation Strategy (SSRS), but as a
minimum it addresses the need for an SSRS.
Once the demolition of the existing buildings takes place, additional
sampling might be necessary, and the SSRS revised.
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Based on the above, it is recommended conditions are secured which
provide remediation validation and a watching brief.
6.9

Environmental Quality – Senior Carbon Project Officer
The Sustainability and Energy Statement provides a descriptive
overview of how the emission reduction targets will be met. The
statement proposes measures for the scheme and explains how they
will achieve the target values for carbon emissions reduction.
To achieve the minimum stated target values the proposed measures
should be implemented. All proposed energy efficiency and renewable
energy generation measures should be implemented prior to dwelling
occupation. No further objections.

6.10

Building Control
Some of the lower rise blocks (A, C, F etc) have only been provided
with lift for installation at a future date. With new developments like this,
I would have expected some provision for lift access to all blocks and
levels. There may be issues with this in relation to the podium deck but
at present, I cannot see a reason for their omission.
The basement car park level below the podium deck will require
ventilation provisions (to be discussed at a future date).
The fire brigade access would require consultation with the RBFRS but
initially, the layouts and access provisions seem sensible.
The external cladding systems seem to be mainly made up of face
brick work and concrete cladding panels which are both non
combustible so would not pose any issues.
Some apartment layouts (open plan) would only be suitable with the
provision of sprinkler / water mist systems (to be discussed at a future
date). (Officer Response: The plans have been revised to propose lifts
for all blocks, and the swept path analysis identifies that the site is fully
accessible for all vehicle sizes, including for Fire Engines, HGVs,
refuse trucks and drop-of vehicles).

6.11

Neighbourhood Enforcement Team
Noise, dust and vibration from the demolition and construction phase
may affect occupiers of nearby residential premises. Condition
recommended requiring submission and approval of a Construction
Management and Logistics Plan to control the environmental effects of
demolition and construction work.
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Occupiers of the development may be adversely affected by noise from
external noise sources. The acoustics report details anticipated noise
levels within flats caused by external noise sources. It identifies the
night time internal noise criterion is predicted to be exceeded in the
summertime when windows are open and temperatures high. This
department receives numerous complaints due to noise from youths in
public spaces on warm evenings. We would request that bedrooms at
least on ground and first floor levels which have windows facing public
spaces either meet the 30 dBALAeq8hr criterion or the layout be
altered to avoid bedroom windows facing public open spaces. Planning
conditions are recommended to minimise effects of external noise on
new occupants including the requirement to submit (1) a scheme for
protecting the proposed dwellings / from noise from external sources
and (2) a scheme for limiting the transmission of noise between each
residential unit of accommodation and/or any other part of the building,
which is not exclusively used as a unit of accommodation.
6.12

Fire and Access Officer
See Building Control Comments

6.13

Community Services – Leisure
No objections

6.14

Asset Management - Education Planning
No objections

6.15

Tree Officer
No objections subject to tree protection measures being in place

6.16

Transport and Highways
Comments set out in the report

6.17

Lead Local Flood Risk Authority
Foul Water: The drainage strategy report indicates that the proposal will
increase the foul water discharge from the site and the foul water
capacity check has not been undertaken so far. LLFA recommends
confirmation to be provided from the water authority to assess whether
the public sewer system has capacity to allow the additional flow
without increasing the flood risk.
Surface Water: Following the review of the documents it is noted that
groundwater is recorded at 3.7m bgl. Contamination made ground was
encountered in three investigative positions in the north-eastern corner
of the site and the made ground is up to 1.2m deep. The LLFA
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recommend that the further detail is provided to be approved prior to
permission being granted. This includes evidence of infiltration tests,
detailed calculations of the attenuation storage capacity needed for the
entire drainage system, full details of the surface water treatment and
whether exceedance flows and runoff (in excess of the design criteria)
have been considered.
6.18

Berkshire Archaeology
The Desk Based Assessment (DBA) submitted with the application
suggests that the archaeological potential and significance of any
archaeology the site is low. It did however identify that the wider area
shows evidence of earlier human activity from all periods, with
significant archaeology 500m from the site boundary. Therefore, as the
application site falls within an area of archaeological significance and
archaeological remains may be damaged by ground disturbance for the
proposed development, a condition (securing a Written Scheme of
Investigation) is recommended in order to mitigate the impacts of
development in accordance with Paragraph 141 of the NPPF.

PART B: PLANNING APPRAISAL
7.0

Policy Background

7.1

National Planning Policy Framework (2019) and National Planning Policy
Guidance:
Paragraph 11 of the NPPF states that decisions should apply the
presumption in favour of sustainable development which means:
c) approving development proposals that accord with an up-to-date
development plan without delay; or
d) where there are no relevant development plan policies, or the
policies which are most important for determining the application are
out-of-date granting permission unless:
i. the application of policies in this Framework that protect areas or
assets of particular importance provides a clear reason for refusing the
development proposed (footnote 6); or
ii. any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in this Framework taken as a whole.
Footnote 6 notes that the policies referred to are those in the NPPF
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(rather than those in development plans) relating to: habitats sites (and
those sites listed in paragraph 176) and/or designated as Sites of
Special Scientific Interest; land designated as Green Belt, Local Green
Space, an Area of Outstanding Natural Beauty, a National Park (or
within the Broads Authority) or defined as Heritage Coast; irreplaceable
habitats; designated heritage assets (and other heritage assets of
archaeological interest referred to in footnote 63); and areas at risk of
flooding or coastal change.
7.2

The Slough Local Development Framework, Core Strategy 2006 – 2026,
Development Plan Document, December 2008
Core Policy 1 - Spatial Vision and Strategic Objectives for Slough
Core Policy 2 - Green Belt and Open Spaces
Core Policy 7 – Transport
Core Policy 8 – Sustainability and the Environment
Core Policy 9 – Natural and Built Environment
Core Policy 10 - Infrastructure
Core Policy 11 – Social Cohesiveness
Core Policy 12 – Community Safety

7.3

The Adopted Local Plan for Slough 2004 (Saved Policies)
Policy EN1 – Standard of Design
Policy EN3 – Landscaping Requirements
Policy EN5 – Design and Crime Prevention
Policy EN34 – Utilities Infrastructure
Policy T2 - Parking Restraint
Policy T8 – Cycling Network and Facilities
Policy T9 – Bus Services

7.4

Other Relevant Documents/Guidance
Slough Borough Council Developer’s Guide Parts 1-4
Proposals Map

7.5

Slough Local Development Plan and the NPPF
Section 38(6) of the Planning and Compulsory Purchase Act 2004
requires that applications for planning permission are determined in
accordance with the development plan unless material considerations
indicate otherwise. Annex 1 to the National Planning Policy Framework
advises that due weight should be given to relevant policies in existing
plans according to their degree of consistency with the Framework (the
closer the policies in the plan to the policies in the Framework, the
greater the weight that may be given). The revised version of the
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National Planning Policy Framework (NPPF) was published on 19th
February 2019.
The National Planning Policy Framework 2019 states that decisionmakers at every level should seek to approve applications for
sustainable development where possible and planning law requires that
applications for planning permission be determined in accordance with
the development plan, unless material considerations indicate
otherwise.
Following the application of the updated Housing Delivery Test set out
in the National Planning Policy Framework 2019, the Local Planning
Authority cannot demonstrate a Five Year Land Supply. Therefore,
when applying Development Plan Policies in relation to the
development of new housing, the presumption in favour of sustainable
development will be applied, which comprises a tilted balance in favour
of the development as set out in Paragraph 11(d) (ii) of the National
Planning Policy Framework 2019 and refined in case law. The ‘tilted
balance’ as set out in the NPPF paragraph 11 requires local planning
authorities to apply the presumption in favour of sustainable
development (in applications which relate to the supply of housing)
unless any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in this Framework taken as a whole.
Planning Officers have considered the revised National Planning Policy
Framework 2019 which has been used together with other material
planning considerations to assess this planning application.
7.6

Emerging Preferred Spatial Strategy for the Local Plan for Slough
One of the principles of the Emerging Preferred Spatial Strategy is to
deliver major comprehensive redevelopment within the “Centre of
Slough”. The emerging Spatial Strategy has then been developed using
some basic guiding principles which include locating development in the
most accessible location, regenerating previously developed land,
minimising the impact upon the environment and ensuring that
development is both sustainable and deliverable.
A number of strategic housing sites were identified to implement the
spatial strategy. Tower and Ashbourne was not identified as a strategic
housing site however it was referred to as estate renewal project that
would demolish the high rise blocks and create a sustainable
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neighbourhood. It is identified as a site in the Council’s current housing
trajectory.
It is important that Tower and Ashbourne and other key sites within the
town centre or on the edge are developed in a comprehensive manner
and that all of the necessary linkages and infrastructure are provided.
7.6

Equality Act
In addition, Section 149 of the Equality Act (2010) which sets a Public
Sector Equality Duty (PSED) came into force in April 2011 and requires
the Council to consider the equality impacts on all protected groups
when exercising its functions. In the case of planning, equalities
considerations are factored into the planning process at various stages.
The first stage relates to the adoption of planning policies (national,
strategic and local) and any relevant supplementary guidance. In
coming to a recommendation, officers have considered the equalities
impacts on protected groups in the context of the development
proposals. This planning report identifies the possible equality impacts
on the protected groups within the following sections.

7.7

The principal planning considerations for this proposal are:








The Principle of Redevelopment
The Loss of Undesignated External Space
The Need for High Quality Additional Affordable Housing within
Slough
Design and Impact on Streetscene and Local Townscape
Highways Impacts, Transport and Car Parking Matters
Impacts on Residential Amenity
Environmental Impacts

8.0

Planning Assessment

8.1

Principle of Redevelopment

8.2

The principle for residential use of the land is established through the
current use of the site which comprises 120 residential flats. The
proposed redevelopment of the site would provide 193 flats comprising
an increase of 73 dwellings. The provision of additional residential
accommodation is supported by adopted policies at all levels including
at a local level within the Core Strategy and Local Plan and at a
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national strategic level within the National Planning Policy Framework
(2019).
8.3

Core Strategy Policy 1 (CP1) sets the spatial strategy for the Borough
and this requires all development to take place within the built up area,
predominantly on previously developed land. The policy also requires
the scale and density of the development to be related to the site’s
current or proposed accessibility, character and surroundings.

8.4

Core Strategy Policy 3 (CP3) requires a minimum of 6,250 new
dwellings to be provided in Slough between 2006 and 2026. The policy
advises that any additional housing will be built in the town centre, or
other appreciate urban areas in accordance with the Spatial Strategy.

8.5

Core Strategy Policy 4 (CP4) requires high density housing to be
located in Slough Town Centre, and in urban areas outside the town
centre at a density related to the character of the surrounding area,
accessibility of location and availability of local services, facilities and
infrastructure.

8.6

As noted above, the Council currently cannot demonstrate a 5 year
supply of housing, in accordance with the NPPF (2019) which means
the minimum housing policies set out in the Core Strategy policy CP3
are out of date. Therefore, when applying Development Plan Policies in
relation to the development of new housing, the presumption in favour
of sustainable development will be applied, which comprises a tilted
balance in favour of the development as set out in Paragraph 11(d) (ii)
of the NPPF, which is defined in this report.

8.7

Para 59 of the NPPF confirms it is the Government’s objective to
significantly boost the supply of homes. The NPPF also advises that it
is important that a sufficient amount and variety of land can come
forward where it is needed, that the needs of groups with specific
housing requirements are addressed and that land with permission is
developed without unnecessary delay. The NPPF Para 117 states that
planning decisions should promote an effective use of land in meeting
the need for homes and other uses, while safeguarding and improving
the environment and ensuring safe and healthy living conditions. Parts
(c) and (d) of the NPPF (para 117) advise that planning authorities
should give substantial weight to the value of using suitable brownfield
land within settlements for homes (et al) and promote and support the
development of under-utilised land and buildings, especially if this
would help to meet identified needs for housing where land supply is
constrained and available sites could be used more effectively.

Page 28

8.8

In the context relevant to this application, the proposals result in the
provision of 73 additional (net) affordable dwellings, in addition to the
re-provision of 120 existing dwellings, which is considered to make a
significant contribution towards meeting the Council’s identified housing
needs and 5 year supply of deliverable housing sites. It is also
important to note that the proposals are for 100% affordable dwellings
which will provide much needed affordable accommodation for existing
Slough residents to be able to meet the increasing housing needs in
the Borough. Furthermore, the proposals result in the redevelopment of
brownfield (previously developed) land which contains under-utilised
land and buildings for new homes that could be used more effectively in
order to meet identified needs for (affordable) housing in Slough. The
whole site is considered ‘previously developed land’ consistent with the
definition in the NPPF (the definition of 'previously developed land' in
the NPPF is: "Land which is or was occupied by a permanent structure,
including the curtilage of the developed land and any associated fixed
surface infrastructure). It is considered that the external open land and
car parking areas provide functional (albeit low quality) spaces
associated with residential use of the site which confirms the whole
curtilage is ‘previously developed’. Significant weight can therefore be
given to the proposed provision of additional affordable homes within
the assessment.

8.9

It is also important to recognise the current and emerging context
regarding the site location and the poor quality environmental condition
of the site. The site is located within a central urban context; adjacent
to the Town Centre Boundary on Chalvey Park with Bath Road (the A4)
located approx. 100m to the north of the site. The site is not designated
within the Core Strategy or Local Plan but due to the current low
environmental quality of the site and the empty and dilapidated
condition of the buildings, there is a good opportunity for a
redevelopment to significantly improve the appearance of the site, and
provide new higher quality public spaces which benefit the new
residents and locals residing in the area, whilst increasing the supply of
housing.

8.10

The appearance of the site, at present, is characterised by the two
large towers and swathes of under used, left-over open spaces which
have a poor environmental quality. The emerging scale of buildings and
development within the nearby town centre sites on Windsor Road and
Bath Road and proximity of the rail and bus stations, defines the central
and urban setting which contains residential blocks of flats (up to 11
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storeys) and two-three storey dwellinghouses (terraces, detached and
semi-detached).
8.11

Although not within the town centre itself, the context of the site is
intrinsically urban in character with the two tower blocks defining a
dense form of residential land use. The easy access to local facilities,
services and infrastructure on Bath Road, Windsor Road and adjacent
Town Centre suggests that the site could support a denser form of
development which responds to the central urban and highly accessible
location. The site is therefore considered suitable to accommodate
additional housing, subject to a detailed planning assessment.

8.12

Subsequent to the public consultation carried out by the local planning
authority on the planning application, one respondent has questioned
the reasons for comprehensively redeveloping the site, instead of
refurbishing the existing buildings. By way of a response the applicant
has put forward a statement explaining its reasons. These are
summarised the following paragraphs in order to set out the context for
which the proposals have been prepared.

8.13

In 2015 a decision was made by the Council’s Housing Department to
find new homes for the rented existing tenants in the existing Tower
and Ashbourne House buildings. The applicant advises that this
decision was made acknowledging the need for long term
refurbishment works to improve the condition of the buildings, the
quality of the existing accommodation and the fact the site was blighted
by anti-social behaviour. By 2015, it was considered by the Council’s
Housing Department that the buildings had come to the end of their
economic life and any improvement works would have costed a
significant amount of money. In considering its options, the Council (as
the land owner/landlord) resolved it would not be economical or
represent good value to refurbish buildings that were considered no
longer fit for purpose and did not meet modern day planning standards
(eg: none of the units contain private amenity space, are sized to
accommodate larger families (with 3 beds+) or are built to wheelchair
accessible standards). Housing Officers have confirmed that the
existing buildings are also inefficient to maintain due to their age and
layout. There is a significant amount of under-utilised open space
around the edges of the site that need to be maintained, and which has
the potential to fall into disrepair leading to further deterioration of the
environment.

8.14

The applicant cites that the buildings are and were (when occupied)
subject to a significant amount of anti-social behaviour (ASB) in and
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around the site. This includes drug dealing and abuse, drinking,
loitering in communal areas and rough sleeping. The area is known to
be an ASB hotspot by the Police and the layout of the existing buildings
(with no ground level accommodation, lack of natural surveillance and
poor levels of lighting) compounding these issues. It is considered that
the crime and anti-social behaviour contribute to the poor living
conditions and environment for the existing residents and a
refurbishment scheme based on the existing layout might not have the
capability to mitigate these issues. As such, officers consider that the
applicant has duly evidenced how it resolved to redevelop the site
whilst considering the viability of a refurbishment scheme.
8.15

As such, on the basis of the above justification, the current proposals
offer the opportunity to deliver much needed (additional) high quality
affordable homes in buildings that can be designed to meet Secure by
Design principles, provide family accommodation (for 3 bed units for 5
persons) all with access to private balconies and communal amenity
areas and provide fully accessible units available for wheelchair users
and people with disabilities.

8.16

It is also considered that the redevelopment of the site provides further
opportunities to make a significant improvement in terms of place
making that could improve the environment in and around the site. It is
considered that the provision of high quality buildings within a
landscaped setting (to replace the existing unattractive buildings) could
be a significant improvement to the streetscene and surrounding area,
subject to the detailed design and layout.

8.17

It is also considered that a new-build scheme would provide better
quality new homes than converting/refurbishing the existing flats. A
comprehensive new-build would also ensure all new flats are built to
meet all modern day standards. A new build development would be
required to incorporate sustainable methods of building design to result
in significant reductions in carbon emissions, and function in a cleaner
and greener way. Overall a new build scheme provides greater
opportunities for the future residents to be able to live in higher quality
new homes within an attractive development that provides a more
effective and efficient use of the land in accordance with the NPPF
(2019) and Core Strategy Policies CP1 and CP3.
Non-Residential Land Uses

8.18

The proposals also make provision for 136 sqm of flexible ground floor
use in Block E. The applicant has not resolved how this space will be
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used to date, but has applied for planning permission for flexible Use
Class B1 (offices), or Class D1 (community space) or D2 (community
leisure facility). At present there are a number of different options on
how the space will be used hence why the applicant has applied for a
range of uses.
8.19

In terms of the Class B1 use, the applicant suggests that the space
could be used for a housing office for the management of the building.
This would be used by the Neighbourhood Housing Team. The
provision of this small area within the development would operate
within hours that could be conditioned and given the size and layout, is
not anticipated to cause significant trips to and from the facility. In terms
of the Class D1 use, the applicant suggests that there is potential that
the space could be used as a crèche or nursery which would be for
residents and the wider community. This could be managed by an
external provider or the Council. Again, the proposed floorspace could
be subject to conditions controlling the hours of use and the various
operations/events within a management plan, which includes the
requirement to ensure the facility is accessible to the public (for
community meetings, clubs, groups etc). In terms of the Class D2 use,
the applicant envisages that the space could be used as a community
space for a leisure use. This could include exercise classes such as
Zumba, Pilates and Yoga. The space could be managed by the Council
or an external provider. The space could also be used for activities
such as table tennis. The applicant confirms that the space would be
used for the wider community not just residents of the scheme. The
provision of a potential community use for future residents and the
wider community is welcomed, and is a benefit of the development to
be factored into the planning balance.

8.20

It is considered that all of these uses could be controlled by way of
suitably worded conditions confirming the hours or operation and the
provision of details of the operations/events/function plans to ensure
the additional uses complement the residential uses in the area, and
would not give rise to unacceptable environmental impacts. The
proposed non-residential floorspace has potential to provide some
limited benefits (in NPPF terms) in term of employment provision,
promoting healthy and safe communities (if D2 use) and building a
strong economy. These benefits are tempered given the small scale of
the provisions, but the ground floor non-residential floorspace would be
a benefit weighing in favour of the development, in the planning
balance.
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8.21

Officers have given due regard to the NPPF which sets out the core
planning objectives and includes the requirement that planning should
proactively drive and support sustainable development to deliver the
homes the country needs. The proposals will deliver a range of social,
economic and environmental benefits which are identified in the report.
It is considered, in principle, that the proposed development meets the
three key requirements which define sustainable development in line
with paragraph 7 of the NPPF. It is therefore considered that the
application proposals comply with the principle of sustainable
development, in accordance with the NPPF.

8.22

As such, it is considered that the proposals would be compliant with the
NPPF, Core Strategy Policies CP1, CP5, CP6 and CP10 and Local
Plan Policies OSC15 and EMP4 and the principle of development is
acceptable.

8.23

The non-designated external open land

8.24

Paragraph 170 of the NPPF states that planning decisions should
contribute to and enhance the natural and local environment by
protecting and enhancing valued landscapes, sites of biodiversity or
geological value and soils (in a manner commensurate with their
statutory status or identified quality in the development plan). Local
Plan policy OSC8 (Green Spaces) states that development proposals
which result in the loss of green spaces will not permitted unless the
amenity value of the green space can be largely retained and
enhanced through development of part of the site. Core Strategy Policy
CP2 (Green Belt and Open Spaces) identifies that existing private and
public open spaces will be preserved and enhanced. Where,
exceptionally, it is agreed that an open space may be lost a new one,
or suitable compensatory provision, will be required to be provided
elsewhere.

8.25

The proposed development results in the enhancement of play facilities
and the re-provision of the central green within the heart of the
development. The existing spaces are privately (Council) owned and
managed and were built to serve the former residents of the
development. Parts of the site are publicly accessible to non-residents
(of Tower and Ashbourne House). In particular the central green and
play facilities are known to be used by members of the public with the
Council (using discretion as the owners) granting rights to use parts of
the land. An application made by the local Chalvey Community Forum
to grant Village Green status for the parts of the land was rejected in
2016 at a non-statutory public inquiry, with the Inspector ruling that the
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application failed on all counts (of Section 15 of the Commons Act
2006). Notwithstanding this, consultation feedback on the application
revealed that this space is valued by the Community Forum, and so the
value given to this space is to be considered in the context of the
planning assessment.
8.26

The applicant has carried out an assessment of the current provision of
the external spaces on the site and this will be weighed against the reprovided open space with new play facilities as part of a qualitative
assessment to determine whether the development adequately
compensates for the reduction in usable open space on the site. It
must be noted that the open space comprises non-designated private
land, with only parts that are open to the public. The land (overall) is
considered to be of limited biodiversity or scientific value and does not
provide any heritage importance. As such, there are no statutory local
or strategic planning policies in the Local Plan or Core Strategy
requiring the protection or safeguarding of this land for conservation,
heritage, ecological or scientific grounds.

8.27

Notwithstanding this, Local Plan policy OSC4 requires protection of
private playing fields and courts in new housing developments and
OSC8 requires the amenity value of green spaces to be retained and
enhanced through development. The site does not provide playing
fields or courts, and so policy OSC4 does not apply in this instance.
The applicant considers that 3,700 sqm of the site provides good
quality usable space for residents of the buildings. The large northern
part of the site is largely inaccessible to the public and is not welloverlooked and other parts of the land comprise grass verges and
green pockets around the hard-standing areas which perform limited
functionality. It is considered that the site has been planned in an
inefficient way (typical of 1960s/70s tower block designs) with
significant left-over areas and poorly defined spaces adjacent to the
buildings. As such, there is considered to be ample scope to re-plan
the site to ensure publicly accessible open space and play areas are
more efficiently planned with buildings orientated to provide improved
natural surveillance.

8.28

It is accepted that the development results in a net loss of communal
private space overall and the removal of the play equipment and metal
goalpost, and associated features. Nonetheless, the proposed
development proposes approx. 4,858 sqm new and fully accessible
amenity spaces (excluding private balconies) which comprises a
central green (2,320 sqm) and podium courtyard (to Block C, D and E)
and rear communal garden to Blocks A and B. The newly proposed

Page 34

public and private amenity spaces would provide a significant
qualitative improvement to the existing quality of the environment, and
subject to the detailed landscape provisions, play space equipment
design, lighting plans and street furniture, there is potential to
significantly enhance the appearance and functionality of the green
spaces and amenity areas in accordance with Local Plan Policy OSC8
and Core Strategy Policy CP2. It is also considered that although there
are parts of the site attributed value by local residents, such value must
be commensurate with the statutory status which in this instance does
not benefit from any planning designations requiring its protection or no
net-loss of area. In conclusion, officers do not consider the existing
open land to be a ‘valued landscape’ for the purposes of NPPF
Paragraph 170. It is considered that the proposals would significantly
enhance the appearance of the site and provide a more functional and
attractive provision of green spaces and amenity areas including a new
children’s play facility, in accordance with the NPPF requirement to
conserve the natural environment and local plan policies to ensure
betterment of amenity land.
8.29

The Need for Affordable Housing within Slough

8.30

The extant Core Strategy covers the 20 year plan period between 2006
and 2026. Core Policy 3 sets out that a minimum of 6,250 new
dwellings will be provided in Slough over the plan period, which
equates to an average of 313 dwellings per annum. Core Policy 3
states that proposals for new development should not result in the net
loss of any existing housing.

8.31

Slough Borough Council is in the process of preparing a new Local
Plan for Slough which covers the 20 year plan period between 2016
and 2036. An Issues and Options document was published in February
2017 which confirms that the objectively assessed housing need for the
plan period is 927 dwellings per annum (a total of 18,540 during the 20
plan period). The emerging targets are for the delivery of 20,000 new
homes over the plan period in order to ensure this strategic target is
achieved and exceeded to allow for additional population increases
over the lifetime of the Local Plan.

8.32

The spatial distribution of housing within the Core Strategy focusses
housing growth within the town centre, where the target is for a
minimum of 3,000 dwellings. For major sites in other urban areas, there
is a target of 1,350 dwellings.
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8.33

The Slough Housing Strategy (2017) advises that housing demand is
set to increase further with the expansion of Heathrow, the
regeneration of the Town Centre, the introduction of Crossrail offering
reduced commuter journey times into central London and the promise
of future fast rail links with Birmingham and the North with HS2.
Substantial numbers of new homes are already planned as part of
Slough’s regeneration, but demand for new housing will also continue
to increase due to the growth in employment opportunities and
population in the borough. While it will be important to achieve a
balance in the new housing which is provided, it is considered a high
priority to provide sufficient much-needed affordable housing to allow
people to establish themselves and to stay in Slough even if they
cannot afford market accommodation.

8.34

The Strategy states that the Council is determined to maximise the
provision of affordable housing. This will come from a mixture of
council land and initiative combined with private developments via the
planning system. Primarily, new affordable homes will be to rent,
although the council is now looking for a wider range of opportunities to
facilitate low cost home-ownership and a range of affordable rent
products (such as Slough Living Rent) to meet the aspirations of local
residents to remain in the borough and have greater access to lower
cost home-ownership and secure rent accommodation.

8.35

The proposed redevelopment of the Tower and Ashbourne House
scheme has been submitted as a 100% affordable rented scheme to
be let at Slough Living Rents (SLR). The current SLR is approx. 70% of
market rent which is below the Local Housing Allowance level and is
inclusive of service charges. In 2019 these rents are typically £658 per
month for 1 bed 2 person units, £865 per month for 2 bed 3 and 4
person units and £968 for 3 bed 5 person units. Although the tenure of
affordable housing does not follow the standard provisions set out in
the Core Strategy and Developer Guide (which recommends mixed
tenure with some intermediate accommodation for sale), officers will
consider the merits of the proposals within the assessment. Firstly, the
provision of Slough Living Rent accommodation has allowed the
applicant to maximise the quantum of accommodation on the site,
through various funding and subsidies. The applicant contends that the
100% rented proposal also gives the greatest flexibility to re-focus
affordable rents at social rent levels supported by subsidy from Rightto-Buy receipts.

8.36

Furthermore, the applicant has provided sufficient justification for the
proposed Living Rent basis for the affordable rented scheme. The SLR
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tenure has been proposed in response to an identified need for such a
product at scale in proximity close to the town centre within easy reach
of key employment locations. It is considered that that the
accommodation will be available to range of households including
those on lower incomes, and existing residents receiving local housing
allowance. It is also noted that resident consultation undertaken during
the pre-application process emphasised the need to address the
shortage of affordable rented housing. It is considered that a further
advantage of providing 100% Slough Living rented tenure will ensure
that the homes will remain affordable (at a local level) for the entire
duration of the lease (proposed to be 40 years) and would not subject
either to the Right to Buy or to sale to the private sector.
8.37

In light these factors, it is considered that there is considerable merit in
the proposals (for the proposed 100% SLR tenure at the proposed
dwelling mix. Subject to the guarantee that the SLR will be set at a
sufficiently affordable level, it is considered there is a reasonable
justification to deviate from the standard policy based mix. It is
considered that the proposed redevelopment of the Tower and
Ashbourne estate for 193 affordable housing units is fully in
accordance with the Council’s Housing Strategy and the provision of
additional and re-provided affordable accommodation should be given
significant weight in the planning assessment as it would address the
under-supply of housing in recent years.
Housing Mix

8.38

Core Policy 4 sets out that in areas outside the town centre, new
residential development will predominantly consist of family housing
and that there should be no net loss of family accommodation as a
result of redevelopment. The proposed dwelling mix comprises the
following:
Unit Type
1-Bed 2 Person
2-Bed 3 Person
2-Bed 4 Person
3-Bed 5 Person
Total

8.39

Number
64
34
75
20
193

Percentage
33%
18%
39%
10%
100%

The site is located just outside for the town centre boundary and is a
short walk into Slough Town Centre. As such the site is located in a
very sustainable location which is suitable for a range of dwelling types,
including for families and small households. Whilst Core Policy 4
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requires that in areas outside of the town centre new residential
development should be family housing, it is considered that the
proposed mix of housing sizes/types is appropriate for the site
acknowledging that the existing buildings comprise of 40x 1 bed and 80
x 2 bed flats only with no larger family sized dwellings. Both existing
towers are arranged identically with 4 x 2 beds and 2 x 1 beds on each
floor.
8.40

The proposals are considered to deliver betterment in terms of the
provision of a range of unit sizes, including 2 bed 4 person units and 3
bed maisonettes which are suitable for families. The proposals are
considered to comprise a broader and more sustainable mix than the
current provision of dwellings on the site.

8.41

The proposed 1 and 2-bedroom flats (range from 52 to 72 sqm) and
larger 3-bedroom maisonettes (range from 90 to 100 sqm). Wheelchair
units are provided within the 1 and 2-bedroom flats and exceed the
nationally prescribed space standards. In light of this it is considered
that the scheme proposals accord with Core Strategy Policy 4 in terms
of the housing mix.

8.42

The proposed quality of the residential units has been considered by
officers and regard has been given to the detailed floor plans submitted
for each apartment as part of the application. All apartments have
access to their own private balcony, with some apartments containing a
defined private terrace at the front (for the ground floor duplex units)
and at the rear for the podium facing units. Block A contains usable
private amenity space for the ground floor duplex units at the front and
rear.

8.43

The Internal daylight results within the proposed development as
identified in the daylight and sunlight report show an exceptional level
of compliance, with 99% of the rooms achieving the BRE guidelines for
internal daylight amenity. Equally, considering the internal amenity to
the proposed accommodation with all the trees in place, all of the
habitable rooms within blocks A and B of the proposed development
fully satisfy the BRE guidelines for internal daylighting.

8.44

It is concluded that a high standard of residential accommodation will
be provided within the development and will set a higher bar for
affordable and private housing developments to match in forthcoming
developments.

8.45

Design and Impact on the Streetscene and Local Townscape
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8.46

Saved Policy EN1 requires development proposals to reflect a high
standard of design and must be compatible with, and/or improve the
surroundings in terms of layout, scale, height, architectural style and
materials. Policy CP1 of the Core Strategy states that the scale and
density of development will be related to the site’s current or proposed
accessibility, character and surroundings. Significant intensification of
use will not be allowed in locations that lack the necessary supporting
infrastructure, facilities or services or where access by sustainable
means of travel by public transport, cycling and walking are limited.
Policy CP8 of the Core Strategy states that all development in the
Borough shall be sustainable, of a high quality design, improve the
quality of the environment and address the impact of climate change.

8.47

Policy CP8 defines High Quality Design as to: a) Be of a high quality
design that is practical, attractive, safe, accessible and adaptable; b)
Respect its location and surroundings; c) Provide appropriate public
space, amenity space and landscaping as an integral part of the
design; and d) Be in accordance with the Spatial Strategy in terms of its
height, scale, massing and architectural style. Policy CP8 requires that
the design of all development within the existing residential areas
should respect the amenities of adjoining occupiers and reflect the
street scene and the local distinctiveness of the area.

8.48

The NPPF states that good design is a key aspect of sustainable
development and should contribute positively to making places better
for people. Development should function well and add to the overall
quality of the area, establish a strong sense of place, optimise the
potential of the site to accommodate development and provide for an
appropriate mix of uses, respond to local character and history, create
safe and accessible environments which are visually attractive.

8.49

The applicant has engaged proactively with officers in the design
process in accordance with the advice set out in the NPPF which
advocates the use of Design Review Panels. The proposals (at preapplication stage) have been reviewed as part of the Design Review
Panel (Design South East) on two occasions and the scheme was
subsequently amended and modified to take into account the feedback
from these sessions, and the pre-application discussions with the local
planning authority. The key improvements secured by design review
include modifications to the block shapes to create a more efficient
form, simplification of architectural styles and public realm
amendments.
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Layout
8.50

The layout of the site has been arranged to respond to the surrounding
context of building form and landscape. It has also enabled the
retention of a number of mature trees and provision of a new open
space including play equipment for the local community.

8.51

The proposed blocks are arranged around the new enhanced central
green, reflecting the existing east-west desire line between Chalvey
Park and The Crescent. The layout results in the maisonettes fronting
the central green which provides a street like feel to the development.
Blocks, A, B, D and E provide active frontages that provide improved
natural surveillance of the open space which will be safer and more
user friendly than the existing site. Car parking and servicing provisions
have been omitted from this area to declutter and simplify the
appearance. Officers consider the design, layout and orientation of the
central green makes provision of space which would deliver a high
quality community focused open space, which adequately responds to
the comments raised during the consultation exercise carried out by the
local planning authority and the pre-application consultation exercise
carried out by the applicant. The proposals make further provision for a
community facility (community room or leisure facility) within the ground
floor of Block E adjacent to the green
which is would be available to the public in addition to residents in the
development. The provision of the internal community space is a further
benefit for the wider public.

8.52

The eastern and western site boundaries provide opportunities to
create new development blocks which continue the active frontages on
The Crescent and Burlington Avenue (to the west) and create a new
active frontage to Chalvey Park where previously no frontage existed.
The provision of residential frontages with ground floor entrances and
windows to habitable rooms behind defensible spaces creates further
natural surveillance of the public realm further improving the sense of a
secure site and this would reduce opportunities for crime and antisocial behaviour in the area generally.

8.53

The proposals include the provision of a landscaped car parking area to
the northern tip of the site which is overlooked by Block F. The northern
area includes retaining the various trees, the provision of new boundary
treatment and a lighting scheme to ensure the area is safe and
overlooked. Further details of lighting and boundary treatment can be
conditioned, along with a further condition requiring tree protection
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measures to the carried out in accordance with the Method Statement
submitted as part of this application.
Scale, Massing and Height
8.54

The presence of the two existing 11 storey towers (both 29.5m in
height) comprises a baseline condition for high rise development which
the development has been assessed against. The location of the
development would be within an urban central setting close to Slough
Town Centre which contains a range of building typologies and
scale/heights. The scheme has regard for the current tall buildings and
their dual presence in the sky line and surrounding townscape by virtue
of the creation of a singular land mark building (Block E) at 16 storeys
(52m approx). The overall perceived bulk of development within the
townscape context is considered to be more pronounced with the two
towers than the taller more slender single building. This is
demonstrated within the Townscape Impact Assessment. It is also
considered that the proposed single tower (Block E) has a significantly
more refined appearance and aesthetic quality than the current
monolithic and unarticulated structures and has the potential to make a
significant positive contribution to the area with a landmark quality
building. Block E has been positioned to terminate views into the site
from along Chalvey Park and its height has been optimised to act as a
way-finder and gateway into the town centre from the suburbs.

8.55

The proposed lower rise buildings comprise mainly 4 storey blocks,
with a 5 storey (18m approx. in height) Block D facing onto the central
green. Blocks A and B range from 3-4 storeys (12-14.5m approx.
height) with a 6 storey (21m approx. height) element adjacent to Block
E (52m approx. height). It is considered that the height of the lower rise
blocks is appropriate for the urban location in close proximity to the
town centre, in order to make an effective use of the land and that
reflects the emerging character and scale of buildings coming forward
in the area to respond to the pressing need for additional housing. The
scale, massing and height of the development are considered to
respect the existing surrounding development in terms of urban design
and residential amenity. The two flatted blocks to the north on Bronte
Close comprise four and five storeys and the extended converted
buildings at Shaftsbury Court (provide 3 floors of residential
accommodation). These buildings provide part of the established
context demonstrating that the heights of the development are
consistent with these buildings. Block A steps down in height to three
storeys where the block adjoins the two storey row of buildings on The
Crescent and Block B steps down to four storeys to relate better to the
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three storey Edwards Court to the south. The contextual elevation
drawings demonstrate that the disposition of height across the site is
acceptable to ensure the development relates to the immediately
adjoining properties.
8.56

Blocks A/B and D on either side of the green have been designed to
maximise the southerly views whilst providing natural surveillance and
a sense of enclosure. The heights have ensured adequate light will
enter the central green and podium whilst not visually impacting the
street scene. In summary, it is concluded that there is a strong
justification for the proposed height and scale of the development which
responds positively to the urban town central context and the pressing
need to increase affordable housing supply within Slough.

8.57

The height and scale of the development has been the subject of
objections raised by residents and community groups. It has been
suggested lower rise low density buildings would be more appropriate.
Officers consider that any scheme along these lines would not optimise
the potential of the site, and could likely result in compromises in terms
of providing private amenity spaces, car parking and communal public
realm. Crucially, lower rise, low density development would reduce the
residential capacity (less than the existing 120 units on site) and result
in a smaller central public green the proposed which would be contrary
to Local Plan and Core Strategy policies and would not constitute
sustainable development for the purposes of the NPPF. It is considered
that the current proposals optimise the capacity of the site by delivering
high quality buildings which significantly improve upon the existing
buildings, provide a considerable quantum of new higher quality
affordable dwellings with a wide range of dwelling typologies and sizes
(including family accommodation) and provide a generously sized
landscaped central green which would be accessible to the wider
community including for young children with the re-provided play area.
It is considered the scale of the development deviates from the two
storey terraces and semi-detached housing in the areas to the south
and east, but this deviation is considered to be acceptable in light of the
significant townscape and streetscape benefits listed in this report.

8.58

The predominate material within the new buildings is brick in a mid tone
which provides texture and warmth to the buildings and will compliment
the existing predominantly brick buildings in the surrounding
neighbourhood. A darker brick is proposed to define the tower (Block
E). The building elevations have been broken down through the use of
window surrounds, brick detailing, header courses and use of
secondary materials, which are illustrated within detailed bay studies
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provided in the DAS. Recessed balconies and entrances include lighter
cladding materials to reflect light into the homes. The proposed
materials palette is considered to be of high quality and will significantly
improve upon the architecture of the relatively unadorned and utilitarian
11 storey towers. It is also considered that the DAS demonstrates how
the local building vernacular is incorporated into the scheme design in
order to ensure that the development reflects a high standard of design
and is compatible with/improves the surroundings.
8.59

The design of the buildings, their components, and landscape design
elements will enhance the character of the existing site and
surrounding area, and aspires to create a strong positive precedent for
future developments in Slough.
Creating a Safe and Secure Environment

8.60

Paragraph 91 of the NPPF requires planning decisions to promote safe
and accessible environments where crime and disorder, and the fear of
crime, do not undermine quality of life or community cohesion. These
objectives are consistent with Core Strategy Policies 8 and 12, and
Local Plan Policy EN5 which requires development proposals to be
designed to reduce the potential for criminal activity and anti-social
behaviour. This has been addressed within the scheme which provides
secure boundaries around private spaces, and ground floor entrances
serving dwellings alongside communal entrances with ground level
accommodation to maximise the natural surveillance of the public open
space and play area, and external areas such as the car park. The
scheme will generally be well-lit around the external areas and include
the use of robust materials that are difficult to damage.

8.61

Additional detailed provisions have been incorporated into the internal
layout of the buildings to ensure compartmentalisation of each floor
level, with provisions for access controlled systems to improve safety
and security of the dwellings. These provisions were made on the
advice of the Crime Prevention Design Advisor and a planning
condition is recommended to ensure that the applicant used best
endeavours to achieve a gold standard Secure by Design certificate for
the development. Officers consider that the provisions incorporated
within the development to reduce opportunities for crime and anti-social
behaviour would create a considerable improvement to the existing
condition of the site. With good design practice (in terms of building
frontages, lighting systems and in-built access/security systems), that
the proposals would demonstrate compliance with Local Plan policy
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EN5, Core Strategy Policies 8 and 12 and the NPPF (2019) in terms of
the provision of a safe and secure environment.
Townscape
8.62

The planning application is accompanied by a Townscape and Visual
Impact Assessment (TVIA) which identified three local townscape
character areas (LTCA1 ‐ Chalvey/ Upton Residential Area, LTCA2‐
Town Centre/Bath Road/Windsor Road Commercial Area and LTCA3 ‐
Salt Hill residential area) which the development would be seen within.
All LTCAs were determined as low townscape value through the TVIA
analysis. In terms of impacts on the LTCAs, the TVIA assessment
concludes that there will be a neutral effect of negligible magnitude on
one of the LTCAs, and beneficial effects of a low and high magnitude
on the other two LTCAs.

8.63

The assessment of visual effects identifies that there would be changes
to local views arising from the proposed development, but all of the
effects are considered to be either neutral or beneficial. Representative
viewpoints to the application site (with the development in situ) have
also been identified and assessed. For all of the representative
viewpoints, the effects are either neutral or beneficial and some of the
beneficial effects are of a medium magnitude.

8.64

Overall, the TVIA concludes that there would be a low magnitude of
change caused by the proposed development in townscape and visual
terms and that the scheme would have a fairly limited impact on views
from within the local and wider area. It is considered that the proposals
would result in improvements to the local townscape character due to
the removal of existing tower blocks which are negative contributors to
the townscape character of the local area; the proposed quality
architectural design which has a better relationship to the wider
townscape context; and the improved public realm which provides
improved connections and amenity space for the wider community.
Trees

8.65

Saved Policy EN3 sets out that a comprehensive landscaping scheme
will be required for all new development proposals. Where there are
existing trees which make a significant contribution to the landscaping,
these are expected to be retained and incorporated into the new
scheme. Saved Policy EN4 adds that if the removal of one or more
trees is permitted as part of a new development, an equivalent number
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or more of new trees, of a similar size or species must be planted as
near to the location of the removed tree(s).
8.66

A Tree Survey and Arboricultural Impact Assessment has been
submitted with the planning application. The Arboricultural Method
Statement (AMS) demonstrates the protection measures for the
retained trees and should be read in association with the Tree
Protection. The emphasis of the report is predominantly that of
preservation and tree protection. It identifies methodologies to provide
protection for the retained trees, to ensure their safe and healthy
retention during construction and post development, as guided by
BS5837:2012 and current best practice.

8.67

A total of 27 individual trees and 10 groups of trees were identified as
part of the Tree Survey. The applicant contends that it is not possible to
retain all of the trees on site given that many are in locations that would
significantly restrict the locations were buildings could be located. 13
individual trees and 9 groups of trees are proposed to be retained. 11
individual trees (5 x low quality Category C trees, 6 x moderate quality
Category B trees) and 1 x low quality Category C group of trees are
proposed to be removed to facilitate the proposed design layout.

8.68

In order to mitigate the loss of 11 trees, it is proposed to plant 25 new
trees and integrate them within the proposed landscaping scheme.
Overall there is an increase of 14 new trees as part of the scheme
landscaping proposals which is considered to adequately compensate
for the removal of the identified trees, alongside the enhanced on-site
landscaping scheme. All Category A trees are proposed to be retained.
Therefore, all of the most valuable trees are kept and will be
incorporated into the development. The Borough’s Arboricultural Officer
raises no objections to the proposals subject to conditions requiring the
retained trees to be protected during construction.

8.69

The proposals are considered to be compliant with Local Plan policy
EN4 which requires replacement trees (of similar size) when the loss of
existing trees are required to facilitate development. All trees that are
considered to be of appreciable value (ie: Category A) are incorporated
into the landscape scheme in accordance with Local Plan policy EN3.
Play spaces

8.70

There are existing areas of public open space on the site, including a
children’s play area which provides circa 240 sqm of usable play area
comprising play equipment. These public open spaces are not formally
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designated as Public Open Space on the adopted Proposals Map
which means that saved Policy OSC1 is not applicable (this prohibits
development upon any land identified as Public Open Space except in
limited circumstances).
8.71

Policy OSC8 relates to green spaces, which are small areas of informal
green space which are not formally classified as Public Open Space
but which do have important amenity value. Policy OSC8 sets out that
development proposals which would result in the loss of green space
will not be permitted unless the amenity value of the green space can
be largely retained an enhanced through development of part of the
site. The policy requires applications for development affecting green
spaces to be accompanied by detailed landscaping plans so that the
visual impact of the proposed development on the amenity of the
surrounding area can be fully assessed.

8.72

The applicant has undertaken extensive engagement with
stakeholders, including the local planning authority and local residents
(through two consultation events and two meetings with the Chalvey
Community Forum). Through the engagement process, the importance
of the existing open space and play area for those that use the space is
recognised by the applicant and by officers in considering the
proposals. As such, the proposals have been designed to better make
provision for a new higher quality public space which is safer and
provides a play area for children which sufficiently re-provides the play
facility in a better and more integrated way into the site layout.

8.73

The consultation exercise arranged by the applicant confirmed resident
concerns about the existing open space and play area which is a
known location in which anti-social behaviour takes place, such as
drinking and drug abuse, because of the poor natural surveillance (ie:
lack of overlooking from buildings and poor lighting levels). As a
consequence of this, it is understood that the existing open space and
play area is not as regularly used as it could be. Additionally, the
Statement of Community Involvement indicated that neighbours have
raised concerns over the poor quality of this part of the site.

8.74

The redevelopment proposals for the site include a comprehensive
landscaping strategy which has been a key component of the design
evolution process. The strategy seeks to provide a range of high quality
landscaped spaces across the site to meet the needs of new residents
as well as to create new publically accessible linkages across the site.
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8.75

The scheme proposals provide a large area open space within the
centre of the site. This area has been designed to be a high quality,
well designed, safe and attractive environment for adults and children
to enjoy. Both the public and communal amenity spaces have been
designed to a high quality with materials and a design approach which
reflects the needs of the different users of each of the individual
spaces. Each space has been designed to be safe and secure with
suitable boundary treatments which add interest to the public realm as
well as providing security. From the outset, all of the landscaped areas
have been carefully integrated with the architectural proposals for the
site to enable active surveillance of the open space.

8.76

It is considered that high quality hard landscaping materials will be
used to create accessible, legible routes and allow easy movement
within the site, which can be conditioned. This will encourage cycle and
pedestrian movement through the central green area for the residents
and wider community. Each of the new landscaped spaces has been
designed with an individual palette of materials to create character and
delineate between each of the environments.

8.77

The landscaped area will be approximately 2,320 sqm in area
comprising of useable open space including a large play area. Existing
mature trees will be retained on site, and supplemented with new
planting and landscaping. It is also proposed to open up a pedestrian
connection through from the east to west of the site to assist with wider
connectivity. As such officers consider that the proposals will therefore
be a substantial improvement on the current condition of the site. The
proposals have been reviewed in detail with the Council’s Planning
Department and the Design South East design panel who are
supportive of the design of the open space that is proposed.

8.78

The design of the open space has been informed by the Crime
Prevention Design Advisor to ensure it is designed to reduce the
opportunities for criminal or anti-social behaviour. These measures
include maximising natural surveillance of the open space and park;
locating an on-site presence within the ground level flexible use in
Block E; careful consideration of street furniture that will not attract
gangs to congregate and rough sleepers; introduction of CCTV;
provision of good quality and effective street lighting; and reducing blind
corners where people can hide.

8.79

Overall it is considered that the provision of open space will be a
significant improvement in terms of quality which will be a safe
environment for children to play. As the quality and amenity value of the
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green space on site will be enhanced by the development proposals,
the proposals are compliant with Local Plan Policy OSC8 and Core
Strategy CP2.
8.80

In addition to the high quality public and communal landscaped areas
outlined above, each dwelling will also have access to an element of
private amenity space in the form of balconies. Residents of Blocks A
and B will have access to an internal courtyard (at ground level) and
residents of Blocks C, D, E and F will have access to the podium level
courtyard that has been designed with building heights at a level which
provides adequate sunlight into the central areas. These additional
provisions are a significant improvement to the current on-site provision
of open spaces which lack a sense of ownership and landscape detail
for the spaces to be well used by residents (if the blocks were in use).
Heritage

8.81

Core Policy 9 sets out that new development will not be permitted
unless it protects and enhances the historic environment and respects
the character and distinctiveness of existing buildings, townscapes and
landscapes and their local designations. Saved Policy EN17 sets out
that special attention will be given, in the exercise of the development
control function, to the retention and enhancement of locally listed
buildings and their setting.

8.82

The Heritage Statement submitted on behalf of the applicant identifies
that the nearest heritage assets are listed building group of the ‘Church
of St Mary’ which comprises: the Grade II* Church; the walls, gate piers
and gates of the Church of St Mary (Grade II). The development would
appear in the skyline of Slough in long distance views from Windsor
Castle (Grade I Listed).

8.83

Section 66 of the Planning (Listed Buildings & Conservation Areas) act
1990 requires decision makers, in determining planning applications
which affect a listed building or its setting, to have special regard to the
desirability of preserving the building or its setting, or any features of
special architectural or historic interest which it possesses. The NPPF
requires in considering the impact of a proposed development on the
significance of a designated heritage asset that great weight be given
to the asset’s conservation. The more important the asset, the greater
weight should be. National planning policy also states that significance
can be harmed or lost through development within its setting. Further,
the policy states that any harm or loss should require clear and
convincing justification.
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8.84

The significance of the Church of St Mary has been assessed as high,
with its churchyard setting contributing to its significance, but the site
having a negligible contribution to its significance. The significance of
Windsor Castle and associated heritage assets has been assessed as
exceptional, but the site, albeit visible within its wider setting, makes no
contribution to the assets’ significance.

8.85

The proposed development would change the appearance of the site in
narrow, glimpsed, views from within the churchyard where it would be
viewed in the context of substantial modern buildings of mixed
architectural quality. It is considered that the proposals would have a
neutral impact on the setting and significance of the church, which
would not amount to harm in NPPF terms.

8.86

The proposed development would be visible from the northern terrace
of Windsor Castle but would be seen alongside other substantial
buildings in the established modern townscape of Slough, behind
mature woodland and landscaping. The view would change for the
better, in officer’s opinion, as the single standing tower would have a
markedly superior design and aesthetic quality than the existing towers.
It is considered that the development has the potential to improve the
appreciation of the site from the Castle. It is considered there would be
a neutral impact on the setting and significance of Windsor Castle
which would not amount to harm in NPPF terms.

8.87

On the basis of the information presented within the Heritage
Statement, it is considered that the development is sympathetic and
considerate of the historic environment, the setting and significance of
the relevant assets. Therefore the proposals meet the requirements of
Core Policy 9. Officers have in the above paragraphs demonstrated
how the statutory duty to have a special regard to the desirability of
protecting the setting of the nearby listed buildings has been applied,
alongside the NPPF guidance.
Density

8.88

At the national level, Section 11 of the NPPF requires that planning
policies and decisions should promote an effective use of land while
safeguarding and improving the environment and ensuring safe and
healthy living conditions, maintaining the prevailing character and
setting, promoting regeneration and securing well designed, attractive
and healthy places. Paragraph 122 of the NPPF relating to achieving
appropriate densities states that in supporting development that makes
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efficient use of land, it should taking into account of the importance the
identified need for different types of housing and other forms of
development, and the availability of land suitable for accommodating it.
Core Policy 1 sets out that proposals for high density housing will be
located in the appropriate parts of Slough town centre. Elsewhere, the
density of development will be related to the site’s current or proposed
accessibility, character and surroundings.
8.89

There are currently 120 flats on the Tower House and Ashbourne
House site and so the existing residential density on site is 105
dwellings per hectare, based on a site area of 1.14 ha. The proposed
development will have a residential density of 169 dwellings per
hectare due to the proposed uplift to 193 dwellings at the site. The
proposed density optimises the use of the site in response to local
housing demand and is considered to be an appropriate response to
the site’s edge of town centre location and excellent accessibility. It is
considered that the proposals achieve appropriate intensification
through a residential development and the optimisation of housing
provision in accordance with the aspirations of all levels of planning
policy. A design-led approach has been taken from the outset in
preparing the planning application. The scheme has evolved
subsequent to a detailed analysis of the site context and character of
the area. As such the massing and layout of the proposals respond to
this analysis and are appropriate to the site and surrounding area. The
density of the proposal is a product of the design approach and
appropriately reflects the site’s accessible location and the close
proximity to the Town Centre. This approach is considered appropriate
to the site and will deliver a high quality design which will optimise the
housing potential of the site.

8.90

The design approach has created attractive architectural design which
provides high quality new dwellings. The proposals include a wide
variety of new homes, of a range of sizes, types and tenures, including
family housing. All affordable housing is to be designed to meet
identified local needs. All the units will meet or exceed internal space
standards and the proposed layout has been designed to minimise the
number of single aspect units.

8.91

The layout of the development provides significant separation distances
between each of the blocks to ensure there will be no significant
overlooking or loss of privacy between individual units. Each new
dwelling will be provided with private outdoor space in the form of
balconies as well as having access to new high quality landscaped

Page 50

open spaces within the site. The proposed new dwellings will provide
much needed new housing and contribute towards housing needs.
8.92

Overall, it is considered that the proposed development is in
accordance with the aspirations of national, regional and local policy.
The proposals do not give rise to any symptoms of over development.
The proposals reflect the emerging scale and character of the
surrounding area, and, are therefore considered appropriate in density
terms. The proposals will ensure that the residential development of the
site is optimised as well as providing a number of other significant
regeneration benefits.

8.93

Highways and Transport

8.94

Paragraph 108 of the NPPF 2019 states that in assessing specific
applications for development, it should be ensured that:
a)

b)
c)

Appropriate opportunities to promote sustainable transport
modes can be – or have been – taken up, given the type of
development and its location;
Safe and suitable access to the site can be achieved for all
users; and
Any significant impacts from the development on the transport
network (in terms of capacity and congestion), or on highway
safety, can be cost effectively mitigated to an acceptable degree

8.95

Paragraph 109 of 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.

8.96

Paragraph 110 of the NPPF states development should give priority
first to pedestrian and cycle movements and second to facilitating
access to high quality public transport and appropriate facilities that
encourage public transport use. It also states applications for
development should create places that are safe, secure and attractive,
minimising conflicts between pedestrians, cyclists and vehicles and
allow the efficient delivery of goods and access by service and
emergency vehicles. Development should also be designed to enable
charging of plug-in and other ultra-low emission vehicles in safe,
accessible and convenient locations.

8.97

The applicant has prepared a Transport Statement given that the uplift
in the number of units from the existing 120 to proposed 193 units is 73
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units, which is within the 50-80 unit thresholds, as defined by the
Department for Transport. This is considered to be an acceptable
approach to enable the transport impacts to be fully assessed.
8.98

Accident Data: The Transport Statement (TS) includes a detailed
analysis of accident data obtained from SBC and covering the most
recent 5-year period. No specific accident patterns or highway
deficiencies were identified that are likely to be exacerbated by the
proposed development, therefore the accident review presented is
considered to be acceptable.

8.99

Car Parking: 110 car parking spaces are proposed on site, all accessed
off Chalvey Park including 10 spaces with disabled access, a ratio of
0.57 spaces per unit. The Council’s parking standards (set out as
guidelines in the SPG) would require the following provisions:





8.100

1 bed flats (communal parking) – minimum of 1.25 spaces per unit 64 units = 80 spaces required;
2 bed flats (communal parking) – minimum of 1.75 spaces per unit 109 units = 191 spaces required;
3 bed flats (communal parking) – minimum of 1.75 spaces per unit 20 units = 35 spaces required.
Total = 306 spaces minimum
The proposed 110 spaces are therefore below those defined within the
current SBC Developers Guide Part 3 for a residential development of
this type within this area just outside of the current Town Centre
boundaries. Notwithstanding this, Core Strategy Policy 7 outlines that
maximum restraint will be applied to parking for residential schemes in
the town centre and the site is considered an extension to the town
centre, which reflects the emerging planning policy direction and
Transport Vision (which applies maximum restraint on car parking). The
current policy for the rest of the Borough advises that the level of
parking within residential developments must be appropriate to both its
location and the scale of the development. It must also take account of
local parking conditions, the impact upon the street scene and the need
to overcome road safety problems and protect the amenities of
adjoining residents. It should be noted that these standards are from
2008 and the emerging policy demand that developments in
sustainable locations should reduce the reliance on car ownership and
encourage more sustainable modes of transport. The applicant has
provided an extensive justification for the lower parking ratio which has
been duly considered by officers in assessing the proposals.
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8.101

The applicant has put forward evidence of local car ownership levels
determined from 2011 Census data for Slough (factoring in 18% growth
in car ownership up to 2018).This results in an estimated car ownership
level for the site of 0.48 space per unit. The evidence indicates the
parking levels within the development are consistent with the area.

8.102

The applicant has reviewed the method of travel to work data for the
local area and this evidence demonstrates that approximately half of
those travelling to work from the local area do so without the use of a
private car. This suggests that (1) people walk and cycle to work and
(2) public transport is well used. It is therefore considered that there
are suitable alternative modes of travel within the area, which
demonstrates that not all residents will require use of the private motor
car to travel in the area.

8.103

The applicant has provided four local precedents for residential
developments within Slough for which parking ratios of 0.13 to 0.4
spaces per unit have been agreed by the local planning authority. It is
noted that these application sites lie within the town centre boundary,
but are a similar proximity to public transport nodes at the Bus Station
and Rail Station to the development. As such, some of the comparisons
are of relevance to the development.

8.104

The application site is located adjacent to the town centre boundary,
with easy access to the A4 which is served by regular bus services. It is
also within a 15 minute walk of Slough Railway Station and has good
access to local facilities and shopping areas both in Chalvey and the
Town Centre. The site currently provides parking to a ratio of 0.54
parking spaces per dwelling, the proposal increases this marginally to
0.57 parking spaces per dwelling. Furthermore the proposal benefits
from a full complement of 193 cycle parking spaces on site to
encourage sustainable modes of transport which is further supported
by good walking and cycling links near the site linking them to the A4
corridor and other major routes.

8.105

Given the proximity of the site to the town centre, combined with the
easy access to alternative public transport modes in vicinity of the site
and the fact that the parking ratio has not been reduced on site, it is
considered that the proposal for 0.57 parking spaces per dwelling (110
spaces in total) would be acceptable. The applicant has reviewed the
proposals to see if they can rationalise the layout to provide some
additional parking spaces where possible. However, officers consider
that the appropriate balance has been proposed between car parking
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provisions and providing accessible good quality amenity spaces which
are uncluttered with further car parking numbers. Furthermore, the
proposals are supported on the basis that the development would
provide one on-site EV Car Club parking space (including the
necessary infrastructure) and make a further financial contribution
towards the local EV Car Club on Bath Road/Chalvey Park as identified
in the Low Emission Strategy LES) for the Borough. Further conditions
are recommended which ensure that residents in the development (with
the exception of Blue Badge Permit Holders) cannot be issued with, or
apply for, Controlled Parking Permits for the local CPZ. This will ensure
that the surrounding streets will not be affected by additional cars from
residents in the development (who own cars), and (in accordance with
the measures set out in the Travel Plan for the development) will
therefore encourage need for residents to utilise other sustainable
forms of travel.
8.106

It is recognised that the level of car parking is a major concern raised
by local residents. However, the reduced provision for this site is
supported acknowledging that there is a pressing need to reduce the
impacts of car born traffic on the local roads, for environmental reasons
including the need to improve air quality levels and to deliver
sustainable development in accordance with the NPPF core principles.
The Council is in its early stages of preparing a Transport Vision for
Slough for the next 25+ years and the adoption of car parking restraint
coupled with a modal shift to more sustainable modes of travel is
central to the Vision which aims to reduce traffic, improve air quality
improve the environmental quality of the town and deliver economic
regeneration to encourage people to work, live and stay in the area. It
is considered that the level of car parking within the development is
appropriate on the basis of its central and accessible location,
cognisant of a sustainable urban development which is in accordance
with the NPPF guidance and the emerging transport policies being
prepared by the Council. It is considered that the level of car parking
would not cause severe harm in NPPF terms, subject to the provisions
set out in the planning application and planning conditions/obligations.
Car Park Design and EV Charging Points

8.107

All parking spaces measure 2.4x4.8m and are not adjacent to any
obstructions. The podium parking has been designed to comply with
The Institution of Structural Engineers publication “Design
Recommendations for Multi-storey and Underground Car Parks 2011 4th Edition” to ensure it will operate safety and provide unimpeded
ingress and egress for the specified number of parking bays.
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8.108

The applicant has submitted a fully dimensioned car park layout for
approval which includes pillars, walls and other structural elements or
obstructions. All parking aisles measure a minimum of 6m (ideally
6.95m) in width to allow unimpeded access to the parking spaces. All
parking spaces adjacent to a wall or similar vertical face achieve a
2.7m parking bay width to allow unimpeded access. The plans identify
10% of the parking bays are fitted with Electric Vehicle charging points
with the bays designated for EV’s. The plan has been reviewed by
officers and is considered to be acceptable, and a condition is
recommended to ensure the development is carried out in accordance
with this plan.
Cycle Parking

8.109

The current SBC Developers Guide Part 3 refers to a minimum
provision of 1 cycle space per unit for residents. The applicant is
proposing a total of 193 cycle parking spaces located in eight cycle
stores spread around the site. It is also noted that 10 visitor short-stay
cycle parking spaces are proposed to the south of Block E. The general
principle and proposed capacity of the secure cycle parking areas are
in accordance with SBC guidance and are considered acceptable.

8.110

Revised Plans have been submitted for Blocks C and F to provide
clarity on the cycle parking storage details in response to Highways
officer comments. For block C, a single cycle store has been made into
two separate cycle stores with one store accessible externally and the
other accessible from the podium car park. For Block E, the cycle store
is also split into two separate stores, containing 11 and 14 cycle
spaces. This cycle storage store has changed from double stacked to
vertical storage. The proposals are considered to be acceptable.
Car Club

8.111

It is recommended that the development makes provision to support
the Council’s emerging Car Club scheme by way of the provision for an
on-site EV bay with supporting infrastructure and financial contribution
towards an off-site. Due to the shortfall in numbers the on-site car club
vehicle/bay shall be made available for use by residents with further
incentives to encourage a modal shift and maximise the uptake/use of
the vehicles. The details of the car club scheme will be conditioned.
Pedestrians
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8.112

Highways officers have reviewed the detailed layout plans and consider
that the proposals provide adequate pedestrian links to Chalvey Park
and The Crescent/Burlington Avenue.
Refuse Storage & Collection

8.113

The refuse stores are suitably located and are adequately sized. It
should be ensured that these can accommodate the correct number of
1100l Eurobins per store, allowing room for them to be manoeuvred as
residual waste and recycling are not always collected together and
therefore the bins must be able to pass one another within the store. A
condition is recommended to ensure the refuse storage is implemented
in accordance with the approved plans.

8.114

A suitably sized servicing bay has been provided for refuse collection
on the Eastern access road accessed from Chalvey Park, bins for
Blocks A, C and D are proposed to be collected by vehicles waiting onstreet on Burlington Avenue/The Crescent. This proposed
arrangement is considered to be acceptable in principle but must
ensure that the maximum refuse collection distance does not exceed
10 metres as detailed in BS5906:2005. Highways Officers recommend
that the gradient between the two points should not exceed 1:12/8%. A
condition is required to confirm the gradient does not exceed this
threshold.
Servicing & Deliveries

8.115

A large servicing/delivery bay has been provided which could
accommodate postal workers, parcel delivery services and other
frequent smaller deliveries. Tracking has been provided which is
confirmed to be acceptable to Highways Officers. The highways officer
has asked the applicant to consider whether it is possible to
accommodate additional bays within the site on either side of the green
space, to provide a more flexible approach to servicing the site. Such
provisions are not considered to be justified as the resulting provision of
bays would eat into the landscaping provisions and potentially
undermined the clear east to west desire lines and reduce the quality of
the central open space. Officers consider the servicing provisions on
the site are acceptable, on balance, for the development.
Trip Generation

8.116

The applicant has undertaken an assessment of the total person trip
generation of both the existing (120 units of C3 use) and proposed (193
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units of C3 use) site uses utilizing the TRICS database. Both existing
and proposed-use trip generation assessments consider developments
of mixed-tenure (both private and affordable) flats in areas of Greater
London categorised as PTAL 2 or above.
8.117

The net change in trip generation between the existing and proposed
land uses for all modes of transport have then been calculated, with a
net increase of 47 person movements in the AM peak hour and 33
person movements in the PM peak hour predicted. For vehicle
movements, the net increase is 8 movements in the AM peak hour and
7 movements in the PM peak hour.

8.118

Highways Officers consider that a multi-modal survey could have been
undertaken at the existing site to determine the site-specific existing
trips (and trip rates) by all modes generated by the 120 units rather
than relying on TRICS. The use of TRICS is considered robust
however the original assessment has been undertaken using
developments in Greater London. A sensitivity analysis has been
carried out to investigate how many trips may be anticipated if different
criteria were used for sites outside London which in the Council’s view
would provide more accurate trip rate estimations. The latter analysis
generated greater trip generation values, anticipating a net increase of
20 vehicle movements during the AM peak and 22 vehicle movements
during the PM peak. This is equivalent to roughly one new vehicle
movement every 3 minutes, which is not considered to cause any
material harm to the highway network.

8.119

The net changes to trip generation as a result of the proposed
development are forecasted to have minimal impact on the local
highway network. Furthermore, it is considered that there is very good
access to local infrastructure and services relating to other modes of
travel assessed are considered to be sufficient to accommodate the
predicted increase in demand. The proposed development therefore
complies with saved Policy T2 because the increase in trips can be
accommodated within the local highways network, subject to an
appropriate mitigation scheme and will, in the officer’s opinion, not
directly increase the risk of accidents.
Access

8.120

The development proposals include the repurposing of the existing
eastern junction as the dedicated access to the site. The western
access is to be repurposed as an entrance for emergency and refuse
vehicles only, with remotely-controlled bollards to control access. A
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second exit for these vehicles with bollards is to be provided onto
Chalvey Park to the east of the site, immediately north of the southern
building cluster. Bin collection and deliveries which will remain split.
8.121

The proposed vehicular access to the site will include an internal road
along the northeaster corner of the site, providing access to the site’s
main car park, and additional spaces to the north of the building. This
road will be provided to a minimum width of 3.7m.

8.122

The Transport Statement demonstrates that a visibility splay of 2.4m x
33m at the proposed site access onto Chalvey Park, demonstrating that
the proposed junction arrangements are acceptable and meet the
design requirements set out within the Manual for Streets document for
a 30mph speed limit. As a result of the above, the scheme accords with
saved the NPPF with regards to the access provisions because it will
not endanger the safety of road users or the free flow of traffic.
Highways officers consider the access proposals are acceptable in
principle.
S278 Highway Works

8.123

Further to discussions with Highways Officers, revisions to road layout
on The Crescent are required and have been proposed. These include
narrowing the priority road and changing the priority of the junction of
The Crescent & Burlington Avenue near to the development site. The
build out will require bollards to prevent parking on the new footway,
dropped kerb and tactile paving provision to aid pedestrians to cross
the road and a raised table section again to aid crossing and also slow
traffic at the junction. These works will need to be undertaken by the
applicant under a s278 agreement with the Local Highway Authority
prior to occupation of the development.
TRO Contribution

8.124

In light of the additional housing numbers on the site, the applicant will
need to contribute £12k for the review of the TRO parking restrictions in
the vicinity of the site and for the implementation of any changes. The
applicant has agreed to this provision which will be secured by way of a
planning obligation on the applicant.
Bronte Close Link Path

8.125

The layout has been designed for a potential future pedestrian and
cycle link between the parking area in the northern corner of the site
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and Bronte Close. This potential linkage would enable a more direct
route from the site to Bath Road and subject to appropriate security
controls could improve accessibility of the site. The linkage cannot
currently be delivered due to the presence of a single storey bin store
at the southern end of Bronte Close which directly backs onto the
application site. The proposals have been designed not to preclude
this linkage in the future, but the bin stores would need to be removed
and it is understood this is not likely to occur given the bin stores are
privately owned and used by the flatted blocks in Bronte Close.
Conditions are recommended to enable the provision of boundary
treatment, lighting and landscaping in this part of the site which would
deter ASB and opportunities for crime from taking place within the site,
but it is not necessary or justified to require the provision of the linkage
between the site and Bronte Close.
8.126

The proposals are considered to be broadly compliant with the relevant
saved transport and highways policies in the Local Plan (T2, T8 and
T9) and the Core Strategy (CP7), and the NPPF (2019).

8.127

Relationship with Neighbouring Properties
Sunlight, Daylight, Overshadowing, Privacy

8.128

There are no specific local planning policies with regards to daylight
and sunlight impacts. However, it is considered that high quality
development should not cause unacceptable loss of daylight and
sunlight to existing occupiers. More generally, Core Policy 8 requires
new development proposals to reflect a high standard of design and to
be compatible with and / or improve the surroundings in terms of the
relationship to nearby properties. The NPPF at paragraph 127 sets out
guiding principles for the operation of the planning system. One of the
principles set out is that authorities should always seek to secure high
quality design and a good standard of amenity for all existing and future
occupants of land and buildings.

8.129

In considering the proposals, officers have had due regard for the
impacts on the amenity and living conditions of residents residing within
adjoining and adjacent dwellings. The closest dwellinghouses are
located to the northwest, west and southwest on The Crescent and
Burlington Avenue, to the northeast at Bronte Close, to the east (within
flatted blocks in Shaftsbury Court which are under construction) and
Edwards Court to the south. There are a row of single storey storage
units/sheds at the rear of the properties on Burlington Avenue. The
dwellings on The Crescent and Burlington Avenue contain back
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gardens which are adjacent (beyond the storage units) to the north
western boundary of the development. There is an access lane on
Burlington Avenue which extends around the backs of the single storey
storage units/sheds and which adjoins the boundary of the
development site. The below distances between the development and
adjacent buildings are noted:

New Development Block

Closest Existing Facing
Property

Block A southern elevation
(south facing windows to
apartments) on first, second
and third floors
Block A southern elevation
(walkway)

Edwards Court (north
facing windows to flats on
ground, first and second
floors):
Edwards Court (north
facing windows on ground,
first and second floors):
Edwards Court (north
facing windows):

Block B southern elevation
(south facing obscured
windows/corner balconies to
apartments)
Block B (north eastern
corner
Block C western elevation
(west facing windows to
apartments)
Block C northern (flank)
elevation (no windows)
Block E (south eastern
corner)
Block F eastern elevation
(east facing windows in
apartments)
Block F closest apartment
windows in north elevation
Block F north eastern corner

Minimum
Distance
(Approx.)
24m

22m
15m

and Slough Family
Centre* (proposed layout)
west facing flank elevation
south block:
Burlington Avenue (east
facing windows):

28m

Secondary flank elevation
in 29 Burlington Avenue
(ground floor kitchen
window
Slough Family Centre*
(proposed layout) north
western corner:
West facing elevation in 34 Shaftsbury Court
(converted residential
layout):
Rear elevation of
Outbuilding rear of 21
Burlington Avenue (no
windows)
south western corner of
Burlington House,
Bronte Close:

5m
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15m

26m
22m

15m

20m

*it should be noted that Slough Family Centre is currently a derelict site
and the proposals have been considered on the basis of the current
development which benefits from a resolution to grant planning
permission for4no. four bedroom houses and 6no. three bedroom
houses
8.130

The proposals have been considered with regards to the impact (of the
development) on the existing levels of privacy, daylight, sunlight and
overshadowing to determine whether the residential amenity within
neighbouring properties would be materially affected.

8.131

A daylight and sunlight report (which was revised to respond to the
amended plans) has been submitted by the applicant to assess the
effects of the proposals on the daylight and sunlight levels to adjoining
occupiers. The methodology and criteria used for these assessments is
provided by the Building Research Establishments guidance ‘Site
layout planning for daylight and sunlight: a guide to good practice’
(BRE, 2011) and the British Standard document BS8206 Pt2. The BRE
guidelines are the accepted methodology used by local authorities for
assessing daylight and sunlight levels. The guidance sets out the
primary methods of assessing daylight to existing buildings – the
Vertical Sky Component (VSC) and the No-Sky Contour (NSC). The
assessment for sunlight to the existing neighbours is undertaken using
the Annual Probable Sunlight Hours (APSH). In this case, all three tests
have been carried out to assess the impact of the development and
officers have reviewed the conclusions of the three BRE tests (for
measuring the daylight and sunlight effects).

8.132

The Housing Supplementary Planning Guidance (SPG) and National
Planning Policy Framework (NPPF) reiterate the need for a flexible
approach in applying policy or guidance relating to daylight and
sunlight. It suggests that decision makers should recognise that fully
optimising housing on large sites may lead to daylight / sunlight levels
departing from those presently experienced but should still achieve
acceptable levels of residential amenity and avoid unacceptable harm.
This direction is a reflection of the broad objectives of the NPPF to
increase supply of housing, make effective use of land and achieve well
designed places to ensure all development is sustainable. As such, it is
becoming common to refer to retained absolute levels of daylight and
sunlight amenity, rather than looking at the change, to determine
whether the daylight and sunlight levels as a result of a proposal are
acceptable.
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8.133

The technical BRE report and addendum focuses on the effects to the
most sensitive neighbours at Shaftesbury Court to the east, Edwards
Court to the south, the two-storey housing along The Crescent to the
west / Burlington Avenue to the north. The report confirms that the
development will demonstrate a high level of compliance with the BRE
guidelines with 24 of the 30 existing properties assessed experiencing
daylight and sunlight effects in line with the BRE criteria.

8.134

The Technical BRE Assessment submitted by the applicant has been
reviewed by the Building Research Establishment (BRE) (prior to the
submission of the planning application), on behalf of Slough Borough
Council. The purpose of this was to provide an independent and
impartial technical verification of the applicant’s report, and to assist
officers come to a view on the proposals with a factual understanding of
the impacts. The following conclusions were noted by the BRE in their
independent report which assessed the originally submitted massing of
the development (ie: with no reduction in height to Block B):
-

-

-

-

-

Loss of daylight to Chalvey Court would be within the BRE
guidelines.
There would be minor VSC and NSL daylight transgressions to
four houses in The Crescent (no.s 78, 80, 82 and 107), two of
those being very marginal, and a moderate impact to one.
One house in Burlington Avenue (no. 29) would have a
moderate impact on daylight to its kitchen. Another would have a
minor adverse impact on its winter sunlight to one window but
would continue to receive plenty of year round sunlight. This
would only be relevant if the room in question is a main living
room.
One window at Bronte Court would have a very marginal loss of
daylight outside the BRE guidelines, but the loss would be within
the guidelines without the deep overhang above the window, and
the room in question is likely to be a bathroom.
Edwards Court would be the neighbouring property which would
be most affected. Although the impact on Edwards Court would
be major in BRE terms for some windows, the design of
Edwards Court itself is a significant contributor to this impact by
making the windows dependent on daylight across the
development site. When the deep overhang above the windows
is removed from consideration, the impact would be minor.
Shaftesbury Court would have a moderate impact overall, but
this property is in the process of redevelopment and there are no
existing residents to become accustomed to the current levels of
daylight and sunlight.
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-

Shaftesbury Court and Edwards Court have trees in front of
them which would already block some of the light the proposed
development would block, particularly in the summer months.
The reported results therefore represent a worst case scenario.

8.135

The technical advice provided by the BRE has assisted the Council in
coming to a view on the proposals. Notwithstanding this independent
advice which was broadly supportive of the original development,
officers sought further improvements to the development to ensure the
daylight and sunlight impacts were further minimised. This was also in
response to representations made during the consultation process. The
amendments included a reduction in height at Blocks A and B (to
reduce the height from 6 to 4 storeys at the rear part of Block B). The
applicant submitted an addendum to the daylight/sunlight report which
concluded that the key change brought about an improvement in the
relationship with and daylight levels to Edwards Court.

8.136

The BRE daylight and sunlight assessment identifies that there are a
number of windows within surrounding residential (and emerging
residential) properties which will be subject to a noticeable reduction in
the current levels. It is noted that the vast majority of shortfalls are to
windows that are to kitchens/non-habitable spaces, are minor-moderate
shortfalls and result in an otherwise reasonable level of
daylight/sunlight or are due to disproportionate level changes based on
the layout and design of the existing compromised situation (ie:
overhanging eaves/obstructive features). On balance, recognising the
urban character in close proximity to the town centre and of the
direction and strategy of envisaged growth and development in the
Borough, it is considered reasonable to apply the BRE tests more
flexibly, to facilitate and not to unreasonably constrain the site in
accordance with the revised NPPF (para 123(c)).

8.137

Officers also consider that it is important to note that all properties
where BRE technical transgressions are identified would benefit from a
different unaffected aspect in the building which would provide good
daylight and sunlight levels. For instance, the daylight and sunlight
levels within western facing windows in (west facing) properties on
Burlington Avenue and The Crescent, the south facing windows to the
flats in Edwards Court, and the north and east facing windows in the
flats within the newly refurbished 3-4 Shaftsbury Court would remain
unchanged as a consequence of the development. As such, although it
is accepted that there will be moderately noticeable levels of change (in
BRE terms) in terms of daylight (as recorded in both VSC and NSL
tests) within the identified dwellings in the BRE report, the dwellings as
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a whole will not be substantially affected, and the change will not
amount to a material level of harm. The extent of change and resultant
levels of daylight and sunlight within the surrounding dwellings would
not be severe.
8.138

Where the VSC (daylight to the window plane) levels to ground rooms
in Edward Court are recorded to be between 0.4-0.6 or their former
value, it should be noted, the large trees in front of Edwards Court
already serve to block large areas of light the scheme would particularly
in the summer.

8.139

In summarising the daylight and sunlight impacts, it is acknowledged
that development on a previously open part of the site in an area for
comprehensive regeneration will inevitably lead to reductions in
daylight to the neighbours. However, both local policy and national
guidance set out the need for a flexible application of daylight amenity
targets to avoid the under-utilisation of land. Additionally, the BRE
acknowledges the effect that the design of the neighbour may have on
daylight availability such that flexibility should be applied in such
circumstances. The results of the updated daylight assessments do
show there will be an improvement in daylight (to Edwards Court) as a
result of the changes to Block B. Whilst transgressions do still occur,
the results show that retained daylight amenity will be acceptable in
officers view – particularly as they affect less sensitive uses and the
main living spaces facing away from the proposal will be wholly
unaffected.
Privacy and Overlooking

8.140

The proposed new development blocks have been carefully planned to
ensure that there would be no direct overlooking between the
development and directly facing windows in existing dwellinghouses. It
is acknowledged that the proposals would introduce new buildings
(Blocks A and B) on the southern part of the site with facing windows
within, where previously no buildings existed. The proposed block A
has been sited to ensure that there is a separation distance of over
20m between Edwards Court (the closest building with north facing
windows) and the south facing elevation of the block (which contains
external corridors) at levels 1-3. Block B has been reduced to 4 storeys
where the block extends southwards towards Edwards Court. The
southern elevation contains secondary windows to the apartments
within levels 1, 2 and 3 that would comprise obscure glazing to prevent
any views towards windows in Edwards Court. A planning condition is
recommended to ensure these windows remain obscured in perpetuity
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in addition to securing a privacy screen to any south facing balconies to
prevent views south.
8.141

It is considered that there will be less overlooking of backs of properties
within The Crescent and Burlington Avenue as a result of the
development as the 11 storey Tower House is proposed to be
demolished and replaced with a part 4 part 5 storey block in this area.
The effect will be to reduce the instances of windows with views
towards residential properties to the northwest. There are no other
instances whereby there are windows to the proposed new blocks
would come within 20m of any existing window to an existing residential
dwelling. The north western corner of Block C is located approx. 15m
from the adjacent frontages of 32 Burlington Avenue (the Medical
Centre) but the relationship between the buildings is oblique and not
direct. It is considered the distance between the buildings is typical of
the relationship between frontages of facing buildings in Burlington
Avenue and in terraced streets in the area generally 29 Burlington
Avenue contains a secondary kitchen window in the southern flank
elevation that would have views towards the new development. There
are no windows in the adjacent parts of the development that will
directly overlook this window. Therefore no direct overlooking or privacy
loss will occur. The 16 storey tower is located beyond 20m from the
existing residential properties on Bronte Close or Chalvey Park and as
such, is not considered to cause any additional visual intrusion
(compared with the existing condition with Ashbourne House in situ).
Overall there are considered no significant instances whereby privacy
levels within existing dwellings are materially reduced and the impacts
of the development are acceptable in this regard.
Over-shadowing

8.142

The Design and Access Statement includes an Overshadowing
analysis to show the shadow casts of the proposed and existing
surrounding buildings following the remodelling of the site through the
proposed development. The analysis shown is for the 21st of March
(the Spring Equinox). Through the remodelling of the site, it is noted
that the tallest element is located centrally within the site which reduces
overshadowing impact on neighbouring properties (in contrast to the
existing two 11 storey buildings). The proposed 16 storey tower (Block
E) is within a similar location to the existing 11 storey building of
Ashbourne House. The current 11 storey building height of Tower
House would be replaced with the 4 and 5 storey buildings of Blocks C
and D respectively. The height of Block D at 5 storeys is set to ensure
overshadowing is minimised within the podium courtyard. There is no
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material increase in overshadowing as a result of the development, to
the vast majority of surrounding open areas.
8.143

Taking into account the above assessment, it is considered that the
resulting daylight, sunlight, overshadowing and privacy impacts are
such that the development is concluded to have an acceptable
relationship with adjoining buildings, notwithstanding the increased
density, quantum and height of the tallest building. It is considered that
the development is not demonstrably intrusive or obtrusive by virtue of
its scale, height, massing, siting or design, with due regard for its dense
urban location close to Slough Town Centre. It is acknowledged that
there would be instances whereby daylight would fall below
recommended BRE levels within isolated windows to adjacent
dwellings, but the resultant levels are not unreasonably low for the
urban central location, and given the benefits of the development and
sustainable location, it is permissible to apply the standards more
flexibly, in accordance with the BRE guidelines, the NPPF (2019) and
Core Strategy Policy CP8.

8.144

Environmental Impacts
Noise

8.145

Core Policy 8 states that development should not give rise to
unacceptable levels of pollution including noise pollution and should
not be located in noisy environments unless the development includes
appropriate mitigation measures to limit the adverse affects on
occupiers.

8.146

An Acoustic Report has been submitted with the planning application
which includes a Noise Assessment. The existing noise levels affecting
the Site and surrounding area have been established. Using these
measured noise levels and national policy and industry standard
guidance (i.e. British Standard 8233), an assessment of the acoustic
performance of the glazed elements of the external building fabric has
been undertaken.

8.147

An assessment of external amenity areas (i.e. private balconies and
communal outdoor areas) has also been undertaken. The majority of
properties in the development are proposed to have balconies. Based
on the range of measured daytime noise levels (50 – 56 dB LAeq,
16hr) it is expected that balconies will achieve the target value of 55 dB
LAeq,T set out within British Standard 8233 some of the time. Given
the site is located in an urban environment and the balconies will be
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used at the future residents’ discretion, it is not considered appropriate
to impose noise limits on the balconies.
8.148

A shared outdoor space in the middle of the Site, between the two
main blocks of flats, is also proposed as part of the development. The
attended measurements undertaken at ground floor level showed that
noise levels were 1-2 dB lower than at the elevated unattended
positions. Taking 1 dB from the daytime average noise levels at both
positions gives a range of 49-55 dB LAeq, 16hr, thus meeting the
target value from British Standard 8233.

8.149

As a consequence of the above acoustic assessment for external
areas, no mitigation is considered necessary for external amenity
areas. In order to achieve the required internal noise levels, an
appropriate glazing and ventilation strategy is presented within the
Acoustic Report and related details can be addressed via planning
conditions post-determination which will require the glazing to meet
specified levels and that the detailed design of the mechanical
ventilation will need to be specified, prior to construction on the
relevant part of the development. Subject to these conditions, the
Environmental Health Officer and Neighbourhood Enforcement Officer
raise no objections to the proposals. It is considered that with subject to
sufficient information being provided to satisfy the conditions, that the
policy requirements of Core Policy 8 and the guidance in the NPPF
would be met.
Air Quality

8.150

Core Policy 8 sets out that development should not give rise to
unacceptable levels of pollution including air pollution and dust.
Development should not be located on areas affected by air pollution
unless the development includes appropriate mitigation measures to
limit the adverse affects on occupiers. The Guidance in the current
NPPF (2019) para 181 requires planning decisions to sustain and
contribute towards compliance with relevant limit values or national
objectives for pollutants, taking into account the presence of Air Quality
Management Areas and Clean Air Zones, and the cumulative impacts
from individual sites in local areas. Opportunities to improve air quality
or mitigate impacts should be identified, such as through traffic and
travel management, and green infrastructure provision and
enhancement. Planning decisions should ensure that any new
development in Air Quality Management Areas and Clean Air Zones is
consistent with the local air quality action plan.
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8.151

An Air Quality Assessment (AQA) has been submitted with the
planning application which reviews the air quality monitoring sites
within the Borough.

8.152

In line with the Slough Low Emission Strategy, the scheme is
considered to have a major impact on air quality. The site is bordered
by AQMA 1, 3, 4 and the AQMA extension declared in 2017. As
predicted trip generation over a 24 hour weekday period is 97 vehicle
movements, a change of more than 100 annual average daily traffic
flows (AADT) is likely. It is considered that traffic leaving and traveling
to the development is likely to travel through Slough’s AQMAs,
therefore appropriate mitigation is required.

8.153

A dust assessment has been produced, which states that a monitoring
regime is required during demolition and construction, to determine
dust deposition rates at the nearest sensitive receptors, and a survey
of dust flux over the site boundary. Mitigation measures outlined in the
CEMP will need to be implemented during works.

8.154

It is recommended that a range of mitigation measures are secured
should planning permission be granted which seek to improve air
quality levels in the Borough in accordance with the NPPF (2019) para
181. The mitigation measures include the provision of electric vehicle
re-charging infrastructure, provision of infrastructure and one parking
space on-site for a car club and financial contribution towards an offsite car club (to be specified in the LES), a Construction Environmental
Management Plan (CEMP) which includes routes for HGVs and
construction vehicle trip information and includes non-road mobile
machinery (NRMM) controls. The Air Quality Officer recommends that
all construction vehicles shall meet a minimum Euro 6/VI Emission
Standard and all heating systems shall meet the emission standards
specified in the report.

8.155

Subject to the above mitigation scheme, the proposed development
does not raise any significant or other residual adverse impacts on the
health and / or quality of life for existing residential and commercial
neighbours of the site as a result of any anticipated changes to air
quality.

8.156

It is therefore concluded within the AQA that the proposed
development complies fully with air quality related planning policy at
local and national levels, and that any mitigation can, if considered
necessary, be enforced by means of appropriate planning conditions,
consistent with paragraph 181 of the NPPF.
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Ground Contamination
8.157

The Ground Contamination Report confirms that Asbestos containing
materials have been identified in some of the soil samples taken on
site, which will require remediation. The Preliminary Remediation
Strategy addresses some of the issues identified and the methods
likely to be used to mitigate them. The Council’s Ground Contamination
Officer advises that this should be further expanded into a Site Specific
Remediation Strategy (SSRS), which addresses the need for an SSRS.
The Contamination Officer advises that once the demolition of the
existing buildings takes place, additional sampling might be necessary,
and the SSRS revised. Conditions are therefore recommended
requiring Remediation Validation and Watching Brief to ensure the
ground conditions are tested and verified prior to and during
construction.
Ecology

8.158

Paragraph 170 of the NPPF requires new development to minimise
impacts on biodiversity and provide net gains in biodiversity. Core
Policy 9 relates to the natural environment and requires new
development to preserve and enhance natural habitats and the
biodiversity of the Borough, including corridors between biodiversity
rich features. Saved Policy EN22 sets out that special account will be
taken of nature conservation interest when determining proposals for
development which would be detrimental to land which contains
features of ecological importance. Ecological appraisals are required
where proposed development is likely to threaten any nature
conservation interest.

8.159

An Ecological Appraisal has been submitted with the planning
application. There are no statutory designated sites within or directly
adjacent to the site. The closest statutory site is Herschel Park located
approximately 0.7km south-east of the site. Given the distance and
scale of the proposed development, the statutory sites in the locality
are not likely to be adversely affected by the proposed development.

8.160

There are no non-statutory designated sites within the site itself. The
closest is Railway Triangle located approximately 0.2km north of the
site. It is not considered that the LWS will be adversely affected by the
proposed development.
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8.161

Habitat surveys have been undertaken in respect of badgers, bats and
birds. No badger setts were recorded within, or adjacent to the site,
and none of the buildings were found to have either past or current
evidence of being used by roosting bats. With regards to birds, a small
number of bird species were recorded at the site, but the Ecological
Assessment considers the species not to have any ornithological
interest. The Ecological Assessment reported that habitats within the
site consist of common and widespread species, which are of no
intrinsic ecological interest, and accordingly their removal to facilitate
the proposed redevelopment is of no significance.

8.162

In accordance with the recommendations in the report it is considered
that further mitigation and enhancement measures are secured
(comprising the provision of bird boxes and detailed landscaping
schedules) to safeguard any significant existing ecological interest
within the site and to ensure net gains of biodiversity.

8.163

Subject to conditions, the proposals the scheme is capable of
achieving compliance with Core Policy 9 and saved Policy EN22 and
other relevant national planning policies an industry guidance with
respect to ecology. Overall, there are no overriding ecological
constraints to the development of the site.
Flood Risk and Water

8.164

Core Policy 8 relates to flood risk and sets out that new development
will only be permitted where it is safe and it can be demonstrated that
there is minimal risk of flooding to the development. The site is located
within a Flood Zone 1 so is not at risk of flooding so it has not been
necessary to submit a site specific Flood Risk Assessment (FRA) with
the planning application. However, a Drainage Strategy has been
prepared which considers various drainage techniques for the site.

8.165

There are no available water courses into which surface water can be
discharged, so the majority of hardstanding areas within the
development will drain to the local surface water sewer network. This
will broadly match the surface water drainage strategy for the existing
site layout, although flows from the proposed development will be
restricted.

8.166

In total, the area of impermeable hard-standing created by the
proposed development will be 120% greater than that associated with
the previous development. However, all surface water flows from the
redeveloped site are proposed to be controlled such that they match as
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closely as possible the equivalent “green-field” flow rates prior to
entering the sewer network. This will apply to all rainfall events with a
return period of up to and including 1 in 100 years with an additional
40% intensity added within the modelling to allow for climate change.
8.167

Flow control will be achieved by two vortex flow control devices located
immediately upstream of the two final outfalls from the development.
Peak flows from the site will be reduced to a maximum of 6.3 litres per
second representing a reduction of at least 82% for all storm events
with a return period in excess of 1 in 1 year. SuDS will be provided in
the form of extensive permeable paving and 2,881.3 sqm of green
roofs. The attenuation storage will be provided within buried proprietary
crates located upstream of the final flow control devices.

8.168

The Drainage Proposals have been reviewed by the Lead Local Flood
Risk Authority Advisors who requested further detail is provided to be
approved prior to permission being granted. This includes evidence of
infiltration tests, detailed calculations of the attenuation storage
capacity needed for the entire drainage system, full details of the
surface water treatment and whether exceedance flows and runoff (in
excess of the design criteria) have been considered.

8.169

Further information has been submitted in response to the LLFA with
regards to the attenuation storage capacity calculations and an
exceedance flow route plan. It is considered that soakage/infiltration
testing and surface water treatment detailed design are matters that
will be finalised at a detailed design stage and can be conditioned. The
minimum area of 2,881.3 sqm of green roofs will be secured by way of
condition.

8.169

As there is minimal flood risk arising from the proposed development
and the proposals for the site are designed to manage surface water
arising from the site in a sustainable manner, subject to conditions, the
proposals are considered to comply with Core Policy 8 and the NPPF.
Any further details required by the Lead Local Flood Authority before
the development commences can be addressed through appropriate
planning conditions.
Sustainability and Energy

8.170

Requirements relating to sustainability are set out in Core Policy 8.
This expects all development within the Borough to be of a high quality
design, improve the quality of the environment and address the impact
of climate change. The policy sets out a number of sustainable design
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principles that are expected to be addressed within proposals for new
development.
8.171

An Energy and Sustainability Statement has been submitted with the
planning application which sets out how the proposed development
responds to the planning requirements for energy and sustainability, in
terms of energy efficiency, renewable energy sources, overheating and
water reduction. The development is designed to target a 15%
reduction from ‘regulated emissions’ as per the Building Regulations
Part L. The scheme maximises energy efficiency, including by
incorporating passive measures (listed in the report) to ensure that the
overall energy demand does not exceed the limitations set by the
Building Regulations. The development proposes to install a communal
gas-fired boiler system to provide heating and hot water to the
maisonettes and flats.

8.172

A solar photovoltaic (PV) array at roof top level measuring
approximately 890 m2 is included in the scheme to offset
approximately 33.36 tonnes of CO2 per annum, and to provide
additional on-site energy generation. Overall, the proposed
development achieves a reduction in regulated CO2 emissions of
17.79% over current Part L Building Regulations. A planning condition
is recommended to ensure the development is carried out in
accordance with the Energy Strategy and generates no less than the
above emission reduction.

8.108

The Sustainability Report identifies that the dwellings will reduce the
use of potable water to below 105 litres per person per day using water
efficiency fittings. This would enable compliance with the national
standards (and the London Plan policy), excluding an allowance of 5
litres per person per day for external water use. This will be achieved
by the use of low flow taps, smaller baths, mains powered showers and
dual flush WCs. A condition is recommended to ensure the above
sustainable provisions are incorporated into the development and can
be certified upon completion.

8.109

The Sustainability Report confirms that the scheme has been designed
to ensure that all the industry standards with respect to overheating,
passive and active strategies have been incorporated. The Council’s
Senior Carbon Project Officer has reviewed the report and raises no
objections. Subject to conditions requiring above measures being
incorporated within the scheme, the proposed development is
considered to comply with the planning policy requirements contained
within Core Policy 8 and the NPPF (2019).
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Archaeology
8.110

Paragraph 141 of the NPPF (2019) states that local planning
authorities should ‘require developers to record and advance
understanding of the significance of any heritage assets to be lost
(wholly or in part) in a manner proportionate to their importance and the
impact, and to make this evidence (and any archive generated) publicly
accessible’.

8.111

A Desk Based Assessment (DBA) was submitted with the application
which suggests that, in general, the archaeological potential and
significance of any archaeology the site is low. It did however identify
that the wider area shows evidence of earlier human activity from all
periods, with significant archaeology as little as 500m from the site
boundary.

8.112

Berkshire Archaeology advise that there is uncertain archaeological
potential at the site due to the lack of previous opportunity to assess
the potential in the immediate vicinity but that there is clearly significant
archaeology present in the wider local area as demonstrated by the
DBA submitted with the application. Therefore, it is recommended that
as the application site falls within an area of archaeological significance
and archaeological remains may be damaged by ground disturbance
for the proposed development, a condition is applied which requires the
submission of a Written Scheme of Investigation.

8.113

Planning Obligations

8.114

Core Policy 10 of the Core Strategy states that development will only
be allowed where there is sufficient existing, planned or committed
infrastructure. All new infrastructure must be sustainable. Where
existing infrastructure is insufficient to serve the needs of new
development, the developer will be required to supply all reasonable
and necessary on-site and off-site infrastructure improvements.

8.115

The developer has indicated that they are willing to commit to carrying
out various specified required provisions, as planning obligations, on a
unilateral basis, including the following:
-

Delivery of 193 Affordable Homes at Slough Living Rent Tenure;
The provision of 20 electric vehicle charging points;
Section 278 Agreement obligations for the satisfactory
implementation of the highways improvements to The Crescent
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-

-

8.116

Contribution to the full costs of a Traffic Regulation Order and
implementation of any required changes to the CPZ;
On-site provision of infrastructure for an EV Car Club space;
A financial contribution to the implementation of the Low
Emissions Strategy (towards the local car club scheme).
A financial contribution towards the provision of new and
improved sports/leisure facilities within Chalvey Ward, that
would facilitate the delivery of initiatives and projects set out in
the Chalvey Regeneration Strategy;
Delivery and Completion of Central Green and public realm
improvements prior to occupation of the development.

Based on the information assessed to date, such obligations would be
considered to comply with Regulation 122 of The Community
Infrastructure Levy Regulations 2010 in that the obligations are
considered to be:
(a) necessary to make the development acceptable in planning
terms;
(b) directly related to the development; and
(c) fairly and reasonably related in scale and kind to the
development.

8.117

Equalities Considerations

8.118

Throughout this report, due consideration has been given to the
potential impacts of development, upon individuals either residing in
the development, or visiting the development, or whom are providing
services in support of the development. Under the Council’s statutory
duty of care, the local authority has given due regard for the needs of
all individuals including those with protected characteristics as defined
in the 2010 Equality Act (eg: age (including children and young
people), disability, gender reassignment, pregnancy and maternity,
race, religion or belief, sex and sexual orientation. In particular, regard
has been had with regards to the need to meet these three tests:
-

Remove or minimise disadvantages suffered by people due to
their protected characteristics;
Take steps to meet the needs of people with certain protected
characteristics; and;
Encourage people with protected characteristics to participate in
public life (et al).
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8.119

This report identifies the need to ensure the new development provides
residential accommodation which is suitable for all individuals, with
reference to the provision of accessible and adaptable dwellings, mix of
dwelling sizes and additional affordable accommodation for lower
income households. This report identifies the betterment to be brought
about to the quality of accommodation which will modernise and
improve upon the existing accommodation. Furthermore, the proposals
have been revised to introduce further secure by design measures to
make the development safer and more secure, therefore considerate of
all individuals with protected characteristics. Conditions have been
recommended to ensure the layout, accessibility provisions and design
quality is secured.

8.120

It is acknowledged that the proposals would result in decanting the
existing (remaining) tenant(s) in Ashbourne House. As such, subject
the grant of planning permission, due consideration will need to be
given to the needs of the existing tenant(s), including whether any
individuals demonstrate any of the protected characteristics within the
equality groups set out in the 2010 Equality Act. This would identify the
particular needs of the occupiers in connection with relocating to
another suitable property. The decanting of existing tenants is not a
planning consideration, in the context of applying planning policies.
However, the local authority has duly considered the effect of the
potential grant of planning permission has on these tenants/occupiers
in the context of the public sector duty under the Equality Act 2010
provisions.

8.121

It is considered that there will be temporary adverse impacts upon all
individuals, with protected characteristics, whilst the development is
under construction, by virtue of the closure of the pedestrian route
through the site, the playground facilities, removal of on-site car parking
spaces and loss of residential accommodation. People with the
following characteristics have the potential to be disadvantaged as a
result of the construction works associated with the development eg:
people with disabilities, maternity and pregnancy and younger children,
older children and elderly residents/visitors using the pedestrian route
from Chalvey Park to The Crescent. It is also considered that noise and
dust from construction has the potential to cause nuisances to people
sensitive to noise or dust. However, measures can be incorporated into
the demolition method statement and construction management plan to
mitigate the impact and minimise the extent of the effects.

8.122

It is considered that the development will make suitable provisions to
address the temporal removal of the playground, external spaces,
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accommodation and car parking. Such provisions are integrated into
the design and layout and are identified in the report. For example, new
play facilities will be provided on-site (to address the removal of the
existing facilities); a fully accessible, clear well-lit, safe and secure
pedestrian route and landscaped open space from east-west will be
provided through the central green (to replace the existing route) and
additional and replacement affordable dwellings will be provided at a
more wide ranging mix of dwelling sizes (including adaptable and
accessible wheelchair user dwellings, and accommodation for families).
The applicant has also offered to make a financial contribution towards
off-site leisure/sports facilities for older children in accordance with the
Chalvey Regeneration Strategy, in order to re-provide and improve
publicly accessible leisure facilities.
8.123

In addition, the proposed development includes provision of nonresidential floorspace in Block E which would comprise Class B1
(housing office), or Class D1 (Community Facility) or Class D2
(Community Leisure Facility). This floorspace has been designed to
have level access (at the ground floor entrance) for all individuals
(noting the needs of people with pregnancy/maternity, age and
disability characteristics. The internal layout has been designed to
enable provision of wc facilities that are considerate of the needs of
people with gender reassignment. The provision for a range of use
classes would provide opportunities for users with other protected
characteristics to be addressed. Eg; a community facility could provide
floorspace that would be used by individuals whom have protected
characteristics including religion, pregnancy/maternity, age and race.

8.124

In relation to the car parking provisions, there are potential adverse
impacts on individuals within the pregnancy/maternity, disability and
age protected characteristics if the occupier/individual does not have
access to a car parking space in the development, or off-site in the
CPZ. The needs of disabled occupiers and occupiers with blue badges
would be provided for through the provision of accessible car parking
standard bays (5% of the total) and blue badge holders would be able
to apply for (and obtain) a parking permit for the local CPZ. A
justification for the level of car parking is provided in the transport
section of this report to demonstrate compliance with the NPPF and
transport planning policies in the Local Plan/Core Strategy.

8.125

In conclusion, it is considered that the needs of individuals with
protected characteristics have been fully considered by the local
planning authority exercising its public duty of care, in accordance with
the 2010 Equality Act.
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.
8.126

Planning Conclusion

8.127

The application has been evaluated against the Development Plan and
the NPPF and the Authority has assessed the application against the
core planning principles of the NPPF and whether the proposals deliver
“sustainable development.”

8.128

The report identifies that the proposal complies with the relevant saved
policies in the Local Plan and Core Strategy. Taking the plan as a
whole, the proposal is considered to be in accordance with the
development plan.

8.129

The development would make a positive contribution to the housing
supply in the Borough to which significant positive weight is afforded.
The NPPF makes it clear that boosting the supply of housing is a key
policy objective nationally and locally. There will be economic benefits
in terms of the construction of the development itself and benefits
associated with the resultant increase in population to which
considerable weight should be attached. There will also be social
benefits too arising from the provision of new community facilities and
publicly accessible open space in addition to the uplift in the population
and the role in the community (considerable positive).

8.130

The resulting daylight impacts are considered to result in some limited
harm, in NPPF terms, but there are over-riding factors which limit the
nature and extent of the impacts as set out in this report.

8.131

Compliance with some of the objectives of the NPPF have been
demonstrated in terms of conserving the natural environment,
biodiversity, preserving residential amenities, promoting healthy and
safe communities, promoting sustainable transport, meeting the
challenge of climate change and flooding, making effective use of land
and achieving well-designed places indicating an absence of harm (or
which in the case of flood risk are expected to demonstrate an absence
of harm) to which weight should be attributed neutrally.

8.323

Weighing all of the factors into the planning balance, and having regard
to the NPPF as a whole, all relevant policies in the Core Strategy and
Local Plan, there is strong merit in supporting a 100% affordable
housing scheme that intensifies an existing residential site, and
simultaneously exploits an opportunity to improve a recognised poor
quality housing estate and significantly enhance the public realm and
level of amenity. As such the proposal will deliver wider environmental,
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community/social gains and economic benefits in accordance with the
principles of sustainable development in the NPPF. In applying
paragraph 11 of the NPPF, it is considered that the limited adverse
impacts do not demonstrably outweigh the benefits of the proposals
PART C: RECOMMENDATION
9.0

Recommendation

9.1

Delegate to Planning Manager for approval subject to planning
obligations securing on-site Slough Living Rent affordable housing,
highways works and financial contributions set out in this report; and,
conditions listed below and finalising any of them, including any minor
changes.

PART D: CONDITIONS
10.0

Conditions

1. Time Limit
The development hereby permitted shall be commenced within three years from
the date of this permission.
REASON: To prevent the accumulation of planning permissions, and to enable
the Council to review the suitability of the development in the light of altered
circumstances and to comply with the provisions of Section 91 of the Town and
Country Planning Act 1990.
2. Approved plans
The development hereby approved shall be implemented only in accordance with
the following plans and drawings hereby approved by the Local Planning
Authority
HTA-A_BAB-05_DR_0110 M
HTA-A_BAB-05_DR_0111 L
HTA-A_BAB-05_DR_0112 L
HTA-A_BAB-05_DR_0113 L
HTA-A_BAB-05_DR_0114 L
HTA-A_BAB-05_DR_0115 L
HTA-A_BAB-05_DR_0116 L
HTA-A_BAB-05_DR_0120 D
HTA-A_BAB-05_DR_0150 G
HTA-A_BAB-05_DR_0151 G
HTA-A_BAB-05_DR_0152 J
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HTA-A_BAB-05_DR_0153 C
HTA-A_BAB-05_DR_0154 C
HTA-A_BAB-05_DR_0160 C
HTA-A_BAB-05_DR_0161 C
HTA-A_BAB-05_DR_0162 C
HTA-A_BAB-05_DR_0163 C
HTA-A_BAB-05_DR_0164 C
HTA-A_BAB-05_DR_0170 B
HTA-A_BAB-05_DR_0171 B
HTA-A_BAB-05_DR_0172 A
HTA-A_BAB-05_DR_0173 A
HTA-A_BAB-05_DR_0174 A
HTA-A_BAB-05_DR_0175 A
HTA-A_BAB-05_DR_0180 A
HTA-A_BAB-05_DR_0181 A
HTA-A_BAB-05_DR_0182 A
HTA-A_BAB-05_DR_0200 G
HTA-A_BAB-05_DR_0201 F
HTA-A_BAB-05_DR_0202 E
HTA-A_BAB-05_DR_0203 E
HTA-A_BAB-05_DR_0204 E
HTA-A_BAB-05_DR_0205 E
HTA-A_BAB-05_DR_0206 C
HTA-A_BAB-05_DR_0207 C
HTA-A_BAB-05_DR_0208 C
HTA-A_BAB-05_DR_0209 C
HTA-A_BAB-05_DR_0210 F
HTA-A_BAB-05_DR_0211 E
HTA-A_BAB-05_DR_0212 E
HTA-A_BAB-05_DR_0213 E
HTA-A_BAB-05_DR_0214 C
HTA-A_BAB-05_DR_0215 C
HTA-A_BAB-05_DR_0216 C
HTA-A_BAB-05_DR_0220 F
HTA-A_BAB-05_DR_0221 E
HTA-A_BAB-05_DR_0222 E
HTA-A_BAB-05_DR_0223 E
HTA-A_BAB-05_DR_0224 E
HTA-A_BAB-05_DR_0225 C
HTA-A_BAB-05_DR_0226 C
HTA-A_BAB-05_DR_0227 C
HTA-A_BAB-05_DR_0230 F
HTA-A_BAB-05_DR_0231 E
HTA-A_BAB-05_DR_0232 E

Page 79

HTA-A_BAB-05_DR_0233 E
HTA-A_BAB-05_DR_0234 E
HTA-A_BAB-05_DR_0235 E
HTA-A_BAB-05_DR_0236 C
HTA-A_BAB-05_DR_0237 C
HTA-A_BAB-05_DR_0238 C
HTA-A_BAB-05_DR_0239 C
HTA-A_BAB-05_DR_0240 F
HTA-A_BAB-05_DR_0251 E
HTA-A_BAB-05_DR_0252 E
HTA-A_BAB-05_DR_0253 E
HTA-A_BAB-05_DR_0254 D
HTA-A_BAB-05_DR_0255 C
HTA-A_BAB-05_DR_0256 C
HTA-A_BAB-05_DR_0257 D
HTA-A_BAB-05_DR_0260
HTA-A_BAB-05_DR_0261
HTA-A_BAB-05_DR_0320 B
HTA-A_BAB-05_DR_0321 B
HTA-A_BAB-05_DR_0322 B
HTA-A_BAB-05_DR_0323 B
HTA-A_BAB-05_DR_0324 B
HTA-A_BAB-05_DR_0325 B
HTA-A_BAB-05_DR_0326 C
HTA-A_BAB-05_DR_0327 B
HTA-A_BAB-05_DR_0328 B
HTA-A_BAB-05_DR_0329 B
HTA-A_BAB-05_DR_0330 B
HTA-A_BAB-05_DR_0331 C
HTA-A_BAB-05_DR_0340 B
HTA-A_BAB-05_DR_0341 B
HTA-A_BAB-05_DR_0342 B
HTA-A_BAB-05_DR_0343 B
HTA-A_BAB-05_DR_0344 B
HTA-A_BAB-05_DR_0345 B
HTA-A_BAB-05_DR_0346 C
HTA-A_BAB-05_DR_0347 B
HTA-A_BAB-05_DR_0350 B
HTA-A_BAB-05_DR_0351 B
HTA-A_BAB-05_DR_0352 C
HTA-A_BAB-05_DR_0353 B
HTA-A_BAB-05_DR_0354 B
HTA-A_BAB-05_DR_0355 B
HTA-A_BAB-05_DR_0356 B
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HTA-A_BAB-05_DR_0357 B
HTA-A_BAB-05_DR_0358 B
HTA-A_BAB-05_DR_0359 B
HTA-A_BAB-05_DR_0360 B
HTA-A_BAB-05_DR_0380 C
HTA-A_BAB-05_DR_0381 B
HTA-A_BAB-05_DR_0383 B
HTA-A_BAB-05_DR_0390 A
REASON: For the avoidance of doubt, to ensure that the site is developed in
accordance with the submitted application and to ensure that the proposed
development does not prejudice the amenity of the area to comply Policy EN1 of
The Local Adopted Plan for Slough 2004, Core Policy 9 of the Slough Local
Development Framework Core Strategy 2006-2026, and the guidance contained
in the Council’s Developer’s Guide Part 4 (2008) and the National Planning Policy
Framework (2019).
3. Details and Samples of materials
Details and samples of external materials to be used on the development hereby
approved shall be submitted to and approved in writing by the Local Planning
Authority before any above ground works and the development shall be carried
out in accordance with the details approved.
REASON: To ensure a satisfactory appearance of the development so as not to
prejudice the visual amenity of the locality in accordance with Policy EN1 of The
Adopted Local Plan for Slough 2004, Core Policy 9 of the Slough Local
Development Framework Core Strategy 2006-2026, and the guidance contained
in the Council’s Developer’s Guide Part 4 (2008) and the National Planning Policy
Framework (2019).
4. Architectural details
No development shall commence above ground floor level until full architectural
detailed drawings at a scale of not less than 1:20 (elevations, plans and sections)
of windows (including surroundings and reveals), down pipes, gutters, edging
details to flat roofs, lift over-runs, balustrades and balconies have been submitted
to and approved in writing by the Local Planning Authority. The development
shall be carried out in accordance with the approved details and retained
thereafter.
REASON: To ensure a satisfactory appearance of the development so as not to
prejudice the visual amenity of the locality in accordance with Policy EN1 of The
Adopted Local Plan for Slough 2004, Core Policy 9 of the Slough Local
Development Framework Core Strategy 2006-2026, and the guidance contained
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in the Council’s Developer’s Guide Part 4 (2008) and the National Planning Policy
Framework (2019).
5. Approved Uses
Notwithstanding the information in the approved plans and subject to the
provisions within the relevant conditions set out in this planning permission, the
following specified land uses are permitted within the specified floorspace on
Block E:
Class B1 (Housing Office)
Class D1 (Community Hall)
Class D2 (Community Leisure Facility)
As set out in Class E, Part 3, schedule 2 of the General Permitted Development
Order 2015 (as amended) or the provisions of the relevant Class/Part upon
implementation, this permission benefits from a period during which changes of
use of the above specified floorspace between uses B1, D1 or D2 as set out in
the description of development may take place without the need for further
planning permissions. This flexibility is for a period of ten years from the date of
the approval.
Reason: To ensure the uses are compatible with the adjoining land uses and to
ensure that the amenity of occupiers residing in surrounding residential properties
would be safeguarded in accordance with policies EMP2 and OSC15 of The
Adopted Local Plan for Slough 2004, Core Policies 1, 5 and 6 of the Slough Local
Development Framework Core Strategy 2006-2026, and the guidance contained
in the Council’s Developer’s Guide Part 4 (2008) and the National Planning Policy
Framework (2019).
6. Hours of Operation
The Class B1 and D1/D2 uses hereby permitted shall operate only between 0700
hours and 2000 hours, on weekdays and on Saturdays and on 0700 hours to
2000 hours on Sundays and Bank Holidays.
Reason: To ensure that the amenities of surrounding occupiers are not unduly
affected by noise and other disturbance, in accordance with Policy EMP2 and
OSC15 of The Adopted Local Plan for Slough 2004, Core Policies 1 and 6 of the
Slough Local Development Framework Core Strategy 2006-2026, and the
guidance contained in the Council’s Developer’s Guide Part 4 (2008) and the
National Planning Policy Framework (2019).
7. Bin storage
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Prior to first occupation of the development, a management strategy (‘the
strategy’) to be used by the management company for the transfer of
waste/recycling bins to collection points and the collection of bins shall be
submitted to and approved in writing by the Local Planning Authority. The
strategy shall include detailed plans to ensure that the gradient between the bin
store collection points and the street (or lay-by) where the bins are to be collected
by refuse vehicles should not exceed 1:12 (8%). The waste/recycling storage
facilities shall be provided in accordance with the approved drawings and shall be
retained at all times in the future for this purpose, and the strategy shall be
complied with for the duration of the development.
REASON: In the interests of visual amenity of the site and in the interests of
highway safety and convenience in accordance with Policy EN1 of The Adopted
Local Plan for Slough 2004, Core Policy 8 of the Slough Local Development
Framework Core Strategy 2006-2026, and the guidance contained in the
Council’s Developer’s Guide Part 4 (2008) and the National Planning Policy
Framework (2019).
8. Cycle parking
The cycle parking racks and storage facilities within the development shall be
provided in accordance with the approved plans. The cycle facilities shall be
implemented prior to the occupation of the relevant part of the development and
shall be retained thereafter at all times in the future for this purpose.
REASON To ensure that there is adequate cycle parking available at the site in
accordance with Policy T8 of The Adopted Local Plan for Slough 2004, to meet
the objectives of the Slough Integrated Transport Strategy, Core Policy 7 of the
Slough Local Development Framework Core Strategy 2006-2026, and the
guidance contained in the Council’s Developer’s Guide Part 4 (2008) and the
National Planning Policy Framework (2019).
9. Lighting Scheme
Construction of the development of the external public realm shall not commence
until details of a lighting scheme (to include the location, design of lighting
features, the nature and levels of illumination) has been submitted to and
approved in writing by the Local Planning Authority and the scheme shall be
implemented prior to first occupation of the development and maintained in
accordance with the details approved.
REASON: To ensure that a satisfactory lighting scheme is implemented as part of
the development in the interests of residential and visual amenity and in the
interest of crime prevention to comply with the provisions of Policies EN1 and
EN5 of The Adopted Local Plan for Slough 2004 and policy 12 of the adopted
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Core Strategy 2006-2026 and the National Planning Policy Framework (2019).
10. Boundary treatment, walls, fences and gates
Construction of the buildings above ground floor level shall not commence on site
until details of the proposed boundary treatment including position, external
appearance, height and materials of all boundary walls, fences and gates have
been submitted to and approved by the Local Planning Authority. The
development shall not be occupied until the approved boundary treatment has
been implemented on site. It shall be retained at all time in the future.
REASON: In the interests of the visual amenity of the area and to reduce
opportunities for crime and anti-social behaviour in accordance with Policies EN1
and EN3 of The Adopted Local Plan for Slough 2004, Core Policies 1 and 8 of
the Slough Local Development Framework Core Strategy 2006-2026, and the
guidance contained in the Council’s Developer’s Guide Part 4 (2008) and the
National Planning Policy Framework (2019).
11. Landscaping Scheme
Prior to commencement of works relating to the public realm, podium courtyard or
external spaces, a detailed landscaping and tree planting scheme has been
submitted to and approved in writing by the Local Planning Authority. This
scheme should include the trees and shrubs to be retained and/or removed and
the type, density, position and planting heights, along with staking/guying,
mulching, feeding, watering and soil quality, of new trees and shrubs, and details
of hard-surfaces which shall include compliance with the surface water drainage
mitigation as approved under condition 12 of this planning permission.
On substantial completion of the development, the approved scheme of hard
landscaping shall have been constructed. The approved scheme of soft
landscaping shall be carried out no later than the first planting season following
completion of the development. Within a five year period following the
implementation of the scheme, if any of the new or retained trees or shrubs
should die, are removed or become seriously damaged or diseased, then they
shall be replaced in the next planting season with another of the same species
and size as agreed in the landscaping tree planting scheme by the Local
Planning Authority.
REASON In the interests of the visual amenity of the area and accordance with
Policy EN3 of The Adopted Local Plan for Slough 2004 and to ensure that
surface water discharge from the site is satisfactory and shall not prejudice the
existing sewerage systems in accordance with Policies 8 and 9 of the adopted
Core Strategy 2006 - 2026 and the National Planning Policy Framework (2019).
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12. Management & Maintenance of Surface Water Drainage Scheme
Prior to commencement of works, details of the Surface Water Drainage Plan
and a Whole Life Management and Maintenance Scheme for these measures
shall be submitted to and approved in writing by the Local Planning Authority.
The Surface Water Drainage Scheme shall include the following:
- BRE 365 soakage tests to be undertaken to determine the soakage rate of the
soil.
- Method of the treatment of the surface water.
- Information evidencing that the correct level of water treatment exists in the
system is required in accordance with the Ciria SuDS Manual C753
- Whole Life Management and Maintenance Plan of the SUDs
The Surface Water Drainage measures and Whole Life Management and
Maintenance Scheme shall be implemented in accordance with the approved
details prior to first occupation of the development hereby permitted, and will
thereafter be permanently retained and maintained.
Reason: To ensure that surface water discharge from the site is satisfactory and
shall not prejudice the existing sewerage systems in accordance with Policies 8
and 9 of the adopted Core Strategy 2006 – 2026, the Council’s Development
Plan Document – Developer’s Guide Part 4 Section 6 (2016) and the National
Planning Policy Framework (2019).
13. Levels
No development shall commence until plans showing details of: existing and
finished ground levels; finished floor levels; and, the position and height of
retaining walls has been submitted to and approved in writing by the Local
Planning Authority. The development shall be carried out in accordance with the
approved details.
REASON To ensure a satisfactory appearance of the development so as not to
prejudice the visual amenity of the locality in accordance with Policy EN1 of The
Adopted Local Plan for Slough 2004, Policies 8 and 9 of the adopted Core
Strategy 2006 - 2026 and the National Planning Policy Framework (2019)..
14. Noise attenuation and ventilation
Prior to the commencement of any works above ground level, detailed
specifications of the Mechanical Ventilation and Heat Recovery (MVHR) units in
all flats and glazing system shall be submitted to the local planning authority for
approval in writing. The details will demonstrate that the glazing performance will
meet a standard of 26dB Rw + Ctr as set out in the WSP Noise Report (dated
July and October 2018) No dwelling shall be occupied until its attenuation and
ventilation mitigation measures have been installed in accordance with the
approved details. The approved mitigation measures shall be retained thereafter.
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REASON: In the interest of the living conditions of residents within the
development, to reduce noise pollution and to ensure the satisfactory ventilation
of rooms when windows are closed, to comply with policy 8 of the Core Strategy
2006 - 2026 adopted 2008 and the National Planning Policy Framework (2019).
15. Plant Noise and Machinery
Prior to commencement of any works on the relevant part of the buildings, details
of the plant noise emissions shall be submitted to the local planning authority for
approval in writing. The resulting plant noise will limited to the typical background
noise levels measured at MP1 as set out in the WSP Noise Report (dated July
and October 2018) which are as follows:
-

Daytime plant noise emission limit of 42 dB LAr, Tr
Night time plant noise emission limit of 36 dB LAr, Tr

The installation of any plant and machinery shall be carried out in accordance
with the approved details prior to any occupation of the development, and such
details shall be permanently retained thereafter.
REASON: In the interest of the living conditions of residents within the
development, to reduce noise pollution and to ensure the satisfactory ventilation
of rooms when windows are closed, to comply with policy 8 of the Core Strategy
2006 - 2026 adopted 2008 and the National Planning Policy Framework (2019).
16. Archaeology
No development shall take place within the application area until a programme of
archaeological work has been implemented in accordance with a written scheme
of investigation which has been submitted to and approved in writing by the Local
Planning Authority.
REASON: The site within an area of archaeological potential, specifically within
an area of prehistoric and Roman potential. A programme of archaeological work
is required to mitigate the impacts of the development and to record any surviving
remains so as to advance the understanding of significance of any remains in
accordance with Core Policy 9 of the adopted Core Strategy 2006 – 2026 and the
National Planning Policy Framework (2019).
17. Designing out crime
No development above ground level shall commence until evidence has been
provided to demonstrate how the applicant has used best endeavours to
incorporate measures to comply with Secured by Design Gold Award. The
evidence shall be submitted and approved in writing by the Local Planning
Authority, prior to commencement of any development above ground. The
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development shall be carried out in accordance with the approved Secured by
Design Application, and shall not be occupied or used until the Council
acknowledged in writing that it has received written confirmation of compliance.
The approved security measures shall be maintained and retained thereafter.
REASON: In order to minimise opportunities for crime and anti-social behaviour
in accordance with Policy EN5 of The Adopted Local Plan for Slough 2004 and
Core Policies 8 and 12 of the adopted Core Strategy 2006-2026 and the National
Planning Policy Framework (2019).
18. Visibility splays
The development shall not be occupied until vehicle visibility splays of 2.4m by
33m to the left and 2.4m by 33m to the right and pedestrian visibility splays of
2.4m x 2.4m have been provided on both sides of the accesses and the area
contained within the splays shall be kept free of any obstruction exceeding 600
mm in height above the nearside channel of the carriageway.
REASON: To ensure that the proposed development does not prejudice the free
flow of traffic or conditions of general pedestrian safety along the neighbouring
highway in accordance with Policies 7 and 10 of the adopted Core Strategy 20062026 and the guidance contained in the Council’s Developer’s Guide Part 3
(2008) and the National Planning Policy Framework (2019).
19. Internal access roads
Prior to first occupation of the relevant part of the development, the internal
access roads, footpaths and vehicular parking, service/loading/drop-of bays and
turning provisions for the relevant part of the development shall be provided in
accordance with approved plans and retained thereafter.
REASON: To ensure that the proposed development does not prejudice the free
flow of traffic or conditions of general safety on the local highway network in
accordance with Policy T3 of The Adopted Local Plan for Slough 2004, Policies 7
and 10 of the adopted Core Strategy 2006-2026 and the guidance contained in
the Council’s Developer’s Guide Part 3 (2008) and the National Planning Policy
Framework (2019).
20. Car Park Management Scheme
No dwelling shall be occupied until a car park management scheme has been
implemented in accordance with details that shall have first been submitted to
and been approved by in writing by the local planning authority. Scheme to
include how electric charging point parking spaces (including the car club bay)
are managed, how parking spaces are allocated or used including provision for
visitors. Thereafter the parking shall be retained for this use only in association
with the development.

Page 87

REASON In the interest of the free flow of traffic and road safety on the nearby
public highway in accordance with Policies 7 and 10 of the adopted Core
Strategy 2006-2026 and the guidance contained in the Council’s Developer’s
Guide Part 4 (2008) and the National Planning Policy Framework (2019).
21. Electric Vehicle Charging Points
No dwelling shall be occupied until 20 no. 7 kW Mode 3 electric vehicle charging
points (including an electrical charging point for the car club) have been provided
with electric cabling that is connected to the developments power supply and is
suitable for supplying power to 7 kW Mode 3 chargers (that can be installed and
connected to the cable at a later date). Thereafter the electric vehicle charging
point shall be retained and maintained as operational for the duration of the
development.
REASON: In the interest of public health and air quality in particular encouraging
use of low carbon emission cars in accordance with policies 7, 8 and 10 of the
Core Strategy 2006 - 2026 adopted 2008 and the guidance contained in the
Council’s Developer’s Guide Part 4 (2008) and the National Planning Policy
Framework (2019).
22. Sustainable Development
The proposed energy efficiency and low carbon measures incorporated within the
development shall be carried out in accordance with the Sustainability and
Energy Statement dated January 2019 which calculates the reduction in annual
CO2 emissions to 41.32 tonnes corresponding to a reduction across the site of
17.79% over Building Regulations 2013 Part L and associated Approved
Documents. No part of the Development shall be used or first occupied (other
than for construction purposes) until it has been carried out in accordance with
the approved details and shall be retained for the lifetime of the development.
REASON: In the interest of sustainable development in particular reducing
carbon emissions and in accordance with policy 8 of the Core Strategy 2008 and
the guidance contained in the Council’s Developer’s Guide Part 4 (2008) and the
National Planning Policy Framework (2019).
Energy Statement Compliance (Residential)
23. Within 3 months of final occupation of the residential dwellings within a
Development block, evidence shall be submitted that the energy statement
approved pursuant to Condition 22 above have been implemented in accordance
with the approved details.
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Reason: In the interests of energy conservation and reduction of CO2 emissions,
in accordance with policies CP8 and the National Planning Policy Framework
(2019).
Energy Statement Compliance (Non-residential)
24. Within 3 months of final occupation of the non-residential units within
Development Block E, evidence shall be submitted that the energy statements
approved pursuant to Condition 22 above have been implemented in accordance
with the approved details.
Reason: In the interests of energy conservation and reduction of CO2 emissions,
in accordance with policies CP8 and the National Planning Policy Framework
(2019).
25. Green Roofs
Prior to the commencement of work on the relevant part of the buildings hereby
approved, details of green roofs, including planting and maintenance schedules,
and ecological enhancement measures for the development shall be submitted to
and approved in writing by the Local Planning Authority. No less than 2.881.3
sqm (green roof) shall be provided across the roofs of the development. The
green and brown roofs shall be laid out on the relevant building, prior to first
occupation within the relevant building in accordance with the details as
approved. The green and brown roof shall be permanently retained thereafter.
Reason: To ensure the provision of green and brown roofs in the interests of
sustainable urban drainage and habitat provision, in accordance with policies
policy 8 of the Core Strategy 2008 and the guidance contained in the Council’s
Developer’s Guide Part 4 (2008) and the National Planning Policy Framework
(2019).
26. Construction Management Scheme
No development shall take place until a Construction Management Plan has been
submitted to and approved in writing by the local planning authority, which shall
include details of the provision to be made to accommodate all site operatives',
visitors' and construction vehicles loading (to a minimum Euro 6/VI Standard), offloading, parking and turning within the site and wheel cleaning facilities during the
construction period, non-road mobile machinery (NRMM) controls to be in line
with Table 10 in the Low Emission Strategy (LES) guidance and that all heating
systems (when the development is operational) shall meet the emission
standards laid out in table 7 of the LES guidance. The Plan shall thereafter be
implemented as approved before development begins and be maintained
throughout the duration of the construction works period.
REASON In the interest of minimising danger and inconvenience to highway
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users and in the interests of air quality in accordance with policies 7 and 8 of the
Core Strategy 2008 and the National Planning Policy Framework (2019).
27. Construction and Demolition Plan
No development shall begin until details of a scheme (Working Method
Statement) to control the environmental effects of demolition and construction
work has been submitted to and approved in writing by the Local Planning
Authority. The scheme shall include:
(i) control of noise
(ii) control of dust, smell and other effluvia
(iii) control of surface water run off
(iv) site security arrangements including hoardings
(v) proposed method of piling for foundations
The development shall be carried out in accordance with the approved scheme or
otherwise, as agreed by the Local Planning Authority.
REASON: In the interests of the amenities of the area in accordance with Core
Policy 8 of the Slough Local Development Framework Core Strategy 2006-2026,
and the guidance set out in the National Planning Policy Framework (2019).
28. Remediation Validation
No development within or adjacent to any area(s) subject to remediation works
carried out pursuant to the Phase 3 Quantitative Risk Assessment and Site
Specific Remediation Strategy condition shall be occupied until a full Validation
Report for the purposes of human health protection has been submitted to and
approved in writing by the Local Planning Authority. The report shall include
details of the implementation of the remedial strategy and any contingency plan
works approved pursuant to the Site Specific Remediation Strategy condition
above. In the event that gas and/or vapour protection measures are specified by
the remedial strategy, the report shall include written confirmation from a Building
Control Regulator that all such measures have been implemented.
REASON: To ensure that remediation work is adequately validated and recorded,
in the interest of safeguarding public health in accordance with Policy 8 of the
Core Strategy 2008 and the National Planning Policy Framework (2019).
29. Watching Brief
The developer shall carry out a watching brief during site work and shall draw to
the attention of the Local Planning Authority to the presence of any unsuspected
contamination (to soil or/and water, determined by either visual or olfactory
indicators) encountered during the development. In the event of contamination to
land and/or water being encountered, no development or part thereof shall
continue until a programme of investigation and/or remedial work to include
details of the remedial scheme and methods of monitoring, and validation of such
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work undertaken has been submitted to and approved in writing by the Local
Planning Authority. None of the development shall be commissioned and/or
occupied until the approved remedial works, monitoring and validation of the
works have been carried out and a full validation report has been submitted to
and approved in writing by the Local Planning Authority. In the event that no
significant contamination is encountered, the developer shall provide a written
statement to the Local Planning Authority confirming that this was the case, and
only after written approval by the Local Planning Authority shall the development
be commissioned and/or occupied.
Reason: To ensure that any ground and water contamination is identified and
adequately assessed, and that remediation works are adequately carried out, to
safeguard the environment and to ensure that the development is suitable for the
proposed use in accordance with Policy 8 of the Core Strategy 2008 and the
National Planning Policy Framework (2019).
30. Piling
No piling shall take place until a piling method statement (detailing the depth and
type of piling to be undertaken and the methodology by which such piling will be
carried out, including measures to prevent and minimise the potential for damage
to subsurface sewerage infrastructure, and the programme for the works) has
been submitted to and approved in writing by the local planning authority in
consultation with Thames Water. Any piling must be undertaken in accordance
with the terms of the approved piling method statement.
Reason: To prevent any potential to impact on local underground water and
sewerage utility infrastructure ensure that any ground and water contamination is
identified and adequately assessed, to safeguard the environment and to ensure
that the development is suitable for the proposed use in accordance with Policies
8 and 9 of the Core Strategy 2008 and the National Planning Policy Framework
(2019).
31. Foul drainage
Construction works shall not commence until a drainage strategy detailing any on
and/or off site foul drainage works, has been submitted to and approved by, the
local planning authority in consultation with the sewerage undertaker. No
discharge of foul water from the site shall be accepted into the public system until
the drainage works referred to in the strategy have been completed.
Reason: The development may lead to sewage flooding; to ensure that sufficient
capacity is made available to cope with the new development; and in order to
avoid adverse environmental impact upon the community in accordance with
Policies 8 and 9 of the Core Strategy 2008 and the National Planning Policy
Framework (2019).
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32. Impact Studies
Prior to commencement of development details of Impact Studies which identifies
the existing water supply infrastructure in order to determine the magnitude of
any new additional capacity required in the system and the location of a suitable
connection point shall be submitted to and approved in writing by the Local
Planning Authority.
Reason: To ensure that the water supply infrastructure has sufficient capacity to
cope with the additional demand in accordance with Policies 8 and 9 of the Core
Strategy 2008 and the National Planning Policy Framework (2019).
33. Car Parking Permit Restrictions
No occupier of the residential units with the exception of disabled persons that
are registered blue badge holders, shall be entitled to a car parking permit or
retain such a permit for any Controlled Parking Zone (CPZ) in the Borough. If
such a permit is issued to a resident of the development, it shall be surrendered
to the Council within seven days of receipt.
Reason: In order to ensure that the development does not harm the existing
amenities of the occupiers of neighbouring residential properties by adding to the
level of on-street car parking stress in the area, in accordance with Policy T2 of
the Adopted Local Plan (2004), Policies 7 and 8 of the Core Strategy 2008, the
guidance contained in the Council’s Developer’s Guide Part 3 (2008) and the
National Planning Policy Framework (2019).
34. Car Park Permit Restriction Scheme
The development hereby permitted shall not be occupied until such time as a
scheme has been submitted to and approved in writing by the local planning
authority to ensure that all occupiers of the residential units as labelled on
approved plans listed in condition 2 other than those with disabilities who are
registered blue badge holders, have no entitlement to parking permits from the
Council and to ensure that occupiers are informed, prior to occupation, of such
restriction. The development shall not be occupied otherwise than in accordance
with the approved scheme.
Reason: In order that the prospective occupiers of the new residential units are
made aware of the fact that they will not be entitled to an on-street car parking
permit, in the interests of the proper management of parking, and to ensure that
the development does not harm the existing amenities of the occupiers of
neighbouring residential properties by adding to the level of on-street car parking
stress in the area, in accordance with Policy T2 of the Adopted Local Plan (2004),
Policies 7 and 8 of the Core Strategy 2008, the guidance contained in the
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Council’s Developer’s Guide Part 3 (2008) and the National Planning Policy
Framework (2019).
35. Obscure Glazing and Privacy Screens
Notwithstanding the details in the approved plans, the windows located on the
south elevation of Block B on levels 1, 2 and 3 facing Edwards Court shall
contain obscure or opaque glazing only up to a height of 1.7m (from floor level)
and shall be permanently retained and maintained as obscure/opaque glazing
only for the lifetime of the building.
Notwithstanding the details within the approved plans, the recessed balconies
within Block B on levels, 1, 2 and 3 shall contain a visual screen on the south
facing façade no less than a height of 1.7m (from floor level) and shall be
permanently retained and maintained for the lifetime of the building.
Reason: To prevent direct overlooking between facing windows and recessed
balconies on the development and the adjacent residential dwellings in Edwards
Court in order to ensure the residential units (in both buildings) will have good
levels of privacy, in accordance with Policy EN1 of The Adopted Local Plan for
Slough 2004, Core Policy 8 of the Slough Local Development Framework Core
Strategy 2006-2026, and the guidance contained in the Council’s Developer’s
Guide Part 4 (2008) and the National Planning Policy Framework (2019).
36. Wheelchair User Dwellings and Adaptable Dwellings
A minimum of 3 maisonettes (in Block F) and 7 x flats (in Blocks B, C, D and F)
labelled as Wheelchair Adaptable Homes as shown on the plans hereby
approved shall be provided to Building Regulation requirement M4 (3) as
Wheelchair User Dwellings.
All other remaining flats as shown on the plans hereby approved shall be
provided to meet Building Regulation requirement M4 (2) 'accessible and
adaptable dwellings'.
Reason: To ensure that the development provides for the changing
circumstances of occupiers and responds to the needs of people with disabilities,
in accordance with Policy EN1 of The Adopted Local Plan for Slough 2004, Core
Policies 3, 4 and 8 of the Slough Local Development Framework Core Strategy
2006-2026, and the guidance contained in the Council’s Developer’s Guide Part
4 (2008) and the National Planning Policy Framework (2019).
37. Level Accesses/Thresholds
The ground floor entrance doors to the Development shall not be less than 1
metre wide and the threshold shall be at the same level to the paths fronting the
entrances to ensure level access. Level thresholds shall be provided throughout
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the development between the residential units and the external amenity/balconies
and the main lobbies.
Reason: In order to ensure the development provides ease of access for all
users, in accordance with Policy EN1 of The Adopted Local Plan for Slough
2004, Core Policy 8 of the Slough Local Development Framework Core Strategy
2006-2026, and the guidance contained in the Council’s Developer’s Guide Part
4 (2008) and the National Planning Policy Framework (2019).
38. Highways Works Scheme
None of the residential units hereby permitted shall be occupied until the highway
works to The Crescent (including narrowing the priority road and changing the
priority of the junction of The Crescent & Burlington Avenue near to the
development site. The build out will require bollards to prevent parking on the
new footway, dropped kerb and tactile paving provision to aid pedestrians to
cross the road and a raised table section again to aid crossing and also slow
traffic at the junction) have been completed in accordance with a scheme (under
s278 of the Highways Act) which shall have first been submitted to and approved
in writing by the Council.
Reason: To ensure the proposal has an acceptable impact on pedestrian safety
and on the operation of the highway and in the interest of visual amenity, in
accordance Policies 7 and 10 of the adopted Core Strategy 2006-2026 and the
guidance contained in the Council’s Developer’s Guide Part 4 (2008) and the
National Planning Policy Framework (2019).
39. No Telecommunications Equipment
Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 (or any Order revoking or re-enacting that
Order with or without modification), no aerials, antennae, satellite dishes or
related telecommunications equipment shall be erected on any part of the
development hereby permitted, without planning permission first being obtained.
Reason: To ensure that the visual impact of telecommunication equipment can
be considered in accordance with Policy EN1 of The Adopted Local Plan for
Slough 2004, Core Policy 8 of the Slough Local Development Framework Core
Strategy 2006-2026, and the guidance contained in the Council’s Developer’s
Guide Part 4 (2008) and the National Planning Policy Framework (2019).
40. No other alterations to the buildings
No alterations shall be carried out to the external appearance of the development
hereby approved, including the installation of air conditioning units, water tanks,
ventilation fans or extraction equipment, not shown on the approved drawings.
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Reason: To ensure a satisfactory external appearance and prevent harm to the
street scene, and to safeguard the amenities of neighbouring residential
occupiers, in accordance with Policy EN1 of The Adopted Local Plan for Slough
2004, Core Policy 8 of the Slough Local Development Framework Core Strategy
2006-2026, and the guidance contained in the Council’s Developer’s Guide Part
4 (2008) and the National Planning Policy Framework (2019).
41. Bird Boxes
Prior to occupation of any part of the development, details of a scheme for Bird
Boxes shall be submitted to and approved in writing by the local planning
authority. The scheme shall detail the location, design, size and material of the
bird boxes and elevations and plans shall be provided to identify the bird boxes to
the satisfaction of the local planning authority The development shall be carried
out in accordance with the scheme prior to any occupation of the development
and shall be permanently retained and maintained thereafter.
REASON: To safeguard habitats for birds and to deliver net gains in biodiversity
in accordance with the National Planning Policy Framework (2019).
42. Community Accessibility Operations and Management Plan
Prior to occupation of any part of the development, details of a scheme for
operations and management of the Class B1/D1 or D2 Facility in Block E shall be
submitted to and approved in writing by the local planning authority. The scheme
shall include (but not be limited to) the following:
-

-

-

Confirmation of the Use Class of the Facility;
Details of the booking arrangements of the facility, ensuring the facility is
fully accessible and open to members of the public;
Hours of operations; including any exceptional circumstances whereby the
facility will be required to open outside of the specified hours in the planning
condition;
Detailed floorplans of the ground floor facility including the provision of any
w/c facilities, storage and kitchen facilities with any associated
plant/machinery;
Details to confirm that no music or amplified sound will be audible from the
nearest residential premises in the development or surrounding area;
Where appropriate, a typical event programme identifying peak periods of
use;

The development shall be carried out and operated in accordance with the
scheme prior to any occupation of the development.
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REASON: In the interests of the amenities of the area in accordance with Core
Policy 8 of the Slough Local Development Framework Core Strategy 2006-2026,
and the guidance set out in the National Planning Policy Framework (2019).
43. Play Equipment
Prior to first occupation of the development, a scheme detailing the play
equipment of the outdoor play spaces, for that part of the development shall be
submitted to the local planning authority and approved in writing. Any play
equipment will be designed to be fully inclusive to ensure the play areas are
accessible to all and will be implemented in accordance with the approved plans,
to be permanently retained thereafter.
Reason: In order to ensure equal life chances for all, and to prevent groups such
as blind people and disabled children being excluded from use of public realm
and other amenities by designs failing in detail to take specific needs into
account, in accordance with Policy EN1 of The Adopted Local Plan for Slough
2004, Core Policy 8 of the Slough Local Development Framework Core Strategy
2006-2026, and the guidance contained in the Council’s Developer’s Guide Part
4 (2008) and the National Planning Policy Framework (2019).
44. Fire Safety
The development shall be implemented in accordance with the Building Services
and Maintenance, fire safety principles and provisions set out in Parts 3.6 and
3.12 of the Design and Access Statement by HTA.
Reason: To ensure that the Development contributes to the minimisation of
potential fire risk in accordance with National Planning Policy Framework (2019).
45. Community Landscape Management Scheme
Prior to any occupation of the development, a landscape management and
maintenance scheme for the central green, including details of any community
planting, landscaping and/or maintenance initiatives shall be submitted to the
local planning authority and approved in writing. The development shall be
carried out in accordance with the scheme, for the duration of the lifetime of the
development.
REASON In the interests of the visual amenity of the area and accordance with
Policy EN3 of The Adopted Local Plan for Slough 2004, Policies 8 and 9 of the
adopted Core Strategy 2006 - 2026 and the National Planning Policy Framework
(2019).
46. Car Club Space
Prior to commencement of development, a scheme for an on-site Electric Vehicle
(EV) Car Club shall be submitted to the local planning authority and approved in
writing. The EV Car Club scheme shall include the provision of one designated
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on-site car parking bay identified on a plan which includes the dimensions and
the detailed specification of the necessary infrastructure. The development shall
be carried out in accordance with the approved scheme and will be permanently
retained and maintained thereafter.
REASON: In the interest of public health and air quality in particular encouraging
use of low carbon emission cars in accordance with policies 7, 8 and 10 of the
Core Strategy 2006 - 2026 adopted 2008 and the guidance contained in the
Council’s Developer’s Guide Part 4 (2008) and the National Planning Policy
Framework (2019).
47. Prior to the first occupation of development, a Travel Plan shall be submitted to
the Local Planning Authority for approval in writing which details the long-term
management strategies for integrating the development proposal with sustainable
travel including setting out measures to promote and encourage sustainable
travel (such as promoting walking and cycling, increasing use of public transport)
for occupiers in the development. The applicant shall implement the development
in accordance with the approved travel plan and shall monitor the approved travel
plan on a bi-annual basis, and thereafter maintain and develop the travel plan to
the satisfaction of the Local Planning Authority.
Reason: To promote sustainable modes of travel and to reduce the reliance on
the private motor car In accordance with the aims and objectives of National
Planning Policy Framework (2019), Local Plan Policy T2, T8 and T9 and Core
Strategy Policy CP7.
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AGENDA ITEM 6

Supplementary Report to Planning Committee
Registration Date:

02-Nov-2017

Application No:

P/10012/008

Officer:

Christian Morrone

Ward:

Colnbrook with Poyle

Applicant:

Summerleaze Limited

Application Type:

Major

13 Week Date:

01.02.2019

Agent:

QuarryPlan

Location:

Poyle Quarry, Poyle Road, Colnbrook, Slough, Berkshire

Proposal:

Temporary planning permission for a period of 8 years for the retention of
existing plant to be used for the processing of sand and gravel extraction.
Formation of new vehicular access split junction on the Poyle Road. New
footpath/cycleway parallel to the Poyle Road. Landscaping and restoration of
site and associated works.

Recommendation: Delegate to Planning Manager for Approval

Page 99

P/10012/008
1.0

SUMMARY OF RECOMMENDATION

1.1

Having considered the relevant policies and guidance as set out in the
following report, the comments from consultees as well as all other
relevant material considerations, it is recommended the application be
delegated to the Planning Manager for:
A. Approval subject to
1) the satisfactory completion of a Section 106 agreement to secure
agreed lorry routing; the works required through the Section 278
agreement,
2) finalising conditions; and any other minor changes.
B) Refuse the application if the completion of the Section 106 Agreement
is not finalised by 7th November 2019 unless otherwise agreed in
consultation between the Chair of the Planning Committee and the
Planning Manager.

2.0

PART A: BACKGROUND
Planning Committee Resolution

2.1

On the 16th January 2019 the Planning Committee made a resolution to
delegate the decision on the application to the Planning Manager for
approval as set out in the report; or refuse the application if the
completion of the Section 106 Agreement was not finalised by 6th July
2019.

2.2

As set out in the previous Supplementary Planning Committee Report
and Amendment Sheet, the Section 106 agreement to secure agreed
lorry routing; the works required through the Section 278 agreement.

3.0

Revisions to the Proposal

3.1

Since the application was delegated back to the Planning Manager on
the 16th January 2019, the Section 106 Agreement has been making
progress, however it is taking longer than anticipated to complete.

4.0

Policy

4.1

The revised National Planning Policy Framework was updated on 19
February 2019 which is after the date of the Planning Committee where it
was agreed to delegate the application back to the Planning Manager.
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The changes in the revised National Planning Policy Framework 2019 do
not change recommendation to the Planning Committee.
4.0

PART B: RECOMMENDATION

4.1

Having considered the relevant policies and guidance as set out in the
following report, the comments from consultees as well as all other
relevant material considerations, it is recommended the application be
delegated to the Planning Manager for:
B. Approval subject to
3) the satisfactory completion of a Section 106 agreement to secure
agreed lorry routing; the works required through the Section 278
agreement,
4) finalising conditions; and any other minor changes.
Refuse the application if the completion of the Section 106 Agreement is
not finalised by 7th November 2019 unless otherwise agreed in
consultation between the Chair of the Planning Committee and the
Planning Manager.

6.0

PART D: CONDITIONS

6.1

DRAFT CONDITIONS:
1. The development hereby permitted shall be commenced within three
years from the date of this permission.
REASON: To prevent the accumulation of planning permissions, and
to enable the Council to review the suitability of the development in
the light of altered circumstances and to comply with the provisions
of Section 91 of the Town and Country Planning Act 1990.
2. Written notification of the intention to commence development on the
site shall be submitted, in writing, to the Local Planning Authority 7
days prior to the commencement of the development.
REASON: In the interests of monitoring and enforcement of the
development.
3. The development hereby permitted shall be carried out in
accordance with the following approved plans:
a) Drawing No. M16.163.D.104; Dated August 2017; Rec’d
02/09/2017
b) Drawing No. M16.163.D.105; Dated August 2017; Rec’d
02/09/2017
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c) Drawing No. M16.163.D.107; Dated August 2017; Rec’d
02/09/2017
d) Drawing No. M16.163.D.108; Dated August 2017; Rec’d
02/09/2017
e) Drawing No. M16.163.D.109; Dated July 2018; Rec’d
08/08/2018
f) Drawing No. M16.163.D.110; Dated July 2018; Rec’d
08/08/2018
g) Drawing No. M16.163.D.112; Dated July 2018; Rec’d
08/08/2018
h) Drawing No. M16.163.D.113; Dated Sept 2018; Rec’d
12/09/2018
i) Drawing No. PYL/003; Dated 02/07/2018; Rec’d 08/08/2018
j) Drawing No. PYL/004; Dated 03/07/2018; Rec’d 08/08/2018
k) Drawing No. A057855: SD1[A].cdr; Dated Dec 2009; Rec’d
08/08/2018
l) Drawing No. A057855: SD9[A].cdr; Dated Dec 2009; Rec’d
08/08/2018
REASON: To ensure that the site is developed in accordance with
the submitted application and to ensure that the proposed
development does not prejudice the amenity of the area and to
comply with the Policies in the Development Plan.
Pre-commencement conditions
4. The use of processing plant site shall not commence until the
developer has dedicated to the land required to access/egress the
site and to facilitate a bus gate along the Poyle Road to the Highway
Authority as agreed via a Section 38 or Section 278 Agreement.
REASON: In the interests of highway safety in accordance with Core
Policy 7 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008
5. Prior to the commencement of development, a detailed design
scheme of the proposed access junction shall be submitted to and
approved in writing by the Local Planning Authority. The scheme
shall be implemented as approved in line with the Section 278
agreement.
REASON: In the interests of highway safety in accordance with Core
Policy 7 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
6. The new access haul road will not be used until the visibility splays
have been provided on both sides of the access in line with the
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agreed scheme under the Section 278 agreement.
REASON: In the interests of highway safety in accordance with Core
Policy 7 of The Slough Local development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
7. Prior to the use of the new access haul road, a sign stating the all
Heavy Goods Vehicles shall turn right out of the site shall be
displayed in a location visible to drivers within the site and near to
the highway access. The sign shall be maintained for the duration of
the development.
REASON: In the interests of highway safety and protecting local
health, safety and amenity in accordance with Core Policy 7 of The
Slough Local development Framework, Core Strategy 2006-2026,
Development Plan Document, December 2008.
8. Prior to the commencement of development, details of the existing
Bailey Bridge and abutments shall be submitted to and approved in
writing by the Local Planning Authority. Any required amendments
to the bridge or abutments under the approved scheme shall be
implemented prior to the use of the Bailey Bridge. The Bailey Bridge
shall be kept clear of mud and detritus at all times.
REASON: To protect the Colne Brook from pollution in accordance
with Core Policy 8 of The Slough Local Development Framework,
Core Strategy 2006-2026, Development Plan Document, December
2008.
9. Prior to the construction of the bund, details of the design and
construction of the bund and its treatment shall be submitted to and
approved in writing by the Local Planning Authority. The approved
scheme shall be implemented in full before the development of the
processing plant commences and be retained for the life of the
development. The bund shall be retained in place the completion of
the development. The bund materials shall then be used in the
restoration of the land in line with restoration scheme approved
under condition 40 of this permission.
REASON: In the interests of amenity and the satisfactory restoration
of the site in accordance with Core Policy 8 of The Slough Local
Development Framework, Core Strategy 2006-2026, Development
Plan Document, December 2008 and Saved Policy 18 of the
Replacement Minerals Local Plan for Berkshire (2001).
10. Prior to the commencement development, a Drainage and SuDS
Strategy details and methods of disposal of surface water from the

Page 103

access road and processing site shall be submitted for the approval
in writing of the Local Planning Authority. This should include the
following:
i. information relating to the acceptable intrusive investigation and
soakage tests to BRE365 Digest, along with agreement from
Thames Water for mains connection.
ii. Evidence that the applicant understands the sensitivity of
discharge points relating to the receiving water body;
iii. Information evidencing that the correct level of water treatment
exists in the system in accordance with the Ciria SuDS Manual
C753;
iv. Existing and proposed run-off rate calculations completed
according to a suitable method such as IH124 or FEH;
v. Existing and proposed run-off volume calculations completed
according to a suitable method such as IH124 or FEH.
vi. Maintenance regimes of the entire surface water drainage
system including individual SuDS features, including the
organisation responsible for each element;
vii. Evidence that enough storage/attenuation has been provided
without increasing the runoff rate or volume. This must be
shown for a 1 in 100 year plus climate change event; and
viii. A Maintenance Plan;
The approved scheme shall be implemented as approved.
REASON: To minimise the impact on the natural and built
environment in line with paragraphs 121 and 178 of the National
Planning Policy Framework, as well as Core Policies 8 and 9 of The
Slough Local Development Framework, Core Strategy 2006-2026,
Development Plan Document, December 2008.
11. Prior to the commencement development, a Water Cycle Statement
should be submitted for the approval in writing of the Local Planning
Authority. This should set out in detail how the operator will manage
the use of water within the plant site. The approved scheme shall be
implemented as approved.
REASON: To minimise the impact on the natural and built
environment in line with paragraph 178 of the National Planning
Policy Framework, as well as Core Policies 8 and 9 of The Slough
Local Development Framework, Core Strategy 2006-2026,
Development Plan Document, December 2008.
12. Prior to the operation of the processing plant, details of the buildings
to be retained on site and their location shall be submitted to and
approved in writing by the Local Planning Authority. The approved
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scheme shall be implemented in full unless otherwise agreed in
writing by the Local Planning Authority.
REASON: In the interests of amenity in accordance with Core Policy
8 of The Slough Local Development Framework, Core Strategy
2006-2026, Development Plan Document, December 2008.
13. Prior to the operation of the processing plant, a comprehensive and
site specific Dust Management Scheme shall be submitted to, and
approved in writing by, the Local Planning Authority. The Scheme
should set out measures to mitigate the impact of dust deriving from
the operations and measures to ensure that the site is kept damp
and free from dust using bowsers and / or water sprays sufficient for
this purpose during periods of dry weather. The Scheme should also
include measures for monitoring dust and measures to be taken in
the event of complaints received by the Local Planning Authority.
The Dust Management Plan shall be produced in accordance with
the Institute of Air Quality Management (IAQM) ‘Guidance on the
Assessment of Minerals Dust Impacts of Planning (2016). The
approved Dust Management Plan shall be implemented as approved
for the duration of the development. The approved Dust
Management Plan shall be reviewed annually following the
commencement of the development to ensure the effectiveness of
the development.
REASON: In the interests of amenity in accordance with Core Policy
8 and 9 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
14. Prior to the operation of the processing plant, details of the proposed
type, size and model of all plant and machinery within the
processing plant area shall be submitted to and approved by the
Local Planning Authority. All equipment used shall be in accordance
with the approved details.
REASON: In the interests of local amenity in accordance with Core
Policies 8 and 9 of The Slough Local Development Framework,
Core Strategy 2006-2026, Development Plan Document, December
2008.
15. Prior to the commencement of development, details of all external
lighting associated with mobile plant shall be submitted to and
approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved
details.
REASON: In the interests of amenity and the safety of air traffic
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using Heathrow Airport in accordance with Core Policies 8 and 9 of
The Slough Local Development Framework, Core Strategy 20062026, Development Plan Document, December 2008.
16. Prior to commencement of development, details of the wheel wash
facility, including its location, shall be submitted to and approved in
writing by the Local Planning Authority. The facility shall be installed
as approved prior to commencement of the development and
maintained in good working order throughout the life of the
development.
REASON: In the interests of road safety and local amenity in
accordance with Core Policies 7, 8 and 9 of The Slough Local
Development Framework, Core Strategy 2006-2026, Development
Plan Document, December 2008.
17. Prior to commencement of development, details of the location of
fencing shall be submitted to and approved in writing by the Local
Planning Authority. The fencing shall be installed as approved and
maintained in good working order throughout the life of the
development.
REASON: In the interests of local amenity in accordance with Core
Policies 8 and 9 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
Operations and hours of working
18. The development hereby permitted shall cease and the site be
restored in accordance with scheme approved under conditions 41
no later than 8 years from the date of the implementation of the
permission (as notified under condition 2 of this permission.
REASON: To ensure the development is completed in line with the
permission and to ensure that the land is satisfactorily restored in
accordance with Saved Policies 18 and 28 of the Replacement
Minerals Local Plan for Berkshire (2001), Core Policy 9 of The
Slough Local Development Framework, Core Strategy 2006-2026,
Development Plan Document, December 2008 as well as paragraph
170 of the National Planning Policy Framework (2018).
19. For the duration of the development, contact information for the
operator of the site (in relation to operational impacts and
emergency contact information) shall be displayed at the entrance to
the site.
REASON: To ensure the development is completed in line with the
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permission in the interests of public health, safety and amenity in
accordance with Policies 8 and 9 The Slough Local Development
Framework, Core Strategy 2006-2026, Development Plan
Document, December 2008.
20. During the life of the development, a copy of this permission,
including all documents hereby permitted and any documents
subsequently approved in accordance with this permission, shall be
available on the site during working hours in a position which is
readily accessible to any person undertaking the development.
REASON: To ensure that the development hereby approved is
operated in accordance with the approved plans and conditions
attached to the permission.
21. The processing plant used as part of this development shall be of
grey or green tone to blend in to the background and minimise the
visual impact of the works. The processing plant shall be maintained
in accordance with the approved details. There should be no change
to the approved processing plant without approval from the Local
Planning Authority
REASON: To ensure a satisfactory appearance of the development
so as not to prejudice the visual amenity of the locality in accordance
with Core Policies 8 and 9 of The Slough Local Development
Framework, Core Strategy 2006-2026, Development Plan
Document, December 2008
22. The processing plant hereby permitted shall be used solely for the
processing of sand and gravel raised from Poyle Quarry Extension,
in accordance with planning permission 17/03426/FULL as granted
by the Royal Borough of Windsor and Maidenhead (or any
subsequent extension to the quarry permitted).
REASON: To ensure the development is in accordance with Saved
Policies 28 and 29 of the Replacement Berkshire Minerals Plan
(2001).
23. No operations or activities shall be carried out on site, and no Heavy
Goods Vehicles shall enter, depart or manoeuvre within the site
outside of the hours of 7:00 to 17:00 Mondays to Fridays and 7:30 to
13:00 on Saturdays. There shall be no operations on Sundays or
recognised Public Holidays.
REASON: In the interests of the amenity of the area and in
accordance with Core Policies 8 and 9 of The Slough Local
Development Framework, Core Strategy 2006-2026, Development
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Plan Document, December 2008.
24. No operations for the construction of the access road and screening
bunds shall be carried out except between 7:30 and 17:00 hours,
Monday to Friday, and 8:30 to 12:00 on Saturdays. There shall be
no operations on Sundays or recognised Public Holidays.
REASON: In the interests of the amenity of the area and in
accordance with Core Policies 8 and 9 of The Slough Local
Development Framework, Core Strategy 2006-2026, Development
Plan Document, December 2008.
Highways
25. Unless otherwise approved in writing by the Local Planning
Authority, the number of Heavy Goods Vehicles transporting
minerals shall not exceed 52 entering the site in any one day; and
52 exiting the site in any one day.
REASON: In the interests of highway safety in accordance with Core
Policy 7 and 8 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008
26. Records of daily Heavy Goods Vehicle movements for shall be
maintained at all times and shall be made available for inspection by
the Local Planning Authority within 7 days of a written request.
REASON: To allow monitoring of the number of Heavy Goods
Vehicles entering and exiting the site in accordance with Core Policy
7 and 8 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
27. All Heavy Goods Vehicles leaving the site shall pass through the
wheel wash facility. No vehicle shall leave the site unless it has been
cleaned sufficiently to prevent mud and spoil being carried on to the
public highway. In the event that mud and spoil from vehicles leaving
the site is deposited on the public highway, measures shall be taken
to clean the highway. At the end of each working day any mud
and/or spoil brought on to the public highway as a result of the
development hereby approved shall be removed to the satisfaction
of the Local Planning Authority.
REASON: In the interests of highway safety and local amenity in
accordance with Core Policy 7of The Slough Local Development
Framework, Core Strategy 2006-2026, Development Plan
Document, December 2008.
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28. All Heavy Goods Vehicles importing inert waste to Preferred Area 12
(as permitted under planning permission 17/03426/FULL by the
Royal Borough of Windsor and Maidenhead) shall remain sheeted at
all times (except when inspection is required) within the application
site.
REASON: In the interests of amenity and road safety in accordance
with Core Policies 7, 8 and 9 of The Slough Local Development
Framework, Core Strategy 2006-2026, Development Plan
Document, December 2008.
29. No loaded Heavy Goods Vehicles shall leave the site unless
sheeted.
REASON: In the interests of amenity and road safety in accordance
with Core Policies 7, 8 and 9 of The Slough Local Development
Framework, Core Strategy 2006-2026, Development Plan
Document, December 2008.
Noise
30. All plant and machinery operated within the site shall be maintained
in accordance with the manufacturers' specification at all times and
shall be fitted with and use white-noise type reversing alarms to the
satisfaction of the Local Planning Authority.
REASON: In the interests of amenity and no minimise noise
disturbance in accordance with Saved Policy 28 of the Replacement
Berkshire Minerals Plan (2001) and Core Policy 8 of The Slough
Local Development Framework, Core Strategy 2006-2026,
Development Plan Document, December 2008.

31. The level of noise emitted from the site shall not exceed 10dB LAeq
1 hour (free field) above background noise level, subject to a
maximum of 55dB(A)LAEQ1h (free field) as measured at the Noise
Measurement Locations 4, 5, 6, and 7 identified in section 4.2 of the
Noise Assessment Report (dated 22 August 2017).
REASON: In the interests of amenity and in accordance with Saved
Policy 28 of the Replacement Berkshire Minerals Plan (2001) and
Core Policy 8 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
32. Within six months of the date of this permission, a Noise Monitoring
Scheme shall be shall be submitted to the Local Planning Authority
for approval. The scheme shall be in accordance BS4142. The
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scheme shall include:
(a) noise monitoring locations;
(b) frequency of measurements (to be at least quarterly);
(c) results of noise monitoring to be submitted to Local Planning
Authority for each quarter;
(d) remedial measures to be adopted for the operation of the
processing plant if noise levels exceed those specified in the
conditions of this planning permission; and
(e) procedures for dealing with complaints from local residents.
REASON In the interests of amenity and in accordance with Saved
Policy 28 of the Replacement Berkshire Minerals Plan (2001) and
Core Policy 8 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
33. During haul road construction (including the bund) the level of noise
arising from any operation, plant or machinery on the site, when
measured or recalculated as at a height of 1.2 m above ground level
and 3.6 m from the façade of Poyle Lodge and Poyle Corner shall
not exceed 70dB(A)Leq, during any 30 minute period.
REASON In the interests of amenity and in accordance with Saved
Policy 28 of the Replacement Berkshire Minerals Plan (2001) and
Core Policy 8 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
Stockpiles
34. The stockpiles of minerals within the processing area shall not
exceed 5 metres in height.
REASON: In the interests of visual amenity and in accordance Core
Policy 9 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
Protection of watercourses and soils
35. Any oil, fuel lubricant and other potential pollutants shall be handled
on the site in such a manner as to prevent pollution of any
watercourse or soil. For any liquid other than water, this shall
include storage in suitable tanks and containers which shall be
housed in an area surrounded by bund walls of sufficient height and
construction so as to contain 110% of the total contents of all
containers and associated pipe work. The floor and walls of the
bunded areas shall be impervious to both water and oil. The pipes
shall vent downwards into the bund.
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REASON: To minimise the risk of pollution of the water environment
and soils, in accordance with Core Policies 8 and 9 of The Slough
Local Development Strategy, Core Strategy 2006-2026,
Development Plan Document, December 2008.
Biodiversity
36. The silt pond shall be managed during the development to ensure
that it is not available to hazardous bird species, including waterfowl,
waders and gulls.
REASON: In the interests of aircraft safety in accordance with Core
Policy 7 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
Landscaping
37. Tree protection measures as set out in the Landscape and Visual
Appraisal (Arboricultural Impact Assessment) - Tree Survey
(September 2017) shall be implemented in full.
REASON: In the interests of aircraft safety in accordance with Core
Policies 8 and 9 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
38. Any trees, shrub or hedgerow removal or maintenance shall not take
place during the period of the nesting season (between 1 March to
31 July) unless warranted by exceptional circumstances which are to
be agreed in advance in writing by the Local Planning Authority.
REASON: To prevent the loss of nesting habitats to preserve
biodiversity in accordance with Core Policies 8 and 9 of The Slough
Local Development Framework, Core Strategy 2006-2026,
Development Plan Document, December 2008.
Restoration, Aftercare and Long-term management
39. The use of the processing plant hereby approved shall cease once
extraction of Poyle Quarry Extension (as permitted by planning
permission 17/03426/FULL by the Royal Borough of Windsor and
Maidenhead) has been completed and in line with the timescales set
out in condition 41 and the remaining stockpiles have been
processed and removed from site. The processing plant and
related machinery shall be removed from the site within 6 months of
the completion of mineral extraction at Poyle Quarry Extension.
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REASON: In the interests of amenity and to ensure the satisfactory
restoration of the site in accordance with Saved Policies 18 and 28
of the Replacement Berkshire Minerals Plan (2001) and Core Policy
9 of The Slough Local Development Framework, Core Strategy
2006-2026, Development Plan Document, December 2008.
40. The remaining buildings, plant and machinery hereby approved shall
be removed no later than 8 years from the date of commencement
of the development (as set out under condition 2). Upon its
removal, the land shall be restored in accordance with the
restoration scheme approved under Condition 41 of this permission.
REASON: To ensure the satisfactory restoration of the site and in
the interests of amenity and in accordance with Saved Policies 18
and 28 of the Replacement Minerals Local Plan for Berkshire (2001)
and Core Policy 9 of The Slough Local Development Framework,
Core Strategy 2006-2026, Development Plan Document, December
2008.
41. Within 2 years of the date of this permission, a detailed restoration
and aftercare scheme for the site shall be submitted for the approval
in writing to the Local Planning Authority. The Scheme shall include
the following:
a)

b)

c)
d)

e)

restoration of the site to agriculture to be completed no later
than 2 years following the removal of all plant and machinery
and by no later than 8 years from the date of commencement of
the development (as set out under condition 2 of this
permission)
details of all earthworks, preparation of the land before soiling,
re-grading and replacement soils, drainage measures, final
contours, finalised tree and shrub planting and seeding
specifications using indigenous species, timing and phasing of
restoration operations; the tree planting shall include
replacement trees for any protected trees which are lost due to
the construction of the road; and
details of finalised biodiversity measures to be implemented in
order to enhance the value of the restored site for wildlife
details of how the silt pond will be managed to ensure it is not
available to hazardous bird species, including waterfowl, waders
and gulls
aftercare and maintenance of all restored areas for a period of
five years following completion of restoration including provision
for the replacement of any dead, dying or damaged trees or
failed seeding areas in the first planting season following
identification of their failure and any remedial works and the
management of drainage maintenance;
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f)

g)

h)

proposals for the longer term (post aftercare) to detail how the
silt pond will be managed to ensure it is not available to
hazardous bird species, including waterfowl, waders and gulls.
provision for a joint annual inspection of all restored areas with
the Local Planning Authority to identify failed restoration and
appropriate remedial treatment; and a
commitment (once the site is in aftercare) to produce an Annual
Report in advance of the joint annual inspection identified in (c)
detailing the works carried out during the previous 12 months
and those proposed for the forthcoming 12 months.

Following approval, the Scheme shall be implemented in all respects
in accordance with the agreed timescales.
REASON: To ensure that the land is satisfactorily restored and
effective aftercare and long term management of the site takes place
in accordance with Saved Policies 18, 20 and 28 of the
Replacement Minerals Local Plan for Berkshire (2001), Core Policy
9 of The Slough Local Development Framework, Core Strategy
2006-2026, Development Plan Document, December 2008 as well
as paragraph 170 of the National Planning Policy Framework (2018).
Other
42. Details of the composition of a liaison group with representatives
from the operator, Colnbrook with Poyle Parish Council, and Slough
Borough Council and frequency of meetings shall be submitted to
and approved in writing by the Local Planning Authority. The liaison
group shall be operated in accordance with the approved details for
the life of the development.
REASON: To ensure good communication between the operator
and local community.
43. No wastes other than inert waste including excavated materials and
builders' waste of a non-putrescible nature shall be imported to the
site.
REASON: To maintain transport safety and ensure satisfactory
restoration in accordance with Core Policies 7, 8, 9 and 10 of The
Slough Local Development Framework, Core Strategy 2006-2026,
Development Plan Document, December 2008.
44. There shall be no burning of waste or materials on site
REASON: In the interests of amenity and in accordance with Core
Policies 7 and 8 of The Slough Local Development Framework, Core
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Strategy 2006-2026, Development Plan Document, December 2008.
INFORMATIVES:
1. In dealing with this application, the Local Planning Authority has
worked with the applicant in a positive and proactive manner. It is the
view of the Local Planning Authority that the proposed development
does improve the economic, social and environmental conditions of
the area for the reasons given in this notice and it is in accordance
with the National Planning Policy Framework (2018).
2. The applicant will need to enter into a Section 278 Agreement of the
Highways Act 1980 / Minor Highway Works Agreement with Slough
Borough Council for the implementation of the works in the highway
works schedule. The applicant should be made aware that commuted
sums will be payable under this agreement for any requirements that
burden the highway authority with additional future maintenance
costs.
3. The applicant will need to enter into a Section 106 Agreement of the
Town and Country Planning Act 1990
4. No vehicles associated with the building operations on the
development site shall be parked on the public highway so as to
cause an obstruction. Any such wilful obstruction is an offence under
S137 of the Highways Act 1980.
5. For the purposes of matters relating to this decision, Heavy Goods
Vehicles (HGVs) are defined as vehicles over 3.5 tonnes un-laden.
6. This decision does not purport or convey any approval or consent
which may be required under the Building Regulations or any other
Acts, including Byelaws, orders or Regulations made under such
acts.
7. The Borough Council supports the establishment of a community
liaison panel to ensure engagement between the community,
interested parties and the operator. Details of the composition of a
liaison group with representatives from the operator, Colnbrook with
Poyle Parish Council, and Slough Borough Council and frequency of
meetings shall be submitted to and approved in writing by the Local
Planning Authority. The liaison group shall be operated in accordance
with the approved details for the life of the development.
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Original Report to Planning Committee (16/01/2019)

PLANNING COMMITTEE
16th January 2019

THE FOLLOWING ALTERATIONS AND AMENDMENTS HAVE BEEN
RECEIVED SINCE THE PLANNING OFFICER’S REPORT WAS
PRESENTED TO MEMBERS
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P/10012/008: Poyle Quarry, Poyle Road

Agenda Item 8

Correction:
The committee report refers to a total of 75 HGV movements per day;
however, this is an error. The application was submitted to propose a total of
104 HGV movements per day (52 in and 52 out) which is the same as the
previously approved P/10012/004 application. This current planning
application and its findings are based on 104 HGV movements per day (52 in
and 52 out), and therefore the number of HGV movements should reflect this.
Condition 25 revised to read:
1. Unless otherwise approved in writing by the Local Planning Authority,
the number of Heavy Goods Vehicles transporting minerals shall not
exceed 52 entering the site in any one day; and 52 exiting the site in
any one day.
REASON: In the interests of highway safety in accordance with Core
Policy 7 and 8 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
NO CHANGE TO RECOMMENDATION
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Original Report to Planning Committee (16/01/2019)
Registration Date:

Application No:

P/10012/008

Officer:

Christian Morrone

Ward:

Colnbrook

Applicant:

Summerleaze Limited

Application Type:

Major

13 Week Date:

01.02.2019

Agent:

QuarryPlan

Location:

Poyle Quarry, Poyle Road, Colnbrook, Slough, Berkshire

Proposal:

Temporary planning permission for a period of 8 years for the retention of
existing plant to be used for the processing of sand and gravel extraction.
Formation of new vehicular access split junction on the Poyle Road. New
footpath/cycleway parallel to the Poyle Road. Landscaping and restoration of
site and associated works.

Recommendation: Delegate to Planning Manager for Approval
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P/10012/008
1.0

SUMMARY OF RECOMMENDATION

1.1

Having considered the relevant policies and guidance as set out in the
following report, the comments from consultees as well as all other relevant
material considerations, it is recommended the application be delegated to the
Planning Manager for:
C. Approval subject to
5) the satisfactory completion of a Section 106 agreement to secure
agreed lorry routing; the works required through the Section 278
agreement,
6) finalising conditions; and any other minor changes.
D. Refuse the application if the completion of the Section 106 Agreement is
not finalised by 6th July 2019 unless a longer period is agreed by the
Planning Manager.

1.2

Under the current constitution, this application is being brought to Committee
for decision as it is a major planning application.
PART A: BACKGROUND

2.0

Application Site

2.1

The application site is situated close to the settlement of Poyle, between
Junction 5 of the M4 motorway and Junction 14 of the M25 motorway. It is
located approximately two kilometres (km) to the west of Heathrow Airport
Terminal 5 buildings.

2.2

The site is approximately 6.7 hectares (ha) in size. It consists of the disused
processing plant equipment and vegetated silt pond with areas of open
storage and mineral stockpiles, as well as an existing access road from Bath
Road to the north. The processing plant and access road were previously
granted through planning permission P/10012/003 in 2008 and P10012/004 in
2011.

2.3

The site consists of a mix of previously developed land, some of which has
been restored to agricultural use, and undeveloped agricultural land. The site
is located within the Green Belt and the Strategic Gap. The site and
surrounding areas are located in the Colne Valley Regional Park. The site
does not contain any or Tree Preservation Orders.

2.4

The application site does not contain any formal nature conservation
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designations although the site is surrounded by a number of reservoirs and
lakes and interconnected watercourses. This includes the Queen Mother
Reservoir, Horton Brook, the Eric Mortimer Rayner Memorial Lakes, Colne
Brook and the Wraysbury Reservoir.
2.5

The existing access road runs adjacent to the Colne Brook to the existing
‘Bailey’ Bridge. Eric Mortimer Rayner Memorial Lakes are located 600m to the
south-west of the access route. The Colne Brook flows adjacent to the
existing access road from north to south, where the Poyle Channel joins it,
before meandering through a network of lakes to the south of the access
route and outfalls into the River Thames 4km to the south. The Orlitts and Old
Slade Lakes lie approximately 870m to the north-east of the access route and
take water from the Colne Brook.

2.7

The nearest residential properties to the plant site lies to the northwest at the
southern end of Cottesbrooke Close.The closest properties to the proposed
access from Poyle Road lie to the east on the opposite side of Poyle Road at
Ibotson Court. The eastern part of the access road along the southern
boundary abuts the curtilage of the Hilton London Heathrow Terminal 5 Hotel.

2.8

The site forms part of the Preferred Area 12 (Area 12: North of Horton (PartPoyle Quarry)) site allocation in the Replacement Berkshire Local Plan
(2001). The remaining part of the allocation constitutes the quarry extension
which is located in the administrative areas of the Royal Borough of Windsor
and Maidenhead (RBWM). The site allocation was for the extraction of
800,000 tonnes of sand and gravel and it is proposed that the site would be
worked at a rate of up to 150,000 tonnes per year.

3.0

Site Planning History

3.1

The planning history of the site is as follows:
Permission
P/10012/006

P/10012/007

P/10012/005

Application details
Submission of details of for
details of Bunds and a Dust
Management Plan pursuant to
Planning Permission
P/10012/004 dated - 17
March 2011.
Submission of details for the
bailey bridge details, colour of
processing plant, processing
plant equipment, external
lighting, and wheel wash
pursuant to Planning
Permission P/10012/004 dated 17 March 2011.
Construction and operation of
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Decision and status
Conditions Complied
With;
Informatives
15-Nov-2016
Conditions Complied
With;
Informatives
04-May-2016

Refused; Informatives

P/10012/004

P/10012/003

P/10012/002

P/10012/001

P/10012/000

a solar photovoltaic farm
including fencing, internal
service tracks, transformer
and inverter stations, cabling,
CCTV, landscaping
substations and ancillary
cabins.
Application for an extension of
time to replace planning
permission P/10012/003,
dated 2nd may 2008, for the
erection of a new processing
plant, use of land as a plant
site and internal haul road,
and construction of a new
access road with roundabout
on Poyle road for use in
connection with the extraction
of mineral from part of
preferred area 12.
Erection of a new processing
plant, use of land as a plant
site and internal haul road,
and construction of a new
access road with roundabout
on Poyle Road for use in
connection with the extraction
of mineral from part of
preferred area 12.
Variation of condition no. 3 of
planning permission
p/10012/001 dated 08/08/00
to allow for the retention of
the processing plant until 31
December 2004 with the
restoration of the plant site
being completed by 31st may
2005 in accordance with the
approved restoration plan
p1/1083/3/a
Variation of condition 3 of
planning permission
P/10012/000 for processing
plant & associated facilities
Variation of condition planning
permission app/b3600/a190/
1600783 for the extension of
time for retention of plant
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26-Nov-2015

Approved with
Conditions;
Informatives
17-Mar-2011

Approved with
Conditions;
Informatives
02-May-2008

Approved with
Conditions
29-Sep-2003

Approved with
Conditions
08-Aug-2000
Approved with
Conditions
08-Jul-1996

(county matters)
3.2

Condition 2 of planning permission P/10012/002 required the removal of the
plant and machinery and restoration of the plant site area by 31 May 2005. It
is recognised that subsequent permissions have followed (planning
permissions P/10012/003 and P/10012/004). The removal of the plant and
restoration of the land did not take place and consequently owing to a
continuous period of 10 years of non-compliance with this condition it is lawful
for the plant site not to be dismantled and restored and for the plant to
remain. Notwithstanding the assertions within the planning application, there
is no existing lawful permission for the use of the plant or the land.

3.3

The most recent planning permission for plant site and access (reference
P/10012/004) was granted by Slough Borough Council on 17 March 2011.
The permission was for ‘the extension of time to replace planning permission
P/10012/003 (dated 2 May 2008), for the erection of a new processing plant,
use of land as a plant site, internal haul road and construction of a new
access road with roundabout on Poyle Road for use in connection with the
extraction of mineral from part of Preferred Area 12’. This permission was a
renewal of an earlier permission (P/10012/003) for the same development.
Condition 1 of the planning permission P/10012/004 set a five year
commencement requirement. It was therefore necessary to implement
planning permission reference P/10012/004 by 17 March 2016 otherwise it
would lapse.

3.4

Planning permission P/10012/004 contained a number of planning conditions
which required schemes to be submitted for approval by Slough Borough
Council before the development could proceed. These schemes related to the
following aspects:
 Condition 7 – details of the existing Bailey Bridge;
 Condition 8 – details of the design and construction of the access road
bund;
 Condition 9 – details of surface water disposal from the new access
road;
 Condition 10 – details of the processing plant colour;
 Condition 11 – details of buildings to be retained on site;
 Condition 12 – dust management plan;
 Condition 14 – details of the processing plant equipment;
 Condition 16 – details of external lighting;
 Condition 17 – restoration and aftercare scheme;
 Condition 19 – details of noise monitoring scheme;
 Condition 23 – details of the wheelwash.

3.5

Detailed schemes were submitted to Slough Borough Council and approved
for the following conditions under applications P/10012/006 and P/10012/007:



Conditions 8 and 12 – approved 15 November 2016; and
Conditions 7, 10, 16, and 23 – approved 4 May 2016.
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Although some of the schemes required under planning permission
P/10012/004 were submitted and subsequently approved, the permission was
not implemented within the required timescale and consequently lapsed.
4.0

Proposal

4.1

The planning application is for the recommencement of the use of the former
Poyle Quarry plant site for a temporary period of eight years for the transport
and processing of mineral extracted from part of Preferred Area 12 which is
identified as North of Horton Part- Poyle Quarry of the Saved policies of the
Replacement Berkshire Minerals Plan (2001).

4.2

The application is made in conjunction with a planning application made to
the Royal Borough of Windsor and Maidenhead (RBWM) (planning
application 17/03426/FULL) for the extraction of sand and gravel, with the
subsequent infilling of the extraction area with inert material and restoration of
the land back to agriculture. This application site is known as part of the
‘Poyle Quarry Extension’. Planning permission for sand and gravel extraction
at the quarry site was previously approved in 2008 and renewed in 2011. It is
proposed that the extension area development will be undertaken in the same
manner as previously approved by RBWM, with no proposals to alter the
method of working, depth of extraction, operational hours or permitted level of
output. Extraction and restoration of this part of the site would be completed
within an eight year period. There is a resolution by RBWM to grant planning
permission for planning application 17/03426/FULL if permission is granted
for this proposal within the Slough administrative area.

4.3

All extracted materials from the extension area would be processed through
the existing processing plant and would use the proposed haul road. The
processing plant site would be required for 8 years in line with the timescales
for the mineral extraction and subsequent restoration of the entire site.

4.4

The applicant has indicated that the setting-up Poyle Plant Site for operation
will take approximately six months, and comprise the:
 Removal of all waste material, old plant and associated off site
disposal;
 Excavation and preparation of the existing silt-processing lagoon;
 Installation of a prefabricated ‘Portakabin- type’ sealed office/welfare
unit, weighbridge and lorry wash facility; and
 Re-commissioning / repair of existing plant and hard-standing.
The operation of the plant will comprise:
 Importation of sand and gravel from the extraction area to the west;
 Washing and screening of sand and gravel into different sizes which
will be stock-piled on-site (number of stock-piles and duration of
standing dependent upon sales);
 Silty water pumped into the silt pond and allowed to settle.
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HGVs collecting sand and gravel will visit the weighbridge before
being loaded and leaving via the weighbridge; and
The plant site will also manage the importation of inert waste to be
used in the restoration of the extraction area to the west. In this
capacity, HGVs delivering inert waste will cross the weighbridge and
then travel to the extraction area and leave via the same route,
thereby taking advantage of the weighbridge and wheel-wash.

4.5

The existing processing plant consists of a receiving hopper, screen deck for
separating gravel into various product sizes and Linatex tower for producing
grades of sand. It is not proposed to install a new processing plant. The
existing plant is capable of being re-used, subject to maintenance, even
though it has not been operated for a number of years. Once processed, the
mineral would be stockpiled awaiting export by HGVs from the processing
plant site to the local market.

4.6

The proposal also includes the development of an alternative access road
from Poyle Road to serve the site. The proposed access would cross an
agricultural field to Poyle Road in the east. Sand and gravel would be
transported by Heavy Goods Vehicle (HGV) from the extraction area within
Windsor, across the existing Bailey Bridge over the Colne Brook into Slough
and along the existing track to the processing plant site for processing before
distribution to the market. The material would be dispatched onto the public
highway via the proposed new access road from the plant site onto Poyle
Road. The importation of inert material for the restoration of the extraction
area in RBWM would also be via the new access road from Poyle Road.

4.7

The new access road is located to the east of the processing site and would
replace the previous access road to the processing plant site which comes
from Bath Road which is located to the north of the processing site. The new
access is in a similar location to the previously approved access under
permission P/10012/004 although the junction with Poyle Road would include
a split left in/right out priority junction rather than a roundabout as previously
proposed. The new access road would be 7.3 metres in width, fully surfaced
with asphalt and includes surface water drainage. As part of the new access
road proposals a new, surfaced footpath/cycleway would be provided parallel
with Poyle Road for a distance of approximately 200 metres between the
junction of Bath Road/Poyle Road to the north of the new access and the
adjacent Hilton London Hotel to the south. The details of the new
footpath/cycleway are shown on the Landscape Proposals Plan.

4.8

The previous planning permission (P/10012/004) contained planning
conditions controlling activities at the site. This included condition 6 which
limited the use of the new access road to no more than 30 HGVs carrying
minerals exiting the site per day and no more than 22 HGVs carrying waste
entering the site per working day a total of 104 HGV movements (52 in and
52 out) per day). It is now proposed to continue to operate at no more than
75 HGV Movements in any one day.
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4.9

The working hours contained within condition 25 of planning permission
P/10012/004 are also considered to still be appropriate and would be adhered
to as part of this proposal. These hours allowed operations to be carried out
between 0700 to 1700 hours on Monday to Friday and 07:30 to 13:00 hours
on Saturday. No activities would take place on Sunday or Bank Holidays.

4.10

The proposals for the restoration of the plant site and haul road are set out on
the Proposed Restoration Plan which accompanies the application. The
restoration proposals are also largely the same as to the previously approved
schemes. The applicant has stated that the proposals have been designed to
provide an appropriate restoration of the plant site and to provide additional
planting elsewhere associated with the new access road corridor in order to
enhance biodiversity and to improve green infrastructure. All processing plant
and associated structures and equipment would be removed from site once
all the operations within the extraction/infilling area in RBWM had been
completed. Following the clearing of the site (including the removal of the
processing plant and stocks), the plant site would be restored as a single
operation following the plant area and haul road would be restored to
conservation grassland, wildflower meadow with some tree, hedgerow, shrub
and aquatic planting in line with this Plan. The ground would be ripped and
prepared for the re-spreading of subsoil and topsoil from the on-site soil
storage bunds. There are no proposals to import soils for use in restoration.
The existing soils stored on site would be utilised.

4.11

Initially it was proposed not to include the plant site in the restoration plans
and it was the intention to retain the area of hardstanding. However, following
discussions with the applicant about the suitability of this approach, a revised
scheme was submitted as part of this application which included the
restoration of the plant site as well as the other areas subject to this
application following cessation of mineral extraction operations. The area
identified for biodiversity enhancement consists of the silt pond to the west of
the processing plant. The silt pond would be retained and the vegetation that
has established will be allowed to continue to develop naturally and be
supplemented by additional planting for nature conservation enhancement. It
is proposed to retain the new access road between the processing plant and
Poyle Road for future agricultural operations on the restored site but the width
of the access road would be reduced from 7.5m to 3m.The haul road would
be removed and would be land reinstated to agricultural use in conjunction
with the existing agricultural fields. A suitable agricultural gate would be
installed at the eastern end of the access road following its reduction in width
as part of the site restoration. In addition, the access track between the plant
site and the Bailey Bridge over the Colne Brook would be retained for
agricultural access. Although the existing access from Bath Road is not being
used as part of this proposal, it is intended that this access would be retained
during the life of the development and following the restoration of the site for
agricultural use and for residential access to the properties at Poyle Lodge
and Riverside Bungalows to the south and southwest of the site.
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4.12

The application does not fall within Schedule 1 or Schedule 2 of The Town
and Country Planning (Environmental Impact Assessment) Regulations 2017,
and therefore no Environmental Impact Assessment is required.

5.0

Neighbour Notification
In accordance with Article 15 of The Town and Country Planning
(Development Management Procedure) (England) Order 2015 (as amended),
a site notice was displayed outside the site on 05/01/2018. The application
was advertised as a major application in the 05/01/2018 edition of The Slough
Express. Neighbour letters were sent out on 22/11/2017 to the following
addresses:
Riverside bungalows Old Bath Road, Slough, Berks, The Pantiles, Old Bath
Road, Colnbrook, The Punchbowl Public House, Bath Road, Colnbrook,
Slough, Berks, 1, Ibotson Close, Poyle, Slough, Berks, 10, Ibotson Close,
Poyle, Slough, Berks, 2, Ibotson Close, Poyle, Slough, Berks, 3, Ibotson
Close, Poyle, Slough, Berks, 4, Ibotson Close, Poyle, Slough, Berks, 5,
Ibotson Close, Poyle, Slough, Berks, 6, Ibotson Close, Poyle, Slough, Berks,
7, Ibotson Close, Poyle, Slough, Berks, 8, Ibotson Close, Poyle, Slough,
Berks, 9, Ibotson Close, Poyle, Slough, Berks, 7, Poyle Road, Colnbrook,
Slough, SL3 0EZ, The Cottage, Old Bath Road, Colnbrook, Slough, SL3 0HZ,
7, Heathacre, Colnbrook, Slough, SL3 0HX, 20, Tall Trees, Colnbrook,
Slough, SL3 0JS, 3, Poyle Road, Colnbrook, Slough, SL3 0EZ, 4, Poyle
Road, Colnbrook, Slough, SL3 0EZ, 2, Poyle Road, Colnbrook, Slough, SL3
0EZ, 3, Tall Trees, Colnbrook, Slough, SL3 0JS, 15, Tall Trees, Colnbrook,
Slough, SL3 0JS, 7, Cottesbrooke Close, Colnbrook, Slough, SL3 0JE, 26,
Cottesbrooke Close, Colnbrook, Slough, SL3 0JE, 28, Cottesbrooke Close,
Colnbrook, Slough, SL3 0JE, 2 Riverside Bungalow, Old Bath Road,
Colnbrook, Slough, SL3 0JD, 14, Cottesbrooke Close, Colnbrook, Slough,
SL3 0JE, 5 Cavendish Court, Coleridge Crescent, Colnbrook, Slough, SL3
0QQ, 6 Cavendish Court, Coleridge Crescent, Colnbrook, Slough, SL3 0QQ,
7 Cavendish Court, Coleridge Crescent, Colnbrook, Slough, SL3 0QQ, 8
Cavendish Court, Coleridge Crescent, Colnbrook, Slough, SL3 0QQ, 2
Cavendish Court, Coleridge Crescent, Colnbrook, Slough, SL3 0QQ, 3
Cavendish Court, Coleridge Crescent, Colnbrook, Slough, SL3 0QQ, 4
Cavendish Court, Coleridge Crescent, Colnbrook, Slough, SL3 0QQ, 13
Cavendish Court, Coleridge Crescent, Colnbrook, Slough, SL3 0QQ, 14
Cavendish Court, Coleridge Crescent, Colnbrook, Slough, SL3 0QQ, 15
Cavendish Court, Coleridge Crescent, Colnbrook, Slough, SL3 0QQ, 9
Cavendish Court, Coleridge Crescent, Colnbrook, Slough, SL3 0QQ, 10
Cavendish Court, Coleridge Crescent, Colnbrook, Slough, SL3 0QQ, 11
Cavendish Court, Coleridge Crescent, Colnbrook, Slough, SL3 0QQ, 12
Cavendish Court, Coleridge Crescent, Colnbrook, Slough, SL3 0QQ, 3 Bath
Road Cottages, Old Bath Road, Colnbrook, Slough, SL3 0JA, 13,
Cottesbrooke Close, Colnbrook, Slough, SL3 0JE, 21, Cottesbrooke Close,
Colnbrook, Slough, SL3 0JE, 1, Poyle Road, Colnbrook, Slough, SL3 0EZ, 1,
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Coleridge Crescent, Colnbrook, Slough, SL3 0PJ, 6, Cottesbrooke Close,
Colnbrook, Slough, SL3 0JE, Sakura, Poyle Road, Colnbrook, Slough, SL3
0EZ, 4, Heathacre, Colnbrook, Slough, SL3 0HX, 19, Cottesbrooke Close,
Colnbrook, Slough, SL3 0JE, Littlecot, Old Bath Road, Colnbrook, Slough,
SL3 0HZ, 12, Tall Trees, Colnbrook, Slough, SL3 0JS, 1, Heathacre,
Colnbrook, Slough, SL3 0HX, 5, Cottesbrooke Close, Colnbrook, Slough, SL3
0JE, 6, Tall Trees, Colnbrook, Slough, SL3 0JS, 7 Bath Road Cottages, Old
Bath Road, Colnbrook, Slough, SL3 0JA, 5, Tall Trees, Colnbrook, Slough,
SL3 0JS, 11 Ibbotson Court, Poyle Road, Colnbrook, Slough, SL3 0HP, 12
Ibbotson Court, Poyle Road, Colnbrook, Slough, SL3 0HP, 16, Cottesbrooke
Close, Colnbrook, Slough, SL3 0JE, Poyle Lodge, Old Bath Road, Colnbrook,
Slough, SL3 0JB, 8, Heathacre, Colnbrook, Slough, SL3 0HX, 12,
Cottesbrooke Close, Colnbrook, Slough, SL3 0JE, 20, Cottesbrooke Close,
Colnbrook, Slough, SL3 0JE, 7, Tall Trees, Colnbrook, Slough, SL3 0JS, 11,
Tall Trees, Colnbrook, Slough, SL3 0JS, 4 Bath Road Cottages, Old Bath
Road, Colnbrook, Slough, SL3 0JA, Flat 4, Elgin House, Old Bath Road,
Colnbrook, Slough, SL3 0HZ, Flat 1, Elgin House, Old Bath Road, Colnbrook,
Slough, SL3 0HZ, Flat 2, Elgin House, Old Bath Road, Colnbrook, Slough,
SL3 0HZ, Flat 3, Elgin House, Old Bath Road, Colnbrook, Slough, SL3 0HZ,
8, Poyle Road, Colnbrook, Slough, SL3 0EZ, 11, Cottesbrooke Close,
Colnbrook, Slough, SL3 0JE, 14, Tall Trees, Colnbrook, Slough, SL3 0JS, 2,
Cottesbrooke Close, Colnbrook, Slough, SL3 0JE, 13, Tall Trees, Colnbrook,
Slough, SL3 0JS, 9, Heathacre, Colnbrook, Slough, SL3 0HX, 4, Tall Trees,
Colnbrook, Slough, SL3 0JS, 1, Cottesbrooke Close, Colnbrook, Slough, SL3
0JE, 8 Bath Road Cottages, Old Bath Road, Colnbrook, Slough, SL3 0JA, 3,
Heathacre, Colnbrook, Slough, SL3 0HX, 5, Poyle Road, Colnbrook, Slough,
SL3 0EZ, 6, Poyle Road, Colnbrook, Slough, SL3 0EZ, 16, Tall Trees,
Colnbrook, Slough, SL3 0JS, 1 Riverside Bungalow, Old Bath Road,
Colnbrook, Slough, SL3 0JD, 24, Cottesbrooke Close, Colnbrook, Slough,
SL3 0JE, Flat 8, Elgin House, Old Bath Road, Colnbrook, Slough, SL3 0HZ,
Flat 5, Elgin House, Old Bath Road, Colnbrook, Slough, SL3 0HZ, Flat 6,
Elgin House, Old Bath Road, Colnbrook, Slough, SL3 0HZ, Flat 7, Elgin
House, Old Bath Road, Colnbrook, Slough, SL3 0HZ, 1 Cavendish Court,
Coleridge Crescent, Colnbrook, Slough, SL3 0QQ, 10, Cottesbrooke Close,
Colnbrook, Slough, SL3 0JE, 9, Tall Trees, Colnbrook, Slough, SL3 0JS, 5
Bath Road Cottages, Old Bath Road, Colnbrook, Slough, SL3 0JA, 2, Tall
Trees, Colnbrook, Slough, SL3 0JS, 4, Cottesbrooke Close, Colnbrook,
Slough, SL3 0JE, 22, Cottesbrooke Close, Colnbrook, Slough, SL3 0JE, 17,
Cottesbrooke Close, Colnbrook, Slough, SL3 0JE, Poyle Corner, Old Bath
Road, Colnbrook, Slough, SL3 0JB, 6, Heathacre, Colnbrook, Slough, SL3
0HX, 3, Cottesbrooke Close, Colnbrook, Slough, SL3 0JE, Wisteria, Old Bath
Road, Colnbrook, Slough, SL3 0HZ, 9, Cottesbrooke Close, Colnbrook,
Slough, SL3 0JE, R A C Motor Sports Association, Motor Sports House,
Poyle Road, Colnbrook, Slough, SL3 0HG, 8, Cottesbrooke Close,
Colnbrook, Slough, SL3 0JE, 1 Bath Road Cottages, Old Bath Road,
Colnbrook, Slough, SL3 0JA, 18, Tall Trees, Colnbrook, Slough, SL3 0JS,
The Pantiles, Wexham Park Lane, Wexham, Slough, SL3 6LX, 3 Riverside
Bungalow, Old Bath Road, Colnbrook, Slough, SL3 0JD, 23, Cottesbrooke
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Close, Colnbrook, Slough, SL3 0JE, 18, Cottesbrooke Close, Colnbrook,
Slough, SL3 0JE, 10, Tall Trees, Colnbrook, Slough, SL3 0JS, 6 Bath Road
Cottages, Old Bath Road, Colnbrook, Slough, SL3 0JA, 4 Claremont, Park
Street, Colnbrook, Slough, SL3 0JF, 5 Claremont, Park Street, Colnbrook,
Slough, SL3 0JF, 6 Claremont, Park Street, Colnbrook, Slough, SL3 0JF, 1
Claremont, Park Street, Colnbrook, Slough, SL3 0JF, 2 Claremont, Park
Street, Colnbrook, Slough, SL3 0JF, 3 Claremont, Park Street, Colnbrook,
Slough, SL3 0JF, 15, Cottesbrooke Close, Colnbrook, Slough, SL3 0JE, 2,
Heathacre, Colnbrook, Slough, SL3 0HX, 1, Tall Trees, Colnbrook, Slough,
SL3 0JS, Lake Cottage, Old Bath Road, Colnbrook, Slough, SL3 0JB, 2 Bath
Road Cottages, Old Bath Road, Colnbrook, Slough, SL3 0JA, Windsor
House, Millbrook Way, Poyle, Colnbrook, Berkshire, SL3 0HG, Bantech Ltd,
Windsor House, Millbrook Way, Colnbrook, Slough, SL3 0HN, Khalid House,
Old Bath Road, Colnbrook, Slough, Berkshire, SL3 0HY, Hilton Hotel, Poyle
Road, Colnbrook, Slough, SL3 0FF, 1 The Pulse, Old Bath Road, Colnbrook,
Slough, SL3 0FB, 2 The Pulse, Old Bath Road, Colnbrook, Slough, SL3 0FB,
3 The Pulse, Old Bath Road, Colnbrook, Slough, SL3 0FB, 4 The Pulse, Old
Bath Road, Colnbrook, Slough, SL3 0FB, 6 Brooke Villa, Old Bath Road,
Colnbrook, Slough, SL3 0AW, 5 Brooke Villa, Old Bath Road, Colnbrook,
Slough, SL3 0AW, 4 Brooke Villa, Old Bath Road, Colnbrook, Slough, SL3
0AW, 1 Brooke Villa, Old Bath Road, Colnbrook, Slough, SL3 0AW, 2 Brooke
Villa, Old Bath Road, Colnbrook, Slough, SL3 0AW, 3 Brooke Villa, Old Bath
Road, Colnbrook, Slough, SL3 0AW, 10 Brooke Villa, Old Bath Road,
Colnbrook, Slough, SL3 0AW, 9 Brooke Villa, Old Bath Road, Colnbrook,
Slough, SL3 0AW, 7 Brooke Villa, Old Bath Road, Colnbrook, Slough, SL3
0AW, 8 Brooke Villa, Old Bath Road, Colnbrook, Slough, SL3 0AW, Dulce
Domum, Bath Road, Poyle, Slough, Berkshire, SL3 0HZ, 8, Cavendish Court,
Coleridge Crescent, Slough, SL3 0QQ, The Flat, The Punchbowl, Bath Road,
Colnbrook, Slough, SL3 00PH, Sawdon Instruments Limited, Poyle Road,
Poyle, Slough, SL3 0AJ, Ivybank, Bath Road, Colnbrook, Slough, SL3 0HZ,
Therdons, Bath Road, Colnbrook, Slough, SL3 0HY, Raron, Bath Road,
Colnbrook, Slough, SL3 0HY, Hazelhome, Park Street, Colnbrook, Slough,
SL3 0JF
5.1

The public consultation period has since expired. Two representations were
received from members of the public in relation to the application. These
raise concerns regarding the following:





Impact on air quality as a result of Heavy Goods Vehicle (HGV)
movements.
Impact on residential amenity as a result of noise associated with the
development.
Potential for subsidence damage to nearby properties arising as a
result of groundwater drawdown associated with the development.
Potential for pedestrian injury associated with HGVs crossing the
private road access to residential properties to the south.

The above issues are addressed within the Planning Assessment in Part B of
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this report.
6.0

Consultations

6.1

Colnbrook-With-Poyle Parish Council:
No comments received

6.2

Royal Borough of Windsor and Maidenhead:
No objections subject to conditions relating to HGV routing through Pyle Road
and M25 only along signage to remind derivers of such routing.

6.3

Highways England:
No objection.

6.4

Natural England:
No comment.

6.5

Environment Agency:
No objection.

6.6

Local Highway Authority:
No objection, subject to the conditions on the application P/10012/004
including the requirement for a detailed design of the proposed access
junction and entering into a S278 Agreement to facilitate its construction, as
well as conditions relating to operating hours, vehicle movements,
construction of the new access prior to the commencement of development
elsewhere within the construction site and wheel wash facilities.

6.7

Environmental Quality:
As Brands Hill to the North of the Site is an AQMA (and experience breaches
at 150% of the national air quality objectives) and the M25, Heathrow Airport
and entire London Boroughs to the east are also declared AQMA, the site is
defined as lying in a sensitive location. The issue is whether HGV movements
exiting onto Poyle Road will lead to a material air quality impact on residential
receptors.
The answer relates to the routeing if HGVs move left (north) out of the site
onto Poyle Road toward Bath Road where there are a significant number of
residential receptors there is potential for movements to give rise to an air
quality impact and an air quality assessment is required. If the HGVs move
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right (south) out of the site onto Poyle Road and east onto Horton Road
towards junction 14 of M25, the impact is significantly less. The traveller’s site
located on Horton Road is set back from the highway and the road is heavily
used by HGVs therefore the impact is likely to be negligible or slight and
unlikely to be significant.
6.8

Lead Local Flood Authority:
Comments provided relating to the FRA for the access route only. The
supporting information for the application did not provide enough information
on the site topography, surface water runoff rate and direction. No drainage
strategy was provided.
Case Officer Note: The drainage strategy in included as a condition.

6.9

Aircraft Safeguarding, Heathrow Airport:
No objection and no conditions required. Informative relating to cranes and
lighting.

6.10

Ecology Specialist:
No objections based on the revised restoration scheme and Ecological
Management Plan (Version 3)
Include conditions relating to ecological mitigation, enhancement, and
monitoring (including annual review and reporting), detailed restoration plans
and dust management measures.

6.11

Tree Officer:
No comments received.

6.12

Berkshire Archaeology:
No objection and no conditions required.

6.13

Canal and River Trust:
No comments received.

6.14

Colne Valley Park Team Leader:
No comments received.
PART B: PLANNING APPRAISAL

7.0

Policy Background
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7.1

The following plans and policies and guidance are considered to be relevant
to this application:
National Planning Policy Framework (2018)
 Chapter 2: Achieving sustainable development
 Chapter 4: Decision making
 Chapter 6: Building a strong, competitive economy
 Chapter 8: Promoting healthy and safe communities
 Chapter 9: Promoting sustainable transport
 Chapter 13: Protecting Green Belt Land;
 Chapter 15: Conserving and enhancing the natural environment
 Chapter 17: Facilitating the sustainable use of minerals
Replacement Berkshire Minerals Plan (2001) (Saved Policies (2007))
 Policy 8 – Preferred Areas;
 Policy 18 - Appropriate and timely restoration;
 Policy 28 – Ancillary structures; and
 Policy 29 - Importing aggregates to plant sites.
Slough Local Development Framework Core Strategy 2006-2026
Development Plan Document (DPD) (2008) policies:
 Core Policy 2 – Green Belt and Open Spaces;
 Core Policy 7 – Transport;
 Core Policy 8 – Sustainability and the Environment;
 Core Policy 9 – Natural and Built Environment; and
 Core Policy 10 – Infrastructure.
Local Plan for Slough (2004) (Saved Policies):
 Policy EN1 – Standard of Design;
 Policy EN3 – Landscaping requirements;
 Policy T8 - Cycling Network and Facilities;
 Policy CG1 - Colne Valley Park;
 Policy CG9 - Strategic Gap; and
 Policy CG10 - Heathrow Airport Safeguarded Area.
Supplementary Planning Documents and Guidance:
 Department for Transport (DfT) Circular 01/2010 – Control of
development in airport Public Safety Zones;
 Slough Borough Council Flood risk and surface water drainage Planning
guidance (January 2016)
 National Planning Practice Guidance (Live)

7.2

Slough Borough Council is the Minerals and Waste Planning Authority for the
Borough. This work was previously undertaken by the Joint Strategic
Planning Unit for Berkshire (which ceased to exist in September 2011). The
‘Saved Policies’ in the Minerals & Waste Local Plans continue to apply where
they do not conflict with the policies contained within the National Planning
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Policy Framework (NPPF) (2018).
Slough Local Development Plan and the NPPF - PAS Self Assessment
Checklist, February 2013
The revised version of the National Planning Policy Framework (NPPF) was
published upon 24th July 2018.
Planning Officers have considered the proposed development against the
revised NPPF which has been used together with other material planning
considerations to assess this planning application.
The NPPF states that decision-makers at every level should seek to approve
applications for sustainable development where possible and planning law
requires that applications for planning permission be determined in
accordance with the development plan, unless material considerations
indicate otherwise.
7.3

The planning considerations for this proposal are:













Principle of development.
Impact on the character and appearance of the area.
Development in Public Safety Zone.
Economic Impact.
Impact on the amenity of neighbouring property by way of noise and dust
(including air quality).
Traffic and Highways impacts.
Biodiversity.
Ground stability.
Drainage and Flooding.
Cumulative impacts.
Pollution control.
Restoration, aftercare and long term management.

8.0

Principle of development

8.1

Paragraph 203 of the NPPF (2018) states that it is essential that there is a
sufficient supply of minerals to provide the infrastructure, buildings, energy
and goods that the country needs. Since minerals are a finite natural
resource, and can only be worked where they are found, best use needs to
be made of them to secure their long-term conservation. Paragraph 205 of
the NPPF (2018) advises that, when determining planning applications, Local
Planning Authorities should give great weight to the benefits of mineral
extraction, including to the economy.

8.2

The wider quarry site was identified for future quarrying through Saved Policy
8 of the Replacement Berkshire Minerals Plan (2001) as part of the ‘Preferred
Area 12 ‘Poyle Quarry Extension’. This proposal would facilitate the extension
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of a quarry which would contribute to Berkshire’s and the wider areas
aggregate supply. The proposal also meets part 1 of Saved Policy 28 of the
Replacement Minerals Local Plan for Berkshire (2001) which states that
permission would normally be granted where ‘the plant is required to process
material extracted from the pit at which it is located’. The processing plant is
also solely connected to the extension area (part 3) and the proposal includes
plans for the restoration of the site once the use has ended (part 5). The
proposal will be used solely for the purposes of processing mineral from the
quarry extension proposal, thereby meeting Saved Policy 29 of the
Replacement Minerals Local Plan for Berkshire (2001).
8.3

Extraction in this area has traditionally supplied sand and gravel to the
Berkshire, Hampshire, Wiltshire and Oxfordshire markets. The demand for
aggregate and supply in an area should be calculated in a Local Aggregate
Assessment (LAA) to meet the requirements of paragraph 207 of the NPPF
(2018). The Slough Borough Council area does not currently have an up to
date LAA. However, the Central and Eastern Berkshire Authorities (Bracknell
Forest, Reading, Royal Borough of Windsor and Maidenhead, and
Wokingham) have produced an LAA (2017) and some of the data references
the Slough area, reflecting patterns of aggregate supply and demand of the
wider area. The LAA also directly relates to the Royal Borough of Windsor
and Maidenhead where the main extraction area for the wider site is located.
The LAA shows that there is a pattern of declining sales in the area. It also
shows that 61% of mineral currently extracted in the market area is used
within Berkshire. The LAA documents projects and proposals which may
influence the need for minerals in the area. This includes demand for housing
and transportation projects (Heathrow runway, M25, M3, M4 improvements).
This would lead to an increase in demand. This proposal, alongside the wider
quarry extension proposal, would provide an important contribution to
meeting the demand for aggregates in the local market area, as well as
contributing to meeting the areas apportionment, demonstrating the need for
this proposal. The proposed development also enhances capacity for
minerals supply. The proposal also meets the requirements of Saved Policies
28 and 29 of the Replacement Berkshire Minerals Plan (2001) as well as
paragraph 203 of the NPPF (2018).

8.4

The site is located in the Green Belt as well as the Strategic Gap. The site is
also located within an open area designated as Colne Valley Park. Paragraph
146 of the NPPF (2018) states that mineral extraction is not an inappropriate
form of development within the Green Belt, provided it preserves the
openness of the Green Belt and does not conflict with the purposes of
including land within it.

8.5

Part 9 of Saved Policy 28 of the Replacement Berkshire Minerals Plan (2001)
permits the erection of mineral processing plant or structures ancillary to a
minerals use at mineral extraction sites in the Green Belt and Strategic Gap
where the development is genuinely required in associated with mineral
extraction, where there are no alternative locations outside of the Green Belt
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and where all buildings and structure are located and designed to minimise
their impact upon the openness of the Green Belt.
Core Policy 2 of the Slough Local Development Framework Core Strategy
2006-2026 DPD (2008) states that development will only be permitted in the
Strategic Gap between Slough and Greater London and the open areas of
the Colne Valley Park if it is essential to be in that location. In addition, saved
Policy CG9 of the Local Plan for Slough (2004) states that any proposal
which threatens the clear separation or the role of open land within the
Strategic Gap and Green Belt will not be permitted.
8.6

The principle of the development has previously been found to be justified to
facilitate the wider quarry. Due to the limited amount of built form on the site
together with a robust restoration plan, the proposal would have an
acceptable impact on the openness of the Green Belt. The proposal is
therefore considered to be appropriate development within the Green Belt in
accordance with paragraph 146 of the NPPF. The proposal is not considered
to significantly affect the integrity of the Strategic Gap or the physical and
visual separation of settlements and would be of a temporary nature resulting,
following restoration, in enhancement to the landscape of the Colne Valley
Park. The size and nature of the proposal is considered to be appropriate.
The proposal is therefore considered to be in accordance with paragraph 146
of the NPPF (2018), part 9 of Saved Policy 28 of the Replacement Berkshire
Minerals Plan (2001), Core Policy of the Slough Local Development
Framework Core Strategy 2006-2026 DPD (2008) and Saved Policies CG1
and CG9 of the Local Plan for Slough (2004).

8.7

Based on the above, the proposal is considered acceptable in principle.

9.0

Impact on the character and appearance of the area

9.1

The site is located in the Green Belt as well as the Strategic Gap. The site is
also located within an open area designated as Colne Valley Park, Green
Belt, and Strategic Gap. Paragraph 170 of the NPPF (2018) states that
planning decisions should contribute to and enhance the natural and local
environment by (amongst other considerations) protecting and enhancing
valued landscapes. This is reflected in the Replacement Berkshire Minerals
Plan (2001), Core Policy 8 of the Core Strategy and Polices CG1 & EN1 of
the Local Plan for Slough (2004).

9.2

The processing site is already in situ and has been since planning permission
was previously granted. Therefore, consideration of the proposals visual
impact on the Green Belt, Strategic Gap and wider landscape has to some
extent already being considered under previous permissions.

9.8

The application site does not contain any formal landscape designations.
The application was accompanied by a Landscape & Visual Impact
Assessment (LVIA) and Arboricultural Impact Assessment which identified
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relevant public/private view points and tree coverage. The LVIA concludes
that overall the proposal can be accommodated within the landscape with
only modest localised landscape and visual effects that would not be
significant. This will help to screen the proposal. The application is also
accompanied by a Landscape Proposals Plan.
9.9

The removal of planting to accommodate the new access road junction with
Poyle Road would result in some adverse effects. However, in the context of
the setting of Poyle Road these would be of a low magnitude. During the
operational phase the creation of the new access road and movement of
HGVs across the site would result in some adverse effect on local landscape
character. However, visibility of the site is limited due to the predominantly flat
landform across the site and visual barrier of surrounding planting and built
development. The eastern part of the haul road is screened from the Hilton
Hotel by an existing tree belt. The processing plant is partially screened from
the closest residential properties at Cottesbrooke Close by intervening tree
cover. Measures for the creation of a soil storage mound in the plant site
area also accompany the application. There are views of open operational
areas in the western part of the plant site, however these are historic and
providing advance planting in this location in order to assist with screening of
the development from these properties on the basis of the short time frame
for the development would not be reasonable.

9.10

The proposal includes the use of previously installed plant. There are no
plans to replace or change this plant, meaning that the landscape and visual
impact of the plant to a certain extent is already known. The layout will also
be largely the same. Therefore, in considering the landscape impacts of the
proposal it is important to acknowledge the existing landscape character
impacts arising from the remaining plant and equipment that is immune from
enforcement action. Upon completion of the operation and removal of plant,
the area would be restored to conservation grassland which would have a
beneficial effect on landscape character. The application documents
demonstrate that the restoration of the site would be of a high standard and
would provide beneficial use of the land.

9.11

Conditions are recommended for details to be submitted of the Bailey Bridge
over the Colne Brook, design and construction of the access road bund,
processing plant colour and external lighting.

9.12

Based on the above and subject to conditions, the proposal would have an
acceptable impact on the character and visual amenity of the area and
therefore comply with Policies EN1 and EN3, of the Local Plan for Slough
March 2004 (Saved Policies), Core Policy 8 of The Slough Local
Development Framework Core Strategy 2006-2026 Development Plan
Document, Policy 28 of the Replacement Berkshire Minerals Plan (2001), and
the requirements of the National Planning Policy Framework 2018

10.0

Development in Public Safety Zone - Heathrow Safeguarding
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10.1

The site is partly located within the Heathrow Public Safety Zone (PSZ).
Saved Policy CG10 of the Local Plan for Slough (2004) states that in the
interests of public safety, planning permission will not be granted if a proposal
would result in a significant increase in the number of people working, living,
or congregating within the Public Safety Zone or would result in a
development that would prejudice other safeguarding aims around Heathrow.

10.2

The Department for Transport (DfT) Circular 01/2010 (Control of development
in airport Public Safety Zones) requires Local Planning Authorities to consider
the specific guidance contained in paragraphs 10 to 12 of said document to
indicate whether or not particular types of development are acceptable in the
PSZ. Paragraph 12 of DfT Circular 01/2010 states that certain forms of
development which involve very low density of people coming and going may
be acceptable within the PSZ. The application form accompanying the
application states that the proposal will create five jobs on the site. Based on
a site area of 6.7 hectares this is considered to constitute a very low density
of people.

10.3

No objection has been raised to the development by Heathrow Safeguarding
and the proposal is not considered to result in a significant increase in the
number of people working, living or congregating within the PSZ. The
proposal is therefore considered to be in accordance with DfT Circular
01/2010 and as well as Saved Policy CG10 of the Local Plan for Slough
(2004).

11.0

Economy

11.1

Paragraph 80 of the NPPF (2018) states that planning decisions should help
create the conditions in which businesses can invest, expand and adapt.
Significant weight should be placed on the need to support economic growth
and productivity. Paragraph 81 states that planning should positively and
proactively encourage sustainable economic growth and be flexible enough to
accommodate needs not anticipated in the plan. Paragraph 82 states that
planning decisions should recognise and address the specific locational
requirements of different sectors. In addition, paragraph 205 (Economic
impact, criteria for proposals) states that when determining planning
applications, great weight should be given to the benefits of mineral
extraction, including to the economy.

11.2

The applicant states that the development represents an initial investment of
well over £1 million with subsequent annual expenditure of over £1 million per
year during the eight year life of the site on transport, plant hire, fuel, repair
and maintenance, wages and business rates. The proposal would create an
additional five jobs on the site benefitting the local economy and therefore
weighing in favour of the development.

11.3

The proposal is considered to have an economic benefit for the area and is
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therefore considered to be in accordance with paragraphs 80 - 82 and 205 of
the NPPF (2018).
12.0

Air Quality and dust

12.1

There is an Air Quality Management Area (AQMA) located to the north-west
of the site at Brands Hill. Core Policy 8 of the Core Strategy seeks
development to be located away from areas affected by air pollution unless
the development incorporates appropriate mitigation measures to limit the
adverse effects on occupiers and other appropriate receptors. Proposal
should not result in unacceptable levels of air pollution. This is reflected in
Paragraph 181 of the National Planning Policy Framework which also goes
on to require any new development in Air Quality Management Areas and
Clean Air Zones is consistent with the local air quality action plan.

12.2

Saved Policy 28 of the Replacement Berkshire Minerals Plan (2001) states
that the plant or other development shall be sited, designed, constructed and
landscape so as to minimise adverse impact on the amenities of the area and
not give rise to any overriding environmental objections.

12.3

The Environmental Health Officer reports that the AQMA has experienced
breaches of national air quality objectives previously. The M25, Heathrow
Airport and all of the London Boroughs located to the east of the site are also
declared as AQMAs.

12.4

The application was accompanied by an Air Quality Assessment (AQA) which
assessed the potential for air quality impacts arising as a result of the
development. The AQA assessed impacts arising from visible nuisance dust
and respirable PM10 and PM2.5 (Particulate Matter less than 10 μm
(micrometres) and 2.5 μm in diameter respectively). The AQA concludes that
following the implementation of dust mitigation measures it is unlikely that any
significant decrease in local air quality will occur due to the proposed
development. Air Quality Objectives for PM10 and PM2.5 will not be
exceeded and any dust that occurs will be limited and of short duration and
be minimised by implementation of the dust mitigation measures set out in
Appendix 3 of the AQA. The impact on air quality as a result of the
development is consequently not considered to be significant.

12.5

The concerns raised in representations about impact on air quality as a result
of HGV movements are noted. The AQA did not include an assessment of the
impact arising from vehicle emissions generated as a result of HGV
movements to and from the site. The issue is whether HGV movements
exiting onto Poyle Road will lead to a material air quality impact on residential
receptors. If HGVs travel north out of the site onto Poyle Road towards Bath
Road, where there are a significant number of residential receptors, there is
potential for daily movements to give rise to an air quality impact and an air
quality assessment would be required. If the HGVs move south out of the site
onto Poyle Road and east onto Horton Road towards junction 14 of M25, the
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impact is considered to be significantly less. The Environmental Health
Officer (EHO) was consulted and has advised that, subject to all HGVs
accessing and egressing the site from the south and travelling onto Horton
Road towards the M25, such an assessment is not considered to be
necessary in the circumstances. This is due to any impact being unlikely to
be significant when compared to the existing number of HGV movements in
the vicinity of the site along Poyle Road. On this basis a Section 106
Agreement for lorry routing using the Poyle Road and M25 would be required
to ensure all HGVs enter and leave the site from the south via Poyle Road.
12.6

Dust control measures are proposed and include the following:
Minerals Handling:
 Avoid soil handling during adverse weather;
 Temporary cessation of activities in the event of unacceptable dust
emissions in the vicinity of receptor properties;
 Minimise drop heights for loading and tipping.
Mineral Processing:
 Mineral processing to be undertaken in a wet state;
 Conveyor transfer points to be enclosed;
 Stockpiles to be located in sheltered areas.
Haul roads and access roads:
 All HGVs leaving site to be securely sheeted;
 Controlled use of fixed haul routes;
 Haul routes to be regularly maintained by grading to minimise dust
generation;
 Optimise separation distances to receptors;
 Speed controls to be enforced;
 Wheel wash to be used as required;
 Vehicle exhausts to be angled upwards;
 Regular maintenance of plant and equipment; and
 Regular sweeping of access road and surfaced areas.

12.7

The AQA was reviewed by the Environmental Health Officer who
subsequently raises no objection in relation to air quality impacts. A condition
is recommended to require the submission of a Dust Management Plan.
Additional conditions relating to wheel washing and the sheeting of vehicles
are also included.

12.8

Based on the proposed conditions and the satisfactory negotiation of the
Section 106 Agreement, the development is subsequently considered to be in
accordance with paragraph 181 of the NPPF (2018), Saved Policy 28 of the
Replacement Berkshire Minerals Plan (2001) and Core Policy 8 of the Slough
Local Development Framework Core Strategy 2006-2026 DPD (2008). The
requirement for Section 106 and 278 agreements also meets the tests set out
in paragraph 56 of the NPPF (2018).

13.0

Noise
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13.1

The concerns raised in representations about the potential impact on
residential amenity as a result of noise associated with the development are
noted. The processing site is already in situ and has been since planning
permission was previously granted (2008 and 2011). The consideration of the
potential impact of noise will need to take into account that activities have
previously taken place on site of the same nature.

13.2

Paragraph 205 of the NPPF (2018) states that when determining planning
applications for mineral extraction, minerals planning authorities should
(amongst other considerations) ensure that any unavoidable noise are
controlled, mitigated or removed at source and establish appropriate noise
limits for extraction in proximity to noise sensitive properties. This is further
expanded by additional guidance in the NPPG. This sets out guidance for the
determination of planning applications for mineral development and identifies
noise limits for such developments. Paragraph 021 sets out noise limits for
normal day to day operations following completion of such short-term works.
Paragraph 022 recognises that activities in the early stages of such
developments may give rise to particularly noisy short-term operations such
soil stripping, the construction of bunds and aspects of site road construction
and maintenance.

13.3

Saved Policy 28 of the Replacement Berkshire Minerals Plan (2001) states
that the plant or other development shall be sited, designed, constructed and
landscape so as to minimise adverse impact on the amenities of the area and
not give rise to any overriding environmental objections.

13.4

Core Policy 8 of the Slough Local Development Framework Core Strategy
2006-2026 DPD (2008) states that development in the Borough shall not give
rise to unacceptable levels of noise pollution.

13.5

The application was accompanied by a Noise Assessment (NA) which
assessed the potential for noise impacts arising as a result of the
development. The NA assessed impacts arising from a combination of all
routine on-site activities including:
 construction of haul road;
 transport of minerals across the site;
 processing of extracted mineral at the plant site;
 export of minerals from the site onto the highway network; and the
 import and transportation of waste across the site.

13.6

In accordance with NPPG, the NA also assessed impacts arising from the
construction phase associated with the construction of the new access road.
Impacts were assessed at nine locations corresponding to the nearest noise
sensitive properties (residential properties). The NA also included an
assessment of cumulative noise impacts arising from a combination of the
processing plant site in Slough Borough Council administrative area and the
extraction/infilling operations in the RBWM administrative area. The NA
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identified that background/ ambient noise levels at the nearest properties
were generally controlled by road traffic noise, aircraft noise related to
Heathrow Airport, birdsong, local activity and vehicle movements. The NA
concludes that noise levels from the development will remain within the noise
limits required by paragraphs 021 and 022 of the NPPG at nearby residential
properties for both short-term and long-term operations.
13.7

Any adverse impacts to residential amenities will also be mitigated through
conditions. Conditions similar to those attached to the previous planning
permission (P/10012/004) are recommended to be attached to require both
that the operations do not exceed those limits and that a scheme for
monitoring of noise is submitted to the Council for approval. Further
conditions are recommended to require white-noise type reversing bleepers
are used on site as well as operating hours.

13.8

Based on the inclusion of conditions, the proposal is therefore considered to
be in accordance with Saved Policy 28 of the Replacement Berkshire
Minerals Plan (2001), Core Policy 8 of the Slough Local Development
Framework Core Strategy 2006-2026 DPD (2008) as well as paragraphs 021022 of the NPPG.

14.0

Highway Safety and Capacity

14.1

The development will generate traffic as a result of Heavy Goods Vehicles
(HGV) movements associated with the export of sand and gravel and the
import of restoration materials as well as staff journeys in private vehicles.
The concerns raised in representations about the potential impact on
residential amenity as a result of noise associated with the development are
noted. The application was accompanied by a Transport Statement.

14.2

Paragraph 102 of the NPPF (2018) states that transport issues should be
considered from the earliest stages of development proposals, so that the
potential impacts of development on transport networks can be addressed,
opportunities to promote walking, cycling and public transport use are
identified and pursued and that the environmental impacts of traffic and
transport infrastructure can be identified, assessed and taken into account.

14.3

Part 7 of Saved Policy 28 of the Replacement Berkshire Minerals Plan (2001)
states that in all cases, traffic generated by the development shall not give
rise to overriding environmental or other objections.

14.4

Core Policy 7 of the Slough Local Development Framework Core Strategy
2006-2026 DPD (2008) states that all new development should be
sustainable and make appropriate provisions for improving road safety and
improving air quality. In addition, Core Policy 10 of the Slough Local
Development Framework Core Strategy 2006-2026 DPD (2008) states that
development will only be allowed where there is sufficient existing, planned or
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committed transport infrastructure.
14.5

Saved Policy EN1 of the Local Plan for Slough (2004) states that
development is required to reflect a high standard of design and must be
compatible with its surroundings in terms of access points. Saved Policy T8
of the Local Plan for Slough (2004) states that proposals should include
suitable cycle access to and through the site.

14.6

As already set out the processing plant as well as the wider Poyle Quarry
Extension was the subject to similar proposed schemes approved in 2008
and 2011. In highway terms the previous submissions proposed the
introduction of a new junction on Poyle Road to be constructed in the form of
a roundabout with Mathisen Way, all within Slough Borough. The new
application alters the access arrangement by providing accesses off Poyle
Road, negating the need for the roundabout. The proposed new access will
move HGV movements away from residential areas located in Poyle. The
Highway Authority considers that providing direct access to Poyle Road
rather than Bath Road is preferable in respect of highway safety, capacity and
amenity. The new access road would be in a similar location to the previously
approved access under permission P/10012/004 although the new junction
with Poyle Road would include a split left in/right out priority junction rather
than a roundabout. It would be located on existing agricultural land. The
details will be secured by a Section 278 Agreement between the
developer/landowner and Slough Borough Council. There will also be clear
signage at the entrance informing drivers. The TS found that the proposed
access would avoid vehicles emerging directly opposite existing buildings
whilst providing appropriate visibility splays in each direction based on current
design guidance. The access with Poyle Road has been designed to prevent
HGVs turning left out the entrance or from turning right into the entrance.

14.7

The existing access road from Bath Road to the north of the plant site would
not longer be used for access to the plant site. However, the access would
continue to be used for agricultural and residential access to the existing
properties.

14.8

The capacity of the access arrangements was assessed and demonstrated to
operate efficiently in the AM and PM peaks for the lifespan of the site in the
TA. Vehicle swept path tracking demonstrates that an articulated vehicle
(16.48m length) manoeuvring at the site access and egress can operate
sufficiently.

14.9

The concerns raised in representations about the potential for pedestrian
injury associated with HGVs crossing the private road access to residential
properties to the south are noted. The access road is not adopted highway
and no Public Rights of Way are present. It’s the Borough Councils
understanding that there will be no change to the residents existing right of
access as a result of the proposal. The proposal does not include any
provision of additional gates so access will still be available. Access will need
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to be managed between operator and residents/landowner so as not to
breach any private access agreement. This is a private issues therefore
between the landowner and the residents and a not a matter for the potential
planning decision.
14.10

The Highway Authority has raised no objections to the proposal. Given the
proposed Section 106 agreement (see section on air quality and dust) to
secure agreed lorry routing to the south of the site, as well as the close
proximity of the M25 to the site access in Slough, it is not considered that the
traffic movements associated with the proposal will significantly adversely
affect the highway network.

14.11

As with the previous permissions a condition will be attached to any
permission that restricts the number of HGV movement ehich in this case
would be less than previously approved, and to no more than 75 to-way
movements per day.

14.12

Paragraph 98 of the NPPF (2018) states that planning decisions should
protect and enhance public rights of way and access, including taking
opportunities to provide better facilities for users’. As part of the new access
road proposals a new, a surfaced footpath/cycleway would be provided
parallel with Poyle Road for a distance of approximately 200 metres between
the junction of Bath Road/Poyle Road to the north of the new access and the
adjacent hotel property to the south. The details of the new footpath/cycleway
are shown on the Landscape Proposals Plan. This will be secured by
condition and secured within the Section 278 Agreement.

14.14

The Council’s Transport Department are currently proposing to implement
measures to prevent HGVs travelling into the Bath Road to the north. Various
proposals have been mooted but an agreed scheme has not been secured.
The developer has been working with the Planning Department and the Local
Highway Authority to ensure their proposed access would not wholly
prejudice these aspirations. Following ongoing negotiations, the developer
has agreed to dedicate some land within their site which can be used by the
Local Highway Authority to design an option for preventing HGVs travelling
into the Bath Road to the north

14.13

Subject to the completion of a Section 106 agreement as well as planning
conditions relating to detailed design, number of HGV movements,
completion of access prior to commencement of the use of the site and the
prevention of mud and debris being carried onto the highway the proposed
access arrangements are considered to be acceptable in terms of highway
safety and amenity. On this basis, the development is therefore considered
to be in accordance with paragraphs 98 and 102 of the NPPF (2018), part 7
of Saved Policy 28 of the Replacement Berkshire Minerals Plan (2001), Core
Policy 7 of the Slough Local Development Framework Core Strategy 20062026 DPD (2008) and Saved Policies T8 and EN1 of the Local Plan for
Slough (2004).
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15.0

Biodiversity

15.1

The NPPF (2018) requires local planning authorities to aim to conserve and
enhance biodiversity when determining planning applications. Paragraph 170
of the NPPF (2018) states that: “The planning system should contribute to
and enhance the natural and local environment by […] minimising impacts on
biodiversity and providing net gains in biodiversity where possible,
contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are
more resilient to current and future pressures”.

15.2

Core Policy 9 of the Slough Local Development Framework Core Strategy
2006-2026 DPD (2008) states that development will not be permitted unless it
protects and enhances the water environment and its margins and enhances
and preserves natural habitats and the biodiversity of the Borough, including
corridors between biodiversity rich features.

15.3

Article 10 of the Habitats Directive stresses the importance of natural
networks of linked habitat corridors to allow the movement of species
between suitable habitats, and promote the expansion of biodiversity. River
corridors are particularly effective in this way. Such networks and corridors
may also help wildlife adapt to climate change.

15.4

Circular 06/2005 states ‘It is essential that the presence or otherwise of
protected species and the extent that they may be affected by the proposed
development, is established before planning permission is granted.

15.5

The application is supported by a Preliminary Ecological Appraisal as well as
an Ecological Management Plan (EMP) (as revised). The site has potential to
support nesting birds, common reptile species, and potentially species such
as otter and roosting bats in the future. Two non-native and invasive species
of plant have been identified on the site.

15.6

In addition, Section 40 of the Natural Environment and Rural Communities
Act 2006 states that “Every public authority must, in exercising its function,
have regard, so far as is consistent with the proper exercise of those
functions, to the purpose of conserving biodiversity”. Although some low
potential for bat roosting within 4 buildings/containers on site has been
identified, ecological consultees are satisfied considering the nature of the
site and features, and the inspectability of those features, that there is no
reasonable likelihood of bat roosts being present and impacted. It is not
considered that the proposals are likely to affect any European protected
species. The EMP provides a comprehensive assessment of potential
species impacts and details measures which will need to be implemented
pre-operation, operationally, and during restoration. These measures take
into account the potential for the species use of the site to change over the
life of the proposals, which is welcomed.
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15.7

Natural England has been consulted on this application with regards to the
impact on the features of these designated sites and raised no comment. The
most recent consultation from Ecology raised concerns that the EMP was still
lacking a suitable assessment of the proposals impact on air quality and
designated sites and these are noted. It is recognised that the AQA which
accompanies the application refers to ecological receptors having been
assessed, and it concludes negligible effect, it appears that the assessment
may only relate to one ecological receptor in the vicinity of the site at
Wraysbury Reservoir. Furthermore, the ecological information provided
describes the designated sites within 2 km of the proposal site but does not
provide any assessment of potential impacts to these sites, resulting from the
proposal, for example through dust, disturbance, or hydrological
connectivity. Natural England did not provide any objection to the proposal
and it is considered to be unreasonable to seek further information these
issues when this was not explored in this depth for the quarry application
which lies closer to the majority of the designations. In addition, the
recommendation to impose the HGV routing from the south via Poyle Road
through a Section 106 agreement will ensure vehicles will not travel as close
to the designated sites, reducing potential air quality impacts.

15.8

Revisions to the submitted Restoration Proposals Plan as part of the planning
application process now seek to restore the entire application site and provide
biodiversity habitats and this is supported from an ecological perspective.
The revised Plan now sets out the management measures during restoration
establishment, and lists long-term (after 5 years) management
recommendations. The ecologist recommended that the EMP should be
revised (or an addendum provided) which also sets out the proposals for the
longer term (post aftercare) management commitment for the site. If this is
set out then the long term management can be secured alongside the
mitigation, through a planning condition of any future consent. To address
this, a condition is included for the restoration and aftercare of the site which
includes the requirement to provide more information on the long term
management of the site, post aftercare.

15.9

On the basis of the proposed conditions, the proposal is considered to be in
accordance with Core Policy 9 of the Slough Local Development Framework
Core Strategy 2006-2026 DPD (2008) as well as paragraph 170 of the NPPF
(2018).

16.0
16.1

Lighting
Core Policy 8 of the Slough Local Development Framework Core Strategy
2006-2026 DPD (2008) states that all development should also not give rise
to unacceptable levels of pollution including artificial lighting. In addition, Core
Policy 9 also states that development will not be permitted unless it respects
the character and distinctiveness of existing buildings, townscapes and
landscapes and their local designations.
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16.2

The NPPG provides guidance on the assessment of whether a development
proposal might have implications for light pollution (Paragraph: 002
Reference ID: 31-002-20140306). The proposal is not considered to have
implications of light pollution as it will not materially alter light levels outside
the development and/or have the potential to adversely affect the use or
enjoyment of nearby buildings or open spaces.

16.3

A condition is recommended related to further details on external lighting. On
this basis, the proposal is considered to be in accordance with Core Policies
8 and 9 of the Slough Local Development Framework Core Strategy 20062026 DPD (2008).

17.0
17.1

Flooding, Drainage and ground stability
Core Policy 8 of the Slough Local Development Framework Core Strategy
2006-2026 DPD (2008) states that all development […] be of a high quality
design that is practical, attractive, safe, accessible and
Adaptable, respect its location and surroundings, shall not cause
contamination or a deterioration in land, soil or water quality and
receptors, will only be permitted where it is safe and it can be demonstrated
that there is minimal risk of flooding to the property and it will not impede the
flow of floodwaters, increase the risk of flooding elsewhere or reduce the
capacity of a floodplain. It also states that development must manage surface
water arising from the site in a sustainable manner which will also reduce the
risk of flooding and improve water quality. Core Policy 9 also states that
development will not be permitted unless it protects and enhances the water
environment and its margins. The Slough Borough Council Flood risk and
surface water drainage Planning guidance (January 2016) provides additional
guidance on the consideration of flooding issues.

17.2

The location of the site in the Thames Basin means that the proximity and
connectivity to the nearby waterbodies and interconnected watercourses is an
important consideration. A Flood Risk Assessment (FRA) was submitted as
part of the application. In accordance with the latest Environment Agency
(EA) site specific data, the access route lies within Flood Zone 1 ‘Low Risk’ of
fluvial flooding. The site and surrounding areas are shown to be at risk of
reservoir flooding. However, flooding from a reservoir breach is considered to
be highly unlikely. The site does not appear to be at risk of groundwater,
canal, or sewer flooding. The FRA concludes the potential risk of flooding
from tidal, surface water, ground water, sewers, reservoirs, and artificial
sources are low. The applicant sought pre-application advice sought the EA
for the wider application covering the Quarry Western Extension site and
complete access from Poyle Road to the main site and the recommendations
of this advice were included in the submitted FRA. The FRA concludes the
development is considered safe and appropriate within the context of the
NPPF (2018), the NPPG and Local Plan policies and has no detrimental
impact on others. The EA raised no objection to the proposal.
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17.3

Any surface water associated with the development would be disposed of via
a soakaway as part of the proposal. The FRA concludes the proposed new
access track will have no significant impact on the surface water run-off
regime in the area. The EA “Surface Water Flooding Risk” information
indicates the access route is at “very low” risk of surface water flooding.

17.4

Concerns were raised in representations about the potential for subsidence
damage to nearby properties arising as a result of groundwater drawdown
associated with the development and these are noted. Potential for
subsidence damage to nearby properties arising as a result of groundwater
drawdown associated with the development is an important consideration.

17.5

Paragraph 121 of the NPPF (2018) states that planning decisions should
ensure that the site is suitable for its new use taking account of ground
conditions and land instability, including from natural hazards or former
activities such as mining, pollution arising from previous uses and any
proposals for mitigation including land remediation or impacts on the natural
environment arising from that remediation. The FRA confirms that the
development is safe and does not detrimentally affect third parties, in
accordance with the objectives.

17.6

The FRA concludes that surface water from the proposed access route will
discharge towards the existing ditch and drainage systems of the capped
landfill and there will be no significant change to the existing run-off
characteristics. The applicant has indicated that water would be pumped
along a pipeline from the existing silt pond to the processing plant washer
barrel/scrubber. Silty water would be returned along another pipe to the silt
pond from the washer barrel/scrubber and from drainage around the Linatex
sand tower. This process is what previously occurred when the site was
previously operational. Conditions are proposed requiring the submission of
details on the methods of disposal of surface water as well as a water cycle
statement to set out the measures which will take place in more detail. The
LLFA raised concerns about the lack of a drainage strategy submitted as part
of the application. A condition has been included requesting information on a
number of areas prior to the commencement of the development.

17.7

On the basis of the inclusion of the proposed conditions, the proposal is
considered to be in accordance with the provisions of the NPPF (2018) as
well as Policies 8 and 9 of the Slough Local Development Framework Core
Strategy 2006-2026 DPD (2008).

18.0
18.1

Cumulative impacts
Potential cumulative impacts of minerals development are particularly
relevant in areas which are already under significant development pressure,
or have concentrations of existing and potential future minerals development.
Paragraph 205 of the NPPF (2018) states that when determining planning

Page 145

applications, for mineral extraction, minerals planning authorities should take
into account the cumulative effect of multiple impacts from individual sites
and/or from a number of sites in a locality. It is recognised that there has
been a history of mineral extraction in the wider area which has now ceased.
Therefore, the proposal and the associated proposal for mineral extraction, is
not considered to have significant cumulative impacts.
18.2

It is also important that any potential impacts on planned development nearby
are considered as well as the impacts on existing surrounding uses. The
mitigation measures proposed as part of the development, as well as the
proposed conditions and legal agreement will help to ensure that the
development will not have any significant impacts on existing and planned
development nearby.

19.0
19.1

Pollution control
The waste disposal element of the development (restoration of the wider
quarry extension site) will require an Environmental Permit (EP) from the
Environment Agency (EA). The role of the EP is set out in more detail in
paragraph 051 of the NPPG. The scope of an EP is defined by the activities
set out in the Environmental Permitting Regulations (EPR). The aim of the
EPR regime is to protect the environment from potential impacts associated
with certain liable facilities or installations. An application for an EP will
include an assessment of the environmental risk of the proposals including
the risk under both normal and abnormal operating conditions. The EA will
assess the application and the adequacy of the impact assessment including
whether the control measures proposed by the operator are appropriate for
mitigating the risks and their potential impact.

19.2

The NPPG states that Planning Authorities should assume that other
regulatory regimes will operate effectively rather than seek to control any
processes, health and safety issues or emissions themselves where these
are subject to approval under other regimes (Paragraph 050 Reference ID:
28-050-20141016). The need for an EP is separate to the need for planning
permission. Planning permission determines if a development is an
acceptable use of the land. Permitting determines if an operation can be
managed on an ongoing basis to prevent or minimise pollution. The granting
of planning permission does not necessarily lead to the granting of an EP.

19.3

The Local Planning Authority strongly recommends that any operator enter in
to pre-application discussions with the Environment Agency regarding their
EP application if these have not already taken place.

19.4

Should a permit be granted for the operation, it will be monitored and
enforced in the same manner as any other regulated site by the Environment
Agency. A number of mechanisms are put in place to monitor to ensure
compliance such as audits, site visits, data analysis and compliance checks
are carried out by the regulator.
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20.0

Restoration and aftercare

20.1

Saved Policy 18 of the Replacement Berkshire Minerals Plan (2001) states
that before permission is granted, Local Planning Authorities will require ‘to
be satisfied that the land will be satisfactorily restored within a reasonable
timescale to an appropriate standard and an acceptable landform, landscape
character and ecological character which are appropriate to its location and
its intended after-use’. In addition, Saved Policy 19 states that Local Planning
Authorities will seek to secure environmental and other public benefits.

20.2

Part 5 of Saved Policy 28 of the Replacement Berkshire Minerals Plan (2001)
states that in all cases, plant or other development should be ‘removed and
the site satisfactorily restored as soon as continues production of minerals
from the site ceases’. In addition, Saved Policy 18 of the Replacement
Berkshire Minerals Plan (2001) states that when considering other
applications relating to the restoration of present or former mineral working,
local planning authorities will be guided by the aim of ensuring the completion
without undue delay of the site restoration to an appropriate standard and an
acceptable landform, landscape character which are appropriate to its
location and its intended after uses. The policy also goes onto say that local
planning authorities will impose conditions to secure this. Saved Policy 20
states that proposals for restoration, after-care and after-use of the Preferred
Areas must conform to and not prejudice the broad aims and strategies’ set
out in Appendix 3 of the Plan. Those relevant to this proposal are as follows:
 the highest standards of restoration and after-care of this Green Belt
site, and will seek to secure appropriate long term management of it;
 High standard of restoration to agriculture with a strong structure of
new woodlands, copses and hedgerows, is therefore the ideal and
would accord with the prevailing policies for the Colne Valley; and
 Policies would seek to increase opportunities for countryside
recreation including organised forms of countryside recreation.

20.3

Saved Policy 29 of the Replacement Berkshire Minerals Plan (2001) states
that permission would normally be refused for the import of mineral to a
processing or manufacturing plant.

20.4

Paragraph 40 of the NPPG sets out how much detail should be provided on
restoration and aftercare within a planning application. The application was
accompanied by a Restoration Proposals Plan and Restoration Sections Plan
which seeks to restore the site to conservation grassland, wildflower meadow
with some tree, hedgerow, shrub and aquatic planting. The applicant has
stated that the proposals have been designed to provide an appropriate
restoration of the plant site and to provide additional planting elsewhere
associated with the new access road corridor in order to enhance biodiversity
and to improve green infrastructure. There is no potential for phasing the
restoration works due to the nature of the site operations. The new access
road between the processing plant and Poyle Road as well as access track
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between the plant site and the Bailey Bridge over the Colne Brook would be
retained for future agricultural operations. The silt pond to the immediate west
of the processing plant would be retained and enhanced as part of the
restoration scheme.
20.5

The Thames River Basin Management Plan requires the restoration and
enhancement of water bodies to prevent deterioration and promote recovery
of water bodies. The site is located within this defined river basin. The
restored area would include the existing water body (pond) which would be
allowed to develop for nature conservation enhancement. A condition is
included requesting further information on restoration, building on the plans
that have already been included in the application. This condition also helps
to address issues such as avoidance of bird strike and biodiversity
enhancement measures.

20.6

The ecological consultee recommended that consideration should be given to
the securing of long-term management (and monitoring) of this site following
restoration and aftercare. The Restoration Proposals Plan includes the
following long term management recommendations for post aftercare (after 5
years)





All hedgerows cut once a year in winter avoiding the bird nesting
season;
Wildflower meadow and conservation grassland cut on an annual
basis in late summer to allow plants to seed. All arisings to be
removed once dry; and
Scrub planting monitored every 3 years and thinned if required (in
winter) on a selective basis to maximise growth.

The applicant has indicated that the long-term management would be
undertaken by the landowners and would be integrated within their wider
agricultural operations. To build on this, a further condition has been included
relating to the submission of an aftercare scheme which includes providing
information on measures relating to how the long term management of the
site will take place following the completion of the aftercare period. This
condition includes the preparation of an Annual Aftercare Report as well as
the requirement for a joint annual inspection of all restored areas with the
Local Planning Authority.
20.7

Conditions are recommended to ensure compliance with this aspect of the
scheme and to ensure it is in accordance with Saved Policies 18, 28 and 29
of the Replacement Berkshire Minerals Plan (2001). On this basis, the
proposal is considered to be in accordance with Policies 18, 28 and 29 of the
Plan.

22.0

PART C: RECOMMENDATION

22.1

Having considered the relevant policies and guidance as set out in the
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following report, the comments from consultees as well as all other relevant
material considerations, it is recommended the application be delegated to
the Planning Manager for:
A. Approval subject to
7) the satisfactory completion of a Section 106 agreement to secure
agreed lorry routing; the works required through the Section 278
agreement,
8) finalising conditions; and any other minor changes.
B. Refuse the application if the completion of the Section 106 Agreement is
not finalised by 6th July 2019 unless a longer period is agreed by the
Planning Manager.
23.0

PART D: LIST CONDITIONS AND INFORMATIVES
2. The development hereby permitted shall be commenced within three
years from the date of this permission.
REASON: To prevent the accumulation of planning permissions, and to
enable the Council to review the suitability of the development in the light
of altered circumstances and to comply with the provisions of Section 91
of the Town and Country Planning Act 1990.
3. Written notification of the intention to commence development on the site
shall be submitted, in writing, to the Local Planning Authority 7 days prior
to the commencement of the development.
REASON: In the interests of monitoring and enforcement of the
development.
4. The development hereby permitted shall be carried out in accordance
with the following approved plans:
m) Drawing No. M16.163.D.104; Dated August 2017; Rec’d 02/09/2017
n) Drawing No. M16.163.D.105; Dated August 2017; Rec’d 02/09/2017
o) Drawing No. M16.163.D.107; Dated August 2017; Rec’d 02/09/2017
p) Drawing No. M16.163.D.108; Dated August 2017; Rec’d 02/09/2017
q) Drawing No. M16.163.D.109; Dated July 2018; Rec’d 08/08/2018
r) Drawing No. M16.163.D.110; Dated July 2018; Rec’d 08/08/2018
s) Drawing No. M16.163.D.112; Dated July 2018; Rec’d 08/08/2018
t) Drawing No. M16.163.D.113; Dated Sept 2018; Rec’d 12/09/2018
u) Drawing No. PYL/003; Dated 02/07/2018; Rec’d 08/08/2018
v) Drawing No. PYL/004; Dated 03/07/2018; Rec’d 08/08/2018
w) Drawing No. A057855: SD1[A].cdr; Dated Dec 2009; Rec’d
08/08/2018
x) Drawing No. A057855: SD9[A].cdr; Dated Dec 2009; Rec’d
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08/08/2018
REASON: To ensure that the site is developed in accordance with the
submitted application and to ensure that the proposed development does
not prejudice the amenity of the area and to comply with the Policies in
the Development Plan.
Pre-commencement conditions
5. The use of processing plant site shall not commence until the developer
has dedicated to the land required to access/egress the site and to
facilitate a bus gate along the Poyle Road to the the Highway Authority
as agreed via a Section 38 or Section 278 Agreement.
REASON: In the interests of highway safety in accordance with Core
Policy 7 of The Slough Local Development Framework, Core Strategy
2006-2026, Development Plan Document, December 2008
6. Prior to the commencement of development, a detailed design scheme
of the proposed access junction shall be submitted to and approved in
writing by the Local Planning Authority. The scheme shall be
implemented as approved in line with the Section 278 agreement.
REASON: In the interests of highway safety in accordance with Core
Policy 7 of The Slough Local Development Framework, Core Strategy
2006-2026, Development Plan Document, December 2008.
7. The new access haul road will not be used until the visibility splays have
been provided on both sides of the access in line with the agreed
scheme under the Section 278 agreement.
REASON: In the interests of highway safety in accordance with Core
Policy 7 of The Slough Local development Framework, Core Strategy
2006-2026, Development Plan Document, December 2008.
8. Prior to the use of the new access haul road, a sign stating the all Heavy
Goods Vehicles shall turn right out of the site shall be displayed in a
location visible to drivers within the site and near to the highway access.
The sign shall be maintained for the duration of the development.
REASON: In the interests of highway safety and protecting local health,
safety and amenity in accordance with Core Policy 7 of The Slough Local
development Framework, Core Strategy 2006-2026, Development Plan
Document, December 2008.
9. Prior to the commencement of development, details of the existing Bailey
Bridge and abutments shall be submitted to and approved in writing by
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the Local Planning Authority. Any required amendments to the bridge or
abutments under the approved scheme shall be implemented prior to the
use of the Bailey Bridge. The Bailey Bridge shall be kept clear of mud
and detritus at all times.
REASON: To protect the Colne Brook from pollution in accordance with
Core Policy 8 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
10. Prior to the construction of the bund, details of the design and
construction of the bund and its treatment shall be submitted to and
approved in writing by the Local Planning Authority. The approved
scheme shall be implemented in full before the development of the
processing plant commences and be retained for the life of the
development. The bund shall be retained in place the completion of the
development. The bund materials shall then be used in the restoration of
the land in line with restoration scheme approved under condition 40 of
this permission.
REASON: In the interests of amenity and the satisfactory restoration of
the site in accordance with Core Policy 8 of The Slough Local
Development Framework, Core Strategy 2006-2026, Development Plan
Document, December 2008 and Saved Policy 18 of the Replacement
Minerals Local Plan for Berkshire (2001).
11. Prior to the commencement development, a Drainage and SuDS
Strategy details and methods of disposal of surface water from the
access road and processing site shall be submitted for the approval in
writing of the Local Planning Authority. This should include the following:
ix. information relating to the acceptable intrusive investigation and
soakage tests to BRE365 Digest, along with agreement from
Thames Water for mains connection.
x. Evidence that the applicant understands the sensitivity of discharge
points relating to the receiving water body;
xi. Information evidencing that the correct level of water treatment
exists in the system in accordance with the Ciria SuDS Manual
C753;
xii. Existing and proposed run-off rate calculations completed according
to a suitable method such as IH124 or FEH;
xiii. Existing and proposed run-off volume calculations completed
according to a suitable method such as IH124 or FEH.
xiv. Maintenance regimes of the entire surface water drainage system
including individual SuDS features, including the organisation
responsible for each element;
xv. Evidence that enough storage/attenuation has been provided
without increasing the runoff rate or volume. This must be shown for
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a 1 in 100 year plus climate change event; and
xvi. A Maintenance Plan;
The approved scheme shall be implemented as approved.
REASON: To minimise the impact on the natural and built environment in
line with paragraphs 121 and 178 of the National Planning Policy
Framework, as well as Core Policies 8 and 9 of The Slough Local
Development Framework, Core Strategy 2006-2026, Development Plan
Document, December 2008.
12. Prior to the commencement development, a Water Cycle Statement
should be submitted for the approval in writing of the Local Planning
Authority. This should set out in detail how the operator will manage the
use of water within the plant site. The approved scheme shall be
implemented as approved.
REASON: To minimise the impact on the natural and built environment in
line with paragraph 178 of the National Planning Policy Framework, as
well as Core Policies 8 and 9 of The Slough Local Development
Framework, Core Strategy 2006-2026, Development Plan Document,
December 2008.
13. Prior to the operation of the processing plant, details of the buildings to
be retained on site and their location shall be submitted to and approved
in writing by the Local Planning Authority. The approved scheme shall
be implemented in full unless otherwise agreed in writing by the Local
Planning Authority.
REASON: In the interests of amenity in accordance with Core Policy 8 of
The Slough Local Development Framework, Core Strategy 2006-2026,
Development Plan Document, December 2008.
14. Prior to the operation of the processing plant, a comprehensive and site
specific Dust Management Scheme shall be submitted to, and approved
in writing by, the Local Planning Authority. The Scheme should set out
measures to mitigate the impact of dust deriving from the operations and
measures to ensure that the site is kept damp and free from dust using
bowsers and / or water sprays sufficient for this purpose during periods
of dry weather. The Scheme should also include measures for
monitoring dust and measures to be taken in the event of complaints
received by the Local Planning Authority. The Dust Management Plan
shall be produced in accordance with the Institute of Air Quality
Management (IAQM) ‘Guidance on the Assessment of Minerals Dust
Impacts of Planning (2016). The approved Dust Management Plan shall
be implemented as approved for the duration of the development. The
approved Dust Management Plan shall be reviewed annually following
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the commencement of the development to ensure the effectiveness of
the development.
REASON: In the interests of amenity in accordance with Core Policy 8
and 9 of The Slough Local Development Framework, Core Strategy
2006-2026, Development Plan Document, December 2008.
15. Prior to the operation of the processing plant, details of the proposed
type, size and model of all plant and machinery within the processing
plant area shall be submitted to and approved by the Local Planning
Authority. All equipment used shall be in accordance with the approved
details.
REASON: In the interests of local amenity in accordance with Core
Policies 8 and 9 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
16. Prior to the commencement of development, details of all external
lighting associated with mobile plant shall be submitted to and approved
in writing by the Local Planning Authority. The development shall be
carried out in accordance with the approved details.
REASON: In the interests of amenity and the safety of air traffic using
Heathrow Airport in accordance with Core Policies 8 and 9 of The
Slough Local Development Framework, Core Strategy 2006-2026,
Development Plan Document, December 2008.
17. Prior to commencement of development, details of the wheel wash
facility, including its location, shall be submitted to and approved in
writing by the Local Planning Authority. The facility shall be installed as
approved prior to commencement of the development and maintained in
good working order throughout the life of the development.
REASON: In the interests of road safety and local amenity in accordance
with Core Policies 7, 8 and 9 of The Slough Local Development
Framework, Core Strategy 2006-2026, Development Plan Document,
December 2008.
18. Prior to commencement of development, details of the location of fencing
shall be submitted to and approved in writing by the Local Planning
Authority. The fencing shall be installed as approved and maintained in
good working order throughout the life of the development.
REASON: In the interests of local amenity in accordance with Core
Policies 8 and 9 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.

Page 153

Operations and hours of working
19. The development hereby permitted shall cease and the site be restored
in accordance with scheme approved under conditions 41 no later than 8
years from the date of the implementation of the permission (as notified
under condition 2 of this permission.
REASON: To ensure the development is completed in line with the
permission and to ensure that the land is satisfactorily restored in
accordance with Saved Policies 18 and 28 of the Replacement Minerals
Local Plan for Berkshire (2001), Core Policy 9 of The Slough Local
Development Framework, Core Strategy 2006-2026, Development Plan
Document, December 2008 as well as paragraph 170 of the National
Planning Policy Framework (2018).
20. For the duration of the development, contact information for the operator
of the site (in relation to operational impacts and emergency contact
information) shall be displayed at the entrance to the site.
REASON: To ensure the development is completed in line with the
permission in the interests of public health, safety and amenity in
accordance with Policies 8 and 9 The Slough Local Development
Framework, Core Strategy 2006-2026, Development Plan Document,
December 2008.
21. During the life of the development, a copy of this permission, including all
documents hereby permitted and any documents subsequently approved
in accordance with this permission, shall be available on the site during
working hours in a position which is readily accessible to any person
undertaking the development.
REASON: To ensure that the development hereby approved is operated
in accordance with the approved plans and conditions attached to the
permission.
22. The processing plant used as part of this development shall be of grey or
green tone to blend in to the background and minimise the visual impact
of the works. The processing plant shall be maintained in accordance
with the approved details. There should be no change to the approved
processing plant without approval from the Local Planning Authority
REASON: To ensure a satisfactory appearance of the development so
as not to prejudice the visual amenity of the locality in accordance with
Core Policies 8 and 9 of The Slough Local Development Framework,
Core Strategy 2006-2026, Development Plan Document, December
2008
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23. The processing plant hereby permitted shall be used solely for the
processing of sand and gravel raised from Poyle Quarry Extension, in
accordance with planning permission 17/03426/FULL as granted by the
Royal Borough of Windsor and Maidenhead (or any subsequent
extension to the quarry permitted).
REASON: To ensure the development is in accordance with Saved
Policies 28 and 29 of the Replacement Berkshire Minerals Plan (2001).
24. No operations or activities shall be carried out on site, and no Heavy
Goods Vehicles shall enter, depart or manoeuvre within the site outside
of the hours of 7:00 to 17:00 Mondays to Fridays and 7:30 to 13:00 on
Saturdays. There shall be no operations on Sundays or recognised
Public Holidays.
REASON: In the interests of the amenity of the area and in accordance
with Core Policies 8 and 9 of The Slough Local Development
Framework, Core Strategy 2006-2026, Development Plan Document,
December 2008.
25. No operations for the construction of the access road and screening
bunds shall be carried out except between 7:30 and 17:00 hours,
Monday to Friday, and 8:30 to 12:00 on Saturdays. There shall be no
operations on Sundays or recognised Public Holidays.
REASON: In the interests of the amenity of the area and in accordance
with Core Policies 8 and 9 of The Slough Local Development
Framework, Core Strategy 2006-2026, Development Plan Document,
December 2008.
Highways
26. Unless otherwise approved in writing by the Local Planning Authority, the
number of Heavy Goods Vehicles transporting minerals exiting the site
and importing inert waste entering the site shall not exceed 75 in any one
day.
REASON: In the interests of highway safety in accordance with Core
Policy 7 and 8 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
27. Records of daily Heavy Goods Vehicle movements for shall be
maintained at all times and shall be made available for inspection by the
Local Planning Authority within 7 days of a written request.
REASON: To allow monitoring of the number of Heavy Goods Vehicles
entering and exiting the site in accordance with Core Policy 7 and 8 of
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The Slough Local Development Framework, Core Strategy 2006-2026,
Development Plan Document, December 2008.
28. All Heavy Goods Vehicles leaving the site shall pass through the wheel
wash facility. No vehicle shall leave the site unless it has been cleaned
sufficiently to prevent mud and spoil being carried on to the public
highway. In the event that mud and spoil from vehicles leaving the site is
deposited on the public highway, measures shall be taken to clean the
highway. At the end of each working day any mud and/or spoil brought
on to the public highway as a result of the development hereby approved
shall be removed to the satisfaction of the Local Planning Authority.
REASON: In the interests of highway safety and local amenity in
accordance with Core Policy 7of The Slough Local Development
Framework, Core Strategy 2006-2026, Development Plan Document,
December 2008.
29. All Heavy Goods Vehicles importing inert waste to Preferred Area 12 (as
permitted under planning permission 17/03426/FULL by the Royal
Borough of Windsor and Maidenhead) shall remain sheeted at all times
(except when inspection is required) within the application site.
REASON: In the interests of amenity and road safety in accordance with
Core Policies 7, 8 and 9 of The Slough Local Development Framework,
Core Strategy 2006-2026, Development Plan Document, December
2008.
30. No loaded Heavy Goods Vehicles shall leave the site unless sheeted.
REASON: In the interests of amenity and road safety in accordance with
Core Policies 7, 8 and 9 of The Slough Local Development Framework,
Core Strategy 2006-2026, Development Plan Document, December
2008.
Noise
31. All plant and machinery operated within the site shall be maintained in
accordance with the manufacturers' specification at all times and shall be
fitted with and use white-noise type reversing alarms to the satisfaction
of the Local Planning Authority.
REASON: In the interests of amenity and no minimise noise disturbance
in accordance with Saved Policy 28 of the Replacement Berkshire
Minerals Plan (2001) and Core Policy 8 of The Slough Local
Development Framework, Core Strategy 2006-2026, Development Plan
Document, December 2008.
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32. The level of noise emitted from the site shall not exceed 10dB LAeq 1
hour (free field) above background noise level, subject to a maximum of
55dB(A)LAEQ1h (free field) as measured at the Noise Measurement
Locations 4, 5, 6, and 7 identified in section 4.2 of the Noise Assessment
Report (dated 22 August 2017).
REASON: In the interests of amenity and in accordance with Saved
Policy 28 of the Replacement Berkshire Minerals Plan (2001) and Core
Policy 8 of The Slough Local Development Framework, Core Strategy
2006-2026, Development Plan Document, December 2008.
33. Within six months of the date of this permission, a Noise Monitoring
Scheme shall be shall be submitted to the Local Planning Authority for
approval. The scheme shall be in accordance BS4142. The scheme
shall include:
(a) noise monitoring locations;
(b) frequency of measurements (to be at least quarterly);
(c) results of noise monitoring to be submitted to Local Planning
Authority for each quarter;
(d) remedial measures to be adopted for the operation of the processing
plant if noise levels exceed those specified in the conditions of this
planning permission; and
(e) procedures for dealing with complaints from local residents.
REASON In the interests of amenity and in accordance with Saved
Policy 28 of the Replacement Berkshire Minerals Plan (2001) and Core
Policy 8 of The Slough Local Development Framework, Core Strategy
2006-2026, Development Plan Document, December 2008.
34. During haul road construction (including the bund) the level of noise
arising from any operation, plant or machinery on the site, when
measured or recalculated as at a height of 1.2 m above ground level and
3.6 m from the façade of Poyle Lodge and Poyle Corner shall not exceed
70dB(A)Leq, during any 30 minute period.
REASON In the interests of amenity and in accordance with Saved
Policy 28 of the Replacement Berkshire Minerals Plan (2001) and Core
Policy 8 of The Slough Local Development Framework, Core Strategy
2006-2026, Development Plan Document, December 2008.
Stockpiles
35. The stockpiles of minerals within the processing area shall not exceed 5
metres in height.
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REASON: In the interests of visual amenity and in accordance Core
Policy 9 of The Slough Local Development Framework, Core Strategy
2006-2026, Development Plan Document, December 2008.
Protection of watercourses and soils
36. Any oil, fuel lubricant and other potential pollutants shall be handled on
the site in such a manner as to prevent pollution of any watercourse or
soil. For any liquid other than water, this shall include storage in suitable
tanks and containers which shall be housed in an area surrounded by
bund walls of sufficient height and construction so as to contain 110% of
the total contents of all containers and associated pipe work. The floor
and walls of the bunded areas shall be impervious to both water and oil.
The pipes shall vent downwards into the bund.
REASON: To minimise the risk of pollution of the water environment and
soils, in accordance with Core Policies 8 and 9 of The Slough Local
Development Strategy, Core Strategy 2006-2026, Development Plan
Document, December 2008.
Biodiversity
37. The silt pond shall be managed during the development to ensure that it
is not available to hazardous bird species, including waterfowl, waders
and gulls.
REASON: In the interests of aircraft safety in accordance with Core
Policy 7 of The Slough Local Development Framework, Core Strategy
2006-2026, Development Plan Document, December 2008.
Landscaping
38. Tree protection measures as set out in the Landscape and Visual
Appraisal (Arboricultural Impact Assessment) - Tree Survey (September
2017) shall be implemented in full.
REASON: In the interests of aircraft safety in accordance with Core
Policies 8 and 9 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
39. Any trees, shrub or hedgerow removal or maintenance shall not take
place during the period of the nesting season (between 1 March to 31
July) unless warranted by exceptional circumstances which are to be
agreed in advance in writing by the Local Planning Authority.
REASON: To prevent the loss of nesting habitats to preserve
biodiversity in accordance with Core Policies 8 and 9 of The Slough
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Local Development Framework, Core Strategy 2006-2026, Development
Plan Document, December 2008.
Restoration, Aftercare and Long-term management
40. The use of the processing plant hereby approved shall cease once
extraction of Poyle Quarry Extension (as permitted by planning
permission 17/03426/FULL by the Royal Borough of Windsor and
Maidenhead) has been completed and in line with the timescales set out
in condition 41 and the remaining stockpiles have been processed and
removed from site. The processing plant and related machinery shall be
removed from the site within 6 months of the completion of mineral
extraction at Poyle Quarry Extension.
REASON: In the interests of amenity and to ensure the satisfactory
restoration of the site in accordance with Saved Policies 18 and 28 of
the Replacement Berkshire Minerals Plan (2001) and Core Policy 9 of
The Slough Local Development Framework, Core Strategy 2006-2026,
Development Plan Document, December 2008.
41. The remaining buildings, plant and machinery hereby approved shall be
removed no later than 8 years from the date of commencement of the
development (as set out under condition 2). Upon its removal, the land
shall be restored in accordance with the restoration scheme approved
under Condition 41 of this permission.
REASON: To ensure the satisfactory restoration of the site and in the
interests of amenity and in accordance with Saved Policies 18 and 28 of
the Replacement Minerals Local Plan for Berkshire (2001) and Core
Policy 9 of The Slough Local Development Framework, Core Strategy
2006-2026, Development Plan Document, December 2008.
42. Within 2 years of the date of this permission, a detailed restoration and
aftercare scheme for the site shall be submitted for the approval in
writing to the Local Planning Authority. The Scheme shall include the
following:
i)

j)

restoration of the site to agriculture to be completed no later than 2
years following the removal of all plant and machinery and by no
later than 8 years from the date of commencement of the
development (as set out under condition 2 of this permission)
details of all earthworks, preparation of the land before soiling, regrading and replacement soils, drainage measures, final contours,
finalised tree and shrub planting and seeding specifications using
indigenous species, timing and phasing of restoration operations;
the tree planting shall include replacement trees for any protected
trees which are lost due to the construction of the road; and
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k)

details of finalised biodiversity measures to be implemented in order
to enhance the value of the restored site for wildlife
l) details of how the silt pond will be managed to ensure it is not
available to hazardous bird species, including waterfowl, waders and
gulls
m) aftercare and maintenance of all restored areas for a period of five
years following completion of restoration including provision for the
replacement of any dead, dying or damaged trees or failed seeding
areas in the first planting season following identification of their
failure and any remedial works and the management of drainage
maintenance;
n) proposals for the longer term (post aftercare) to detail how the silt
pond will be managed to ensure it is not available to hazardous bird
species, including waterfowl, waders and gulls.
o) provision for a joint annual inspection of all restored areas with the
Local Planning Authority to identify failed restoration and appropriate
remedial treatment; and a
p) commitment (once the site is in aftercare) to produce an Annual
Report in advance of the joint annual inspection identified in (c)
detailing the works carried out during the previous 12 months and
those proposed for the forthcoming 12 months.
Following approval, the Scheme shall be implemented in all respects in
accordance with the agreed timescales.
REASON: To ensure that the land is satisfactorily restored and effective
aftercare and long term management of the site takes place in
accordance with Saved Policies 18, 20 and 28 of the Replacement
Minerals Local Plan for Berkshire (2001), Core Policy 9 of The Slough
Local Development Framework, Core Strategy 2006-2026, Development
Plan Document, December 2008 as well as paragraph 170 of the
National Planning Policy Framework (2018).
Other
43. Details of the composition of a liaison group with representatives from
the operator, Colnbrook with Poyle Parish Council, and Slough Borough
Council and frequency of meetings shall be submitted to and approved in
writing by the Local Planning Authority. The liaison group shall be
operated in accordance with the approved details for the life of the
development.
REASON: To ensure good communication between the operator and
local community.
44. No wastes other than inert waste including excavated materials and
builders' waste of a non-putrescible nature shall be imported to the site.
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REASON: To maintain transport safety and ensure satisfactory
restoration in accordance with Core Policies 7, 8, 9 and 10 of The Slough
Local Development Framework, Core Strategy 2006-2026, Development
Plan Document, December 2008.
45. There shall be no burning of waste or materials on site
REASON: In the interests of amenity and in accordance with Core
Policies 7 and 8 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
INFORMATIVES:
8. In dealing with this application, the Local Planning Authority has worked
with the applicant in a positive and proactive manner. It is the view of the
Local Planning Authority that the proposed development does improve the
economic, social and environmental conditions of the area for the reasons
given in this notice and it is in accordance with the National Planning
Policy Framework (2018).
9. The applicant will need to enter into a Section 278 Agreement of the
Highways Act 1980 / Minor Highway Works Agreement with Slough
Borough Council for the implementation of the works in the highway works
schedule. The applicant should be made aware that commuted sums will
be payable under this agreement for any requirements that burden the
highway authority with additional future maintenance costs.
10. The applicant will need to enter into a Section 106 Agreement of the Town
and Country Planning Act 1990
11. No vehicles associated with the building operations on the development
site shall be parked on the public highway so as to cause an obstruction.
Any such wilful obstruction is an offence under S137 of the Highways Act
1980.
12. For the purposes of matters relating to this decision, Heavy Goods
Vehicles (HGVs) are defined as vehicles over 3.5 tonnes un-laden.
13. This decision does not purport or convey any approval or consent which
may be required under the Building Regulations or any other Acts,
including Byelaws, orders or Regulations made under such acts.
14. The Borough Council supports the establishment of a community liaison
panel to ensure engagement between the community, interested parties
and the operator. Details of the composition of a liaison group with
representatives from the operator, Colnbrook with Poyle Parish Council,
and Slough Borough Council and frequency of meetings shall be
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submitted to and approved in writing by the Local Planning Authority. The
liaison group shall be operated in accordance with the approved details
for the life of the development.
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AGENDA ITEM 7

Registration Date:

15-Feb-2019

Application No:

P/00730/091

Officer:

Michael Scott

Ward:

Cippenham Green

Applicant:

N/A, SEGRO (225 Bath
Road) Limited

Application Type:

Major

13 Week Date:

17 May 2019

Agent:

Benjamin Taylor, Barton Willmore 9th Floor, Bank House, 8 Cherry
Street, Birmingham, B2 5AL

Location:

Land Adjacent to, 225 Bath Road, Cippenham, Slough, Berkshire

Proposal:

Redevelopment of the site comprising the construction of a Data Centre
(Sui Generis), including ancillary offices, emergency generators and
flues, vehicle and cycle parking, drainage infrastructure, boundary
treatments, landscaping and other ancillary works.

Recommendation: Delegate approval to the Planning Manager for approval subject to
completion of a satisfactory S106 Agreement and conditions as set out in 1.1 below.
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P/00730/091
1.0

SUMMARY OF RECOMMENDATION

1.1

Having considered the relevant policies set out below, and comments that have been
received from consultees and neighbouring occupiers, and all other relevant material
considerations it is recommended the application be delegated to the Planning
Manager:
1) For approval subject to: the satisfactory completion of a s106 agreement, finalising
conditions, and any other minor changes.
2) Refuse the application if a satisfactory s106 Agreement is not completed by 3rd
December 2019, unless otherwise agreed by the Planning Manager in consultation
with the chair of the Planning Committee

1.2

Under the current constitution, this application is to be determined at Planning
Committee as it is an application for a major development comprising more than 1,000
square metres in floor space being created and the site area is over 1 hectare.

PART A: BACKGROUND
2.0

Proposal

2.1

Full planning permission is sought for the redevelopment of the site comprising the
construction of a data centre (sui generis) including ancillary offices, emergency
generators and flues, vehicle and cycle parking, drainage infrastructure, boundary
treatments, landscaping and other ancillary works. The red line includes a 5m zone on
the western edge of the site to enable the straightening the public footpath – Aspro
Alley - that currently runs along the southern edge and then the eastern side of the
site.

2.2

The plans that have been submitted show that the proposed data centre, including the
two-storey offices to the Bath Road frontage would have a footprint of approximately
65m by 96m with the long axis running north-south adjacent to the re-aligned public
footpath. The height of the building would broadly match that approved on site B;
namely, a height of 16.6m to the ridge and 13.6m to the eaves, with a 1.1m
overhanging eaves to the building. The ancillary offices measure 65m by 8m, with a
height of 13m to the ridge. The two generator wings would lie adjoining the eastern
and southern elevations - one of 40m in width (tapering to 35m to the front) by 51m in
length and the other 69m in width by a maximum of 32m projecting from the rear of the
main building. The open south-eastern corner of the site would accommodate a
freestanding switch-room, sprinkler tank and pump house. Four flues are proposed on
the eastern side and three further flues would be located to the rear serving the
generators - these would be 16m in height. The generators will be enclosed with an
acoustic screen and there will also be an acoustic fence erected along the southern
boundary. For security purposes, a 3m mesh fence is proposed around the perimeter
of the site. There will also be the erection of a 4.5m acoustic fence along the rear of
the site.
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2.3

The proposal entails a building which would sit circa 26m (at its nearest point) from the
front of the site. The building has been designed to have a two storey element to the
front providing ancillary office space.

2.4

The main access into the site will be via the Service Road which runs parallel to, and
is accessed from, the Bath Road. There will be the provision of 47 car parking spaces
with two of these spaces allocated as disabled and four spaces with electrical charging
infrastructure. There will also be 12 covered cycle parking spaces provided on-site.
Within the site on the east, there will be a switchroom, sprinkler house and pump
house. There will also be a secondary access road provided along the footpath to
allow for emergency access to the rear generators.

2.5

Prior to the submission of this planning application and on the basis of the preapplication advice, the applicant sought a Screening Opinion as to whether or not an
Environmental Impact Assessment (EIA) was required under the Town and Country
Planning (Environmental Impact Assessment) (England and Wales) Regulations 2017.
An assessment was carried out with the conclusion reached that an EIA was not
required.

2.6

Information in the form of a construction environment management plan and
assessments relating to air quality, noise, sunlight and daylight, sustainable design
and contaminated land have been submitted with this application.

2.7

The site lies in the Westgate Existing Business Area and as a cleared and vacant site
constitutes “brownfield” land. There are no designated heritage assets at the site.
There are no Tree Preservation Orders relating to the site and it does not lie in a
conservation area. The site lies in Flood Zone 1 where there is a Low Risk and no
Flood Risk Assessment is required.

3.0

Application Site

3.1

225 Bath Road is a large plot of land of circa 4.4 hectares located south of Bath Road
(A4). The whole site used to provide the main offices and factory for Sarah Lee and
comprised a large building that was constructed in the 1970s. The factory closed in
2016 and since then the buildings have been demolished to allow for the
redevelopment of the site. The site is within a designated Existing Business Area. This
application relates to that part of the site known as ‘Site C’, which entails 1.86 hectares
at the eastern end of the overall site.

3.2

Site C is accessed via an existing service road off Bath Road which has a number of
large, mature trees located to the front of the site which complement the greenery and
landscape treatment of this section of the road, but also which form part of the wider
tree lined character that is repeated in front of the commercial buildings on both sides
of the Bath Road.

3.3

To the east of ‘Site C’ is the Community and Religious Centre at 221 Bath Road. To
the west of the site is Site B. The Westgate School lies to the south. A row of mature
trees and landscaping forms the southern boundary softening the edge of the site that
is closest to nearby homes. On the western boundary is ‘Aspro Alley’ which is an
existing Public Right of Way that connects the Cippenham wards to the employment
areas on the Slough Trading Estate to the north.
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3.4

The land around the site plays an important part in connecting the two Cippenham
wards to employment sites. Based on data gathered in 2014 for the Local Plan, the
two Cippenham Wards have a combined total population of 22,000 residents. The
‘Aspro Alley’ footway is one of the few routes to connect these residents with
employment and the only one that is not adjacent to a road. It is understood that the
Trading Estate currently accommodates approximately 17,500 employees working
within around 400 companies. Presently this footway is recognised as being narrow,
poorly lit, lacking in natural surveillance and, as a result, is underused.

3.5

The opportunities to walk and cycle on Bath Road are very good, with two shared
footway/cycleways provided along the southern and northern side of Bath Road. There
are signalised pedestrian and cycle crossings provided across Bath Road.

3.6

A cycle hire hub scheme has been provided by Slough Borough Council on the
opposite side of the A4 Bath Road. This provides the opportunity to hire bicycles to
link with journeys via Burnham and Slough railway stations, and various other sites
across the Borough. The nearest bus stops to the application site are located on Bath
Road, with eastbound and westbound stops both within a few minutes walk. Burnham
Station is the nearest railway station to the application site and is located
approximately 1.6 kilometres to the west of the site.

3.7

The application site lies within Flood Risk Zone 1, whereby there is a low risk of
flooding from rivers or seas, with a probability of less than once in a thousand years
and the flood risk from surface water is very low.

4.0

Site History

4.1

The site has an extensive planning history which relates to the former factory site.

4.2

An outline application, reference P/00730/076 for the redevelopment of the site for
B1(c)/B2/B8 uses as well as Data Centre / Car Showroom (Sui Generis Use),
associated infrastructure, car and cycle parking, drainage infrastructure, boundary
treatments, landscaping and other ancillary works was presented to Slough Planning
Committee in May 2017 and the decision is pending subject to the receipt of amended
drawings to secure an acceptable layout regarding proposed heights and the
realignment of ‘Aspro Alley’ and completion of the Section 106 Agreement.

4.3

The following parameters of the Outline scheme informed the detailed proposals for
the maximum size and positioning of the building(s) that would follow:




4.4

A maximum height of 18m and with a reduction to a maximum of 15m within
50m from the rear boundary of the site.
Any buildings within 25m of the rear of the site to be 12m height or less.
A 5m landscape buffer zone (incorporating any potential noise barrier) to be
provided along the rear boundary of the site.

A detailed planning application P/00730/087 was approved 7th November 2018 for the
redevelopment of the site [Sites A and B] comprising the construction of a Data Centre
(Use Class: Sui generis), including ancillary offices, emergency generators and flues,
vehicle and cycle parking, drainage infrastructure, boundary treatments, landscaping
and other ancillary works.
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5.0

Neighbour Notification
Decathlon, Unit B Westgate Retail Park, Bath Road, Slough, SL1 5PS, 2, Ivy
Crescent, Slough, SL1 5DA, 13, Ivy Crescent, Slough, SL1 5DA, 28, Westgate
Crescent, Slough, SL1 5BY, 9, Bramber Court, Slough, SL1 5SU, 25, Bramber Court,
Slough, SL1 5SU, 252, Bath Road, Slough, SL1 4DX, 17, Boarlands Close, Slough,
SL1 5DB, 19, Boarlands Close, Slough, SL1 5DB, 14, Ivy Crescent, Slough, SL1 5DA,
61, Fotheringay Gardens, Slough, SL1 5SP, 33, Dunster Gardens, Slough, SL1 5ST,
62, Boarlands Close, Slough, SL1 5DD, 50, Boarlands Close, Slough, SL1 5DD,
Ground Floor, 227, Bath Road, Slough, SL1 5PP, First Floor, 227, Bath Road, Slough,
SL1 5PP, 227, Bath Road, Slough, SL1 5PP, Second Floor, 227, Bath Road, Slough,
SL1 5PP, 258, Bath Road, Slough, SL1 4DX, Ground Floor West Wing, 258, Bath
Road, Slough, SL1 4DX, First Floor East Wing And Second Floor, 258, Bath Road,
Slough, SL1 4DX, Ground Floor East Wing, 258, Bath Road, Slough, SL1 4DX, First
Floor West Wing, 258, Bath Road, Slough, SL1 4DX, 250, Bath Road, Slough, SL1
4DX, Fiat, 240, Bath Road, Slough, SL1 4DX, 10, Dunster Gardens, Slough, SL1 5ST,
47, Dunster Gardens, Slough, SL1 5ST, 45, Dunster Gardens, Slough, SL1 5ST, 43,
Dunster Gardens, Slough, SL1 5ST, 41, Dunster Gardens, Slough, SL1 5ST, 49,
Dunster Gardens, Slough, SL1 5ST, 45, Avebury, Slough, SL1 5SZ, 230, Bath Road,
Slough, SL1 4DX, Segro, 234, Bath Road, Slough, SL1 4EE, Bicycle Docking Station,
Bath Road, O2, 260, Bath Road, Slough, SL1 4DX, Telecommunications Mast On
Roof, 260, Bath Road, 221, Bath Road, Slough, SL1 4AA, The Westgate School,
Cippenham Lane, Slough, SL1 5AH, 2, Egremont Gardens, Slough, SL1 5SW, 4,
Egremont Gardens, Slough, SL1 5SW, 6, Egremont Gardens, Slough, SL1 5SW, 8,
Egremont Gardens, Slough, SL1 5SW, 10, Egremont Gardens, Slough, SL1 5SW, 14,
Egremont Gardens, Slough, SL1 5SW, 12, Egremont Gardens, Slough, SL1 5SW, 16,
Egremont Gardens, Slough, SL1 5SW, 18, Egremont Gardens, Slough, SL1 5SW, 9,
Fotheringay Gardens, Slough, SL1 5SP, 7, Fotheringay Gardens, Slough, SL1 5SP, 5,
Fotheringay Gardens, Slough, SL1 5SP, 3, Fotheringay Gardens, Slough, SL1 5SP, 1,
Fotheringay Gardens, Slough, SL1 5SP, 6, Fotheringay Gardens, Slough, SL1 5SR,
10, Fotheringay Gardens, Slough, SL1 5SR, 14, Fotheringay Gardens, Slough, SL1
5SR, 8, Fotheringay Gardens, Slough, SL1 5SR, 2, Fotheringay Gardens, Slough, SL1
5SR, 4, Fotheringay Gardens, Slough, SL1 5SR, 12, Fotheringay Gardens, Slough,
SL1 5SR, 24, Fotheringay Gardens, Slough, SL1 5SR, 18, Fotheringay Gardens,
Slough, SL1 5SR, 26, Fotheringay Gardens, Slough, SL1 5SR, 30, Fotheringay
Gardens, Slough, SL1 5SR, 28, Fotheringay Gardens, Slough, SL1 5SR, 20,
Fotheringay Gardens, Slough, SL1 5SR, 16, Fotheringay Gardens, Slough, SL1 5SR,
22, Fotheringay Gardens, Slough, SL1 5SR, 42, Fotheringay Gardens, Slough, SL1
5SR, 38, Fotheringay Gardens, Slough, SL1 5SR, 44, Fotheringay Gardens, Slough,
SL1 5SR, 46, Fotheringay Gardens, Slough, SL1 5SR, 32, Fotheringay Gardens,
Slough, SL1 5SR, 36, Fotheringay Gardens, Slough, SL1 5SR, 34, Fotheringay
Gardens, Slough, SL1 5SR, 40, Fotheringay Gardens, Slough, SL1 5SR, 62,
Fotheringay Gardens, Slough, SL1 5SR, 50, Fotheringay Gardens, Slough, SL1 5SR,
48, Fotheringay Gardens, Slough, SL1 5SR, 58, Fotheringay Gardens, Slough, SL1
5SR, 52, Fotheringay Gardens, Slough, SL1 5SR, 54, Fotheringay Gardens, Slough,
SL1 5SR, 60, Fotheringay Gardens, Slough, SL1 5SR, 56, Fotheringay Gardens,
Slough, SL1 5SR, 72, Fotheringay Gardens, Slough, SL1 5SR, 68, Fotheringay
Gardens, Slough, SL1 5SR, 64, Fotheringay Gardens, Slough, SL1 5SR, 66,
Fotheringay Gardens, Slough, SL1 5SR, 70, Fotheringay Gardens, Slough, SL1 5SR,
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15, Fotheringay Gardens, Slough, SL1 5SP, 11, Fotheringay Gardens, Slough, SL1
5SP, 17, Fotheringay Gardens, Slough, SL1 5SP, 19, Fotheringay Gardens, Slough,
SL1 5SP, 21, Fotheringay Gardens, Slough, SL1 5SP, 23, Fotheringay Gardens,
Slough, SL1 5SP, 25, Fotheringay Gardens, Slough, SL1 5SP, 29, Fotheringay
Gardens, Slough, SL1 5SP, 27, Fotheringay Gardens, Slough, SL1 5SP, 29, Bramber
Court, Slough, SL1 5SU, 27, Bramber Court, Slough, SL1 5SU, 23, Bramber Court,
Slough, SL1 5SU, 73, Fotheringay Gardens, Slough, SL1 5SP, 75, Fotheringay
Gardens, Slough, SL1 5SP, 71, Fotheringay Gardens, Slough, SL1 5SP, 69,
Fotheringay Gardens, Slough, SL1 5SP, 65, Fotheringay Gardens, Slough, SL1 5SP,
67, Fotheringay Gardens, Slough, SL1 5SP, 63, Fotheringay Gardens, Slough, SL1
5SP, 59, Fotheringay Gardens, Slough, SL1 5SP, 57, Fotheringay Gardens, Slough,
SL1 5SP, 53, Fotheringay Gardens, Slough, SL1 5SP, 55, Fotheringay Gardens,
Slough, SL1 5SP, 49, Fotheringay Gardens, Slough, SL1 5SP, 51, Fotheringay
Gardens, Slough, SL1 5SP, 45, Fotheringay Gardens, Slough, SL1 5SP, 47,
Fotheringay Gardens, Slough, SL1 5SP, 43, Fotheringay Gardens, Slough, SL1 5SP,
41, Fotheringay Gardens, Slough, SL1 5SP, 39, Fotheringay Gardens, Slough, SL1
5SP, 37, Fotheringay Gardens, Slough, SL1 5SP, 35, Fotheringay Gardens, Slough,
SL1 5SP, 33, Fotheringay Gardens, Slough, SL1 5SP, 31, Fotheringay Gardens,
Slough, SL1 5SP, 21, Bramber Court, Slough, SL1 5SU, 19, Bramber Court, Slough,
SL1 5SU, 17, Bramber Court, Slough, SL1 5SU, 15, Bramber Court, Slough, SL1 5SU,
11, Bramber Court, Slough, SL1 5SU, 7, Bramber Court, Slough, SL1 5SU, 5,
Bramber Court, Slough, SL1 5SU, 1, Bramber Court, Slough, SL1 5SU, 3, Bramber
Court, Slough, SL1 5SU, 18, Avebury, Slough, SL1 5SY, 20, Avebury, Slough, SL1
5SY, 22, Avebury, Slough, SL1 5SY, 24, Avebury, Slough, SL1 5SY, 26, Avebury,
Slough, SL1 5SY, 28, Avebury, Slough, SL1 5SY, 30, Avebury, Slough, SL1 5SY, 32,
Avebury, Slough, SL1 5SY, 34, Avebury, Slough, SL1 5SY, 38, Avebury, Slough, SL1
5SY, 36, Avebury, Slough, SL1 5SY, 40, Avebury, Slough, SL1 5SY, 42, Avebury,
Slough, SL1 5SY, 44, Avebury, Slough, SL1 5SY, 46, Avebury, Slough, SL1 5SY, 48,
Avebury, Slough, SL1 5SY, 50, Avebury, Slough, SL1 5SY, 52, Avebury, Slough, SL1
5SY, 54, Avebury, Slough, SL1 5SY, 56, Avebury, Slough, SL1 5SY, 58, Avebury,
Slough, SL1 5SY, 3, Avebury, Slough, SL1 5SZ, 5, Avebury, Slough, SL1 5SZ, 7,
Avebury, Slough, SL1 5SZ, 9, Avebury, Slough, SL1 5SZ, 15, Avebury, Slough, SL1
5SZ, 11, Avebury, Slough, SL1 5SZ, 17, Avebury, Slough, SL1 5SZ, 19, Avebury,
Slough, SL1 5SZ, 21, Avebury, Slough, SL1 5SZ, 25, Avebury, Slough, SL1 5SZ, 23,
Avebury, Slough, SL1 5SZ, 23, Corfe Gardens, Slough, SL1 5SX, 25, Corfe Gardens,
Slough, SL1 5SX, 29, Corfe Gardens, Slough, SL1 5SX, 27, Corfe Gardens, Slough,
SL1 5SX, 31, Corfe Gardens, Slough, SL1 5SX, 33, Corfe Gardens, Slough, SL1 5SX,
37, Corfe Gardens, Slough, SL1 5SX, 35, Corfe Gardens, Slough, SL1 5SX, 39, Corfe
Gardens, Slough, SL1 5SX, 41, Corfe Gardens, Slough, SL1 5SX, 47, Corfe Gardens,
Slough, SL1 5SX, 49, Corfe Gardens, Slough, SL1 5SX, 45, Corfe Gardens, Slough,
SL1 5SX, 43, Corfe Gardens, Slough, SL1 5SX, 51, Corfe Gardens, Slough, SL1 5SX,
53, Corfe Gardens, Slough, SL1 5SX, 55, Corfe Gardens, Slough, SL1 5SX, 57, Corfe
Gardens, Slough, SL1 5SX, 59, Corfe Gardens, Slough, SL1 5SX, 61, Corfe Gardens,
Slough, SL1 5SX, 27, Avebury, Slough, SL1 5SZ, 29, Avebury, Slough, SL1 5SZ, 31,
Avebury, Slough, SL1 5SZ, 33, Avebury, Slough, SL1 5SZ, 35, Avebury, Slough, SL1
5SZ, 37, Avebury, Slough, SL1 5SZ, 1, Dunster Gardens, Slough, SL1 5ST, 3,
Dunster Gardens, Slough, SL1 5ST, 5, Dunster Gardens, Slough, SL1 5ST, 9, Dunster
Gardens, Slough, SL1 5ST, 7, Dunster Gardens, Slough, SL1 5ST, 15, Dunster
Gardens, Slough, SL1 5ST, 11, Dunster Gardens, Slough, SL1 5ST, 19, Dunster
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Gardens, Slough, SL1 5ST, 17, Dunster Gardens, Slough, SL1 5ST, 39, Avebury,
Slough, SL1 5SZ, 41, Avebury, Slough, SL1 5SZ, 43, Avebury, Slough, SL1 5SZ, 53,
Dunster Gardens, Slough, SL1 5ST, 51, Dunster Gardens, Slough, SL1 5ST, 39,
Dunster Gardens, Slough, SL1 5ST, 12, Dunster Gardens, Slough, SL1 5ST, 8,
Dunster Gardens, Slough, SL1 5ST, 6, Dunster Gardens, Slough, SL1 5ST, 4, Dunster
Gardens, Slough, SL1 5ST, 2, Dunster Gardens, Slough, SL1 5ST, 37, Dunster
Gardens, Slough, SL1 5ST, 35, Dunster Gardens, Slough, SL1 5ST, 31, Dunster
Gardens, Slough, SL1 5ST, 29, Dunster Gardens, Slough, SL1 5ST, 27, Dunster
Gardens, Slough, SL1 5ST, 25, Dunster Gardens, Slough, SL1 5ST, 23, Dunster
Gardens, Slough, SL1 5ST, 21, Dunster Gardens, Slough, SL1 5ST, 52, Boarlands
Close, Slough, SL1 5DD, 54, Boarlands Close, Slough, SL1 5DD, 56, Boarlands
Close, Slough, SL1 5DD, 58, Boarlands Close, Slough, SL1 5DD, 60, Boarlands
Close, Slough, SL1 5DD, 1, Boarlands Close, Slough, SL1 5DB, 3, Boarlands Close,
Slough, SL1 5DB, 5, Boarlands Close, Slough, SL1 5DB, 7, Boarlands Close, Slough,
SL1 5DB, 11, Boarlands Close, Slough, SL1 5DB, 9, Boarlands Close, Slough, SL1
5DB, 13, Boarlands Close, Slough, SL1 5DB, 15, Boarlands Close, Slough, SL1 5DB,
21, Boarlands Close, Slough, SL1 5DB, 59, Cippenham Lane, Slough, SL1 5BZ, 57,
Cippenham Lane, Slough, SL1 5BZ, 55, Cippenham Lane, Slough, SL1 5BZ, 53,
Cippenham Lane, Slough, SL1 5BZ, 37, Boarlands Close, Slough, SL1 5DB, 35,
Boarlands Close, Slough, SL1 5DB, 33, Boarlands Close, Slough, SL1 5DB, 31,
Boarlands Close, Slough, SL1 5DB, 29, Boarlands Close, Slough, SL1 5DB, 27,
Boarlands Close, Slough, SL1 5DB, 25, Boarlands Close, Slough, SL1 5DB, 23,
Boarlands Close, Slough, SL1 5DB, Flat 2, 2, Ivy Crescent, Slough, SL1 5DA, 2, Ivy
Crescent, Slough, SL1 5DA, 2, Ivy Crescent, Slough, SL1 5DA, Flat 1, 2, Ivy Crescent,
Slough, SL1 5DA, 4, Ivy Crescent, Slough, SL1 5DA, 6, Ivy Crescent, Slough, SL1
5DA, 8, Ivy Crescent, Slough, SL1 5DA, 10, Ivy Crescent, Slough, SL1 5DA, 12, Ivy
Crescent, Slough, SL1 5DA, 16, Ivy Crescent, Slough, SL1 5DA, 18, Ivy Crescent,
Slough, SL1 5DA, 20, Ivy Crescent, Slough, SL1 5DA, 21, Ivy Crescent, Slough, SL1
5DA, 19, Ivy Crescent, Slough, SL1 5DA, 17, Ivy Crescent, Slough, SL1 5DA, 15, Ivy
Crescent, Slough, SL1 5DA, 11, Ivy Crescent, Slough, SL1 5DA, 9, Ivy Crescent,
Slough, SL1 5DA, 7, Ivy Crescent, Slough, SL1 5DA, 7, Ivy Crescent, Slough, SL1
5DA, Currys, Westgate Retail Park, Unit A, Bath Road, Slough, SL1 5PS, Brantano
Footwear, Westgate Retail Park, Unit B, Bath Road, Slough, SL1 5PS, 229, Bath
Road, Slough, SL1 5PP, 231, Bath Road, Slough, SL1 5PP, Telecommunications
Mast At, 231, Bath Road, 233, Bath Road, Slough, SL1 5PP, 235, Bath Road, Slough,
SL1 5PP, 46, Westgate Crescent, Slough, SL1 5BY, 45, Westgate Crescent, Slough,
SL1 5BY, 44, Westgate Crescent, Slough, SL1 5BY, 43, Westgate Crescent, Slough,
SL1 5BY, 42, Westgate Crescent, Slough, SL1 5BY, 41, Westgate Crescent, Slough,
SL1 5BY, 40, Westgate Crescent, Slough, SL1 5BY, 39, Westgate Crescent, Slough,
SL1 5BY, 38, Westgate Crescent, Slough, SL1 5BY, 37, Westgate Crescent, Slough,
SL1 5BY, 36, Westgate Crescent, Slough, SL1 5BY, 35, Westgate Crescent, Slough,
SL1 5BY, 34, Westgate Crescent, Slough, SL1 5BY, 33, Westgate Crescent, Slough,
SL1 5BY, 32, Westgate Crescent, Slough, SL1 5BY, 31, Westgate Crescent, Slough,
SL1 5BY, 30, Westgate Crescent, Slough, SL1 5BY, 29, Westgate Crescent, Slough,
SL1 5BY, 27, Westgate Crescent, Slough, SL1 5BY, 27, Westgate Crescent, Slough,
SL1 5BY, 27, Westgate Crescent, Slough, SL1 5BY, Play Area, Avebury, Dunelm,
Westgate Retail Park, Bath Road, Slough, SL1 5PS
One objection from resident at no. 50 Avebury has been received, summarised as:
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Loss of privacy from overshadowing from land that is adjacent to my property;
due to height of building, positioning and inadequate landscaping to shield
building frame from home owners view, currently looking out of place and an
eye sore without the appropriate landscaping of trees as indicated from
correspondence at first planning stage.

Officer comment: This objection is addressed in the main body of the report.
Publicity: In accordance with Article 15 of The Town and Country Planning
(Development Management Procedure) (England) Order 2015, site notices were
displayed at the site on 27th March 2019. The application was also advertised on the
22nd April 2019 (as a ‘major’ development) and on the 2nd May 2019 (as ‘a
development affecting a Public Right of Way’ editions of the Slough Express.

6.0

Consultations

6.1

Thames Water
Have set out comments with suggested condition and informatives which are included
at the end of this report.

6.2

Lead Local Flood Authority (LLFA)
Have commented that the submission addresses their concerns and that they have no
further comments.

6.3

Highways & Transport
Have identified some detailed amendments to the configuration and layout of
landscaping features along the frontage in order to ensure pedestrian/vehicular intravisibility complies with standards. Revised scheme drawings awaited. No written
comments received at the time of writing this report. An update will be provided on the
Amendment Sheet should comments be received.

6.4

Land Contmination
I have previously reviewed all the reports now submitted for the above application,
and the only outstanding issue is the remediation Validation Report, which needs to
cover the whole site.
Please see below a summary of my previous comments on each of these reports:
A. “DESK STUDY” (Report. no. D3099-13, dated July 2013) and prepared by ESG:
 The report was carried out before the fate of the site was clearly known. The
study identifies all the potential pollution linkages that could be active at the
site, and recommends further investigation is carried out, once plans and
designs are proposed for the site.
 The report concludes with some recommendations for the elements to be
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included in a future intrusive site investigation.
B. “Phase II Environmental Site Investigation” (Project no. UK14-19775, dated
April 2014) and prepared by Environ:
 During the site investigation visual and olfactory signs of hydrocarbon
contamination were encountered at depths between 2.0m and 3.0m bgl, in a
couple of the boreholes, mainly in the southern corner of the site. Asbestos
fibres were also detected in the made ground at two locations.
 A number of exceedances were recorded for PAHs in soil and TPHs in
Groundwater, above the ENVIRON volatilisation GAC for residential use
(mg/l).
 Section 6.2.1 mentions the groundwater flow is towards the south-west;
however, no evidence was brought as to why this is so and how it was
calculated. The applicant should provide these evidence/calculations.
 Section 7 summarised the risk associated with the ground gas concentrations
recorded during one ground gas monitoring session. The assessment puts
the site in a Characteristic Situation (CS) 1: very low risk. However, it is
likely that further monitoring will be required before site can be deemed
suitable for use.
 Table 8.1 revises the Source-Pathway-Receptor Risk Assessment for a
residential development with plant uptake, and makes some initial
recommendations for mitigating some of the potentially active pollution
pathways.
 Through the report there are recommendations to carry out further monitoring
and/or risk assessment to identify the risk associated with the contaminants
found on site, which I recommend it is completed before development can
commence. However, as an alternative the applicant may choose to skip to
remediation, case in which a Site Specific Remedial Strategy should be
prepared and submitted for review to the Local Planning Authority.
C.

“Remediation Strategy and Verification Plan” (Project no. 17-0300.03,
dated July 2018) and prepared by Delta Simons Ltd:
 The report is acceptable for the proposed end use of the development.
 The tasks outlined in Sections 3.2.1, 3.3, 4.0, 5.0 and 10.0 should be carried
out as described in order to make the site suitable for use. Once works are
completed the Final Validation Plan should include details of how these
tasks were carried out, in order to ensure a reduced risk to human health
and the environment during development and after occupation.

Based on the above, I recommend the following the following condition is placed on
the Decision Notice.
1.

Remediation Validation
No development within or adjacent to any area(s) subject to remediation works
carried out pursuant to the report: “Remediation Strategy and Verification
Plan” (Project no. 17-0300.03, dated July 2018) and prepared by Delta
Simons Ltd. shall be occupied until a full Final Validation Report, for the
purposes of human health protection, has been submitted to and approved in
writing by the Local Planning Authority. The report shall include details of the
implementation of the Remedial Strategy and any contingency plan works
approved pursuant to the report above. In the event that gas and/or vapour
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protection measures are specified by the remedial strategy, the report shall
include written confirmation from a Building Control Regulator that all such
measures have been implemented.
REASON: To ensure that remediation work is adequately validated and recorded,
in the interest of safeguarding public health and in accordance with Policy 8 of the
Core Strategy 2008.
6.5

Tree Officer
The site is brown field and does not have any trees of merit within the site which is
confirmed by the submitted arboricultural impact assessment.
There are a number of important trees around the edge of the site on adjoining land
that the tree survey has correctly included within the survey. These trees are shown on
the Tree Constraints Plan 4685-PL-007.
225 Bath Road Site C Layout showing proposed trees to be retained or removed TPP
1431-05 Rev D provides sufficient details to secure the retention of trees on adjoining
land for the main construction phases.
There is a risk that new fencing, CCTV and other minor aspects to this development
that may affect the trees on adjoining land. Therefore, an arboricultural method
statement (AMS) is needed to cover this aspect of the works. An AMS can be a
condition of any approval.
Landscape:
Layout showing proposed soft landscape details for planning 1431-02 Sht 3 Rev I.
The general design and species selected are acceptable and will provide a good level
of visual amenity in the local area. However the use of Lombardi poplar around the
back of the site is not appropriate, it harks to the 1950/60 landscape around industrial
units that in the long term did not achieve the desired amenity or screening. This
approach must be reconsidered adding more textures and colours.
A revised landscape plan can be a condition of any approval.
The site has not ecological interest, the new landscape will improve this situation.
However more could be achieved with green roofs, bird and bat boxes etc. as directed
by an ecologist.
Ideally a 25 year landscape and ecological management plan should be secured.

6.6

Crime Prevention Design Advisor
No comments received at the time of writing this report. An update will be provided on
the Amendment Sheet should comments be received.

6.7

Southern Electric
No comments received at the time of writing this report. An update will be provided on
the Amendment Sheet should comments be received.
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6.8

Thames Valley West District, Transco
No comments received at the time of writing this report. An update will be provided on
the Amendment Sheet should comments be received.

6.9

Environment Agency South East
Have set out comments as suggested conditions which are included at the end of this
report.

6.10

Environmental Quality
Air Quality Background
Slough Borough Council (SBC) has designated 5 Air Quality Management Areas
(AQMA) due to elevated concentrations of Nitrogen Dioxide (NO2, annual average),
including:


Slough Town Centre



M4



Tuns lane



Brands Hill



Bath Road

While particulate matter concentrations do not breach EU Limit Values, levels in
Slough are higher than both the national and regional averages and it is estimated
that 1 in 19 deaths are attributable to PM2.5 in Slough (PHE).
SBC adopted the Slough Low Emission Strategy 2018-25 on the 17th September.
This application has been assessed in relation to air quality considerations in line with
the Slough Low Emission Strategy Technical Report: ‘Land-Use planning and
Development Management’ Guidance (Section 3.3). The LES Technical Report can
be found on the SBC Low Emission Strategy web page http://www.slough.gov.uk/pests-pollution-and-food-hygiene/low-emission-strategy2018-2025.aspx
Where mitigation is required and refers to the ‘Slough Electric Vehicle Plan’ this can
be found in Section 4.3 of the LES Technical Report.
The Slough Low Emission Strategy also includes a Low Emission Programme. Again,
details can be found on the SBC LES web page.
Air Quality Comments
Slough Borough Council has adopted the Low Emission Strategy, therefore
assessment and mitigation should be in line with this Strategy. Due to the
significance of air quality impacts, Slough Borough Council reserve the right to
determine scheme impact in accordance with published Low Emission Strategy,
which forms part of the air quality action plan and paragraph 181 of the National
Planning Policy Framework.
The scheme is considered a MAJOR development, as the development includes 16
diesel generators and 296 AADT cumulatively from Site B and Site C which will
impact Tuns Lane AQMA. It is not specified within the air quality assessment how
many parking spaces will be available, which may also affect AADT.
Although the modelling indicates a small increase in emissions, the development
does not sustain compliance with national air quality objectives in line with paragraph
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181 of the National Planning Policy Framework.
To offset the impact of this development, the following mitigation measures must be
implemented:
Mitigation Requirements


Electric vehicle re-charging infrastructure should be provided in line with table
7 of the LES Technical Report. Electric vehicle charging points should be
provided for 10% of the parking spaces.



Construction Environmental Management Plan (CEMP) shall be produced
and shall include non-road mobile machinery (NRMM) controls in line with
table 10 of the LES Technical Report.



All construction vehicles shall meet a minimum Euro 6/VI Emission Standard.



All heating systems shall meet the emission standards laid out in table 7 of
the LES Technical Report.



Generators must be connected to the gas grid if possible, and all generators
must be fitted with selective catalytic reduction and particle traps.



All commercial vehicles must operate at Clean Air Zone standards whilst the
development is in operation.



Testing of generators must be conducted outside of school hours and Site B
and Site C testing must be staggered.



Mitigation costs calculated within the air quality assessment which shall be
paid to Slough Borough Council as a contribution to local air quality action
plans.

Environmental Noise Comments
The report states that a package of noise control measures are to be installed in
conjunction with the chillers and associated diesel generators. This includes:


Acoustic enclosures with intake and discharge attenuators



Chillers are located on steel gantries



Engine exhausts fitted with high performance reactive attenuators



Imperforate acoustic barrier 4.5m high along entire south-western boundaries
for Site B and Site C

The noise assessment concludes that once these noise attenuation measures are
implemented, noise levels from the chillers and generators, and both Site B and Site
C operating simultaneously, results in noise levels below the background level. This
is not the case however for emergency situations where generators could run during
the night, whereby noise levels are in excess of the background noise level by 5 dB.
It is stated in the report that this is very rare, occurring 18.92 seconds on average per
year.
To avoid impact on surrounding receptors, testing of generators must be conducted
outside of school hours and Site B and Site C testing must be staggered.
The mitigation measures outlined shall be installed on site prior to first operation of
the development and shall be maintained in a usable condition at all times thereafter.
It is required that a follow up noise survey is conducted once the site is operational,
to ensure that the mitigation measures are adequate and achieve the predicted
results, to ensure surrounding residents are not disturbed by plant noise and to
comply with policy 8 of the Core Strategy 2006 - 2026 adopted 2008, and the
requirements of the National Planning Policy Framework 2019.

Page 174

6.11

Berkshire Archaeology
The planning application was submitted alongside a trial trench report, detailing the
results of an archaeological trenching exercise undertaken in September 2018. Much
of the existing site has been previously basemented with a large access slope to the
basement for vehicle access. A single trench was excavated in an area which may
have retained some archaeological potential but it failed to identify any archaeology.
Therefore, due to the known extent of disturbance in the plot, and the lack of evidence
for archaeological remains it is likely that the redevelopment of the study site would
not have either a significant or widespread archaeological impact.
No further archaeological mitigation measures are recommended in this this particular
instance.

7.0

PART B: PLANNING APPRAISAL

7.1

Policy Background
National Planning Policy Framework (2019) and the Planning Practice Guidance
Section 2: Achieving sustainable development
Section 6: Building a strong, competitive economy
Section 8: Promoting healthy and safe communities
Section 9: Promoting sustainable transport
Section 11: Making effective use of land
Section 12: Achieving well-designed places
Section 14: Meeting the challenge of climate change, flooding and coastal change
Section 15: Conserving and enhancing the natural environment
Slough Local Development Framework Core Strategy 2006-2026 Development Plan
Document, Adopted 2008









Core Policy 1 – Spatial Strategy
Core Policy 5 – Employment
Core Policy 7 – Transport
Core Policy 8 – Sustainability and the Environment
Core Policy 9 – Natural and Built Environment
Core Policy 10 – Infrastructure
Core Policy 11 – Social Cohesiveness
Core Policy 12 – Community Safety

The Local Plan for Slough, Adopted March 2004








Policy EMP2 – Criteria for Business Developments
Policy EMP12 - Remaining Existing Business Areas
Policy EN1 – Standard of Design
Policy EN3 – Landscaping Requirements
Policy EN5 – Design and Crime Prevention
Policy EN34 - Utility Infrastructure
Policy T2 – Parking Restraint
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Policy T7 – Rights of Way
Policy T8 – Cycling Network and Facilities
Policy T9 – Bus Network and Facilities

Other Relevant Documents/Guidance



Local Development Framework Site Allocations Development Plan Document
Slough Borough Council Developer’s Guide Parts 1-4

Slough Local Development Plan and the NPPF - PAS Self Assessment Checklist,
February 2013
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
applications for planning permission are determined in accordance with the
development plan unless material considerations indicate otherwise. Annex 1 to the
National Planning Policy Framework advises that due weight should be given to
relevant policies in existing plans according to their degree of consistency with the
Framework (the closer the policies in the plan to the policies in the Framework, the
greater the weight that may be given).
The revised version of the National Planning Policy Framework (NPPF) was published
on 19th February 2019.
Planning Officers have considered the revised NPPF which has been used together
with other material planning considerations to assess this planning application.
The NPPF states that decision-makers at every level should seek to approve
applications for sustainable development where possible and planning law requires
that applications for planning permission be determined in accordance with the
development plan, unless material considerations indicate otherwise.
It should be noted that the Council published a self assessment of the Consistency of
the Slough Local Development Plan with the 2012 National Planning Policy
Framework using the PAS NPPF Checklist and found that it was generally in
conformity. The Council will need to assess whether the changes of the revised NPPF
mean that the Local Plan is still generally in conformity.
7.2

The planning considerations for this proposal are:
 Principle of development
 The impact on the character and appearance of the area
 The impact on amenity of neighbouring occupiers and future occupiers of the
development
 The impact on highway safety and convenience
 The impact on air quality and noise
 Landscaping, Aspro Alley improvements and safety
 Surface water drainage
 Sustainable design and construction

8.0

Principle of development

8.1

The Trading Estate is identified as an Existing Business Area. Whilst a Simplified
Planning Zone Scheme is in operation for the Trading Estate, the proposed

Page 176

development would fall outside of the scope of this and as such planning permission is
required.
8.2

Under outline application ref. P/00730/076 it has been established that the use of the
site to provide employment-generating uses such as a data centre would generally be
in line with the objectives of Core Policies 1 and 5 of Slough Core Strategy (20062026).
Furthermore, the Spatial Vision of the Slough Local Development Framework, Core
Strategy 2006- 2026, includes the following strategic objectives:




“Make the best use of existing buildings, previously developed land and
existing and proposed infrastructure.
To ensure that the existing business areas continue to provide sufficient
employment-generating uses in order to maintain a sustainable, buoyant and
diverse economy.
To encourage investment and regeneration of employment areas.”

Since the site is located within an established Existing Business Area with good
access to the strategic road network, it is recognised that the proposal would provide
an employment-generating use (albeit with a potential net reduction on number of
employees compared with the historic use on the site). The proposal is considered
acceptable in principle, and supported by other local policies, namely EMP2 and
EMP12.
8.3

The government expects significant weight to be given to the economic benefits of
planning permission. Paragraph 80 of the Framework states “Significant weight should
be placed on the need to support economic growth and productivity, taking into
account both local business needs and wider opportunities for development.”

8.4

The proposed development would provide considerable direct and indirect
employment opportunities for the local area, during both the construction and end user
phase. The Planning Statement accompanying this application states that the benefits
in the construction phase have been quantified as 50 direct and 44 indirect jobs. With
regard to employment, the proposed development will create 68 operational jobs. The
proposal would play a part in the regeneration of the Trading Estate, as sought by
development plan policies, and also assist in attracting inward investment, creating
jobs and offering opportunities for improving skills and training to local people.

8.5

In light of the workings of permitted development rights, a condition is recommended
to ensure that the building shall only be used for a data centre and ancillary office
purposes in the interests of ensuring that there may be no loss of the defined Existing
Business Area to non-employment generating uses in the future.

9.0

The impact on the character and appearance of the area

9.1

Paragraph 124 of the NPPF says: “…Good design is a key aspect of sustainable
development, creates better places in which to live and work and helps make
development acceptable to communities.” As such, good design is imperative and
covers issues such as massing, bulk, materials, scale, density and pattern of
development.
Core Policy 8 of Slough Core Strategy 2006-2026 require all development proposals
to provide with high quality, sustainable designs that respect the location and its
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surroundings. Policy EN1 of the Adopted Local Plan for Slough sets out detailed
design criteria which development proposals are required to comply with.
9.2

This part of Bath Road is characterised by large plots with modern commercial
“headquarter buildings” of mixed appearance, although given their massing, form and
materials have a unique style that add to the visual amenity of this section of Bath
Road.

9.3

The set back distance between Bath Road and its service road and pavements as well
as the set-back layout from the main frontage of the buildings and soft landscaping
allows scope for larger scale buildings to be provided without imposing upon the street
scene as would be the case in more narrow roads.

9.4

As with the development of Sites A & B, the proposal for Site C entails a building with
a large floor area, in order to accommodate the operational and functional
requirements of the end user. The proposed data centre will house extensive racks of
servers and require cooling measures which, in turn, govern the overall footprint and
height of the building. As such, the layout, scale and massing of the development is
principally driven by the operational requirements of the future occupier.

9.5

The proposed development comprises of two storey ancillary offices fronting Bath
Road with a barrel-vaulted roof data hall building extending behind, with eaves at
12.5m above ground level, rising to approximately 15.5m at the centre of the roofline.
These heights are below those set out in the parameters set in the Outline Application
(P/00730/076) and correspond with the heights of the approved buildings on Sites A &
B.

9.6

To the side and rear of the Site C building data centre (to the south-east and northwest) would be enclosed flue towers of 16m in height, a total of seven flues are
proposed. A service yard to the rear, including a free-standing plant, would be
enclosed by a 4.5m timber acoustic fencing along the southern boundary, alongside
retained and, in parts reinforced vegetation.

9.7

The Town Visual Impact Assessment (TVIA) assessed a number of key townscape
and visual opportunities and constraints to guide the design of the development and
mitigate from the baseline analysis. An outcome was to provide a positive built form of
the data centre on the street scene and to harmonise the building frontage with the
wider character of the office premises within the estate.

9.8

The proposals for Site C are considered to be an acceptable form and mass, as there
would be a satisfactory relationship in visual terms with the scale and mass of the
adjacent buildings at Site B to the west, Westgate School to the south and the
Gurdwara to the east. Furthermore the scale and mass of the proposals for Site C
would relate to the characteristic form of the Bath Road corridor.

9.9

Landscaping is a key component of integrating the proposed buildings at Site C into
the setting and follows the structural planting strategy agreed for Sites A & B.
Measures are included to enhance the boundary to the rear when the existing public
footpath is replaced by the new direct route from the south to Bath Road to the north.
Landscape works to the frontage and flanks of the site would ensure the full and
satisfactory introduction of the building in this location.

Page 178

9.10

Full details of the elevations and appearance of the building have been provided and
these follow the design ethos agreed for Sites A & B. The architectural style proposed
for the data centre uses graded banding of increasingly recessive colours, moving up
the building. The ancillary offices facing onto Bath Road will be broken up with
windows that will provide a more interesting and active façade onto Bath Road, in
keeping with its surroundings.

9.11

The development would be set back a minimum of 26 metres from the Bath Road
frontage where the proposed trees will help to soften and break up the scale of the
development. A detailed landscaping strategy has been provided and it is considered
that this greenery will take away the harshness of the proposed bulk and mass of the
building.

9.12

Overall the design and appearance of the development is considered to be in keeping
with other modern industrial buildings found elsewhere within the area and with the
ancillary offices providing a high quality frontage to Bath Road which would in turn
attribute positively to the appearance of the site.

9.13

Based on the above factors, the proposals are considered to not be harmful to the
character and appearance of the area and they would comply with Policy EN1 of the
Local Plan for Slough March 2004, Core Policy 8 of The Slough Local Development
Framework Core Strategy 2006-2026 Development Plan Document, and the
requirements of the NPPF 2019.

10.0

The impact on amenity of neighbouring occupiers and future occupiers of the
development

10.1

The proposals for Site C lie between: Westgate School to the rear (to the south); Site
B to the west with the proposed re-aligned public footpath between these two parts of
the Data Centre complex; and, the Gurdwara to the east. The frontage faces Bath
Road.

10.2

With regard to the nearest residential properties, these are two blocks in Forthingay
Gardens; namely, 2 to 14 and 16 to 30. These lie at an oblique angle to the closest
part of the proposed building complex at Site C with a separation of some 45 metres
(when measured from the built form – rear generator) which lies beyond the acoustic
fence and tree screen. Furthermore, there would be an intervening tree screen which
will be supplemented by adding trees following the taking-up of the existing public
footpath to enable landscaping. In addition, the acoustic fencing of 4.5m in height
along the southern boundary will also provide screening from the proposed
development.

10.3

In the consideration of the proposals for Sites A & B, it was stated that separation
distances of over 20 metres would be sufficient to avoid detrimental harm to the living
conditions of the existing and future occupiers in terms of outlook and overlooking.
Given the siting of the proposed offices on the Bath Road, there will not be any
potential direct overlooking of adjacent neighbours. In terms of the offices and the
elevation drawings submitted demonstrate that the proposed height is lower than the
previous Sara Lee building, although it must be noted that the footprint is larger. It is
concluded that there is no objection to the proposals for Site C in terms of impact on
the amenities of the residents in the vicinity.

10.4

One objection has been received from the occupier of 50 Avebury – as set out above
– but this property lies some 140 metres west-south-west of the nearest part of Site C.
As such, it is considered that the proposed building would have no impact on their
outlook and would not overshadow any part of their demise. In terms of the mitigation
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to the nearest sensitive receptors, there will be a 4.5m acoustic fence and tree scene,
these measures are considered to be sufficient in terms of reducing noise impact on
those sensitive receptors.
10.5

In light of the above, it is considered that the development complies with Core Strategy
Policy 8 and of the NPPF.

11.0

The impact on highway safety and convenience

11.1

The National Planning Policy Framework states that planning should seek to
development is located where the need to travel will be minimised and the use of
sustainable transport modes can be maximised. Development should be located and
designed where practical to create safe and secure layouts which minimise conflicts
between traffic and pedestrians. Where appropriate local parking standards should be
applied to secure appropriate levels of parking. This is reflected in Core Policy 7 and
Local Plan Policies T2 and T8. Paragraph 109 of the National Planning Policy
Framework states that ‘Development should only be prevented or refused on transport
grounds if there would be an unacceptable impact on highway safety, or the residual
cumulative impacts on the road network would be severe’.
Core Policy 7 of the Core Strategy states that there should be no increase in car
parking numbers permitted within commercial redevelopment schemes. Policy EMP2
(Criteria for Business Developments) of the Local Plan states that:
“Proposals for business developments will only be permitted if they comply with all of
the following criteria:
c) the proposed development can be accommodated upon the existing highway
network without causing additional congestion or creating a road safety problem;
d) appropriate servicing and lorry parking is provided within the site;
e) appropriate contributions are made to the implementation of any off-site highway
works that are required and towards other transport improvements such as pedestrian
and cycle facilities, that are needed in order to maintain accessibility to the
development without increasing traffic congestion in the vicinity or in the transport
corridors serving the site”.

11.2

Access into Site C would be via the Service Road, off Bath Road. There would be two
access points – one at the western end of the frontage, which would provide access
along the entire western flank and to the rear and the eastern plant areas and the
other at the eastern end of the frontage which would provide access to all the on-site
parking, bin-storage, cycle storage facilities and the entrance to the ancillary offices.

11.3

There will be the provision of 47 car parking spaces with two of these spaces allocated
as disabled and 5 spaces with electrical charging infrastructure. There will also be 12
covered cycle parking spaces provided on-site.

11.4

The application has been assessed by the Local Highway Authority and no objection
has been raised subject to conditions and securing works under section 278 via a
section 106 Agreement.

12.0

The impact on air quality and noise
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Air Quality
12.1

The fundamental issue is to ensure the cumulative impact of Site C with the earlier
development of Sites A & B. An Air Quality Assessment, dated September 2018 has
been prepared by Peter Brett Associates which describes the existing air quality,
assesses the impact of construction and operational activities on air quality in the
surrounding area and considers the suitability of the site for the proposed
development; and addresses the fundamental cumulative impact of the sites together.

12.2

It should be noted that the application site is not situated within an Air Quality
Management Area (AQMA) but the inclusion of 16 diesel generators taken together
with vehicular movements would have an impact on the Tuns Lane AQMA.

12.3

The Air Quality Assessment identifies the main air quality impacts are likely to be
associated with the testing and emergency use of the back-up diesel generators. For
the testing of the diesel generators, there are no predicted breaches of the annual
NO2 objectives. An Emergency Generator Testing Statement has been submitted
which sets out the frequency of use, testing regime and management. Overall the total
hours of testing per generator would be 10 hours per year. The Air Quality
Assessment has been assessed by the Council’s Environmental Quality Officer and
the air quality impacts from the developments diesel generators should be offset by a
variety of mitigation measures (as detailed above). The developer has confirmed their
acceptance of these measures which will be included in conditions and a s.106
Agreement accordingly.

12.4

The proposals are considered to accord with Core Strategy Policy 8 and the NPPF.
Noise

12.5

A Noise Impact Assessment (April 2018) has been prepared by The Equus
Partnership that determines the existing noise climate of the site and assesses the
potential noise impact of the proposed development on the nearest sensitive
receptors. Subject to the mitigation measures set out above in paragraph 6.10, there
are no objections to the proposals in terms of unacceptable levels of harm to those
receptors.

13.0

Landscaping, Aspro Alley improvements and safety

13.1

The proposals for Site C follow the strategy agreed for Sites A & B, which entails the
mitigation of the loss of trees and landscape due to the overall planning and layout of
the new structures and uses on the site, with new planting to supplement the
remaining specimens which would be protected during the course of construction.

13.2

Approximately 64 no. semi mature and advanced nursery stock trees would be
introduced, including 29 no. along the proposed straightened footpath/cycle way.
There would be the loss of a single tree within the development site. This tree has
been identified as having a limited life expectancy of less than 10 years. The overall
benefit of the proposed tree planting would outweigh this loss.
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13.3

A comprehensive Tree and Landscape Management Plan ensures that the proposals
for Site C would harmonize with the scheme under construction on Site B and
enhance the setting of the new buildings in the local scene. In response to comments
by the Tree Officer, it has to be noted that as the approved selected tree species on
Site B has been the Lombardy Poplar, the applicant has identified the same for Site C,
and the landscaping work and tree protection measures are subject to appropriate
conditions.

13.4

There will be the straightening of ‘Aspro Alley’, which has been a longstanding
aspiration of the Council. The straightened ‘Aspro Alley’ will comprise a 5 metre wide,
re-aligned footway and cycleway that will run in between Sites B and C to provide
significant public realm improvements. The submitted plans show that there will be
high level tree planting along the footpath to add to visual amenity and the overall
public realm. There will be an 8.5m separation distance from the flank wall of the
proposed data centre to the footpath, this is considered to be sufficient distance to
avoid the data centre appearing to enclosure or an overbearing impact on it’s future
users. It is noted that there will be no passive surveillance along the footpath, although
the offices will have windows which face onto this elevation and will provide a sense
as you enter from Bath Road that there is some overlooking. Furthermore, a plan has
been submitted which shows that there will be three CCTV cameras located along the
footpath to ensure that it is safe and secure. The CCTV will be operated by ‘Business
Watch’, which is equipped with the latest CCTV monitoring and recording equipment,
and is staffed 24 hours a day, 365 days a year by experienced Security Industry
Authority, this has been conditioned.

13.5

Paragraph 91 of the NPPF requires planning decisions to promote safe and accessible
environments where crime and disorder, and the fear of crime, do not undermine
quality of life or community cohesion. These objectives are consistent with Core
Strategy policies 8 and 12, and Local Plan Policy EN5.

14.0

Surface water drainage

14.1

A Ministerial Statement from December 2014 confirms the Government’s commitment
to protecting people from flood risk. This Statement was as a result of an independent
review into the causes of the 2007 flood which concluded that sustainable drainage
systems (SuDS) were an effective way to reduce the risk of ‘flash flooding’. Such
flooding occurs when rainwater rapidly flows into the public sewerage and drainage
system which then causes overloading and back-up of water to the surface. Both Core
Strategy Policy 8 and paragraph 155 of the NPPF requires Local Planning Authorities
to direct development to areas of low flood risk.

14.2

The Government has set out minimum standards for the operation of SuDS and
expects there to be controls in place for ongoing maintenance over the lifetime of the
development.

14.3

The agent has submitted a Flood Risk Assessment (FRA). The FRA states that the
development scheme would employ a strategy of soakaways to restrict the peak
runoff, thus significantly reducing the volume of runoff. The Local Lead Flood Authority
considers that the submission addresses their concerns and that they have no further
comments.
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15.0

Sustainable design and construction

15.1

The Council’s current Core Strategy Policy 8 combined with the Developers Guide
Part 2 and 4 requires both renewable energy generation on site and BREEAM for new
developments.

15.2

The applicant will provide an air tight building to meet with Building Regulations. The
building will achieve a BREEAM ‘Very Good’ rating which has been conditioned. With
regard to carbon emissions, the Energy Statement, dated September 2018 confirms
that the site is targeting a 10.75% reduction in the overall carbon emissions from the
development. This will be achieved via some building efficiency, such as LED lighting
and lighting controls that are operable on the detection of staff. The Developer’s Guide
states that major developments must include renewable or low carbon energy
equivalent to 10% of the developments carbon emissions, this has been complied with
it has been conditioned accordingly.

16.0

Section 106 Requirements

16.1

Core Policy 10 of the Core Strategy states that development will only be allowed
where there is sufficient existing, planned or committed infrastructure. All new
infrastructure must be sustainable. Where existing infrastructure is insufficient to serve
the needs of new development, the developer will be required to supply all reasonable
and necessary on-site and off-site infrastructure improvements.

16.2

The developer has indicated that they are willing to enter into a Section 106
Agreement and a draft Heads of Terms has been submitted as part of the application.
This includes the following:
1) Implementation of the straightening of Aspro Alley to provide a 5 metre wide realigned footway/cycleway that will run between Site B and C. The existing ‘dog-leg’
path around Site C will closed off when the realigned footway becomes operational
and this land will be dedicated back to SEGRO to compensate for the land required to
straighten the route.
2) The provision of 5 electric vehicle charging points.
3) Clause relating to Euro VI vehicles passing through the AQMA.
4) Section 278 Agreement obligations for the satisfactory implementation of the works
to accesses and southern service road.
5) A financial contribution of £25,241 to the implementation of the Low Emission
Strategy.

16.3

Based on the information assessed to date, such obligations would be considered to
comply with Regulation 122 of The Community Infrastructure Levy Regulations 2010
in that the obligations are considered to be:
(a) necessary to make the development acceptable in planning terms;
(b) directly related to the development; and
(c) fairly and reasonably related in scale and kind to the development.

17.0

Planning Conclusion

17.1

On balance, there is strong merit in supporting a scheme that intensifies an allocated
employment site, and simultaneously exploits an opportunity to improve a recognised
poor quality footway. Officers are content that the proposed footway will be far more
attractive to users. As such the proposal will deliver wider community / social gains
and benefits. Furthermore the proposals will not have a harmful impact upon air
quality, noise or upon highway safety and convenience.
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18.0

PART C: RECOMMENDATION

18.1

Having considered the relevant policies set out below, and comments that have been
received from consultees and neighbouring occupiers, and all other relevant material
considerations it is recommended the application be delegated to the Planning
Manager:
1) For approval subject to: the satisfactory completion of a s106 agreement, finalising
conditions, and any other minor changes.
2) Refuse the application if a satisfactory s106 Agreement is not completed by 3rd
December 2019, unless otherwise agreed by the Planning Manager in consultation
with the chair of the Planning Committee.

19.0

PART D: LIST OF CONDITIONS AND INFORMATIVES

19.1

Please note that this is not the final list of conditions and amendments may be made
prior to planning permission being granted.
1.

Time limit

The development hereby permitted shall be commenced within three years from the
date of this permission.
REASON To prevent the accumulation of planning permissions, and to enable the
Council to review the suitability of the development in the light of altered
circumstances and to comply with the provisions of Section 91 of the Town and
Country Planning Act 1990.
2.

Approved Plan

The development hereby approved shall be implemented only in accordance with the
following plans and drawings hereby approved unless otherwise agreed in writing by
the Local Planning Authority.
(a) Drawing No. 4685-PL-001, Dated 12/07/18, Recd On 15/02/2019
(b) Drawing No. 4685-PL-002 Rev. C, Dated 24/05/19, Recd On 24/05/2019
(c) Drawing No. 4685-PL-003 Rev. B, Dated 24/05/19, Recd On 24/05/2019
(d) Drawing No. 4690-PL-004 Rev. B, Dated 24/05/19, Recd On 24/05/2019
(e) Drawing No. 4685-PL-005, Dated 12/07/18, Recd On 15/02/2019
(f) Drawing No. 4685-PL-006, Dated 01/12/17, Recd On 15/02/2019
(g) Drawing No. 4685-PL-007, Dated 14/08/18, Recd On 15/02/2019
(h) Drawing No. 4690-PL-008, Dated 17/04/18, Recd On 15/02/2019
(i) Drawing No. 4685-PL-009 Rev. B, Dated 24/05/19, Recd On 24/05/2019
(j) Drawing No. 4685-PL-010 Rev. A, Dated 30/01/19, Recd On 15/02/2019
(k) Drawing No. 4685-PL-011 Rev. A, Dated 30/01/19, Recd On 15/02/2019
(l) Drawing No. 4685-PL-020 Rev. A, Dated 30/01/19, Recd On 15/02/2019
(m) Drawing No. 4685-PL-021, Dated 14/09/18, Recd On 15/02/2019
(n) Drawing No. 4685-PL-022 Rev. A, Dated 30/01/19, Recd On 15/02/2019
(o) Drawing No. 4685-PL-030 Rev. A, Dated 30/01/19, Recd On 15/02/2019

Page 184

(p) Drawing No. 4685-PL-031 Rev. A, Dated 30/01/19, Recd On 15/02/2019
(q) Drawing No. 4685-PL-032, Dated 14/08/18, Recd On 15/02/2019
(r) Drawing No. 4685-PL-033 Rev. A, Dated 30/01/19, Recd On 15/02/2019
(s) Drawing No. 4685-PL-034 Rev. A, Dated 30/01/19, Recd On 15/02/2019
(t) Drawing No. 1431-01-Sht.2 Rev. I, Dated 13/06/19, Recd On 19/06/2019
(u) Drawing No. 1431-02-Sht.3 Rev. I, Dated 13/06/19, Recd On 19/06/2019
(v) Drawing No. 17563/2017/SK003, Dated 17.06.2019, Recd On 19/06/2019
REASON To ensure that the site is developed in accordance with the submitted
application and to ensure that the proposed development does not prejudice the
amenity of the area and to comply with the Policies in the Development Plan.
3.

Details of external materials

The external materials to be used on the buildings hereby approved shall be carried
out in accordance with:


Drawing No. 4685-PL-022 Rev A, Dated 30/01/19, Recd On 15/02/2019

Unless otherwise agreed in writing by the Local Planning Authority.
REASON To ensure a satisfactory appearance of the development so as not to
prejudice the visual amenity of the locality in accordance with Core Policy 8 of the
Adopted Local Development Framework Core Strategy 2006-2026, Development Plan
Document, December 2008 and Policy EN1 of the Adopted Local Plan for Slough,
2004.
4.

Details of surfaces

Details of external materials to be used on the external surfaces hereby approved
shall be carried out in accordance with:


Drawing No. 4685-PL-003 Rev. B, Dated 24/05/19, Recd On 24/05/2019

Unless otherwise agreed in writing by the Local Planning Authority.
REASON To ensure a satisfactory appearance of the development so as not to
prejudice the visual amenity of the locality in accordance with Core Policy 8 of the
Adopted Local Development Framework Core Strategy 2006-2026, Development Plan
Document, December 2008 and Policy EN1 of the Adopted Local Plan for Slough,
2004.
5.

Maximum floor space

Notwithstanding the provisions of the Town and Country Planning General Permitted
Development Order 2015 (as amended) (or any order revoking and re-enacting that
Order and the Town and Planning Act 1990) the total gross internal floor space of the
building hereby permitted shall not exceed 12151.2 sq.m. (comprising of offices
ground & first floor and data hall ground & mezzanine) and no extension or alteration
either external or internal, including the provision of an increase in floor space of the
mezzanine floor shall be carried out without the prior permission of the Local Planning
Authority.
REASON To retain control over the intensification of the use of the site, particularly
having regard to the provision of onsite parking.

Page 185

6.

Limit on ancillary office space

Ancillary office space shall not cover more than 891.8 sq.m. total gross internal floor
space and only used in-conjunction with the use of the Data Centre hereby approved
without the prior consent of the Local Planning Authority.
REASON To control the amount of office development on the site in the interests of
sustainability and to accord with Core Policy 5 of the Local Development Framework,
Core Strategy 2006-2026, Development Plan Document, December 2008 and Policy
EMP9 of the Adopted Local Plan for Slough, 2004.
7.

Removal of Permitted Development

Notwithstanding the provisions of Schedule 2, Part 3 of The Town and Country
Planning (General Permitted Development) Order 2015 (as amended) (and in any
provision equivalent to the Class in any statutory instrument revoking or re-enacting
that order), the building shall only be used for purposes of a data centre (Sui Generis
Use) of the Town and Country Planning (Use Classes) Order 1987 (and in any
provision equivalent to the Class in any statutory instrument revoking or re-enacting
that order) and for no other purpose.
REASON In the interests of ensuring that there is no loss of the defined Existing
Business Areas to non-employment generating uses in accordance with Core Policy
5 of The Slough Local Development Framework, Core Strategy 2006 – 2026,
Development Plan Document, December 2008.

8.

Renewable and low carbon energy

At least a 10% reduction in regulated and unregulated energy consumption or carbon
emissions from the new build area of the data centre development shall be secured
from energy efficient systems, in accordance with submitted Energy Strategy,
prepared by Hoare Lea (Ref: REP-1520671-8-PK-20180921-Energy Statement
Rev02); Dated 21 September 2018. The approved details shall be implemented in
accordance with the Energy Strategy and retained as operational thereafter, unless
otherwise agreed in writing by the Local Planning Authority.
REASON In order to comply with the requirements of Core Policy 8 of the Slough
Local Development Framework, Core Strategy 2006-2026, Development Plan
Document, December 2008.

9.

BREEAM ‘Very Good’ Rating

Evidence confirming that the development achieves a BREEAM New Construction
rating of no less than ‘Very Good’ shall be submitted to and approved in writing by the
Local Planning Authority. The evidence required shall be provided in the form of a post
construction assessment, conducted by an accredited Assessor and supported by
relevant BRE accreditation certificate, shall be submitted within 6 months following the
first occupation of the development.
REASON In order to comply with the requirements of Core Policy 8 of the Slough
Local Development Framework, Core Strategy 2006-2026, Development Plan
Document, December 2008.
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10.

Refuse

Prior to the first occupation of the development hereby approved, details of refuse
storage, refuse collection and recycling facilities shall be submitted to and approved in
writing by the Local Planning Authority. The development shall be carried out in
accordance with the approved details and made available for use prior to the
development hereby approved first being brought into use.
REASON To ensure that adequate onsite servicing can take place and in accordance
with Core Policy 8 of The Slough Local Development Framework, Core Strategy 20062026, Development Plan Document, December 2008.
11.

Delivery Vehicles

All loading and unloading of delivery and servicing vehicles shall only take place
within the boundary of the site. No vehicles for delivery and maintenance purposes
may arrive, depart, be loaded or unloaded except between the hours of 08:00 and
19:00 Mondays to Saturdays and at no times on Sundays and Public/Bank Holidays,
except for in emergency situations.
REASON: To ensure that the proposed development does not prejudice the free flow
of traffic or conditions of general safety along the neighbouring highway in
accordance with Policy T2 of The Local Plan for Slough 2004.
12.

Cycle parking

The cycle parking shall be provided prior to occupation in accordance with Drawing
No. 4685-PL-002 Rev. C, Dated 24/05/19, Recd On 24/05/2019 and shall be retained
at all times in the future for this purpose.
Reason: To ensure that there is adequate cycle parking available at the site in
accordance with Policy T8 of The Local Plan for Slough 2004, and to meet the
objectives of the Slough Integrated Transport Strategy.
13.

Pedestrian Visibility Splays

No part of the development shall be occupied until the pedestrian visibility splays of
2.4 x 2.4 metres (measured from the back of footway) shown on Drawing No.
17563/2017/SK003, Dated 17.06.2019, Recd On 19/06/2019 have been provided on
both sides of the new vehicular access points and the area contained within the splays
shall be kept free of any obstruction exceeding 600 mm in height above the nearside
channel level of the carriageway.
REASON To provide adequate inter-visibility between the access and the existing
public highway for the safety and convenience of users of the highway and of the
access, in accordance with Core Policy 7 of the Core Strategy 2006 – 2026
(Development Plan Document, December 2008).
14.

External storage

No goods, materials or plant shall be deposited or stored outside the building except
for temporary periods during loading/unloading of delivery and servicing vehicles.
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REASON To safeguard the visual amenities of the area and residential amenities of
neighbouring occupiers, in accordance with Policy EN1 of The Adopted Local Plan for
Slough 2004 and Core Policy 8 of The Slough Local Development Framework, Core
Strategy 2006 – 2026, Development Plan Document, December 2008.
15.

Drainage

The surface water control measures shall be carried out in accordance with the Flood
Risk Assessment by John Tooke and Partners (Report Ref. No. ED001, Dated 17th
September 2017) and retained thereafter. The drainage system shall be managed and
maintained for the lifetime of the development in accordance with the submitted details
unless otherwise agreed in writing with the Local Planning Authority.
REASON: To ensure that surface water discharge from the site is satisfactory and
shall not prejudice the existing sewerage systems in accordance with Policy 8 of the
adopted Core Strategy 2006 - 2026.
16.

Boundary Treatment

Prior to first occupation of the development hereby approved, the boundary treatment
shall be implemented in accordance with the following details and retained thereafter
unless otherwise agreed in writing with the Local Planning Authority:


Drawing No. 4690-PL-004 Rev. B, Dated 24/05/19, Recd On 24/05/2019

REASON In the interests of the visual amenity of the area and accordance with
Policies EN1 and EN3 of the Adopted Local Plan for Slough, 2004.
17.

Landscaping

The landscaping shall be carried out in accordance with:


Drawing No’s. 1431-01 Sht.2 Rev I, 1431-02 Sht.3 Rev I, Dated 13/06/2019,
Recd On 19/06/2019

The trees and shrubs to be retained and/or removed and the type, density, position
and planting heights, along with staking/guying, mulching, feeding, watering and soil
quality, of new trees and shrubs, and details of hard surfaces which shall include
compliance with the surface water drainage mitigation as approved under condition 15
of this planning permission.
The approved scheme of soft landscaping shall be carried out no later than the first
planting season following completion of the development. Within a five year period
following the implementation of the scheme, if any of the new or retained trees or
shrubs should die, are removed or become seriously damaged or diseased, then they
shall be replaced in the next planting season with another of the same species and
size as agreed in the landscaping tree planting scheme by the Local Planning
Authority.
REASON: In the interests of the visual amenity of the area and accordance with Policy
EN3 of The Adopted Local Plan for Slough 2004, Core Policy 8 of The Slough Local
Development Framework, Core Strategy 2006 - 2026, Development Plan Document,
December 2008, and the National Planning Policy Framework.
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18.

External Lighting

Prior to first occupation of the development hereby approved, the external lighting
shall be implemented in accordance with the following details and retained thereafter
unless otherwise agreed in writing by the Local Planning Authority:
Drawing No. 3103160-HL-XX-XX-GA-U-630-001 Rev P1, Dated 24/05/2019, Recd on
28/05/2019
REASON So as not to prejudice the visual amenity of the locality in accordance with
Core Policy 8 of the Adopted Local Development Framework Core Strategy 20062026, Development Plan Document, December 2008 and Policy EN1 of the Adopted
Local Plan for Slough, 2004.
19.

Construction Management Plan

The construction shall be carried out in accordance with the Construction
Management Plan, Revision B, prepared by Kier, Dated 18/04/2019, Received on
09/05/2019.
The details as approved shall be fully implemented at all times for the duration of
demolition and construction works.
REASON To protect the residential amenity and so as not to prejudice the free flow of
traffic along the neighbouring highway and in the interests of highway safety in
accordance with Core Policy 7 of the Adopted Local Development Framework, Core
Strategy 2006 – 2026 (Development Plan Document, December 2008).
20.

Remediation Validation (LPA)

No development within or adjacent to any area(s) subject to remediation works carried
out pursuant to the report: “Remediation Strategy and Verification Plan” (Project no.
17-0300.06, dated November 2018) and prepared by Delta Simons Ltd. shall be
occupied until a full Final Validation Report, for the purposes of human health
protection, has been submitted to and approved in writing by the Local Planning
Authority. The report shall include details of the implementation of the Remedial
Strategy and any contingency plan works approved pursuant to the report above. In
the event that gas and/or vapour protection measures are specified by the remedial
strategy, the report shall include written confirmation from a Building Control
Regulator that all such measures have been implemented.
REASON: To ensure that remediation work is adequately validated and recorded, in
the interest of safeguarding public health and in accordance with Policy 8 of the
Adopted Local Development Framework, Core Strategy 2006 – 2026 (Development
Plan Document, December 2008).
21.

Acoustic fence

Details of the acoustic fencing (including the siting, materials, colour) shall be
submitted to and approved in writing by the Local Planning Authority. The acoustic
fence shall be erected prior to occupation of the proposed development and shall be
maintained in perpetuity thereafter.
REASON To ensure a satisfactory appearance of the development so as not to
prejudice the visual amenity of the locality in accordance with Policy EN1 of The
Adopted Local Plan for Slough 2004.
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22.

CCTV

Prior to first use of the site, the CCTV shall be implemented in accordance Drawing
No. 44685-PL-009 Rev B, Dated 24/05/19 and retained operational thereafter.
REASON To reflect the permitted CCTV locations in the Adopted Simplified Planning
Zone, November 2004. To ensure the public's safety throughout all stages of the
development in accordance with Core Policy 12 of The Slough Local Development
Framework, Core Strategy 2006-2026, Development Plan Document, December 2008.

23

Thames Water

No properties shall be occupied until confirmation has been provided that either:- all
water network upgrades required to accommodate the additional flows from the
development have been completed; or - an infrastructure phasing plan has been
agreed with Thames Water to allow additional properties to be occupied. Where an
infrastructure phasing plan is agreed no occupation shall take place other than in
accordance with the agreed infrastructure phasing plan.
REASON The development may lead to no / low water pressure and network
reinforcement works are anticipated to be necessary to ensure that sufficient capacity
is made available to accommodate additional demand anticipated from the new
development.

24

Environment Agency

If, during development, contamination not previously identified is found to be
present at the site then no further development (unless otherwise agreed in writing
with the Local Planning Authority) shall be carried out until a remediation strategy
detailing how this contamination will be dealt with has been submitted to, and
approved in writing by, the Local Planning Authority. The remediation strategy
shall be implemented as approved.
REASON To ensure that the development does not contribute to, and is not put at
acceptable risk from or adversely affected by, unacceptable levels of water
pollution from previously unidentified contamination sources at the development
site in accordance with paragraph 170 of the NPPF.
25 Environment Agency
Prior to any part of the development hereby approved being brought into use, a
verification report demonstrating the completion of the works set out in the
approved remediation strategy and the effectiveness of the remediation shall be
submitted to, and approved in writing, by the Local Planning Authority. The report
shall include results of the sampling and monitoring carried out in accordance with
the approved verification plan to demonstrate that the site remediation criteria
have been met.
REASON: To ensure that the site does not pose any further risk to human health
or the water environment by demonstrating that the requirements of the approved
verification plan have been met and that remediation of the site is complete in
accordance with paragraph 170 of the NPPF.
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26 Generator Testing
The generators shall be tested in accordance with the Generator Testing Regime,
prepared by J Dunton Associates Dated 06/09/2018. The normal testing of the
generator system shall only be carried out between the normal working hours of 07:00
– 18:00 and outside of school hours of 09:00-15.00 in term time and at no times on a
Saturday, Sunday or Bank Holiday unless otherwise agreed in writing by the Local
Planning Authority.
REASON To protect local residents from nuisance caused by excessive noise in
accordance with Core Policy 8 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008, and the National
Planning Policy Framework.
27 Tree Protection
No development shall commence until the tree protection measures detailed in the
submitted Arboricultural Impact Assessment, Rev B prepared by Viewpoint Associates
LLP, Dated 10/09/2018; Recd On 15/02/2019 have been implemented, in accordance
with the recommendations set out in BS 5837:2012 – Trees in relation to design,
demolition and construction. Recommendations. These measures shall be
implemented prior to works beginning on site, and shall be provided and maintained
during the period of construction works.
REASON To ensure the satisfactory protection of trees to be retained in the interest of
visual amenity and to meet the objectives of Policy EN3 of The Local Plan for Slough
2004, Core Policy 8 of The Slough Local Development Framework Core Strategy
2006-2026 Development Plan Document, and the National Planning Policy
Framework.
28 No windows
Notwithstanding the provisions of the Town & Country Planning (General Permitted
Development)(England) Order 2015, (or any Order or Statutory Instrument revoking
and re-enacting that Order), no windows, other than those hereby approved, shall be
formed in any elevations of the development without the prior written approval of the
Local Planning Authority.
REASON To ensure a satisfactory appearance of the development so as not to
prejudice the visual amenity of the locality in accordance with Core Policy 8 of the
Adopted Local Development Framework Core Strategy 2006-2026, Development Plan
Document, December 2008 and Policy EN1 of the Adopted Local Plan for Slough,
2004.
Informative(s):
1. The applicant will need to apply to the Council’s Local Land Charges on 01753
875039 or email to 0350SN&N@slough.gov.uk for street naming and/or
numbering of the unit/s.
2. The development must be so designed and constructed to ensure that surface
water from the development does not drain onto the highway or into the
highway drainage system. In order to comply with this condition, the developer
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is required to submit a longitudinal detailed drawing indicating the location of
the highway boundary.
3. The applicant is advised that if it is intended to use soakaways as the method
of dealing with the disposal of surface water then the permission of the
Environment Agency will be necessary.
4. The permission hereby granted shall not be construed as authority to obstruct
the public highway by the erection of scaffolding, hoarding, skip or any other
device or apparatus for which a licence must be sought from the Highway
Authority.
5. The applicant will need to take the appropriate protective measures to ensure
the highway and statutory undertakers apparatus are not damaged during the
construction of the new unit/s.
6. Prior to commencing works the applicant will need to enter into a Section 278
Agreement of the Highways Act 1980 with Slough Borough Council for the
implementation of the works in the highway works schedule. The applicant
should be made aware that commuted sums will be payable under this
agreement for any requirements that burden the highway authority with
additional future maintenance costs.
7. Thames Water
Waste Comments
‘We would expect the developer to demonstrate what measures he will
undertake to minimise groundwater discharges into the public sewer.
Groundwater discharges typically result from construction site dewatering,
deep excavations, basement infiltration, borehole installation, testing and site
remediation. Any discharge made without a permit is deemed illegal and may
result in prosecution under the provisions of the Water Industry Act 1991.
Should the Local Planning Authority be minded to approve the planning
application, Thames Water would like the following informative attached to the
planning permission: “A Groundwater Risk Management Permit from Thames
Water will be required for discharging groundwater into a public sewer. Any
discharge made without a permit is deemed illegal and may result in
prosecution under the provisions of the Water Industry Act 1991. We would
expect the developer to demonstrate what measures he will undertake to
minimise groundwater discharges into the public sewer. Permit enquiries
should be directed to Thames Water’s Risk Management Team by telephoning
02035779483 or by emailing wwqriskmanagement@thameswater.co.uk.
Application forms should be completed on line via
www.thameswater.co.uk/wastewaterquality.”
With regard to surface water drainage, Thames Water would advise that if the
developer follows the sequential approach to the disposal of surface water we
would have no objection. Where the developer proposes to discharge to a
public sewer, prior approval from Thames Water Developer Services will be
required. Should you require further information please refer to our website.
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-payfor-services/Wastewater-services
Thames Water would advise that with regard to waste water network and
waste water process infrastructure capacity, we would not have any objection
to the above planning application, based on the information provided

Page 192

Water Comments
Following initial investigations, Thames Water has identified an inability of the
existing water network infrastructure to accommodate the needs of this
development proposal. Thames Water have contacted the developer in an
attempt to agree a position on water networks but have been unable to do so
in the time available and as such Thames Water request that the following
condition be added to any planning permission. No properties shall be
occupied until confirmation has been provided that either:- all water network
upgrades required to accommodate the additional flows from the development
have been completed; or - an infrastructure phasing plan has been agreed with
Thames Water to allow additional properties to be occupied. Where an
infrastructure phasing plan is agreed no occupation shall take place other than
in accordance with the agreed infrastructure phasing plan. Reason - The
development may lead to no / low water pressure and network reinforcement
works are anticipated to be necessary to ensure that sufficient capacity is
made available to accommodate additional demand anticipated from the new
development” The developer can request information to support the discharge
of this condition by visiting the Thames Water website at
thameswater.co.uk/preplanning. Should the Local Planning Authority consider
the above recommendation inappropriate or are unable to include it in the
decision notice, it is important that the Local Planning Authority liaises with
Thames Water Development Planning Department (telephone 0203 577 9998)
prior to the planning application approval.
There are water mains crossing or close to your development. Thames Water
do NOT permit the building over or construction within 3m of water mains. If
you're planning significant works near our mains (within 3m) we’ll need to
check that your development doesn’t reduce capacity, limit repair or
maintenance activities during and after construction, or inhibit the services we
provide in any other way. The applicant is advised to read our guide working
near or diverting our pipes. https://developers.thameswater.co.uk/Developinga-large-site/Planning-your-development/Working-near-or-diverting-our-pipes
If you are planning on using mains water for construction purposes, it’s
important you let Thames Water know before you start using it, to avoid
potential fines for improper usage. More information and how to apply can be
found online at thameswater.co.uk/building water.
The proposed development is located within 15m of our underground water
assets and as such we would like the following informative attached to any
approval granted. The proposed development is located within 15m of Thames
Waters underground assets, as such the development could cause the assets
to fail if appropriate measures are not taken. Please read our guide ‘working
near our assets’ to ensure your workings are in line with the necessary
processes you need to follow if you’re considering working above or near our
pipes or other structures. https://developers.thameswater.co.uk/Developing-alarge-site/Planning-your-development/Working-near-or-diverting-our-pipes.
Should you require further information please contact Thames Water. Email:
developer.services@thameswater.co.uk
8. It is the view of the Local Planning Authority that the proposed development
does improve the economic, social and environmental conditions of the area
for the reasons given in this notice and it is in accordance with the National
Planning Policy Framework.
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AGENDA ITEM 8

Registration Date:

07-May-2019

Application No:

P/17286/001

Officer:

James Guthrie

Ward:

Britwell &
Northborough

Applicant:

Maru, Slough Estates Limited

Application Type:

Major

13 Week Date:

6 August 2019

Agent:

Jennifer Steel, Danks Badnell Architects Ltd. Kings Stables, 3-4
Osborne Mews, Windsor, SL4 3DE

Location:

Kennedy House, Long Furlong Drive, Slough, SL2 2BF

Proposal:

Construction of a 3-storey building providing 386sqm of nursery (D1 use
class) accommodation at ground floor and 9no. 1 bed and 3no. 2 bed
flats above (12 total) and associated works.

Recommendation: Delegate to the Planning Manager for approval.
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P/17286/001
1.0

SUMMARY OF RECOMMENDATION

1.1

Having considered the relevant policies set out below, and comments that
have been received from consultees, and all other relevant material
considerations it is recommended the application be delegated to the
Planning Manager for approval subject to conditions, if the request for
additional information from the Lead Local Flood Authority are satisfied, and
no substantive concerns are raised by the Council’s Contaminated Land
Officer, or Tree Officer, or as a result of comments received from adjacent
neighbouring occupiers and any other minor changes that maybe required.

1.2

This application is to be determined at Planning Committee as it is an
application for a major development comprising more than 10 dwellings.
PART A: BACKGROUND

2.0

Proposal

2.1

This is a full planning application for:












Construction of a 3 storey building, with 386sqm of nursery provision (D1
use class) at ground floor, and 12 residential units (9no. 1 bed and 3no. 2
bed flats arranged over the first and second floor.
The main ridge of the roof would be up to 8.8m high, and the 3no. gable
roofs up to 9.9m high. Due to changes in ground levels within the site,
the eastern side is lower than the western side (nearest the existing
residential units on Twist Way), and the maximum height of the roofs
would on the eastern side would be 1m lower.
Access to the flats at first and second floor will be independent from the
access to the nursery at ground floor.
There will be 14 cycle parking spaces for the flats and 6 cycle parking
spaces provided for the nursery.
In terms of the car parking provision, the occupiers and nursery will have
access to the shared spaces within the existing car park; there is
currently a provision of 49 spaces within this car park.
The flats would not have access to private amenity space, however due
to the siting of the building within Kennedy Park, the future occupiers
would have access to amenity space.
Amended plans have been submitted to increase the size of windows
within the gable roof and roof lights within the pitched roof, thereby
increasing the light and outlook available to habitable rooms and improve
the living conditions of future occupiers.

3.0

Application Site

3.1

The site is currently undeveloped, formerly the northern part of Kennedy
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Park, proximate to Long Furlong Drive and within the recently regenerated
Britwell area. The regeneration project was approved under planning
permission granted on 11 November 2013 reference P/15513/000 and has
largely been implemented.
3.2

Planning permission reference P/15513/000 included the construction of a
single storey building with ridge at 8.15m to be used as A1, A2, A3, A5 or
D1, in the general siting of the current proposed building. A subsequent
planning permission, reference P/17286/000 was granted for a 2-storey
building providing 395sqm of nursery (D1 use class) accommodation at
ground floor and 8no. flats above (1 bed) which mirrored the height of the
single storey building and included a pair of gable end roofs approximately
1.6m above the ridge.

3.3

To the west of the site are residential neighbours on Twist Way, and a local
parade of shops (Kennedy Parade) to the north with car parking. The site is
bounded by Kennedy Park to the south and east and. There are three oak
trees within the site which are the subject of a Tree Preservation Order
(TPO no.5/2012). The site has no other constraints such as flooding or
conservation area/listed buildings.

4.0

Relevant Site History

4.1

The most relevant planning history for the site is presented below:
The site forms part of the overall Britwell Regeneration project, ref.
P/15513/000 granted on 11/11/2013, including 171 residential units, 980 m2
of retail use, health centre or nursery; the particular site benefits from
planning permission to erect a 1-storey detached building with ridge at
8.25m to provide 411sqm of A1, A2, A3, A5 or D1 uses. The existing mature
trees on site form fundamental part of the landscaping strategy of the
Regeneration project and are under Tree Protection Order (No. 5/2012).

4.2

Planning permission was granted for the specific site as detailed below:
P/17286/000 Construction of a 2-storey building providing 395sqm of
nursery (D1 use class) accommodation at ground floor and 8no. flats above
(1 bed) and associated works.
Approved with Conditions; Informatives

31-Jan-2019

The approved building was similar in height and size as the detached
building approved under P/15513/000, 8.4m high at the main ridge and two
gable end roofs up to 9.2m, and is generally the same size as the current
proposal, albeit set 2m further away from the protected trees to the north
and 1.6m further from the residential dwellings on Twist Way to the west.

Page 197

5.0

Neighbour Notification

5.1

In accordance with Article 15 of The Town and Country Planning
(Development Management Procedure) (England) Order 2015 (as
amended), three site notices were displayed outside the site on 22/05/2019.

5.2

Due to amended plans, the neighbours previously consulted were reconsulted for a further 14 days on 19/06/2019, and a subsequent site notice
was displayed on 21/06/2019. The application was advertised as a major
application in the 24/05/2019 edition of The Slough Express (and
21/06/2019). Neighbour letters were sent out to the following addresses:
2, Wentworth Avenue, Slough, SL2 2DR, Chemist, Kennedy Parade, 7,
Twist Way, Slough, SL2 2BF, Frizzles Hairdressers, Kennedy Parade, 6,
Twist Way, Slough, SL2 2BF, Drinks Off Licence, Kennedy Parade, 5, Twist
Way, Slough, SL2 2BF, Kennedy Parade, Twist Way, Slough, SL2 2BF,
Coral Betting Shop, Kennedy Parade, 4, Twist Way, Slough, SL2 2BF, Fish
And Chip Shop, Kennedy Parade, 3, Twist Way, Slough, SL2 2BF, Jimmys
Cafe, Kennedy Parade, 2, Twist Way, Slough, SL2 2BF, Chemist, Kennedy
Parade, 7, Twist Way, Slough, SL2 2BF, Frizzles Hairdressers, Kennedy
Parade, 6, Twist Way, Slough, SL2 2BF, Drinks Off Licence, Kennedy
Parade, 5, Twist Way, Slough, SL2 2BF, Kennedy Parade, Twist Way,
Slough, SL2 2BF, Coral Betting Shop, Kennedy Parade, 4, Twist Way,
Slough, SL2 2BF, Fish And Chip Shop, Kennedy Parade, 3, Twist Way,
Slough, SL2 2BF, Jimmys Cafe, Kennedy Parade, 2, Twist Way, Slough,
SL2 2BF, The Co-op, Kennedy Parade, 1, Twist Way, Slough, SL2 2BF, 1,
Monksfield Way, Slough, SL2 1QW, 100, Long Furlong Drive, Slough, SL2
2PG, Kennedy Parade, 102, Long Furlong Drive, Slough, SL2 2PG, 104,
Long Furlong Drive, Slough, SL2 2PG, 106, Long Furlong Drive, Slough,
SL2 2PG, 108, Long Furlong Drive, Slough, SL2 2PG, 110, Long Furlong
Drive, Slough, SL2 2PG, 1, Wentworth Avenue, Slough, SL2 2DP, 112,
Long Furlong Drive, Slough, SL2 2PQ, 114, Long Furlong Drive, Slough,
SL2 2PQ, 116, Long Furlong Drive, Slough, SL2 2PQ, 63, Twist Way,
Slough, SL2 2AY, 67, Twist Way, Slough, SL2 2AY, 65, Twist Way, Slough,
SL2 2AY

5.3

The initial public consultation period expired on 12/06/202019, and the
subsequent consultation period expires on 03/07/2019. No letters of
representation have been received from local residents.

5.4

Any letters received will be reported and a response will be provided on the
Amendment Sheet.

6.0

Consultations

6.1

Thames Water
No objections (informatives were requested regarding waste water and
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mains water which will be included in the planning permission, if granted).
6.2

Transport and Highways Development, Slough Borough Council
No objections received.

6.3

Lead Local Flood Authority
Comments regarding foul and surface water drainage, which have been
passed to the applicant for response, and an update will be provided on the
Amendment Sheet.

6.4

Environmental Protection, Slough Borough Council
No objections received

6.5

Contaminated Land Officer, Slough Borough Council
Previous comments from the contaminated land officer recommended
conditions requiring phased land contamination investigations and
remediation (if necessary). The applicant has provided ground investigation
reports with the current application and the contaminated land officer has
been be invited to comment; an update will be provided to the planning
committee with the contaminated land officer’s response.

6.6

Crime Prevention Design Advisor
Comments from previous application related to site security, with
recommendations for fencing which meet the established standards; these
are covered by the recommended planning conditions requiring details of
boundary treatment to be submitted prior to development commencing. The
Crime Prevention Design Advisor recommended that the southern boundary
be protected by open topped Weldmesh fencing (meeting the minimum
physical security standards of LPS1175 Security Rating 1). The open weld
mesh nature of this ‘security fencing’ will provide complete visual
permeability from within the nursery rooms out on to the open park, whilst
providing appropriate levels of security deterring unauthorised access, safeguarding both young vulnerable children and the building.
There was no “Secure by Design” condition recommended, as the
suggested fencing would meet this standard.

6.7

Britwell Parish Council
No objections received.
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6.8

Tree Officer, Slough Borough Council
Awaiting comments following verbal discussion and an update will be
provided to the planning committee.

6.9

Asset Management (Education Planning), Slough Borough Council
Verbal comments confirming no objection in principle.
PART B: PLANNING APPRAISAL

7.0

Policy Background

7.1

National Planning Policy Framework 2019 and National Planning Policy
Guidance:
Chapter 2. Achieving sustainable development
Chapter 4. Decision-making
Chapter 5. Delivering a sufficient supply of homes
Chapter 6: Building a strong, competitive economy
Chapter 8. Promoting healthy and safe communities
Chapter 9. Promoting sustainable transport
Chapter 11. Making effective use of land
Chapter 12. Achieving well-designed places
Chapter 14: Meeting the challenge of climate change, flooding and coastal
change
Chapter 15: Conserving and enhancing the natural environment
The Slough Local Development Framework, Core Strategy 2006 – 2026,
Development Plan Document, December 2008
Core Policy 1 – Spatial Strategy
Core Policy 3 – Housing Distribution
Core Policy 4 – Type of Housing
Core Policy 5 – Employment
Core Policy 7 – Transport
Core Policy 8 – Sustainability and the Environment
Core Policy 10 – Infrastructure
Core Policy 12 – Community Safety
The Adopted Local Plan for Slough 2004 (Saved Polices)
Policy EN1 – Standard of Design
Policy EN3 – Landscaping Requirements
Policy EN5 – Design and Crime Prevention
Policy H14 – Amenity Space
Policy T2 – Parking Restraint
Policy T8 – Cycling Network and Facilities

Page 200

Other Relevant Documents/Guidance
 Local Development Framework Site Allocations Development Plan
Document
 Slough Borough Council Developer’s Guide Parts 1-4
 Proposals Map
Slough Local Development Plan and the NPPF
The revised version of the National Planning Policy Framework (NPPF) was
published upon 19 February 2019.
Planning Officers have considered the proposed development against the
revised NPPF which has been used together with other material planning
considerations to assess this planning application.
The NPPF states that decision-makers at every level should seek to
approve applications for sustainable development where possible and
planning law requires that applications for planning permission be
determined in accordance with the development plan, unless material
considerations indicate otherwise.
7.2

The planning considerations for this proposal are:










Principle of development,
Housing mix
Impact on the character and appearance of the area
Impact on protected trees,
Impact on neighbouring properties,
Standard of accommodation (including amenity space),
Highways and access impact,
Car and cycle parking; refuse and recycling storage.
Land contamination

8.0

Principle of development

8.1

The site Core Policy 1 (Spatial Strategy) and Core Policy 3 (Housing
Distribution) acknowledges that flatted developments should be located
within the Town Centre boundary in order to preserve the suburban
residential areas whilst allowing housing provision on a sustainable location.

8.2

Core Policy 4 (Type of Housing) of Slough Core Strategy 2006 – 2006
further indicates that: “…new residential development will predominantly
consist of family housing and be at a density related to the character of the
surrounding area, the accessibility of the location, and the availability of
existing and proposed local services, facilities and infrastructure”.

8.3

It is accepted that the proposal would provide new flats in an out of centre
location which would technically be viewed as contrary to the provision of
Core Policy 4. However, given the sustainable and accessible location of the
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site, the varied land use of neighbouring sites (including commercial units
and blocks of flats) alongside with the increased need to supply new
housing promoted by the NPPF; the provision of a mix use building with
nursery at ground floor level and flats above in this particular case could be
treated favourably, subject to full compliance with other adopted planning
policies
8.4

Planning permission has been granted for a similar development, with a
mixed use of nursery and residential, and whilst the number of residential
units has increased by 4 (including 3no. 2 bedroom flats) this is acceptable.

8.5

The provision of 386sqm of nursery (D1) use at ground floor level is in line
with the approved uses under permission P/17286/00 and therefore this is
considered acceptable.

8.6

Access to the flats and nursery will be independent, with the flats accessed
from the northern (front) elevation, and the nursery accessed from the
eastern elevation; there are no doors to the southern (rear) elevation.

9.0

Mix of housing

9.1

The National Planning Policy Framework 2018 seeks to deliver a variety of
homes to meet the needs of different groups in the community. This is
largely reflected in local planning policy in Core Strategy Strategic Objective
D and Core Policy 4. The proposal would provide 9 x 1 bed and 3 x 2 bed
flats, which, over a small site as proposed provides a mix of homes
appropriate for the location that would help achieve sustainable, inclusive
and mixed communities. No affordable housing provision is sought as the
12 units proposed fall below the 15 unit threshold which would require such
provision in accordance with the Council’s Developer’s Guide (part 2)

10.0

Impact on the character and appearance of the area

10.1

The National Planning Policy Framework 2018 encourages new buildings to
be of a high quality design that should be compatible with their site and
surroundings. This is reflected in Core Policy 8 of the Core Strategy, and
Local Plan Policies EN1 and EN2.

10.2

Paragraph 124 of the NPPF (2018) says: “…Good design is a key aspect of
sustainable development, is indivisible from good planning, and should
contribute positively to making places better for people.” As such, good
design is imperative and covers issues such as massing, bulk, materials,
scale, density and pattern of development.
Core Policy 8 of Slough Core Strategy 2006-2026 require all development
proposals to provide with high quality, sustainable designs that respect the
location and its surroundings.
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10.3

The proposed construction of a three storey building with a ridge height of
8.8m and gable roof height of 9.9m (reduced by 1m at the eastern side
nearest the existing residential units at Twist Way) to accommodate 386sqm
of D1 use at ground floor level and 12 flats above would generally reflect the
development approved under P/17286/00, and would have a design which
would largely replicate that of the existing buildings in the immediate vicinity,
in particular by introducing gable ended features which take design cues
from the commercial and residential buildings in the area.

10.4

The proposed siting, massing and height of the building would be largely in
line with the building approved under P/15513/000 which was considered
acceptable as part of the wider regeneration of the Britwell Estate and
therefore the application would be in keeping with the character and
appearance of the street scene. The introduction of a new built form in the
boundary with Kennedy Park was also established under P/15513/000 and
due to its height, design and siting, would not detract from the openness of
the area.

10.5

Proposed materials have not been provided at this stage of the proposal;
however the planning agent has indicated that the materials used in the
construction of the residential units on Twist Way would be used, which will
provide a sympathetic reflection of the existing built environment. The
construction materials will be formally agreed, otherwise this will be
controlled by a pre-commencement condition.

10.6

Policy EN5 of Slough Local Plan 2004 requires development proposals to
provide with Secure By Design (SBD) measures to mitigate and reduce antisocial behaviour and deter crime in order to create safe and attractive
places for people to live and grow; as such, this has been appropriately
conditioned to ensure that the nursery and flats above are securely
designed and that there is no conflict between the two uses.

10.7

Landscaping proposals and boundary treatments, in particular to the south
boundary of the site would require further detailing, in particular since the
area has been identified as being at risk of anti-social behaviour which could
increase as a result of the introduction of new commercial and residential
use in the site. Therefore, appropriate boundary treatment would be
required by condition to ensure future occupiers would have access to a
secure and pleasing environment, in line with the requirements of Sections 8
and 12 of the NPPF (2018) and Policies 8 and 12 of Slough Core Strategy
2006-2026.

10.8

Based on the assessment above, given its siting, scale, mass and design
the proposed development would provide with satisfactory design which
would preserve or enhance the character and appearance of the street
scene, in line with the requirements of the NPPF, Core Policy 8 and 12 of
Slough Core Strategy 2006-2026 and Policies EN1, EN3 and EN5 of Slough
Local Plan (2004)
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11.0

Impact on protected (TPO) trees

11.1

The site contains three (3) trees under Tree Protection Order (TPO) number
5/2012. These trees form a fundamental part of the visual amenity of the
area and provide with a transition between the built up area of Britwell and
Kennedy Park. As part of the regeneration proposals these TPO trees were
to be kept to the front of an approved single storey building with ridge at
8.4m which could be used as A1, A3, A5 and D1.

11.2

The current proposal includes a three storey building with a height of 8.4m
which would accommodate a nursery (D1) at ground floor and 12 flats at
first and second floor. In comparison to the approved building under
P/15513/000, the proposed building would be located 2m further away from
the protected trees, with a distance of at least 9m from the northern edge of
the building to the trunk of the trees.

11.3

The proposal has been assessed by the Council’s Tree Officer and will be
provided on the amendment sheet and any recommendation for a full
arboricultural assessment and tree protection measures and will be secured
via appropriately worded planning conditions.

11.4

Taking in to consideration that the site benefits for planning permission for a
building largely in the same location and with the same massing and height,
the proposed conditions are considered to be necessary and proportionate
to ensure the development would not prejudice the visual amenity of the
area and subject to these, the proposal is considered to be acceptable
regarding potentials impact upon the TPO trees in the site, in line with the
requirements of Core Policy 9 of Slough Core Strategy 2006-2026.

12.0

Impact on neighbouring properties

12.1

The National Planning Policy Framework 2018 states that planning should
create places with a high standard of amenity for existing and future users.

12.2

Core policy 4 of Council’s Core Strategy seeks high density residential
development to achieve “a high standard of design which creates attractive
living conditions.”

12.3

The proposed detached building, with a height of 8.4m would be located
more than 245m to the east of the nearest residential neighbour at No. 63
Twist Way. Given this distance and the lack of side windows, there would be
no detrimental loss of privacy, overlooking, loss of light or increased sense
of enclosure upon this neighbour. Further, it is acknowledged that the
proposed building would have the same height and similar massing to that
building approved under P/17286/000 and therefore the residential
relationship between these buildings would not change when compared to
the approved permission.
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12.4

The ground floor nursery (D1) use might lead to increased comings and
going to the site however due to its distance to residential neighbours and
the location of the site as a part of the overall commercial core of this
section of the regeneration project, the mix of uses proposed in this scheme
would not lead to detrimental impacts upon neighbouring amenities.
However, in order to ensure that any potential effect of the commercial use
is properly assessed and controlled, a condition restricting the D1 use as a
nursery only is considered to be necessary and proportionate to the
proposal. A condition is recommended to require a noise and vibration
assessment to ascertain the impact of the internal activities of D1 use on the
residential use.

12.5

Based on the assessment above and subject to the abovementioned
conditions, the proposal would not result on significant impacts upon
neighbouring amenities arising from loss of light, outlook, privacy and
increased sense of enclosure or noise disturbance in line with the provisions
of the NPPF and Core Policy 8 of Slough Core Strategy 2006-2026.

13.0

Standard of accommodation (including amenity space)

13.1

Paragraph 127 of the NPPF (2018) states that development proposals
should: “f) create places that are safe, inclusive and accessible and which
promote health and well-being, with a high standard of amenity for existing
and future users; and where crime and disorder, and the fear of crime, do
not undermine the quality of life or community cohesion and resilience”.

13.2

To achieve good standard of amenity for all existing and future occupiers,
the proposal should provide with adequate levels of aspect, daylight and
sunlight and internal space standards.

13.3

Since 1 November 2018, all proposals for new residential development in
Slough would need to comply with the Nationally Described Space
Standards (2015). In this case, for a 1 bedroom, 2 persons flat would require
50sqm of internal area and a 2 bedroom flat would require 61sqm (3
persons) or 70sqm (4 persons). At least one double bedroom should be
provided with an area of minimum 11.5sqm.

13.4

When compared with the minimum requirements contained within the
Nationally Described Space Standards, the proposed flats would provide
with adequate space as 2 person, 1 bedroom flats or 3 person, 2 bedroom
flats (the area of 2 bedroom flats falls short by 6-8sqm for a 4 person flat),
ensuring that living conditions appropriately respond to the requirements of
future occupiers.

13.5

The proposed flats would not have access to private amenity space.
Although not ideal, the proposed flats would be located in within Kennedy
Park, to the rear of the site and therefore future occupiers would be capable
of accessing good levels of amenity in the close proximity.

13.6

The access to light and good quality outlook is provided by north and south
facing windows at first floor, serving habitable room such as bedrooms and
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living areas; this is acceptable. Some of the second floor rooms rely on roof
lights, either within the pitched roof plane, or the flat roof within the centre of
the building; whilst this arrangement would usually be unacceptable due to a
reduced outlook, although providing a level of natural light. The sectional
plans submitted indicate that the height of the roof lights within the pitched
roof above the floor level will be sufficient to provide adequate outlook, and
would be acceptable.
13.7

Based on the assessment above, the proposal is considered to provide with
adequate standard of amenity for existing and future occupiers in line with
the aims of the NPPF and Core Policy 8 of Slough Core Strategy 2006-2026

14.0

Highways and Parking

14.1

Paragraph 109 of the National Planning Policy Framework 2019 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’.

14.2

The proposal involves the erection of a mixed use building with D1 use at
ground floor and 12 flats above. No additional car parking is proposed
however the site has access to 49 shared parking spaces to the north (also
used by the retail units at Kennedy Parade).

14.3

The proposal has been supported by a Parking Statement prepared by WSP
which concludes that the trip generation of the proposed scheme can be
accommodated within the existing car parking area without detriment to
neighbouring users. As part of the proposal, the flats would have access to
car parking spaces to the north and therefore the flats would have access to
1.25 car parking spaces per 1 bed flat and 1.75 spaces per 2 bed flat (16.5
spaces in total), in line with policy requirements.

14.4

The Parking Statement incorporates the results of a parking survey
undertaken at the car park, which indicated that generally 50% of the 49
spaces were occupied at various times for the existing retail units at
Kennedy Parade (therefore around 25 spaces available for the proposed
nursery and residential units). The proposed nursery (D1 use) is likely to
have staggered demand for parking, as parents will drop off and collect
children at various times of the day depending upon need (unlike a school
with fixed start and finish times). The car park provision within the 49 spaces
available will be sufficient to accommodate users and employees of the
nursery and the occupants of the residential units, supplemented by cycle
parking within the site.

14.4

The nursery would require the use of maximum no.14 car parking spaces for
staff at any given time during week days. Due to the nature of the proposed
nursery use, it is most likely that parking demand occurs out of regular
residential car parking demand times and therefore the demand of this use
could also be accommodated within the car parking spaces available for the
site. Further, the parking survey also concludes there would be more than
sufficient capacity to park in neighbouring streets without detriment of
current users.

Page 206

14.5

Although no response has been received from the Council’s Transport and
Highways team regarding the proposal; it is acknowledged that the site is
constrained and cannot provide car parking spaces without harming the
visual amenity of the area and eroding the open appearance of this section
of Kennedy Park.

14.6

The proposal further incorporates cycle parking provision for both the
residential and commercial use. The proposed provision is acceptable
regarding its quantity and location and would encourage the use of more
sustainable modes of transport.

14.7

Taking into consideration the findings of the Parking Statement as well as
the need for a steep change in modes of transport in order to meet climate
change demands whilst promoting healthier modes of transportation in line
with National aims contained within the NPPF (2019); the proposal is
considered to provide with acceptable car parking arrangements which
would not lead to significant detrimental impacts upon the public highway.

14.8

Subject to conditions to ensure that the development would provide with
adequate cycle parking storage, the proposal would not result in significant
adverse impacts upon the transport and highways network, in line with the
goals of Core Policy 7 of Slough Core Strategy 2006-2026 and Policy T8 of
Slough Local Plan (2004).

15.0

Refuse and Recycling

15.1

Submitted plans indicate that the site would have separated commercial and
residential refuse storage areas. Their location, size and access are
considered acceptable for the proposal and therefore it is considered to be
in keeping with the guidance of the Waste Management Planning Guidance
and the principles behind Policy EN1 of Slough Local Plan (2004).

15.2

Based on the assessment above, the proposal is considered to be in line
with the goals of Core Policies 7 and 8 of Slough Core Strategy 2006-2026
(2008) and Policies EN1 and T8 of Slough Local Plan (2004).

16.0

Land contamination

16.1

Land contamination issues have been assessed by the Council and no
objection has been received subject to pre-commencement conditions which
have been agreed in writing with the agent of this application, in order to
ensure that the development would identify and remedy any land
contamination which would pose any contamination risk for future occupiers
in line with the provisions of Paragraphs 170, 178 and 179 of the NPPF
(2019) and Core Policy 8 of Slough Core Strategy 2006-2026 (2008).

Page 207

21.0

PART C: RECOMMENDATION

21.1

Having considered the relevant policies set out below, and comments that
have been received from consultees, and all other relevant material
considerations it is recommended the application be delegated to the
Planning Manager for approval subject to conditions, if the request for
additional information from the Lead Local Flood Authority are satisfied, and
no substantive concerns are raised by the Council’s Contaminated Land
Officer, or Tree Officer, or as a result of comments received from adjacent
neighbouring occupiers.
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22.0

PART D: LIST CONDITIONS AND INFORMATIVES (TBC)
1. Commencement within three years
The development hereby permitted shall be commenced within three
years of from the date of this permission.
REASON To prevent the accumulation of planning permissions, and to
enable the Council to review the suitability of the development in the
light of altered circumstances and to comply with the provisions of
Section 91 of the Town and Country Planning Act 1990.
2. Drawing numbers
The development hereby permitted shall be carried out in accordance
with the following approved plans hereby approved by the Local
Planning Authority:
(a) Drawing No. 17/10/60, Dated April 2019, Recd On 07/05/2019
(b) Drawing No. 17/10/61A, Dated April 2018, Recd On 18/06/2019
(c) Drawing No. 17/10/62A, Dated April ‘18, Recd On 18/06/2019
(d) Drawing No. 17/10/63A, Dated April ‘19, Recd On 18/06/2019
(e) Drawing No. 17/10/64, Dated June ‘19, Recd On 18/06/2019
REASON To ensure that the site is developed in accordance with the
submitted application and to ensure that the proposed development
does not prejudice the amenity of the area and to comply with the
Policies in the Development Plan.
3. Samples of external materials
No development shall commence until samples of external materials of
the building and hard and soft landscaping within the development
hereby approved have been submitted to and approved in writing by the
Local Planning Authority before the scheme is commenced on site.
REASON To ensure a satisfactory appearance of the development so
as not to prejudice the visual amenity of the locality in accordance with
Policy EN1 of The Local Adopted Plan for Slough 2004
4. Boundary treatment
No development shall commence until details of southern boundary
treatment and associated access gates (including position, external
appearance, height and materials) have been submitted and approved
by the local authority. The development shall be carried out in
accordance with the approved details.
REASON In pursuance of the Council's duty under section 17 of the
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Crime and Disorder Act 1998 to consider crime and disorder implications
in exercising its planning functions; to promote the well being of the area
in pursuance of the Council's powers under section 2 of the Local
Government Act 2000; in accordance with Core Policy 12 of The Slough
Local Development Framework, Core Strategy 2006 - 2026,
Development Plan Document, December 2008, EN5 of The Local
Adopted Plan for Slough 2004 and to reflect the guidance contained in
The National Planning Policy Framework 2019
5. Noise and Vibration Impact Assessment
No development shall commence until a Noise and Vibration Impact
Assessment has been submitted and approved in writing by the Local
Planning Authority. The report should include an assessment of the
adjacent Public House and its impact on the future amenities of the
occupiers in terms of vibration, noise and disturbance and any proposed
mitigation.
REASON In the interests of the amenities of the area in accordance with
Core Policy 8 of The Slough Local Development Framework, Core
Strategy 2006 - 2026, Development Plan Document, December 2008,
and the National Planning Policy Framework.
6. Arboricultural Assessment
No development shall commence until an arboricultural assessment
indicating the existing trees' roots, tree protection areas and potential
impact of the development (including foundations) shall be submitted
and approved in writing by the Local Planning Authority. All protective
measures indicated in the Arboricultural Assessment shall be
implemented prior to commencement and retained until development is
occupied.
REASON To ensure the satisfactory retention of trees to be maintained
in the interest of visual amenity and to meet the objectives of Policy EN4
of The Adopted Local Plan for Slough 2004.
7. Working Method Statement
No development shall begin until details of a scheme (Working Method
Statement) to control the environmental effects of construction work has
been submitted to and approved in writing by the Local Planning
Authority. The scheme shall include:
(i) control of noise
(ii) control of dust, smell and other effluvia
(iii) control of surface water run off
(iv) site security arrangements including hoardings
(v) site lighting
(vi) proposed method of piling for foundations
(vii) construction working hours, hours during the construction phase,
when delivery vehicles taking materials are allowed to enter or leave the
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site
(viii) the route of construction traffic to the development
The development shall be carried out in accordance with the approved
scheme or as may otherwise be agreed in writing by the Local Planning
Authority.
REASON In the interests of the amenities of the area in accordance with
Core Policy 8 of The Slough Local Development Framework, Core
Strategy 2006 - 2026, Development Plan Document, December 2008,
and the National Planning Policy Framework.
8. Phase 1 Desk Study and Preliminary Risk Assessment
Development works shall not commence until a Phase 1 Desk Study
(DS) has been has been submitted to and approved in writing by the
Local Planning Authority. The Phase 1 Desk Study shall be carried out
by a competent person in accordance with Government, Environment
Agency and Department for Environment, Food and Rural Affairs
(DEFRA) guidance and approved Codes of practices, including but not
limited to, the Environment Agency model procedure for the
Management of Land Contamination CLR11 and Contaminated Land
Exposure Assessment (CLEA) framework, and CIRIA Contaminated
Land Risk Assessment Guide to Good Practice C552. The Phase 1
Desk Study shall incorporate a desk study (including a site walkover) to
identify all potential sources of contamination at the site, potential
receptors and potential pollutant linkages (PPLs) to inform the site
preliminary Conceptual Site Model (CSM) and Preliminary Risk
Assessment (PRA).
REASON: To ensure that the site is adequately risk assessed for the
proposed development and in accordance with Policy 8 of the Core
Strategy 2008.
9. Phase 2 Intrusive Investigation Method Statement
Should the findings of the Phase 1 Desk Study approved pursuant to the
Phase 1 Desk Study condition identify the potential for contamination,
development works shall not commence until an Intrusive Investigation
Method Statement (IIMS) has been submitted to and approved in writing
by the Local Planning Authority. The IIMS shall be prepared in
accordance with current guidance, standards and approved Codes of
Practice including, but not limited to, BS5930, BS10175, CIRIA 665 and
BS8576. The IIMS shall include, as a minimum, a position statement on
the available and previously completed site investigation information, a
rationale for the further site investigation required, including details of
locations of such investigations, details of the methodologies, sampling
and monitoring proposed.

Page 211

REASON: To ensure that the type, nature and extent of contamination
present, and the risks to receptors are adequately characterised, and to
inform any remediation strategy proposal and in accordance with Policy
8 of the Core Strategy 2008.
10. Phase 3 Quantitative Risk Assessment and Site Specific Remediation
Strategy
Development works shall not commence until a Quantitative Risk
Assessment (QRA) has been prepared for the site, based on the
findings of the intrusive investigation. The risk assessment shall be
prepared in accordance with the Contaminated Land report Model
Procedure (CLR11) and Contaminated Land Exposure Assessment
(CLEA) framework, and other relevant current guidance. This must first
be submitted to and approved in writing by the Local Planning Authority
and shall as a minimum, contain, but not limited to, details of any
additional site investigation undertaken with a full review and update of
the preliminary Conceptual Site Model (CSM) (prepared as part of the
Phase 1 Desk Study), details of the assessment criteria selected for the
risk assessment, their derivation and justification for use in the
assessment, the findings of the assessment and recommendations for
further works. Should the risk assessment identify the need for
remediation, then details of the proposed remediation strategy shall be
submitted in writing to and approved by the Local Planning Authority.
The Site Specific Remediation Strategy (SSRS) shall include, as a
minimum, but not limited to, details of the precise location of the
remediation works and/or monitoring proposed, including earth
movements, licensing and regulatory liaison, health, safety and
environmental controls, and any validation requirements.
REASON: To ensure that potential risks from land contamination are
adequately assessed and remediation works are adequately carried out,
to safeguard the environment and to ensure that the development is
suitable for the proposed use and in accordance with Policy 8 of the
Core Strategy 2008.
11. Remediation Validation
No development within or adjacent to any area(s) subject to remediation
works carried out pursuant to the Phase 3 Quantitative Risk Assessment
and Site Specific Remediation Strategy condition shall be occupied until
a full Validation Report for the purposes of human health protection has
been submitted to and approved in writing by the Local Planning
Authority. The report shall include details of the implementation of the
remedial strategy and any contingency plan works approved pursuant to
the Site Specific Remediation Strategy condition above. In the event that
gas and/or vapour protection measures are specified by the remedial
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strategy, the report shall include written confirmation from a Building
Control Regulator that all such measures have been implemented.
REASON: To ensure that remediation work is adequately validated and
recorded, in the interest of safeguarding public health and in accordance
with Policy 8 of the Core Strategy 2008.
12. External Site Lighting
No part of the development hereby permitted shall be occupied until a
scheme has been submitted to and approved in writing by the Local
Planning Authority for external site lighting including details of the
lighting units, hours of use, and vertical and horizontal illuminance levels
including on neighbouring land.
The development shall be carried out in full accordance with the
approved details prior to first occupation and shall be retained as such at
all times in the future. No lighting shall be provided at the site other than
in accordance with the approved scheme.
REASON In the interests of safeguarding the amenities of neighbouring
properties in accordance with Core Policy 8 of The Slough Local
Development Framework, Core Strategy 2006 – 2026, Development
Plan Document, December 2008, Policy EN1 of The Adopted Local Plan
for Slough 2004 (saved polices), and the requirements of the National
Planning Policy Framework 2018.
13. Landscaping
No part of the development hereby permitted shall be occupied until a
detailed landscaping scheme has been submitted to and approved in
writing by the Local Planning Authority. This scheme should include the
trees and shrubs to be retained and/or removed and the type, density,
position and planting heights of new trees and shrubs.
The approved scheme shall be carried out no later than the first planting
season following completion of the development. Within a five year
period following the implementation of the scheme, if any of the new or
retained trees or shrubs should die, are removed or become seriously
damaged or diseased, then they shall be replaced in the next planting
season with another of the same species and size as agreed in the
landscaping tree planting scheme by the Local Planning Authority.
REASON In the interests of the visual amenity of the area and
accordance with Policy EN3 of The Adopted Local Plan for Slough 2004
14. Cycle parking spaces
No part of the development hereby permitted shall be occupied until a
minimum of No. 14 covered and lockable cycle parking spaces for the
residential flats and a minimum of No. 6 cycle parking spaces for the
nursery use are provided in accordance to Drawing No. 17/10/62A,
Dated April ‘18, Recd On 18/06/2019. The cycle parking shall be
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provided in accordance with these details and shall be retained at all
times in the future for this purpose.
REASON: To ensure that there is adequate cycle parking available at
the site in accordance with Policy T8 of The Local Plan for Slough 2004,
and to meet the objectives of the Slough Integrated Transport Strategy
15. Bin storage
No part of the development hereby permitted shall be occupied until bin
storage has been provided in accordance with approved Drawing No.
17/10/62A, Dated April ‘18, Recd On 18/06/2019 and retained in
perpetuity.
REASON In the interests of visual amenity of the site in accordance with
Policy EN1 of The Adopted Local Plan for Slough 2004.
16. Restrict use to D1 nursery
The D1 use hereby approved shall be used as nursery only and for no
other purpose (including any other purpose in Class D1 of the Schedule
to the Town and Country Planning (Use Classes) Order 1987, and in
any provision equivalent to the Class in any statutory instrument
revoking or re-enacting that order.
REASON In order to protect the amenities of the area and to comply
with Core Policy 6 of The Slough Local Development Framework, Core
Strategy 2006-2026, Development Plan Document, December 2008.
17. Surface Water Drainage – SUDS
The surface water control measures shall be carried out in accordance
with the following details: (To be formulated following response from
the Lead Local Flood Authority)
The drainage system shall be managed and maintained for the lifetime of
the development in accordance with details that have first been
submitted to and approved in writing by the Local Planning Authority.
REASON To ensure that surface water discharge from the site is
satisfactory and shall not prejudice the existing sewerage systems in
accordance with Core Policy 8 of the adopted Core Strategy 2006 –
2026, and the requirements of the National Planning Policy Framework
2018.
18. Refuse and Recycling
The refuse and recycling facilities as shown on the approved plans shall
be provided on site prior to occupation of the development and retained
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at all times in the future.
REASON To ensure that there is adequate cycle parking available at the
site in accordance with Core Policy 7 of The Slough Local Development
Framework, Core Strategy 2006 – 2026, Development Plan Document,
December 2008, and the requirements of the National Planning Policy
Framework 2018.
19. No additional windows
Notwithstanding the terms and provisions of The Town and Country
Planning (General Permitted Development) (England) Order 2015 (or
any order revoking and re-enacting that Order), no windows, other than
those hereby approved, shall be formed in any part of the development
without the prior written approval of the Local Planning Authority.
REASON To protect the privacy of the neighbouring property and to
ensure no overlooking to the car park site to help ensure that these
would not prejudice wider redevelopment in accordance with Core Policy
8 of The Slough Local Development Framework, Core Strategy 2006 –
2026, Development Plan Document, December 2008, Policy EN1 of The
Adopted Local Plan for Slough 2004 (saved polices), and the
requirements of the National Planning Policy Framework 2018.
20. Approved window restrictions
The first floor window of the east elevation, serving the bathroom for flat
1 of the development hereby approved shall be glazed with obscure
glass and shall be fixed shut. The first floor window of the west
elevation, serving the bedroom of flat 5, shall be glazed with obscure
glass and shall only be top vent openable at a height not less than 1.7m
above finished floor level. The windows shall not thereafter be altered in
any way without the prior written approval of the Local Planning
Authority.
REASON To minimise any loss of privacy to adjoining occupiers, and to
prevent crime and ant-social behaviour in accordance with Core Policy
12 of The Slough Local Development Framework, Core Strategy 2006 2026, Development Plan Document, December 2008 and Policies EN1
and EN5 of The Adopted Local Plan for Slough 2004.
INFORMATIVES:
21. Positive and proactive statement
In dealing with this application, the Local Planning Authority has worked
with the applicant in a positive and proactive manner through preapplication discussions. It is the view of the Local Planning Authority that
the proposed development does improve the economic, social and
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environmental conditions of the area for the reasons given in this notice
and it is in accordance with the National Planning Policy Framework.
22. Tree Protection Order
The applicant is informed that the existing trees within the site are under
a Tree Protection Order and any works to these would require planning
consent.
23. Demolition and construction hours
No demolition or construction work shall take place outside the hours of
8am and 6 pm Monday to Friday; 8 am and 1pm Saturday and not at all
on Sundays and Public Holidays.
24. Highways:
The development must be so designed and constructed to ensure that
surface water from the development does not drain onto the highway or
into the highway drainage system.
The applicant is advised that if it is intended to use soakaways as the
method of dealing with the disposal of surface water then the permission
of the Environment Agency will be necessary.
The permission hereby granted shall not be construed as authority to
obstruct the public highway by the erection of scaffolding, hoarding, skip
or any other device or apparatus for which a license must be sought from
the Highway Authority.
The applicant must apply to the Highway Authority for the
implementation of the works in the existing highway. The council at the
expense of the applicant will carry out the required works.
25. Thames Water
A Groundwater Risk Management Permit from Thames Water will be
required for discharging groundwater into a public sewer. Any discharge
made without a permit is deemed illegal and may result in prosecution under
the provisions of the Water Industry Act 1991. We would expect the
developer to demonstrate what measures he will undertake to minimise
groundwater discharges into the public sewer. Permit enquiries should be
directed to Thames Water's Risk Management Team by telephoning
02035779483 or by emailing wwqriskmanagement@thameswater.co.uk.
Application forms should be completed on line via
www.thameswater.co.uk/wastewaterquality."
Thames Water will aim to provide customers with a minimum pressure of
10m head (approx 1 bar) and a flow rate of 9 litres/minute at the point where
it leaves Thames Waters pipes. The developer should take account of this

Page 216

minimum pressure in the design of the proposed development.
23 Street naming and numbering
The applicant will need to apply to the Council's Local Land Charges on
01753 875039 or email to 0350SN&N@slough.gov.uk for street naming
and/or numbering of the unit/s.

Page 217

This page is intentionally left blank

AGENDA ITEM 9

SLOUGH BOROUGH COUNCIL
DATE: 3rd July 2019

REPORT TO:

Planning Committee

CONTACT OFFICER:
(For all Enquiries)

Paul Stimpson, Planning Policy Lead Officer
(01753) 87 5820

WARD(S):

ALL
PART I
FOR DECISION

REPRESENTATIONS TO THE CHILTERN AND SOUTH BUCKS LOCAL PLAN
2036 – PUBLICATION VERSION
1.

Purpose of Report

1.1 The purpose of this report is to agree the Council’s formal response to the
Publication version of the Chiltern and South Bucks Local Plan 2036. These
include significant objections to the fact that the plan is not proposing to meet
local housing needs in full, is proposing to export housing to Aylesbury and has
nor considered meeting any of Slough’s un met needs.
2.

Recommendation(s)
The Committee is requested to resolve:
a)
b)
c)
d)

That the objections to the South Bucks and Chiltern Local Plan on the
grounds that it fails the tests of soundness for the reasons set out in this
report be agreed.
That delegated powers be given to the Planning Policy Lead Officer to
make amendments to the Council’s objections prior to their formal
submission.
That the Local Plan Inspector be requested to agree that there should be
an immediate partial review of the Chiltern and South Bucks Local Plan in
order to bring forward the Northern Expansion of Slough
That a Memorandum of Understanding should be sought with South Bucks
and Chiltern Councils.

The Slough Joint Wellbeing Strategy, the JSNA and the Five Year Plan
3a.

Slough Joint Wellbeing Strategy Priorities
Ensuring that local needs are met within Local Plans will have an impact upon
the following SJWS priorities:
4. Housing
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3b. Five Year Plan Outcomes
Ensuring that Local Plans meet local housing needs will contribute to the
following Outcomes:


4.

Slough will be an attractive place where people choose to live, work and
visit.
Our residents will have access to good quality homes.

Other Implications
(a) Financial
There are no financial implications.
(b) Risk Management
Recommendation
That the Committee
responds to the
proposals in the Local
Plans of nearby Local
Planning Authorities

Risk/Threat/Opportunity
Failure to respond could
affect the ability to meet
housing needs within the
wider area and impact on
Slough preferred option for
the northern expansion
into South Bucks.

Mitigation(s)
Agree the
recommendations.

(c) Human Rights Act and Other Legal Implications
There are no Human Rights Act Implications as a result of this report.
(d) Equalities Impact Assessment
There are no equality impact issues
5.

Supporting Information
Introduction

5.1 South Bucks and Chiltern District Councils have been preparing a Joint
Local Plan for some time. The Chiltern and South Bucks Local
Plan 2036 will replace the adopted Chiltern District Core Strategy
(2011) and South Bucks Core Strategy (2011).
5.2 They have now released the Publication Version of the Plan for public
consultation for six weeks ending on 19th July 2019.
5.3 The Plan has been prepared on the basis that there is a requirement
for 15,260 new homes over the 20 year plan period and that 5,750 of
these will be exported to Aylesbury, 5,200 will be built upon new site
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allocations within the Green Belt and the remaining will come from a
variety of sources within the built up areas.
5.4 The principle proposals within the Plan are:





Selected release of 13 sites from the Green Belt for housing or
employment development;
40% target for affordable housing on qualifying sites and a mix of
tenures including social rent;
Strategy for delivering 85 Gypsy and traveller pitches;
Suite of revised development management policies.

5.5 In general the production of the new Local Plan is to be welcomed because it
will enable much needed new housing development to come forward at a time
when the new Buckinghamshire Unitary Authority is being created.
5.6 The main concerns for Slough are, however, that the Plan is has not dealt with
the fundamental of meeting all of its housing needs in full, it is exporting
housing that is needed locally to Aylesbury, and has not considered this
Council’s proposals for a Northern Expansion of Slough in order to meet our
unmet needs.
5.7 All Local Plans have to meet the tests of soundness set out in the NPPF and
show that they have met the Duty to Cooperate. It is not considered that the
Plan has met all of these requirements. In order to try to remedy this we are
requesting the Inspector recommends a policy is included in the plan to require
an immediate partial review of the Local Plan to bring forward proposals for the
Northern Expansion of Slough, as has been achieved in Milton Keynes.
History of the proposed Northern Expansion of Slough
5.8 In order to fully understand the context for this Council’s objections to the
current version the Chiltern and South Bucks Local Plan it is necessary to
understand the history of planning in the area and the proposed Northern
expansion in particular.
5.9 Chiltern and South Bucks have been producing Plans since 2005 but there
have only been two formal public consultations to date. The initial
(Regulation 18) consultation Incorporating Issues and Options took place at
the start of 2016.
5.10 In February 2016 this Council responded by formally requesting Chiltern and
South Bucks consider an urban extension of Slough in the form of a new
garden suburb. This was either to meet South Bucks’ needs or Slough’s
unmet needs.
5.11 The Chiltern and South Bucks Green Belt Preferred Options Consultation
took place at the end of 2016.
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5.12 In December 2017 this Council responded and raised concerns about the
methodology for selecting sites for development in the Green Belt; and that
our previous representations to the Issues and Options consultation (that
there should be an urban expansion of Slough in the form of a new garden
suburb) had not been considered. Concerns were also raised about the
approach to Duty to Cooperate. We also requested that Chiltern and South
Bucks Council enter into a Memorandum of Understanding agreeing that the
northern expansion needed to be considered properly. There have not been
any further formal consultations on the Chiltern and South Bucks Local Plan
but the Report on public consultation noted that Slough Borough Council
were in support of a potential urban extension of Slough within South Bucks
District (Option D) and suggested an additional area to test.
5.13 This Council has, however, carried out its own consultation on the Northern
Expansion in January 2017 through the publication of the Local Plan Issues
and Options Document. This was subject to objections from Chiltern and South
Bucks to Option J1, that would involve the northern expansion of Slough into
South Bucks in the form of a “garden suburb”.
5.14 The outcome of the public consultation on the Slough Issues and Options
Document has shown that there are no reasonable spatial options, or
combination of options that would allow Slough to meet all of its identified
housing and employment needs within its boundaries.
5.15 In order to seek to overcome some of the objections to the Northern Expansion
we commissioned Atkins to produce a high level spatial plan which illustrated
how the proposed garden Suburb could be developed. Chiltern and South
Bucks objected to the publication of this plan and threatened us with a legal
injunction. As a result we agreed to include a statement from Chiltern and
South Bucks in the front of the report setting out their concerns when the study
was published in November 2017.
5.16 After a successful bid to the MHCLG Joint Working Fund, Royal Borough of
Windsor & Maidenhead, South Bucks, Chiltern District Council and ourselves
agreed to produce a joint study to address issues arising from growth that is
anticipated across the area, and potentially, more widely.
5.17 Part one of the Wider Area Growth Study has now been produced by PBA. Part
2 of the Study has not yet been commissioned but should be complete by end
of 2019 or early 2020.
5.18 The Northern Expansion of Slough remains this Council’s preferred option but
this will have to be tested in the Growth Study.
5.19 It is still envisaged that the results of this can be fed into the Chiltern and South
Bucks Examination in order to support the request for an immediate partial
review of the Plan to bring forward the Northern Expansion.
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Examination and Tests of Soundness
5.20 The Councils are expecting to submit the Chiltern and South Bucks Local Plan
to the Secretary of State in September 2019 and start the Examination in
December 2019.
5.21 At the Examination the Inspector will first consider whether or not the Plan is
legally compliant and has met the tests of soundness. One of the key elements
of legal compliance is whether it has met the Duty to Cooperate. The tests of
soundness are whether the plan is:
a) Positively prepared – providing a strategy which, as a minimum, seeks to
meet the area’s objectively assessed needs, and is informed by agreements
with other authorities, so that unmet need from neighbouring areas is
accommodated where it is practical to do so and is consistent with achieving
sustainable development;
b) Justified – appropriate strategies, taking into account the reasonable
alternatives, and based on proportionate evidence;
c) Effective – deliverable over the plan period, and based on effective joint
working on cross-boundary strategic matters that have been dealt with rather
than deferred, as evidenced by the statement of common ground; and
d) Consistent with national policy – enabling the delivery of sustainable
development in accordance with the policies in this Framework
5.22 The following sections identify the four parts (a-d) of the Test of Soundness that
we think have not been met in the preparation of the Chiltern and South Bucks
Local Plan.
Is the Plan “Positively Prepared” in that it provides a strategy which, as a
minimum, seeks to meet the area’s objectively assessed needs?
5.23 It is not considered that the Plan meets this test of soundness because it has a
significant shortfall in housing when compared to local housing need. It is
difficult to work this out because the Published Plan says very little about this
issue. Paragraph 5.1.1 states that:
“This Plan, together with the Vale of Aylesbury Local Plan, provides for a
sufficient amount of land to come forward to meet the area’s identified housing
needs.”
5.24 The basic problem with the Plan is that, in 2016 when it was decided to export
5,750 houses to Aylesbury, and the Issues and Options Consultation and
Green Belt Development Option Appraisal were all carried, the objectively
assessed need for housing in the HEDNA was 15,100. The level of housing
need has increased significantly since then but this does not appear to have
resulted in any re evaluation of the Plan.
5.25 Paragraph 5.1.4 of the Plan states:
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“The main evidence for housing need in Chiltern and South Bucks is provided
by the national standard methodology for calculating local housing need (LHN)
the Housing Needs Assessment (HNA) for Chiltern and South Bucks……”
5.26 Although it is not explicitly explained in the Housing Needs Assessment
produced by ORS in April 2019, it can be seen that using their figures, the
combined unconstrained Local Housing Need for the two districts using the
standard methodology is 19,520.
5.27 There is no recognition of this significant increase in housing need since the
Local Plan strategy was developed either in the Plan or Sustainability
Appraisal. There does not appear to have been any consideration of the
need to increase the housing supply accordingly or of what the
consequences will be of not meeting the objectively assessed housing
need.
5.28 It is not very easy to understand the basis upon which the Local Plan has been
prepared. It does not have a policy setting out what the total housing
requirement is for 2016 – 2036 in the Plan area. For example Table LPb
(Homes – Requirement and Supply) states that both the Local Housing Need
and Local Plan requirement are 15,260.
5.29 The figure for the Local Housing Need is not correct. As explained above, it
can be seen from the Housing Needs Assessment produced by ORS in
April 2019, using the standard methodology calculation the combined
unconstrained Local Housing Need for the two districts is 19,520. This is not
mentioned in the Plan but should have been used as the starting point for
calculating the Local Plan requirement.
5.30 This would mean when the 5,750 houses being exported to Aylesbury are
deducted from the overall need figure of 19,520 the residual requirement for
the amount of housing to be built in South Bucks and Chiltern area would
become 13,770.
5.31 The standard methodology for calculating housing needs allows the Local
Plan requirement to be capped to prevent the amount of housing being
provided within a Plan area being too much of a step change. The
combined cap for Chiltern and South Bucks according to the ORS report is
15,260. Since this is higher than the residual need figure of 13,770, no
reduction is allowed.
5.32 Comparing the housing requirement of 13,770 for the Chiltern and South
Bucks areas (explained above) with the supply in the Local Plan of 11,099 it
can be seen there is a shortfall of 2,671 houses within the Plan area.
5.33 The Local Plan (Table LPb row ‘N’) acknowledges that there should be a
10% allowance for the potential non delivery of homes identified in the
supply. If this is taken into account the shortfall is increased by 1,110 to
3,781.
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5.34 It should be noted that all of the figures used in the above calculations are
derived from the Housing Needs Assessment by ORS. Although this was
published in April 2019 it did not use the most up to date statistics in
applying the standard methodology to calculate local housing needs.
5.35 It used 2018 not 2019 as the “current year” for calculating the household
projections and did not use the most recent affordability ratios which were
published by the Government in March 2019. If you use these figures the
unconstrained housing need for Chiltern and South Bucks increases to
20,880. When the 5,750 houses that are being exported to Aylesbury are
deducted from this, the shortfall is 15,130. This is below the revised cap of
15,340 which means this does not apply. As a result the actual shortfall in
the Local Plan area is 4,031. If the 10% non-delivery figure is applied the
shortfall in Chiltern and South Bucks Districts is 5,141.
5.36 It should be noted that Chiltern and South Bucks Councils and their
Consultants do not agree with these conclusions and consider that the
methodology set out in the Plan which takes the capped figure of 15,260 as
the Local Housing Need is correct. Further discussions will be taking place
and the results will be reported to the Committee.
5.37 It appears, however, that the published plan fails the test of soundness
because it has a significant shortfall in housing. This means that it has not
been positively prepared in a way which, as a minimum, seeks to meet the
area’s objectively assessed needs.
Is the Plan “Justified” in that it contains an appropriate strategy,
taking into account the reasonable alternatives?
5.38 It is not considered that the Plan meets this test of soundness because the
strategy of exporting housing outside of the Plan’s area is not the most
appropriate and has not been tested against all of the reasonable
alternatives.
5.39 As explained above, the decisions to export 5,750 houses to Aylesbury and
release enough Green Belt land to accommodate 5,200 were made at a time
when the objectively assessed need for housing was 15,100. No alternative
strategy has been considered to increase the supply of housing in the plan area
despite the fact that the objectively assessed need is now 19,250.
5.40 The overall effect of the strategy of exporting 5,750 houses to Aylesbury
and having a shortfall means that only around half of the housing need is
proposed to be built within the Plan area. It is considered that such a
strategy needs to be properly justified and that the Plan’s evidence base
should consider and justify what other reasonable alternatives were
considered, such as meeting the local housing needs within the Plan area in
full.
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5.41 Failure to plan to deliver all of the houses that are needed in the area where
the demand arises will have significant adverse effects upon the local
housing market. The Government’s latest figures show that Chiltern and
South Bucks are the 5th and 6th least affordable Districts in the Country. The
affordability gap is likely to get even worse as a result of the strategy in the
Local Plan.
5.42 It is not clear, for example, how local first time buyers will be able to buy
property in the area, particularly when Policy DM LP1 requires between
70% and 90% of dwellings on major sites to be 3 bedroomed or more. This
is despite the fact that, as paragraph 5.1.2 of the Plan recognizes, one and
two bed flats/units are logically the most affordable for newly forming
households, first time buyers, and those wanting to downsize.
5.43 This policy will therefore exacerbate the lack of supply and affordability in
this sector. This is confirmed by reference to Chapter 4 of the Housing and
Economic Development Needs report, and shown for example in Figures 18
and 19.
5.44 The ORS Housing Needs Study estimates that over the lifetime of the plan
the need for housing that is affordable (distinct from affordable housing) will
be over 5,000 dwellings. The failure to provide sufficient housing of the
right type within the Plan area means that unmet needs will have to be met in
adjoining areas such as Slough.
5.45 Whilst this Council supports Policy DM LP2 which sets out a 40% target for
affordable housing on qualifying sites and a mix of tenures including social
rent, this is undermined by the failure to provide the quantity of housing that
is needed with in the Plan area. The proposal to export 5,750 houses to
Aylesbury significantly reduces the supply of affordable housing (by 15%),
because their requirement is 25%, and makes it very inaccessible for
people living up to 30 miles away.
5.46 This Council has previously objected to the proposal in the Plan to export
housing from Aylesbury Vale on the grounds that this is not in the same
Housing Market Area as the southern part of South Bucks and so does not
provide a substitute for meeting local needs.
5.47 The Inspector for the Vale of Aylesbury Local Plan agreed that 31,000 houses
should be built in Aylesbury, with this including 8,000 from Wycombe, Chiltern
and South Bucks.
5.48 The Plan was prepared using the old methodology for calculating Local
Housing Need. If the Government’s new standard methodology is used, 29,480
houses are required just to meet Aylesbury’s own needs. This means the most
up to date evidence suggests there is only spare capacity to accommodate
1,520 houses from elsewhere. The Wycombe Local Plan, which has been
through its examination, is proposing to export 2,275 houses to Aylesbury
which means that there is no longer the scope to accommodate the 5,750
arising outside of its housing market area from Chiltern and South Bucks.
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5.49 This means that when all of the figures are combined it can be seen that there
is a shortfall of around 10,000 houses in Buckinghamshire when judged against
the Government standard methodology, all of which originate from Chiltern and
South Bucks.
5.50 The Sustainability Appraisal shows that whilst a range of options have been
considered, starting with “Do nothing”, every other option assumes that
housing will be exported to Aylesbury. The option of meeting all of the
housing need within the Plan area has not been considered.
5.51 This failure means that the harm caused by not planning to meet housing
needs where they arise within Chiltern and South Bucks, which are two of the
least affordable areas in the country, has not been assessed.
5.52 It is therefore considered that the Local Plan fails the test of soundness in that it
has not justified the strategy of exporting housing to Aylesbury and
underproviding in the Plan area compared to other reasonable alternatives
such as meeting more of the housing needs within the Plan area.
Is the Plan “positively prepared” so that unmet need from neighbouring
areas is accommodated where it is practical to do so and is consistent
with achieving sustainable development?
5.53 It is considered that the plan fails this test of soundness because it has
failed to accommodate any unmet need from Slough even though it would
be practical to do this in a way which would be consistent with achieving
sustainable development.
5.54 As explained above, this Council has consistently requested that a Northern
Expansion should be provided in the form of a new “garden suburb”. This
was originally suggested as the most sustainable way of meeting South
Bucks’ needs but has also been promoted as a way of meeting Slough’s
unmet needs.
5.55 The Green Belt Development Options Appraisal - Post Preferred Green Belt
Options Consultation - November 2017 recognized this when it stated:
“…Slough Borough Council through the Duty to Co-operate and local plan
processes is promoting a Northern Extension to Slough in South Bucks
Green Belt to accommodate part of Slough’s unmet housing needs. The
Green Belt review and other relevant evidence base documents for the
Chiltern and South Bucks emerging Local Plan will be relevant to on-going
discussions and consideration of the Slough Borough Council Northern
Extension to Slough option.”
5.56 Despite this, there is no evidence that the need to meet some of Slough’s
unmet need has been considered in the Local Plan process.
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5.57 Similarly, the Chiltern and South Bucks Housing and Economic Needs
Assessment 2019 Report of Findings - April 2019 notes that:
“Of particular importance for Chiltern and South Bucks is the housing needs
of Slough where the identified level of need is unlikely to be delivered within
their boundary”.
5.58 The report fails to consider this important issue.
5.59 The Sustainability Appraisal shows that the option of meeting all of the
housing need within the Plan area or meeting unmet need from other areas,
such as Slough, has not been considered. As a result it has not been
assessed to see whether or not it would be practical or sustainable.
5.60 In fact we are not aware of any public Committee report in which the
proposed Northern Expansion to meet Slough’s unmet needs has been
considered by Chiltern or South Bucks Councils.
5.61 When we previously raised this point, the response was that elements of
the Northern Expansion had been considered as parcels within the Green
Belt Study and rejected on this basis.
5.62 It is not considered that a formal request for a major strategic development
should just be considered against Green Belt policy, particularly if, as we
have previously pointed out, that methodology was flawed.
5.63 Even if the Northern Expansion is to be considered just on Green Belt
terms, the NPPF and the relevant Court judgement make it clear that one of
the things that has to be taken into account in deciding whether the necessary
exceptional circumstances exist, is the “acuteness” of the objectively assessed
need.
5.64 The Green Belt Exceptional Circumstances Report makes it clear that in
carrying out the part 1 Green Belt Review the “balance” that was being sought
was between protecting the Green Belt meeting Chiltern and South Bucks
Local Housing Needs which was 15,100.
5.65 Subsequent to this, once the decision was made in 2016 to export 7,500
houses Aylesbury, the balance that was being considered in Part 2 of the
Green Belt review was how two thirds of Local Housing Need could be met.
5.66 As explained above the Local Housing Need for South Bucks and Chiltern is
now 19,250. As a result it is considered that this, plus Slough’s unmet need
means that the “acuteness” has increased significantly and the Green Belt
Assessment should be carried out taking this into account.
5.67 Notwithstanding this, it is considered that the proposed Northern Expansion of
Slough should have been considered against all of the relevant planning criteria
and not just Green Belt. This would include comparing relative harm of
developing sites with less intrinsic value to such as those within the AONB. It

Page 228

would also involve assessing the accessibility and sustainability of the
proposed development and any benefits that it could produce in addition to
meeting housing needs. This has not happened.
5.68 It is therefore considered that the Plan has failed the test of soundness in
that it has not been“positively prepared” so that unmet need from Slough could
be accommodated in a way that is practical to do so and is consistent with
achieving sustainable development.
Is the Plan “effective” in that it is based on effective joint working on
cross-boundary strategic matters that have been dealt with rather than
deferred, as evidenced by the statement of common ground?
5.69 It is considered that the Plan fails this test of soundness because it has
failed to consider the important cross boundary strategic matter of meeting
Slough’s unmet housing needs through effective joint working and has
sought to defer this. Chiltern and South Bucks Councils have also so far
failed to produce a Statement of Common Ground that properly addresses
this issue.
5.70 As explained above the need to accommodate Slough’s potential unmet
housing need is an important cross boundary strategic matter that has been
raised with Chiltern and South Bucks Councils for a number of years in
response to consultations and through the Duty to Cooperate. It is not clear
why this has not been addressed in the Local Plan.
5.71 The report that went to the Joint Committee on 1st May 2019 seeking
approval for the publication of the Local Plan did not mention the need to
meet Slough’s unmet need as an outstanding cross boundary strategic
matter that needs to be addressed but paragraph 4.9 of the report states:
“……As no formal requests have been received to meet any unmet housing
needs of neighbouring areas, the housing strategy of the Local Plan has
been drafted so as to provide for 15,260 homes over the period 2016-2036
plus a 10% buffer to allow for potential non-delivery (16,786 homes in
total).”
5.72 One of the reasons why the Plan has not considered Slough’s unmet needs
may be that Chiltern and South Bucks Councils consider that we have not
formally asked them to do so.
5.73 In our response to the Issues and options Regulation 18 consultation in
February 2016 this Council resolved to request that:
“Chiltern and South Bucks Councils formally consider the proposal for the
northern expansion of Slough combined with selective growth around Taplow,
Langley and Iver stations as Preferred Options.”
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5.74 Not only have we asked them to consider our unmet housing needs we
have identified how this could be done in the form of the Northern
Expansion of Slough.
5.75 This was recognised in the covering note produced by Chiltern and South
Bucks for the 2017 Atkins report which stated:
“Slough Borough Council commissioned Atkins to prepare the Draft Slough
Northern Expansion Document to support its proposals in South Bucks
under the Duty to Cooperate in order to help meet Slough’s anticipated
unmet housing needs to 2036”.
5.76 In addition the Green Belt Development Options Appraisal - Post Preferred
Green Belt Options Consultation - November 2017 stated.
“Also despite Chiltern and South Bucks Councils’ not being able to meet its
own housing need, Slough Borough Council through the Duty to Co-operate
and local plan processes is promoting a Northern Extension to Slough in
South Bucks’ Green Belt to accommodate part of Slough’s unmet housing
needs. The Green Belt review and other relevant evidence base documents
for the Chiltern and South Bucks emerging Local Plan will be relevant to ongoing discussions and consideration of the Slough Borough Council
Northern Extension to Slough option.”
5.77 As a result it is clear that Chiltern and South Bucks Councils were well
aware of Slough’s request to meet some of our unmet need and were
intending to address the issue through their Local Plan process. This has
not, however, happened.
5.78 It is accepted that we have not been able to precisely quantify the extent of
this unmet need but we have specified a range of between 5,000 and 8,000
dwellings. Our latest published Housing Trajectory shows that it could be
around 5,000. The size of the proposed Northern Expansion should not,
however, be determined just upon housing numbers and additional capacity
may be needed to meet future needs after the plan period.
5.79 Whatever the precise figure, it will be a substantial number which
constitutes a “strategic matter” that needs to be considered in the Chiltern
and South Bucks Local Plan.
5.80 The failure to progress the principle of the proposed Northern Expansion in the
Local Plan is a reflection of the lack of joint working on the matter.
5.81 As explained above we proposed that Slough’s unmet housing needs should
be met through the Northern Expansion of Slough in the form of a Garden
Suburb. The area of search for this was consulted on in our Issues and Options
Consultation Document published in January 2017.
5.82 A large number of objections were received from local residents and
organisations, many of whom were opposed to the principle of development in
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land designated as Green Belt. In order to inform discussions about this and
begin to test whether this is a realistic sustainable option the Council
commissioned Atkins to produce a high level spatial plan to illustrate how a
northern expansion could help rebalance Slough’s housing market and meet
the potential shortfall of homes in the area.
5.83 At a Special Meeting on 11th September, the Chiltern and South Bucks Joint
Committee considered a report on the Proposed Publication of the Draft Report
on Northern Extension of Slough by Slough Borough Council. This stated that
this Council’s intention to publish the draft Atkins report meant that it was acting
outside of its relevant statutory powers, due process and the Duty to
Cooperate.
5.84 As a result the Head of legal and Democratic Services was authorised to take
legal proceedings under section 222 of the Local Government Act. An
agreement was reached that no legal action would be taken if Slough Borough
Council included a covering note in the document from Chiltern and South
Bucks District Councils.
5.85 The report explains Slough Borough Council intended to use the Atkins report
both to respond to objections and in its Duty to Cooperate discussions with
Chiltern and South Bucks Councils, and that it may in future submit it as
evidence to the Chiltern and South Bucks Local Plan examination.
5.86 It has not, however, been possible to carry out any joint working on the
proposed Northern Expansion of Slough which means that the proposal has not
been able to be progressed as far as we would like. It is, however, still
proposed to submit the Atkins Plan to the Chiltern and South Bucks
examination in support of this Council’s request that there should be an
immediate partial review of the Plan to bring forward the Northern Expansion.
5.87 As a result it can be seen that there has been a lack of progress with joint
working on this strategic cross boundary matter until it was agreed that we
should undertake a joint Growth Study along with the Royal Borough of
Windsor and Maidenhead.
5.88 The “Wider Area Growth Study” is a government funded study which is
intended to address issues arising from growth that is anticipated across the
area.
5.89 It recognises that Slough currently considers it will not be able to meet all of its
existing and future housing needs within its boundary and so there is a need to
identify “functional geographies” or areas where this ‘need’ can be
accommodated regardless of administrative boundaries. The purpose of the
study is to identify the potential locations that could accommodate the future
housing need growth of the Slough, Windsor and Maidenhead core, in line with
national policy.
5.90 Part 1 of the study, which defines a broad ‘study area’, in which new housing
development could provide reasonable substitutes for homes in the core places
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has now been completed by Consultants PBA. Part 2, which has not yet
started, will look at supply, capacity and constraints in the study area to identify
specific locations within its boundary where housing development could be
deliverable and sustainable.
5.91 One of the outcomes of the Study was that it could be used as part of the
evidence base to support future plan making and Duty to Cooperate work. It
was hoped that it would have been completed in time to inform the preparation
of the Chiltern and South Bucks Local Plan. It is now envisaged that the results
can be presented to the Inspector at the examination in support of our request
for an immediate partial review of the Plan.
5.92 One indication of the challenges we have had with joint working is the lack of a
Statement of Common Ground which is expected as evidence of the “Effective”
test of soundness.
5.93 South Bucks and Chiltern Councils drafted a Statement of Common Ground
in September 2017. This set out the main differences between the Councils
at the time. They re-issued the same Statement of Common Ground in April
2019 without updating it to include any of the new issues that have arisen.
5.94 Having seen the contents of the Published Plan, this Council considers that
it is all the more important to try to agree a Statement of Common Ground.
This would have to cover:





Agreement about the technical basis upon which the Plan has been
produced including the fact that it has a shortfall compared to the
housing requirement.
Agreement to progress Part 2 of the Wider Growth Study as quickly as
possible so that it can feed into the Examination.
Agreement to the basis upon which an immediate partial review of the
Local Plan could be carried out in order to bring forward the Northern
Expansion of Slough to meet Slough’s unmet needs.

5.95 Taking all of this into account, it is considered that the Plan has failed the test
of soundness in that it has not been based on effective joint working to
consider the cross boundary strategic matter of meeting Slough’s unmet
housing needs. This issue has been unnecessarily deferred rather than being
dealt with in the Plan. There isn’t currently a Statement of Common Ground but
it is hoped that this can be remedied before the Local Plan is submitted to the
Secretary of State.
Is the Plan Consistent with national policy – enabling the delivery of
sustainable development in accordance with the policies in the National
Planning Policy Framework.
5.96 It is not considered that the plan meets this test of soundness with regards to
consistency with national policy for a number of reasons that are explained in
the objections to the other tests of soundness.
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5.97 The fundamental problem is that the Plan is not seeking to meet its housing
needs in full, it does not explain this and does not justify why this is an
appropriate strategy.
5.98 Paragraph 65 of the NPPF states:
Strategic policy-making authorities should establish a housing requirement
figure for their whole area, which shows the extent to which their identified
housing need (and any needs that cannot be met within neighbouring areas)
can be met over the plan period.
5.99 The Local Plan does not have a housing requirement figure for the Plan area
and so fails this basic requirement. It is not clear how the plan can be
understood without this or how meaningful public consultation can be carried
out on this basis.
5.100Paragraph 16 of the NPPF states that Local Plans should contain policies that
are clearly written and unambiguous. There is, however, no policy setting out
what the housing requirement should be. As a result it is not clear how the five
year land supply should be calculated or how the Plan can be monitored.
5.101As explained above we consider that there is a shortage of housing in the Plan
based upon the figures within the Housing Needs Assessment. It is considered
that this shortage would be increased if the most up to date figures for
calculating housing need had been used.
5.102 Paragraph 60 of the NPPF states:
To determine the minimum number of homes needed, strategic policies should
be informed by a local housing need assessment, conducted using the
standard method in national planning guidance – unless exceptional
circumstances justify an alternative approach which also reflects current and
future demographic trends and market signals.
5.103The National Planning Guidance explains which figures should be used in the
standard methodology formula.
5.104Firstly it states that you should use the 2014 based household projections to
calculate annual average household growth over a ten year period. This should
be 10 consecutive years with the current year being used as the starting point.
5.105Although the Housing Needs Assessment was published in April 2019, it has
used 2018 as the starting point for calculating projected housing growth. It is
not clear how this can be justified when the authors knew that Plan was
intended to be published and submitted in 2019 and the figures were all
available to be able to use 2019 as the starting point. This is important because
if you use the correct 2019 figures as the starting point for the calculation you
get a higher average housing growth figure.
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5.106The second part of the calculation involves adjusting the average household
growth figure to take account of affordability. The Guidance states that the
most recent median workplace-based affordability ratios published by the Office
for National Statistics at a local authority level, should be used.
5.107The most recent figures came out in March 2019 and so it is understandable
why the Housing Needs Assessment which was published in April did not take
account of them. An addendum to the report could, however, have been
produced to accompany the publication of the Local Plan in June this year.
5.108The Office for National Statistics figures show that affordability has got worse in
Chiltern and South Bucks and so as a result the minimum local housing needs
figure is increased.
5.109Using 2019 as the current year for calculating annual average household
growth and the 2019 affordability ratios, the local housing needs figure for
Chiltern and South Bucks becomes 19,520 for the Plan period.
5.110As a result it is considered that the Plan has failed the test of soundness in
that it has not consistent with the National Planning Policy Framework in a
number of ways. Of specific concern is the fact that it is not seeking to meet
its housing needs in full, it has not included a policy setting out what the
housing requirement is for the plan area and has not used the most up to
date figures for calculating housing need.
6

Conclusion

6.1 The production of the new Chiltern and South Bucks Local Plan is to be
welcomed because it will enable much needed new housing development to
come forward, including 5,200 from land in the Green Belt.
6.2 The main concern for Slough is however that the Plan is not seeking to meet all
of its housing needs in full; it is exporting housing that is needed locally to
Aylesbury; and has not considered this Council’s proposals for a Northern
Expansion of Slough in order to meet our unmet needs.
6.3 The overall result is that only around half of the houses needed are actually
going to be provided in the Chiltern and South Bucks area which are already
two of the most unaffordable Districts in the Country.
6.4 All Local Plans have to meet the “tests of soundness” set out in the NPPF. It is
not considered that the Plan has met all of these requirements:
6.5 It is not “positively prepared” because it has not sought to meet the area’s
objectively assessed housing needs or the unmet need from Slough.
6.6 It is not “justified” because it has not considered reasonable alternatives such
as meeting more of the unmet housing needs.
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6.7 It is not “effective” because it is not based on effective joint working on crossboundary strategic matters such as the need to meet Slough’s unmet needs.
6.8 As a result it is proposed Slough Borough Council should object to the Plan on
these grounds for the reasons set out in this report.
6.9 In order to try to remedy this, we are requesting that there should be an
immediate partial review of the Local Plan to bring forward proposals for the
Northern Expansion of Slough.
6.10 It is not considered that Chiltern and South Bucks have failed the Duty to
Cooperate, because they are participating in the joint Wider Growth Study
which is seeking to resolve some of the outstanding issues.
6.11 There does, however, need to be Statement of Common Ground which seeks
to address these issues.
7.

Supporting Documents
‘1’

Draft Chiltern and South Bucks Local Plan 2036 – Publication version
June 2019
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AGENDA ITEM 10
SLOUGH BOROUGH COUNCIL
REPORT TO: Planning Committee

DATE: 3rd July 2019
PART 1
FOR INFORMATION

PLANNING APPEAL DECISIONS
Set out below are summaries of the appeal decisions received recently from the Planning
Inspectorate on appeals against the Council’s decisions. Copies of the full decision letters are
available from the Members Support Section on request. These decisions are also monitored in the
Quarterly Performance Report and Annual Review.
WARD(S)
Ref
2017/00298/ENF

ALL
Appeal
9, Mortimer Road, Slough, SL3 7SE
Alleged unauthorised development P/16100/000 also HMO - 8
bed with kitchens

P/05539/003

P/05323/002

Decision
Appeal
Dismissed
28th May
2019

3, Huntercombe Lane South, Taplow, Maidenhead, Berkshire,
SL6 0PQ

Appeal
Dismissed

Construction of a two storey front, side and rear extension in
connection with the creation of a two storey dwelling.

19th June
2019

207, Cippenham Lane, Slough, SL1 5AG

Appeal
Dismissed

Construction of a detached bungalow with associated works
19th June
2019
Y/17448/001

22, Leeds Road, Slough, Berkshire, SL1 3PU
The erection of a single storey rear extension, which would
extend beyond the rear wall of the original house by 6.0m, with a
maximum height of 3.5m, and an eaves height of 2.95m

2017/00273/ENF

29, Merton Road, Slough, SL1 1QW

Appeal Part
Dismissed /
Part
Approved
19th June
2019
Appeal
Dismissed

Alleged unauthorised fence over 1m in height
21st June
2019
2017/00297/ENF

Flat 1, 96, Upton Road, Slough, SL1 2AW

Appeal
Upheld

Alleged unauthorised development of an outbuilding
21st June
2019
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Appeal Decision
by Ken McEntee
a person appointed by the Secretary of State for Housing, Communities and Local Government
Decision date: 28 May 2019

Appeal ref: APP/J0350/C/18/3217365
Land at 9 Mortimer Road, Slough, Berks, SL3 7SE
•
•
•
•

•

•
•

The appeal is made under section 174 of the Town and Country Planning Act 1990, as
amended by the Planning and Compensation Act 1991.
The appeal is brought by Mr Saghir Malik against an enforcement notice issued by Slough
Borough Council.
The notice was issued on 26 October 2018.
The breach of planning control as alleged in the notice is “(1) Without planning permission,
the erection of a single storey side and rear extension to the dwelling house shown edged
blue on the annexed plan 2 (“the Unauthorised Extension”) (2) Without planning
permission, the material change of use of the Land from a single dwelling house to use as
two separate self-contained dwelling houses (“the Unauthorised Use”).
The requirements of the notice are: “1. Cease the Unauthorised Use of the Land. 2.
Demolish the Unauthorised Extension. 3. Upon compliance with the above step (2), repair
the affected areas of the dwelling house with matching materials, bricks, mortar and
bonding method to the original dwelling house. 4. Remove from the Land all materials,
rubbish, debris, plant and machinery resulting from compliance with above steps (1) and
(3). as described in the annex to this decision”.
The period for compliance with the requirements of the notice is: ”Three (3) months after
the notice takes effect”.
The appeal is proceeding on the ground set out in section 174(2)(g) of the Town and
Country Planning Act 1990 as amended.

Summary of decision: The appeal is dismissed and the enforcement notice is
upheld without variation.
Reasons for the Decision
1. The appellant’s stated reason for requiring more time to comply with
requirements of the notice is that he intends to submit a retrospective application
for the unauthorised development and use. He has not suggested how much
further time he requires for this to happen. However, there is no evidence before
me that such an application has been submitted; whether one will be in the
future can only be considered as a matter of speculation at this stage. It would
appear that the appellant has had ample time since December 2017 to remedy
the breach and I am also mindful that some 6 months have elapsed since the
appeal was submitted with enforcement action effectively suspended. In these
circumstances, I am not satisfied there is good reason to extend the compliance
period further and consider the 3-month compliance period to be adequate. The
ground (g) appeal fails accordingly.
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Formal decision
2. For the reasons given above, the appeal is dismissed and the enforcement notice
is upheld.

K McEntee

https://www.gov.uk/planning-inspectorate
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Appeal Decision
Site visit made on 6 June 2019
by D J Barnes MBA BSc(Hons) DipTP MRTPI
an Inspector appointed by the Secretary of State for Housing, Communities and Local Government
Decision date: 19th June 2019

Appeal Ref: APP/J0350/D/18/3216095
3 Huntercombe Lane South, Slough SL6 0PQ
•
•
•
•

The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.
The appeal is made by Mr Robert Palmer against the decision of Slough Borough
Council.
The application Ref P/05539/003, dated 8 August 2018, was refused by notice dated
9 October 2018.
The development proposed is the erection of front and first floor extensions.

Decision
1. The appeal is dismissed.
Main Issues
2. It is considered that the main issues are the effects of the proposed
development on (a) the character and appearance of the property and the
streetscene and (b) the living conditions of the occupiers of 1 Huntercombe
Lane South
Reasons
Character and Appearance
3. The appeal property is an altered detached bungalow with accommodation
within the roofspace. The property forms part of a predominately linear form
of residential development of detached bungalows and 2-storey houses that
front Huntercombe Lane South. The proposed development includes an
extension at first floor level to provide additional accommodation.
4. By reason of scale and design, the proposed development would not represent
subservient and proportionate additions to the original property. For these
reasons, when appeal scheme is assessed as an extension to the property,
there would be a conflict with Policies H15 and EN2 of The Local Plan for Slough
2004 (LP) and the Residential Extensions Guidelines Supplementary Planning
Document (SPD), particularly guidelines DP1, DP2 and EX27. The scale of the
existing and proposed alterations to the original bungalow would, in effect,
result in the creation of a 2-storey dwelling of a materially different design to
the current property. The appeal scheme has also been assessed on this basis.
5. When viewed from the road, the current configuration of the property appears
disjointed with 2 single storey gable additions with a link between and a
dormer above. The property’s side elevation can be seen because of the drive

https://www.gov.uk/planning-inspectorate
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which provides access to another dwelling and rear gardens. The proposed
development’s design would result in a cohesive building form which would improve
the appearance of the front and side elevations when viewed from the road. In
making this assessment, account has been taken of the central gable element and of
the proposed front elevation with balconies either side.
6. Rather than there being a consistency to the character and appearance of the
dwellings fronting the road they are of varying types and designs. By reasons
of the variation which exists, the design, massing and form of the appeal
scheme would not be a particularly prominent or visually dominant form of
development so as to result in an incongruous addition to the streetscene.
The appeal scheme would both respect and be compatible with the residential
character of the streetscene.
7. Although resulting in a 2-storey dwelling, the proposed development would not
materially alter the footprint of the property and the plot would not be
overdeveloped. Instead, the appeal scheme would result in a 2 storey property
sited within a plot of similar proportions to the other dwellings fronting the
road.
8. On this matter it is concluded that the resulting 2-storey dwelling would not
cause significant harm to the character and appearance of the property and the
streetscene and, as such, it would not conflict with LP Policy EN1 and Core
Policy 8 of the Slough Local Development Plan Framework Core Strategy 20062026 (CS) concerning high quality development and proposals respecting their
location, streetscene, surroundings and both the character and distinctiveness
of existing buildings.
Living Conditions
9. No. 1 Huntercombe Lane South is a bungalow with accommodation within the
roofspace and habitable windows within the ground floor rear elevation. The
appeal property possesses a greater depth than No. 1 and projects further
rearwards than this neighbouring bungalow. With the exception of the
demolition of a lean-to style side addition, the proposed development would
not alter the depth and siting of the property relative to No. 1.
10. The proposed development would alter the location of the current ridge of the
main pitched roof by moving it south away from the shared boundary with No.
1. However, the height and overall bulk of the proposed roof would be greater
when compared to the current roof. When assessed in combination with the
existing siting and depth of the property, the height and bulk of the proposed
development would result in an increased sense of enclosure for the occupiers
of No. 1.
11. Further, by reason of the increased bulk and siting of the existing property
which is to the south of this neighbouring bungalow, some reduction in levels of
sunlight and additional overshadowing would be experienced by the occupiers
of No. 1. These matters alone would not be a reason for this appeal to fail but
they add to the concern already identified.
12. For the reasons given, it is concluded that the proposed development would
cause unacceptable harm to the living conditions of the occupiers of 1
Huntercombe Lane South and, as such, it would conflict with LP Policy EN1 and
CS Core Policy 8. Amongst other matters these policies require development to

https://www.gov.uk/planning-inspectorate
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consider its relationship to nearby properties and the design of all development
within the existing residential areas to respect the amenities of adjoining
occupiers. Following the approach identified in the first issue, the appeal
scheme has not been assessed against the specific policies and SPD concerning
extensions to dwellings.
Conclusion
13. Although the proposed development would not cause significant harm to the
character and appearance of the property and the streetscene, this matter is
demonstrably outweighed by the unacceptable harm which would be caused to
the living conditions of the occupiers of 1 Huntercombe Land South.
Accordingly, it is concluded that this appeal should be dismissed.

D J Barnes
INSPECTOR

https://www.gov.uk/planning-inspectorate
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Appeal Decision
Site visit made on 18 June 2019
by Helen O'Connor LLB MA MRTPI
an Inspector appointed by the Secretary of State
Decision date: 19 June 2019

Appeal Ref: APP/J0350/W/19/3221641
207 Cippenham Lane, Slough SL1 5AG
•
•
•
•

The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.
The appeal is made by Mr Basra against the decision of Slough Borough Council.
The application Ref P/05323/002, dated 6 August 2018, was refused by notice dated
21 August 2018.
The development proposed is a detached bungalow including associated parking and
cycle shed.

Decision
1. The appeal is dismissed.
Procedural Matters
2. It appears from the submitted evidence, that the Council determined the
application prior to 21 days elapsing from the date of the publicity notice
served on adjoining owners or occupiers under the Town and Country Planning
(Development Management Procedure) (England) Order 2015. However, I am
satisfied that in relation to this appeal, appropriate notice has been served on
those third parties allowing sufficient time for them to comment on the
proposal, and I have taken account of representations received. Accordingly,
no injustice will result by my proceeding to determine the appeal.
Main Issues
3. The main issues are the effect of the proposal on the character and appearance
of the area and the living conditions of neighbouring residents, with particular
regard to noise.
Reasons
Character and appearance
4. The appeal site is located within a residential enclave at the junction of
Cippenham Lane with Twinches Lane. Whilst there is some variety in the form
and materials used in the dwellings, there is a coherent order to the layout that
contributes positively to the legibility of the surrounding area. Houses are
generally arranged fronting onto the street, with a discernible set back to the
building line. There is a clear distinction in hierarchy between the more formal,
prominent front elevations of the dwellings in contrast to the secondary role of
outbuildings, which are generally located at the end of fairly long rear gardens.
https://www.gov.uk/planning-inspectorate

Page 243

Appeal Decision APP/J0350/W/19/3221641

This results in a well ordered, reasonably pleasant sub-urban character to the
area.
5. 207 Cippenham Lane is a semi-detached dwelling that sits comfortably within
the established layout. In common with other properties in the vicinity it has a
garage building at the rear, accessed via a rear lane. The appeal site forms
part of the long rear garden of the property, the design of which respects, and
forms part of, the layout characteristic of the area.
6. The proposal would introduce a detached dwelling in a tandem arrangement
behind No. 207. Its principal elevation would face south towards the back of
the properties in Cippenham Lane and consequently, would not front onto the
road. In addition, although facing away from the rear access lane, the built
form would align with the linear row of outbuildings and garages. In this
context, the development would be a somewhat confusing addition at odds with
the secondary nature and subordinate appearance of the rear access lane. As
such, the proposal would dilute the distinctive regular form and hierarchical
layout within the discrete residential area.
7. The appellant asserts that there have been similar backland developments in
Slough, and points specifically to the bungalow at 203 Cippenham Lane as an
example. No.203 is located to the west of the appeal site behind 205
Cippenham Lane and as such, I accept that it is similar in this regard. However,
the plot is significantly larger than the appeal proposal and is at the end of the
access lane, set noticeably apart from nearby outbuildings. In addition, it is
situated on the western edge of the residential enclave adjacent to a school
field, thereby allowing views to the property from Cippenham Lane. It is
therefore notably different to the scheme before me in these respects, and
consequently, is of limited weight as a direct comparison. In any event, I have
determined the appeal proposal on its own merits.
8. Accordingly, I find that the proposed development would be harmful to the
character and appearance of the area and is therefore, contrary to Core Policy
8 of the Slough Local Development Framework Core Strategy 2006-2026,
Development Plan Document, 2008 (CS) which, amongst other matters,
requires the design of new development to respect its location and
surroundings. In addition, it would conflict with saved policies H13 and EN1 of
the Local Plan for Slough, 2004 (LP) which in addition to other matters, include
objectives that new development should be in keeping with the surrounding
area.
Living Conditions
9. The proposed dwelling would be served by an access drive onto Cippenham
Lane, located between Nos. 205 and 207, directly adjacent to the boundary
with No. 205. Although the built form of No. 205 that presents hard onto the
boundary does not contain windows, the driveway would nevertheless extend
for the entire length of the rear garden serving the property. In addition, the
parking and turning arrangements for the proposal would result in associated
vehicle movements and activity taking place close to the boundaries with the
rear gardens of 209 and 205 Cippenham Lane.
10. The location of the parking and turning area would be likely to introduce
regular vehicular movements into an area presently used as a domestic
garden. I noted at my site visit that the rear garden of the neighbouring
https://www.gov.uk/planning-inspectorate
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property provided quieter relief from the busy, noisier Cippenham Road at the
front. As a result, noise from vehicle engines and movement within a relatively
confined site in such proximity, would be particularly noticeable, and therefore,
likely to disturb the occupants of the properties either side when using their
gardens. In addition, disturbance would be caused to the occupants of No.209,
as the property has two first floor bedroom windows facing southwards
relatively close to the parking area for the appeal site. Whilst the modest scale
of the proposal would limit the frequency of vehicular movements,
unacceptable harm to the living conditions of nearby residents would
nevertheless result.
11. Reference is made to development in nearby Oakfield Avenue where a
vehicular access point has been created between 31 and 35 Oakfield Avenue to
serve 4 recent dwellings. The Council confirms this permission was granted in
2008 and involved the demolition of 33 Oakfield Avenue. Furthermore, the
flank wall and rear garden of 30 Oakfield Avenue is located directly adjacent to
more significant recent development at Hayling Close.
12. I was able to see both examples at my site visit, which in both cases would
have resulted in an additional number of dwellings than the appeal proposal,
thereby providing greater benefits to the overall supply of housing. However, in
my view, they serve to demonstrate that having parking and access
arrangements so close to rear gardens is likely to result in harm to the living
conditions of nearby residents. It follows that these examples do not constitute
a reason to allow similar development.
13. Accordingly, I find the proposal would result in unacceptable harm to the living
conditions of 205 and 209 Cippenham Lane due to noise disturbance from
vehicle movements that would be generated by the additional dwelling. It
therefore conflicts with Core Policy 8 of the CS and saved policy H13 of the LP,
which amongst other matters, share an objective to safeguard the living
conditions of existing nearby residents by preventing unacceptable noise
disturbance.
Other Matters
14. I note that Cippenham Lodge, a Grade II listed building with a Grade II listed
wall is opposite the appeal site on the south side of Cippenham Lane. I am
required to have special regard to the desirability of preserving listed buildings
or their setting or any features of special architectural or historic interest which
they possess. Neither party suggests that the proposal would adversely affect
the significance of these heritage assets and given their distance from the
appeal site, with the intervening Cippenham Road, I have no reason to consider
otherwise.
Planning balance and conclusion
15. The Council indicates that at present they are unable to demonstrate a five
year supply of deliverable housing sites, although this is not a matter relied
expressly upon as part of the appellant’s case. Paragraph 11(d)(ii) of the
National Planning Policy Framework (the Framework) indicates that where the
local planning authority cannot demonstrate a five year supply of deliverable
housing sites the presumption in favour of sustainable development means
granting permission unless any adverse impacts of doing so would significantly

https://www.gov.uk/planning-inspectorate
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and demonstrably outweigh the benefits when assessed against the policies of
the Framework when taken as a whole.
16. The main benefit of the proposal would be the provision of an additional
dwelling towards the overall housing supply in an accessible location.
Furthermore, some economic benefits would arise from the construction and
economic activity associated with future occupants. However, considering the
modest scale of the proposal such benefits would be limited in nature, and
therefore, only attract limited weight. Balanced against that, is the harm
arising from the adverse impact to the character and appearance of the area
and living conditions of nearby residents. In my view, the adverse impact of
the development would significantly and demonstrably outweigh the modest
benefit accrued from the provision of one dwelling.
17. Therefore, for the reasons given above, I conclude that the appeal should be
dismissed.

Helen O’Connor
Inspector

https://www.gov.uk/planning-inspectorate
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Appeal Decision
Site visit made on 18 June 2019
by Helen O'Connor LLB MA MRTPI
an Inspector appointed by the Secretary of State
Decision date: 19 June 2019

Appeal Ref: APP/J0350/D/18/3214929
22 Leeds Road, Slough, Berkshire SL1 3PU
•

•
•
•

The appeal is made under section 78 of the Town and Country Planning Act 1990 against
a refusal to grant approval required under Schedule 2, Part 1, Paragraph A.4 of the Town
and Country Planning (General Permitted Development) (England) Order 2015 (as
amended) (the Order).
The appeal is made by Mr and Mrs O Heron against the decision of Slough Borough
Council.
The application Ref Y/17448/001, dated 13 September 2018, was refused by notice
dated 25 October 2018.
The development proposed is:
1) The erection of a single storey rear extension which would extend beyond the rear
wall of the original house by 6 metres, for which the maximum height would be 3.5
metres, and for which the height of the eaves would be 2.95 metres.
2) The erection of a single storey rear extension which would extend beyond the rear
wall of the original house by 4 metres, for which the maximum height would be 3.0
metres, and for which the height of the eaves would be 2.95 metres.

Decision
1. The appeal is dismissed insofar as it relates to 1) The erection of a single
storey rear extension which would extend beyond the rear wall of the original
house by 6 metres, for which the maximum height would be 3.5 metres, and
for which the height of the eaves would be 2.95 metres. The appeal is allowed
and prior approval is not required under the provisions of Schedule 2, Part 1,
Paragraph A.4 of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (as amended) insofar as it relates to 2)
The erection of a single storey rear extension which would extend beyond the
rear wall of the original house by 4 metres, for which the maximum height
would be 3.0 metres, and for which the height of the eaves would be 2.95
metres.
Preliminary Matters
2. The proposal seeks approval for larger household extension development
permitted under Schedule 2, Part 1, Paragraph A.4 of the Order. At the time of
the application Paragraph A.1 (g) stated that such development was time
limited until 30th May 2019. However, this time limit has subsequently been
omitted by a Statutory Instrument1 that came into force on 25th May 2019.

1
The Town and Country Planning (Permitted Development, Advertisement and Compensation Amendments)
(England) Regulations 2019 SI 2019 No.907

https://www.gov.uk/planning-inspectorate
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3. In my heading I have used the description on the application form which refers
to extension No.2 as extending beyond the rear wall of the original house by 4
metres. Notwithstanding the subsequent description in the appeal form and
references in the appellants statement to 6 metres, this does not accord with
drawing reference 2018-22LR-PA-1 Revision 1.0A which refers to 4 metres.
4. There is a difference between the parties as to how the proposal should be
assessed. The appellant proposes two separate extensions under the permitted
development right, and the description reflects this, whereas the Council have
assessed and determined the proposal as if it were one entity. I have used the
description provided by the appellant in the original application form and am
referred to an appeal2 where the Inspector accepted that two separate
extensions might be made within one application. Furthermore, the Technical
Guidance (TG)3 produced by the Department for Communities and Local
Government for the interpretation of permitted development rights does not
suggest such a limit and includes an example4 of how three separate
extensions might constitute permitted development.
5. No.1 in the description is the larger of the two extensions and would be on the
western side of the property. Drawing reference 2018-22LR-PA-1 Revision 1.0A
identifies this as having the greater height of 3.5m due to the proposed
rooflights. No.2, on the eastern side, aligns with the original rear single storey
store structure at the appeal site. A 220mm gap separates the two elements
making it possible that they could be built independently of each other as
discrete elements. On this basis, I shall in the first instance, consider the
proposal as two separate extensions, and I shall refer to them as 1 and 2 as
denoted in the description.
Main Issue
6. The main issue is whether the proposed extensions comply with the conditions,
limitations or restrictions applicable to the development permitted, with
particular regard to Schedule 2, Part 1, Paragraph A.1 (j) (iii) of the Order.
Reasons
Paragraph A.1 (j) (iii) of the Order
7. Schedule 2, Part 1, Paragraph A.1 (j) of the Order states that the proposal
would not be permitted development if the enlarged part of the dwellinghouse
would extend beyond a wall forming a side elevation of the original
dwellinghouse, and would(i) exceed 4 metres in height,
(ii) have more than a single storey, or
(iii) have a width greater than half the width of the original dwellinghouse.
8. There is no dispute between the parties that the extensions do not exceed 4
metres in height and would be single storey. As such, the area of dispute is in
relation to A.1 (j) (iii) whether the extensions would extend beyond a wall

2
3
4

Reference APP/G5180/D/17/3190299
Permitted development rights for householders, Technical Guidance (April 2017)
Diagram page 20
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forming a side elevation of the original dwellinghouse and would have a width
greater than half the width of the original dwellinghouse.
9. The original width of 22 Leeds Road remains largely intact and accords with the
historical plan extract provided by the Council in their delegated officer report.
It is clear from the submitted plan that whilst proposed extension No.2 is
narrow and less than half the width of the original dwelling, this is not the case
for extension No.1. Drawing reference 2018-22LR-PA-1 Revision 1.0A shows
the footprint for this extension is approximately three quarters of the width of
the original dwellinghouse, separated from extension No.2 by a gap of 220mm.
10. The question remains whether either of the proposed extensions would extend
beyond a wall forming a side elevation of the original dwellinghouse. There is
no dispute between the parties that No. 22 originally had a small rear store or
lean-to projecting from the rear elevation which is shown as retained on the
submitted plan. Page 23 of the TG considers Schedule 2, Part 1, Paragraph A.1
(j) of the Order. It advises that a wall forming a side elevation of a house will
be any wall that cannot be identified as being a front wall or a rear wall and
houses will often have more than two side elevation walls. It follows that the
Council correctly identify the side walls of the original rear lean-to as being side
elevations of the original dwellinghouse for the purposes of Paragraph A.1 (j).
11. Extension No.1 would lie to the west of the original western side wall of the
rear lean-to. I acknowledge that it does not join onto the lean-to due to the
220mm gap, nevertheless the wording of paragraph A.1 (j) does not require
this, simply stating that it should not extend “beyond” a wall forming a side
elevation of the original dwellinghouse. Page 25 of the TG contains an example
that shows an enlargement that extends “beyond”, even though it is not joined
to, an original rear elevation, and therefore, does not meet the requirements of
permitted development. Therefore, extension No.1 does extend beyond the
side wall of the lean-to in the sense that it is to the farther side of the original
side elevation. As such, given the width of extension No.1, it would not comply
with all the limitations set out in paragraph A.1 (j) (iii) and so is not permitted
development.
12. In contrast, drawing reference 2018-22LR-PA-1 Revision 1.0A shows extension
No.2 aligns with the side walls of the rear lean-to, neither extending beyond its
footprint to the east or west. As such, this extension does adhere to the
requirements of paragraph A.1 (j) (iii).
13. Accordingly, I find that extension No.1 would not fulfil the conditions,
limitations or restrictions applicable to the development permitted, with
particular regard to Schedule 2, Part 1, Paragraph A.1 (j) (iii) of the Order,
whereas, extension No.2 would meet these requirements.
14. There is nothing to suggest that extension No.2 would not otherwise meet the
other relevant requirements of the Order. Furthermore, as the Council
undertook neighbour consultations required under the Order and no responses
were received, there is no requirement to obtain prior approval as to the
impact of the proposed development on the amenity of any adjoining premises
under paragraph A.4 (7). Consequently, I conclude that extension No.2 would
amount to permitted development and that prior approval is not required.
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Other Matters
15. The Council assert that the 220mm gap separating the two extensions
would not be significant enough to prevent them comprising one entity. In
support of this approach they refer to an appeal5 whereby a 50mm gap was
employed, and the Inspector in that case found this to be an artificial
device used to circumvent the intentions of the Order. However, the gap in
that case was smaller than that proposed here, and furthermore, it was
determined prior to relevant changes to the Order6 and revisions to the TG.
16. The amendment introduced Paragraph A.1 (ja) into the Order, whereby if
a proposed extension is to be joined to an existing enlargement under a
planning permission granted by Class A, the restrictions apply to the size
of the total enlargement. I am referred to several appeals7 which consider
whether separate enlargement elements are joined or not, and
consequently, whether paragraph A.1 (ja) applies.
17. From the information before me, it appears that both the elements under
consideration in these cases otherwise met the restrictions of the relevant
permitted development right. This is significantly different from the appeal
case, where extension No.1 would fall outside of the terms of paragraph
A.1 (j) (iii). As such, they are of limited relevance to the circumstances of
the appeal case and which, in light of my finding above, I do not need to
consider further.
Conditions
18. As prior approval is not required in relation to extension No.2 there is no
procedure to impose additional conditions. The previous standard conditions
set out in paragraph A.4 (13), (14) and (15) of the Order were omitted by a
recent amendment8. However, attention is drawn to paragraph A.4 (11) (b)
which requires the development to be carried out in accordance with the
information and plans submitted for extension No.2. Furthermore, paragraph
A.3 (a) of the Order requires the external materials used to be of a similar
appearance to the existing dwellinghouse.
Conclusion
19. For the reasons given above I conclude that the appeal should be dismissed
in part and allowed in part, whereby extension No.1 is not permitted
development but extension No.2 is permitted.

Helen O’Connor
Inspector
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Appeal Decision
Site Inspection on 13 June 2019

by Graham Self MA MSc FRTPI
Inspector appointed by the Secretary of State for Housing, Communities and Local Government

Decision date: 21 June 2019
Appeal Reference: APP/J0350/C/18/3211324
Site at: 29 Merton Road, Slough SL1 1QW
•

The appeal is made by Mr Iftakhar Ahmed under section 174 of the Town and
Country Planning Act 1990 as amended against an enforcement notice issued by
Slough Borough Council.

•

The council's reference is 2017/000273/ENF.

•

The notice is dated 17 August 2018.

•

The breach of planning control alleged in the notice is: "Without planning
permission, the unauthorised erection of hoarding on the Land, as shown with a
blue line of the Plan (for the purposes of identification only)."

•

The requirements of the notice are:
(i)

Remove the hoarding in its entirety from the Land.

(ii)

Remove all materials, rubbish, debris, plant and machinery resulting from
compliance with the above requirement.

•

The period for compliance is one month.

•

The appeal was made on grounds (b) and (c) as set out in section 174(2) of the
Town and Country Planning Act 1990 as amended.

Summary of Decision: The appeal is dismissed.

Appeal Site
1.

The appeal site lies at the east end of Merton Road next to the turning circle at
the end of the cul-de-sac. There are two detached houses on the site. One is the
original house. The other is a new house which has evidently been constructed
after planning permission was granted on appeal in 2013. The hoarding referred
to in the enforcement notice stands along the site boundary at the back of the
pavement. Part of the rear of the site abuts a grassed area next to Hatfield Road.

Ground (b)
2.

In his main appeal statement the appellant stated that although he "ticked box
(b)" - that is to say, he pleaded ground (b) when the appeal was lodged - he
would be relying on ground (c) as his sole ground of appeal. I interpret that
statement as withdrawing ground (b). That is also how the council treated the
appeal, as was made clear in the council's statement, and nothing to the contrary
was stated in the appellant's final comments. Therefore I do not propose to go
into any detail on this ground of appeal; but to avoid any possible doubt, I find
that the matters alleged in the enforcement notice have occurred, so if ground
(b) had been pursued it would have failed.
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Ground (c)
3.

Under this ground of appeal it is claimed that the matters enforced against do not
constitute a breach of planning control. The appellant contends that the hoarding
was required under health and safety legislation relating to construction sites,
that the hoarding had deemed consent coming with planning permissions and
that permitted development rights applied for the erection of the hoarding.

4.

The hoarding was not permitted by any specific planning permission arising from
an application. The legislation at the centre of this appeal is the Town and
Country Planning (General Permitted Development) (England) Order 2015 as
amended (the "GPDO"). Under Article 3 and Part 4 of the GPDO, certain
temporary buildings and uses are permitted, subject to conditions. Class A of
Part 4 provides that the following is permitted development:
"The provision on land of buildings, moveable structures, works, plant or
machinery required temporarily in connection with and for the duration of
operations being or to be carried out on, in, under or over that land or on
land adjoining that land."

5.

Article 2 of the GPDO defines "building" as including any structure or erection. So
the hoarding falls within the definition of a building for the purposes of the GPDO.

6.

The issue of whether the erection of the hoarding amounted to a breach of
planning control has to be assessed having regard to the circumstances which
existed when the enforcement notice was issued - that is to say, on 17 August
2018. The hoarding was apparently erected during the time when the new house
at the appeal site was being built. The council say that the new house was
substantially complete some time before October 2017. This contention is
supported by photographs showing walls, roof and windows completed by then,
and it appears that only internal work which would not require planning
permission remained to be done.

7.

Thus far, I judge that the council have some sound arguments, taking into
account that the permission granted by Class A of Part 4 of the GPDO is
temporary and is subject to a condition that when the "operations" (in this case,
the construction of the new house) have been carried out, any building permitted
by Class A must be removed. But it is also necessary to consider a planning
permission which was evidently granted on 14 August 2018 for a rear extension
to the old house at 29 Merton Road and a new pitched roof to a converted garage
(application reference P/03798/008). In his final comments (submitted in May
2019), the appellant states that he "has recently started to implement"
application P/03798/008. He also states that at the time the enforcement notice
was issued "the development at the site is was going [sic]1 and a substantial
amount of building works remain in relation to planning reference P/03798/008".

8.

I agree with the council that at the time the enforcement notice was issued the
new house was substantially completed and in that respect (the duration of
operations permitted by the planning permission for the new house) the
temporary "requirement" for the hoarding under the GPDO had come to an end.
Indeed, the council's photographs taken in February 2018 indicate that this
situation had probably been reached well before the enforcement notice was
issued. But that is not the end of the story, because of the permission granted a
few days before 17 August 2018 for development at the old house. Although the
development covered by this permission was nowhere near being started at that

I translate the appellant's inaccurate English here ("is was going") as intending to mean that at
the time the enforcement notice was issued the development was ongoing.
1
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time, the wording of the GPDO refers to buildings "required temporarily for the
duration of operations being or to be carried out" (my italics). I interpret this as
authorising the items covered by Class A of Part 4 where required in anticipation
of operations which are about to be carried out.
9.

However, the courts have held in a different context that where something is
"required", it should be reasonably required. In my judgment that principle
applies here. It would be wrong, for example, to interpret Class A of Part 4 of the
GPDO as permitting something in anticipation of development which does not
happen for a long time, or perhaps never happens. Also, deciding the scale or
size or extent of what is "reasonably required" cannot be left to the unfettered
whim of an applicant or developer.

10.

The hoarding enforced against is about 2.5 metres high. It is an ugly, visually
jarring feature in an otherwise pleasant residential cul-de-sac. Mr Ahmed
contends that the scale of the hoarding "is proportionate to the works that need
to be carried out"; but I do not accept this claim. In my judgment a less
obtrusive structure could provide adequate security and prevent trespass and flytipping whilst also meeting the "reasonable requirement" test.

11.

This point is demonstrated by the fact that at the rear of the site, there is lower
fencing, between about 1.8 and 2 metres in height measured from the outside
(where the ground level varies slightly). This structure consists of normal
garden-type timber fencing. Access was evidently gained at this location for
equipment during the construction period. If this lower, more conventional
fencing has been considered to provide adequate security from the rear, there is
no good reason why something similar would not have done the same at the front
- especially as the Merton Road frontage is more overlooked from neighbouring
properties and there is greater intrinsic security here than at the more secluded
rear.

12.

Putting together the above considerations, I reach the following conclusions.
Security fencing of some sort was reasonably required, and would have been
permitted under Class A of Part 4 of the GPDO while the new house was being
built at the appeal site. There was probably a period when the temporary
permission granted by the GPDO lapsed; but by 17 August 2018 when the
enforcement notice was issued, security fencing was again permitted by the
GPDO because of the development "to be carried out" at the old house, following
the permission granted shortly before then. Nevertheless the hoarding enforced
against was not permitted by the GPDO, because a structure of such type and
height was not reasonably required.

13.

I conclude that the matters alleged in the enforcement notice constitute a breach
of planning control. Therefore the appeal on ground (c) does not succeed.

Other Matters
14.

Both the council and the appellant have referred to planning policies in their
submissions. Policy and related considerations are not relevant to grounds (b) or
(c) of Section 174(2), which have to be decided on matters of fact and law.

15.

I have also noted the comments by both the council and the appellant on an
appeal case relating to a site in East Sussex. The circumstances there do not
appear to be directly comparable to the present case and the decision on that
appeal has not influenced my decision.
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16.

The appellant has stated that "if the inspectorate decides that the height of the
hoarding is greater than it should be then I would be willing to reduce the height
as per the inspectorate's directions". I refrain from accepting that invitation,
because legal complications would arise (involving deemed planning permission
which could undesirably override the restrictions in the GPDO) if I were to
attempt to make the enforcement notice "under-enforce" in the way suggested.
In any case, the appellant has not claimed that the requirements of the
enforcement notice are excessive by pleading ground (f), and there is no reason
for me to interfere with the requirements of the notice.

Formal Decision
17.

I dismiss the appeal and uphold the enforcement notice.

G F Self
Inspector

https://www.gov.uk/planning-inspectorate

1

Page 254

Appeal Decision APP/J0350/C/18/3211324

Appeal Decisions
Site Inspection on 13 June 2019

by Graham Self MA MSc FRTPI
Inspector appointed by the Secretary of State for Housing, Communities and Local Government

Decision date: 21 June 2019
Appeal Reference: APP/J0350/C/18/3203229
Site at: Flat 1, 96 Upton Road, Slough SL1 2AW
•

The appeal is made by Miss Penny Deadman under Section 174 of the Town and
Country Planning Act 1990 as amended against an enforcement notice issued by
Slough Borough Council.

•

The council's reference is 2017/0029/ENF.

•

The notice is dated 27 April 2018.

•

The breach of planning control alleged in the notice is:
"Without planning permission, the unauthorised erection of an outbuilding within
the rear garden of the Land, for commercial purposes as a colon hydrotherapy
treatment/clinic ('Unauthorised Building').
Without planning permission, the change of use of the Land from a single
residential dwelling house to mixed use consisting of a dwelling and the stationing
of the Unauthorised Building for commercial purposes as a colon hydrotherapy
treatment/clinic".

•

The requirements stated in Part 5 of the notice are:
(i)

Cease the use of the Land for commercial purposes consisting of colon
hydrotherapy treatments/clinic within 1 month;

(ii)

Demolish the Unauthorised Building in its entirety from the Land within
three months; and
Remove from the Land all materials, rubbish, debris plant and machinery
resulting from compliance with the above requirements".

(iii)
•

•

The periods for compliance are specified in Part 6 of the notice as:
(i)

1 month after this notice takes effect.

(ii)

3 months after this notice takes effect.

The appeal was originally made on ground (b) as set out in Section 174(2) of the
Town and Country Planning Act 1990 as amended. Ground (a) was added later
and accepted by the Planning Inspectorate. An application for planning
permission is deemed to have been made under section 177(5) of the Act.

Summary of Decision: The enforcement notice is corrected and varied. The
appeal fails and the enforcement notice as corrected and varied is upheld.

Appeal Reference APP/J0350/W/18/3203260
Site at: Flat 1, 96 Upton Road, Slough SL1 2AW
•

The appeal is made by Miss Penny Deadman under Section 78 of the Town and
Country Planning Act 1990 as amended against a refusal of planning permission
by Slough Borough Council.
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•

The council's reference is P/17247/000.

•

The application for planning permission was dated 16 January 2018.1 The
council's refusal notice was dated 4 April 2018.

•

The development subject to this appeal was described in the application as:
"Construction of domestic outbuilding (retrospective application)". In the
council's refusal notice the development was described as: "Retrospective
application for a detached rear outbuilding".

Summary of Decision: The appeal fails.

Procedural and Legal Matters
1.

Before considering the grounds of appeal, it is necessary for me to deal with
three procedural and legal matters.

2.

First, the allegation in the enforcement notice refers to two different types of
development as defined under Section 55 of the 1990 Act. One is "operational
development" (the erection of a building). The other is the change of use of land.
The courts have held that an enforcement notice can validly make such dual
allegations,2 although for reasons which I do not propose to go into in detail here
it is normally preferable to avoid combining "operations" and "use" into one
enforcement notice.3

3.

In this instance, however, the allegation aimed at the construction of the building
and the allegation aimed at the change of use of the land are muddled, and the
reference to the "stationing" of the building is incorrect. The term "stationing"
may be suitable when referring to caravans or other mobile objects, but is not
appropriate when referring to permanent structures: the building is not
"stationed" on the land - it has been built. The "outbuilding" component of the
development enforced against is also covered by the first part of the allegation,
so the reference to the "stationing" of the building is superfluous as well as
incorrect.

4.

Second, in describing the "use" part of the alleged unauthorised development, the
enforcement notice refers to a change of use "from a single residential
dwellinghouse". This is incorrect - the property at 96 Upton Road edged red on
the plan attached to the enforcement notice is divided into flats and appears to
have been so when the disputed development was carried out - that is to say, it
was not a "single residential dwelling house". Alternatively, the address specified
in the enforcement notice refers to Flat 1, and this flat is and was also not a
"dwelling house" - the flat can be described as a dwelling for the purposes of the
law relating to the enforcement appeal, but not a dwelling house.

5.

The flaws just described are not fatal to the notice, as I have powers under
Section 176 of the Act to correct it. I have therefore decided to amend the
allegation to make it legally satisfactory and for the sake of clarity, so that the
first part refers to the erection of the building and the second part refers to the

The council appear to treat the application as dated 7 February 2018 - that is the date quoted as
"application received" in the planning officer's report. The date of the application quoted in the
summary details above is the date stated in the application form.
1

The leading judgment on this point is Valentina of London Ltd v Secretary of State for the
Environment, The Times May 21 1992.
2

The reasons for this relate to the different "immunity" periods applying to the different types of
development, although the differences do not affect the grounds of appeal pleaded in this case.
3
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change of use of the land. (The term "land" here refers to the "planning unit",
which in this instance is the unit of occupation, that is to say, Flat 1 and the
attached land where the unauthorised building stands.)
6.

Enforcement notices alleging a material change of use do not have to specify the
previous use4, so this incorrect part of the description can be omitted, and I
consider it more appropriate to describe the residential component of the alleged
mixed use as simply "residential". The amendments do not change the substance
of the allegation and so can be made without injustice being caused to any party.

7.

Third, I need to explain that part of the appellant's case is based on a
misunderstanding. Miss Deadman has evidently believed that the Section 78
appeal against the refusal of planning permission and ground (a) of her Section
174 appeal against the enforcement notice relate to the same development. That
is not so. The enforcement notice is directed at the erection of the outbuilding for
commercial purposes as described in the allegation and at the change of use of
the land. The Section 78 appeal is aimed at seeking planning permission for the
construction of a "domestic outbuilding". These descriptions do not describe the
same development.

8.

Miss Deadman has stated in an email: "I am not seeking planning permission for
the matters alleged in the enforcement notice". That statement is misguided. By
appealing on ground (a) against the enforcement notice, Miss Deadman has
indeed sought planning permission for the matters alleged in the notice. Under
Section 174(2) of the 1990 Act, the terms of the planning permission sought by
ground (a) and the deemed application are set by the allegation in the
enforcement notice. It is not open to an appellant to change the allegation or the
scope of the ground (a) appeal and deemed application.

9.

During earlier administrative stages of these appeals before my involvement, the
Planning Inspectorate appears to have accepted and processed the addition of
ground (a) of the Section 174 appeal without the normal fee having been paid,5
on the basis that it was "fee exempt" because of the existence of the planning
application subject to the Section 78 appeal, for which the application fee had
been paid to the council. Because the two developments are not the same, as
explained above, it is doubtful whether the Inspectorate's acceptance was
appropriate. However, I think it would be unfair to turn away this part of the
enforcement appeal at this stage without considering it; so in the interests of
fairness, I have decided to treat ground (a) of the enforcement appeal and the
related deemed application for planning permission (for the development
specified in the enforcement notice's allegation) as valid.

10.

I now turn to the grounds of appeal. They are considered below in logical, not
alphabetical, order (the reason for this being that if, for example, the
development enforced against has not occurred (ground (b), planning permission
would not be required and ground (a) would not need to be considered).

The court judgment in Bristol Stadium Ltd v Brown [1980] JPL 107 held that an enforcement
notice does not have to contain a direct description of the previous use. The judgment in
Westminster City Council v Secretary of State for the Environment [1983] JPL 602 also confirmed
this point.
4

This refers to the fee for the planning application deemed to have been made under Section
177(5) of the 1990 Act. If not paid, ground (a) of an appeal under Section 174(2) if pleaded
would normally lapse.
5

https://www.gov.uk/planning-inspectorate

4

Page 257

Appeal Decisions APP/J0350/C/18/3203229 & APP/J0350/W/18/3203260

Section 174 Enforcement Appeal, Ground (b)
11.

Under this ground of appeal, it is claimed that the development enforced against
has not occurred, as a matter of fact. It is clear to me from all the evidence that
the building mentioned in the enforcement notice was erected for the purpose
described in the council's allegation. A council officer who saw inside the building
in December 2017 noted that it was arranged as a clinic with a waiting area. The
number of people seen by neighbours coming and going, using the side gate to the
neighbouring property (where there is also a large outbuilding evidently used for
business purposes) supports this aspect of the allegation. In the light of other
evidence, I find it difficult to believe the appellant's claim that the side gate was
installed merely to allow social exchange between the two properties. Other
supporting evidence includes the fact that Miss Deadman is or was listed as a
therapist or trainer by what appears to be a franchising company (Dotolo Europe
Ltd) involved in this field, with which the neighbour at Number 98 is also linked.

12.

Each item of evidence may not be conclusive by itself, but taken together, the
evidence is convincing. At the very least, on ground (b) the onus of proof is on
the appellant, and that onus has certainly not been discharged. No planning
permission has been granted for the erection of the building, whatever its
purpose and initial use. As the council has pointed out, there are no "permitted
development" rights for the building.6

13.

Businesses can sometimes be run from dwellings without triggering a material
change of use; but because of its scale and nature (including the involvement of
visitors) what has happened here has been more than incidental or ancillary to
residential use and more than minimal - it is clear from the evidence mentioned
above that there has been a material change of use of the planning unit to the
mixed use alleged in the notice. Again, this amounted to development as defined
in Section 55 of the 1990 Act and was not "permitted development".

14.

I conclude that ground (b) of the appeal does not succeed.

Section 174 Enforcement Appeal, Ground (a) and Deemed Application
15.

Under these parts of the Section 174 appeal, planning permission is sought
retrospectively for the erection of the building for use for colon hydrotherapy
treatment and for the mixed residential and hydrotherapy clinic use of the
planning unit.

16.

The outbuilding takes up a large proportion of the limited outside space allocated
to Flat 1. It is sited where it would be quite prominently visible from dwellings
nearby. There are other outbuildings in the neighbourhood, including the one at
Number 98 which is evidently subject to investigation by the council, and the
character of the neighbourhood has been affected by some modern housing
development increasing building density; but most properties have good-sized
gardens which give the area a reasonably spacious quality. The disputed building
takes away some of that quality, and detracts from the area's pleasant character.

17.

As a matter of national planning policy, planning decisions should ensure that
development is sympathetic to local character, including the surrounding built
environment. I judge that the development being considered here conflicts with
the aim of this policy. This applies to both the building itself and the

6

The "permitted development" allowances (subject to various limits and restrictions) of
the Town and Country Planning (General Permitted Development) (England) Order 2015
as amended do not apply here because the property at 96 Upton Road is not a single
dwellinghouse.
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unauthorised mixed use of the planning unit.
18.

The outbuilding stands only about 5 metres from the ground floor rear windows of
Flat 1 and has made the outlook from this dwelling more confined than it otherwise
would have been. The rear outlook from the first floor of Flat 2 has
also been spoiled by the presence of such a large-scale building at such a close
distance. Obviously Miss Deadman has not objected to her own development,
but one of the purposes of planning control is to safeguard the amenities of
residential properties, looking at the long term irrespective of who the current
occupier may be. The effect of the outbuilding in reducing the amenity space at
the rear of the appeal property is also contrary to policies in the adopted
development plan for Slough.7

19.

In summary, this confined "backland" site surrounded by dwellings and their
gardens in a predominantly residential neighbourhood is intrinsically unsuitable
for the development enforced against, both the building itself and the operation
of a business which is likely to involve visitors going into and out of the building.

20.

I conclude that ground (a) of the Section 174 appeal fails and that planning
permission should not be granted on the deemed application.

Section 78 Appeal
21.

As I have explained earlier, this appeal results from an application seeking
retrospective planning permission for the "construction of a domestic
outbuilding"; but that is not what was built. An application made retrospectively
for development which did not happen is spurious. In my view the council could
probably have declined to consider the application for that reason.

22.

However, there is an appeal to be determined. Even setting aside the fact that
the building is unauthorised, I cannot treat the application as seeking permission
for the retention of the building because the mere "retention" of a building is not
development as defined by Section 55 of the 1990 Act. In my view the only way
this development can be assessed is to treat the application and appeal
hypothetically as seeking permission for the construction of the outbuilding, on
the artificial assumption that it was built for use for purposes ancillary to the
residential occupation of Flat 1.

23.

The objections described above on visual and amenity grounds, including the
conflict with related planning policies, also apply to the Section 78 appeal. Even
on the hypothetical basis of the building having been built as a residential annex,
it would still have an unacceptable impact on the character and appearance of the
area, and there would be sound reasons for refusing planning permission.

24.

No believable explanation has been put forward as to why the appellant wants to
have a kitchen and shower room as part of an ancillary "domestic outbuilding"
barely five metres from the kitchen and other facilities in Flat 1. If the presence
of the normal facilities for day to day living is taken into account so that the
building is treated as a separate dwelling, there would be even more reasons for
refusing planning permission. For example, the room sizes would be well below
the minimum set out in the council's guidance. Use as an independent dwelling
would also give rise to increased noise, disturbance and loss of privacy for
occupiers of nearby dwellings, contrary to local planning policies.

The policies which were at one time in the Slough Local Development Plan are now apparently
contained in the Composite Local Plan for Slough.
7
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25.

Thus I find that however the development is regarded, there is no reason for me to
come to a conclusion on the Section 78 appeal any different to the appeal against the
enforcement notice. I conclude that the appeal against the refusal of planning
permission does not succeed, and this remains so even if the appeal and its related
application were to be construed in a way beyond appropriate limits.

Compliance Period and Other Matters
26.

In the enforcement notice drafted by the council (as recorded in the summary at the
start of this decision), compliance periods of one month and three months are
specified twice. The repetition is odd and unnecessary. It is also potentially confusing,
because three steps are specified under the heading "What you are Required to Do" in
three numbered sub-paragraphs, the first two of which
mention a compliance period, but there are only two sub-paragraphs under the
heading "Time for Compliance".

27.

The appellant has not objected to the compliance period by pleading ground (g) of
Section 174(2), but this aspect of the notice is flawed. I shall therefore vary the
notice so that it states the compliance periods without repetition and specifies clearly
which period relates to which part of the requirements.

28.

From the written representations it seems that the erection of the disputed building
may have been carried out without the freeholder's permission, in contravention of
a lease. I do not have any jurisdiction over private legal arrangements, so I refrain
from making any detailed comment on that matter.

Formal Decisions
Section 174 Appeal

29.

30.

I direct that the enforcement notice be corrected and varied in the following
ways:
(i)

by deleting the second of the two paragraphs under the heading "The Breach of
Planning Control Alleged" and substituting: "Without planning permission,
making a material change of use of the land to mixed residential and
commercial use, the commercial component being use as a colon hydrotherapy
treatment clinic".

(ii)

by deleting the words "within one month" from the text specifying step (i) of
the requirements and by deleting the words "within three months" from step
(ii) of the requirements.

(iii)

by deleting both of the sub-paragraphs under the heading "Time for
Compliance" and substituting: "For step (i) above - one month; for steps (ii)
and (iii) above - three months".

Subject to the above correction and variations, I dismiss the appeal, uphold the
notice as corrected and varied, and refuse to grant planning permission on the
application deemed to have been made under Section 177(5) of the 1990 Act.

Section 78 Appeal

31.

I dismiss the appeal.

G F Self
Inspector
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Dar

P

Davis

P

M. Holledge

P

Gahir

P

Mann

P

Minhas

P

Plenty

P

Sabah

P

Smith

P

3/7

4/9

2/10

6/11

P* = Present for part of meeting
Ab = Absent, no apologies given

4/12

15/1

19/2

18/3

22/4
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P = Present for whole meeting
Ap = Apologies given
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