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SUMMARY OF RECOMMENDATION

Having considered the relevant policies set out below, and comments that
have been received from consultees and a local interested party, and all
other relevant material considerations it is recommended the application be
delegated to the Planning Manager for:

A

(i)

B.

Approval subject to:

The resolution of outstanding highways issue and the satisfactory
completion of a Section 106 Agreement to secure financial
contributions towards sustainable transport improvements including
electrical vehicle infrastructure, financial contributions towards
education, open space and the monitoring of Travel Plan, securing
affordable housing and Section 278 highways/access works; OR

Refuse the application if the highways matter is not satisfactorily
concluded (Members to be updated prior to discussions) or the
completion of the Section 106 Agreement is not finalised by 11th
February 2021 unless a longer period is agreed by the Planning
Manager in consultation with the Chair of the Planning Committee.

The proposals comprise a major planning application, therefore the
development is required to be determined by Slough Borough Council
Planning Committee.

PART A: BACKGROUND

Proposal

This report relates to the submission of a full planning application for the
following:

¢ Demolition of existing buildings on site.
¢ Redevelopment to provide a single building of between 5 and 8 storeys
to provide 116 residential flats with the following mix:

Unit Type No. % of accommodation
1-bed flat 48 42%

2-bed flat 63 54%

3-bed flat 5 4%

e Affordable housing provided as 34% of the development, amounting to
40 units.

e Upgrade of the existing access that runs north/south off Mill Road to
provide access to the proposed parking, on street parking provision and
access to sites to the north of the application site.

e Surface parking providing 51 spaces, of which 41 would be allocated on
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plot for resident parking while 10 located as part of the upgraded access
road which is intended to be adopted.

e The provision of a secure cycle parking facility within the building.

e Secure bin store at ground level within the proposed building.

e Soft Landscaping to the site edges and within the car parking area.

The application is accompanied by the following documents:

Site location plan

Existing plans, sections and elevations
Proposed plans, sections and elevations
Planning Statement and addendums
Design and Access Statement

Schedule of Accommodation
Arboricultural Report and Tree Survey
Daylight/sunlight Assessment

Transport Statement and Framework Travel Plan
Employment Report

Noise Impact Assessment

Air Quality Assessment

Sustainability & Energy Reports

Flood Risk Assessment;

SUDs Strategy

Utilities Statement

Ecological Appraisal,

Statement of Community Involvement.

During the course of the application the plans have been amended on two
occasions to address comments from the case officer and technical
consultees.

Application Site

The application is located on the corner of Stoke Road and Mill Street and
comprises an existing office building and the ‘Foyer Facility’, a former
homeless shelter which ceased use in 2016. The office building is vacant
aside from occupation on the ground floor.

At the corner of Mill Street the existing building is a four storey structure with
the northern part of the site housing a 6 storey building. While they are
separate buildings they are linked via a single storey entrance foyer.

The eastern part of the site accommodates an access road off Mill Street
which serves the parking area for the site and provides access to the north
including the adjacent Lady Haig building.

The site provides a number of parking spaces at surface level which
includes a large proportion of the ground floor area of the buildings on site.
The rear of the site is open from the public realm and number of trees and
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shrubs are planted in this area.

In terms of the immediate surroundings, to the north is the site of the Lady
Haig Club, the site currently has an extant planning permission to be
redeveloped to provide 39 flats (P/00106/012) and is also subject to a
revised scheme which is being considered by Officers (P/00106/013).

To the south is the newly developed site on the other side of Mill Street
known as Vanburgh court which provides 117 units (P/00731/032).

To the west, on the other side of Stoke Road, is the existing Salvation Army

Maths and English centre and the Littledown School and to the east are a
number of industrial units.

The site does not lie within a Conservation Area and is not identified as a
designated or non-designated heritage asset. The nearest listed building to
the site is the Train Station, approximately 250m to the South

The site is not within, and not close to, and Air Quality Management Area.

Relevant Site History

The most relevant planning history for the site is presented below:

P/06964/006

P/06964/009

P/06964/011

P/06964/013

P/06964/014

P/06964/015

Erection of a residential Foyer building
comprising 64 bedsits, 2no. wardens
flats and ancillary office, reception,
training conference, restaurant, bar and
retail areas, plus a 3 storey
headquarters office building.

Retention of fascia sign.

Erection of dog-leg type staircase.

Construction of a glazed extension, to
form new entrance lobby and installation
of addition door.

Installation of a non-illuminated

advertisement banner.

Erection of a metal security gate and
metal screen.

Approved
7th
November
1995

Approved
13th August
1997

Approved
20th April
2000

Approved
5th October
2006.

Approved
8th February
2007.

Approved
8th February
2007.
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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 24/02/2020. The
application was advertised as a major application in the 28/02/2020 edition
of The Slough Express. Neighbour letters were sent out on 21/02/2020 to
the following addresses:

o 11A, Mill Street, Slough, SL2 5DH,

¢ Thames Pathology Services, 12, Mill Street, Slough, SL2 5DH,
o Mill West, 139, Mill Street, Slough, SL2 5AD,

o Mill West, 138, Mill Street, Slough, SL2 5AD,

e Mill West, 133, Mill Street, Slough, SL2 5AD,

o 16, Mill Street, Slough, SL2 5DH, Reliance Auto Test,

o 11, Mill Street, Slough, SL2 5DH, Mill West,

e 131, Mill Street, Slough, SL2 5AD, Mill West,

e 13, Mill Street, Mill West,

o 137, Mill Street, Slough, SL2 5AD,

e Mill West, 136, Mill Street, Slough, SL2 5AD,

o Mill West, 135, Mill Street, Slough, SL2 5AD,

e Stratstone Of Mayfair, 23, Mill Street, Slough, SL2 5AD,

e 18, Queens Court, Slough, SL1 3QR,
e 12, Queens Court, Slough, SL1 3QR,
e 13, Queens Court, Slough, SL1 3QR

e Lady Haig Club, 70, Stoke Road, Slough, SL2 5AP,

e 51A, Stoke Road, Slough, SL2 5AH,

e 51, Stoke Road, Slough, SL2 5AH,

o 47, Stoke Road, Slough, SL2 5AH,

o Basement Flat, 47, Stoke Road, Slough, SL2 5AH

e Top Flat, 47, Stoke Road, Slough, SL2 5AH,

e Ground Floor Flat, 47, Stoke Road, Slough, SL2 5AH,

e Coral, 70A, Stoke Road, Slough, SL2 5AP,

e Managers Accommodation, 70, Stoke Road, Slough, SL2 5AP,
e Studio Flat, 70, Stoke Road, Slough, SL2 5AP,

e 67A, Stoke Road, Slough, SL2 5BJ,

e 67B, Stoke Road, Slough, SL2 5BJ,

e Novello House, Stoke Road, SL2 5BW,

¢ Novello House, Flat 10, Stoke Road, Slough, SL2 5BW,
¢ Novello House, Flat 12, Stoke Road, Slough, SL2 5BW,
¢ Novello House, Flat 11, Stoke Road, Slough, SL2 5BW,
¢ Novello House, Flat 2, Stoke Road, Slough, SL2 5BW,
¢ Novello House, Flat 9, Stoke Road, Slough, SL2 5BW,



Novello House, Flat 17, Stoke Road, Slough, SL2 5BW,
Novello House, Flat 1, Stoke Road, Slough, SL2 5BW,
Novello House, Flat 18, Stoke Road, Slough, SL2 5BW,
Novello House, Flat 19, Stoke Road, Slough, SL2 5BW,
Novello House, Flat 3, Stoke Road, Slough, SL2 5BW,
Novello House, Flat 4, Stoke Road, Slough, SL2 5BW,
Novello House, Flat 16, Stoke Road, Slough, SL2 5BW,
Novello House, Flat 14, Stoke Road, Slough, SL2 5BW,
Novello House, Flat 20, Stoke Road, Slough, SL2 5BW,
Novello House, Flat 6, Stoke Road, Slough, SL2 5BW,
Novello House, Flat 7, Stoke Road, Slough, SL2 5BW,
Novello House, Flat 8, Stoke Road, Slough, SL2 5BW,
Novello House, Flat 5, Stoke Road, Slough, SL2 5BW,
Novello House, Flat 15, Stoke Road, Slough, SL2 5BW,
Littledown School, Stoke Road, Slough, SL1 3QW,
Laces, 53, Stoke Road, Slough, SL2 5BW,

The Salvation Army, Stoke Road, Slough, SL2 5BW,
The Salvation Army, Flat, Stoke Road, Slough, SL2 5BW,

Slough And Thames Valley Foyer, Room 28, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 37, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 52, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 4, 52, Stoke Road, Slough,
SL2 5AW,

Slough And Thames Valley Foyer, Room 15, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 64, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 35, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 11, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 49, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 59, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 45, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 3, 52, Stoke Road, Slough,
SL2 5AW,

Slough And Thames Valley Foyer, Room 5, 52, Stoke Road, Slough,
SL2 5AW,

Slough And Thames Valley Foyer, Room 9, 52, Stoke Road, Slough,



SL2 5AW,

Slough And Thames Valley Foyer, Room 63, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 29, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 43, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 47, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 50, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Part Lower Ground Floor, 52,
Stoke Road, Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 26, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 32, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 34, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 48, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 1, 52, Stoke Road, Slough,
SL2 5AW,

Slough And Thames Valley Foyer, Ground Floor, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 39, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 46, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 10, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 60, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 61, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 24, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 25, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 6, 52, Stoke Road, Slough,
SL2 5AW,

Slough And Thames Valley Foyer, Room 31, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 33, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 57, 52, Stoke Road,



Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 21, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 13, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 18, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, 52, Stoke Road, Slough, SL2
5AW,

Slough And Thames Valley Foyer, Room 8, 52, Stoke Road, Slough,
SL2 5AW,

Slough And Thames Valley Foyer, Room 17, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 19, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 42, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 53, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 55, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 12, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 56, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 51, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 44, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 20, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 38, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 58, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 36, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 7, 52, Stoke Road, Slough,
SL2 5AW,

Slough And Thames Valley Foyer, Room 14, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 27, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 41, 52, Stoke Road,
Slough, SL2 5AW,

Slough And Thames Valley Foyer, Room 62, 52, Stoke Road,
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Slough, SL2 5AW,

e Slough And Thames Valley Foyer, Room 23, 52, Stoke Road,
Slough, SL2 5AW,

e Slough And Thames Valley Foyer, Room 30, 52, Stoke Road,
Slough, SL2 5AW,

¢ Slough And Thames Valley Foyer, Room 40, 52, Stoke Road,
Slough, SL2 5AW,

e Slough And Thames Valley Foyer, Room 54, 52, Stoke Road,
Slough, SL2 5AW,

e Slough And Thames Valley Foyer, Room 16, 52, Stoke Road,
Slough, SL2 5AW,

e Slough And Thames Valley Foyer, Room 22, 52, Stoke Road,
Slough, SL2 5AW,

e Slough And Thames Valley Foyer, Room 2, 52, Stoke Road, Slough,
SL2 5AW,

¢ Hand Car Wash, 18, Mill Street, Slough, SL2 5DH,

49, Stoke Road, Slough, SL2 5AH

Under all procedures for publicity, one letter has been received which
neither objected nor supported but raised queries as to the timeframe for
demolition.

Consultations

Local Highway Authority:

Car Parking Provision

The proposed parking ratio is cause for significant concern. The 41 allocated
parking spaces gives an allocated parking ratio of 0.35 spaces per dwelling. It
should be noted that the proposed level of parking falls significantly below the
borough’s approved parking standards which would require 171 car parking spaces
however given the highly sustainable location of this site, a parking ratio of 0.45
spaces per dwelling was agreed upon. Whilst this is considerably below Local Plan
requirements | am mindful that the site is close to the edge of the Town Centre,
where we have permitted reduced levels of parking for other developments.

The parking ratio proposed is below the parking ratio of 0.45 spaces per dwelling
agreed at pre-application stage, given 10 parking spaces on the service road will be
unallocated parking spaces, non-exclusive to the development and therefore
cannot count towards the allocation.

A parking ratio of 0.45 allocated parking spaces per dwelling was agreed in line
with the parking ratio for other town centre residential developments such as the
0.47 spaces at 23 — 25 Mill Street (P/05806/007) and 94 — 102 Stoke Road and
taking into account the sustainable location.

The deviation from the agreed ratio is of particular concern given the proposed
number of 2-bedroom and 3-bedroom dwellings within the development.



Although the larger units are welcomed, these generally have a higher parking
demand as they are more likely to be occupied by couples or small families who
require a car and therefore we feel it is important that the 0.45 parking ratio is
maintained as a minimum.

It is acknowledged that the site benefits from an accessible location via walking
and cycling due to it’s location in close proximity to the Town Centre, Slough
Railway Station and Slough Bus Station and that this creates the potential for some
residents to live without a car. However, SBC are also concerned that the
development will potentially result in the overspill of parked vehicles onto the
surrounding highway network which would likely cause an on-street parking
problem for existing residents of the area and therefore a minimum of 0.45
allocated parking spaces for residents is deemed to be the correct balance in
addition to a contribution towards the Council’s car club scheme to provide an
alternative option to residents and discourage them from owning a vehicle when
they don’t necessarily need to.

It is unlikely that on-street parking capacity exists to safely accommodate any
overspill or visitors, on the surrounding road network without disadvantaging
existing residents or posing highway safety issues and therefore in order to protect
the interests of existing residents and the safe operation of the highway network
the developer should make a TRO contribution for the Local Highway Authority to
investigate and amend or implement suitable measures on nearby streets such as
Littledown Road, Queens Road, Grays Road, Belgrave Road, St Paul’s Avenue and
Mill Street.

Parking Layout and Dimensions

A pair of parking spaces are shown directly off the service road close to its junction
with Mill Street. These spaces are of a poor design/layout due to the proximity of
them to Mill Street and it also appears unlikely that they will be able to achieve the
minimum required visibility splays which increases the risk of collision both with
motor vehicles and pedestrians whilst also leading to a poor user experience for
pedestrians, especially those with limited mobility. If the applicant wishes for
these bays to be considered, they must demonstrate adequate visibility splays and
stopping sight distances for these bays.

A further parking bay is shown towards the northern end of the site, again it
appears that this bay will not be able to achieve the required visibility for its safe
operation, partly due the chance that the visibility splays will partly lie within the
neighboring development site over which the applicant has no control. The
applicant must demonstrate visibility splays for this bay if they wish for it to be
considered. If redesigned, this bay may be able to work as a loading/unloading bay
if required.

It should be noted that if these bays cannot achieve the visibility required, we
would not be able to approve them therefore the scheme would be short by a
further 3 parking spaces.

SBC are concerned that the parking spaces displayed on the proposed site plan
(Drawing No.1518 P-02-Rev A) are of insufficient dimensions and that not all
parking spaces will be accessible. This will reduce the number of useable parking



spaces even further.

The applicant is required to provide parking spaces which measure an additional
0.3m in width on each side bounded by a physical feature such as a wall, fence or
hedge. Spaces bounded on one side by a physical feature should measure 2.7m x
4.8m and spaces bounded on two sides by a physical feature should measure 3.0m
x 4.8m. A number of spaces shown on the proposed site layout (Drawing No.1518
P-02-Rev A) are bounded by hedges, walls or planters and are no wider than a
standard parking space.

There appear to be a number of trees sited within narrow landscaped strips
between the parking bays which could also potentially limit access to the spaces.
The strips appear to be no more than 0.5m wide and therefore it is not possible for
any trees or planting to be viable in these locations once the kerbing has been
installed with its concrete haunching especially when considering the fact that any
vertical obstructions must be 450mm from the kerbface..

The applicant is required to complete swept path analysis of each parking space
using the specification for a Large Car contained within DB32 which measures 5.1m
long. Swept path analysis has been provided which is intended to demonstrate the
end parking spaces can be accessed with a medium size car, although this car only
measures 4.312m long and many modern cars are longer than 4.312m and
therefore should be tracked using the DB32 large car. The central aisle has not
been dimensioned however it must be ensured that this measures an absolute
minimum of 6m in width between the parking spaces.

Electric Vehicle Charging

No Electric Vehicle Charging points appear to be detailed within the application
proposal. The applicant is required to provide Electric Vehicle Charging Points in
accordance with the Slough Low Emissions Strategy (2018 — 2025). The Slough Low
Emissions Strategy requires the provision of 1 Charging point per unit where
dwellings have dedicated/allocated parking spaces. For unallocated parking
spaces, 1 charger per 10 spaces is required. These EV charging spaces would need
to be detailed and secured.

Car Clubs

One way of reducing car ownership is to provide a car club or make a contribution
towards one. This has been taken into account within our comments and as per
our discussions at earlier stages, a car club contribution would be expected in
order to accept the 0.45 spaces per dwelling parking provision detailed within this
report.

Cycle Parking
The applicant has proposed cycle parking across 6 cycle stores, 3 internally

accessed via the service road and a further 3 accessed externally from Stoke Road.
We have discussed our concerns on security and crime with the applicant in the
past and have suggested that all stores should be accessed internally for the
purposes of security. The cycle parking to the 3no stores to the rear of the
development consist of individual cycle lockers which we confirm is acceptable.
The cycle stores accessed off Stoke Road utilise semi-vertical bike stands, these are
not easily usable by all, furthermore we do not appear to have detailed,



dimensioned drawings and specifications for the cycle storage therefore require
further information before we can support this proposal.

In previous advice we had asked for a mix of individual cycle lockers and Sheffield
stands with the Sheffield stands being compartmentalized to limit access and
maximize security, the information supplied does not appear to fully follow this
advice therefore we would need more detailed information and drawings. There
are also an additional 8no Sheffield stands proposed on the Stoke Road frontage to
accommodate up to 16no bikes for short stay/visitors. In terms of numbers, | can
confirm that we accept the number of cycle spaces proposed (120+16) as they
exceed our standards.

Refuse Collection

The Transport Assessment includes swept path analysis for a large refuse vehicle
measuring 2.5m x 11.997m. The tracking shows the vehicle entering the site from
the Western arm of Mill Street and exiting via the eastern arm of Mill Street. This is
larger than the refuse vehicle currently used in Slough and is therefore an
acceptable design vehicle; however the applicant is required to track the vehicles
entry and exit from both directions as this may vary during operation, furthermore
it must be demonstrated that the vehicle can turn on site so that it both enters and
exits in forward gear as this will be necessary until such a time when the service
road has been completely constructed by other neighbouring parties. We also
suggest that the applicant provides this vehicle tracking using Slough’s refuse truck
as this will require a smaller space to manoeuvre.

Deliveries / Servicing

The applicant is required to consider whether a dedicated unloading bay for
delivery vans can be provided on site. The trip generation exercise forecasts a net
increase of 50 two-way servicing trips over daily 12-hour period, which is 25 one-
way trips over 12 hours and the equivalent of two vehicles arriving and departing
during each hour. However, no dedicated provision is made for delivery vehicles
and the number of expected delivery vehicles may interfere with safe operation of
the access road therefore the applicant should demonstrate how they intend on
servicing the site. As per our comments on the refuse vehicle, until such a time
when the service road is completed, all service vehicles will be required to enter
and leave the site in forward gear. Reversing on/off Mill Street is not deemed
acceptable and therefore the applicant must provide swept paths to demonstrate
this can be achieved using suitable service vehicles. A delivery and servicing
management plan would need to be secured via condition.

Bin Stores
The location of the bin stores to the rear of the proposed development was
accepted at pre-application stage.

The applicant has shown 19no bins within the 3 bins stores. The applicant is
required to clarify the size of the bins shown on the proposed Site Plan and how
many bins will be provided for waste and how many will be provided for recycling
as in accordance with SBC’s refuse standards. In accordance with Slough’s
standards 11,446l of residual waste (@97L per dwelling) and 6,254L of recycling
(@55L per dwelling) must be accommodated within 17no 1100L Eurobins (11-
residual waste, 6 recycling) in order to meet the waste and recycling requirements



of the proposed development. It is unclear the size of bins provided for however
we assume the bins shown are 1100L Eurobins in which case this is acceptable.

The applicant is required to amend the proposed site layout to show dropped
kerbs in front of the bin stores to ensure that waste collection operatives can
safely manoeuvre the large eurobins in/out of the bin stores.

Although the bin store doors open outwards which isn’t normally acceptable close
to the highway, | confirm that the bin stores are sufficiently set back from the
proposed adoptable highway for this to not

be an issue. The bin stores are accessed internally by residents and externally for
the purposes of collection and therefore we confirm this is acceptable. Means of
securing the doors and access for the

refuse collectors will need to be agreed prior to occupation in order to prevent any
misuse or antisocial behaviour within the bin stores.

Pedestrian Access

The layout of the current service road and development does not lend itself well to
ensuring safe pedestrian movements along the service road. The applicant has not
detailed any measures along the service road however changes to the footway
layout would be required as part of the proposal and to allow the service road to
be adopted.

Service Road

The applicant is required to enter into a s38 agreement with the Local Highway
Authority for the adoption of the service road to the rear of the development. The
applicant has confirmed that they will be doing so however this must be secured
via the s106 agreement.

In order to adopt the road, the road will need to be constructed to an adoptable
standard, this will include (but is not limited to), redesign and reconstruction of the
footway to provide a safe provision for pedestrians, installation of new kerbing
where required, installation of tactile paving at crossing points, installation of
dropped crossings for bin collections, streetlighting installed to the Council’s
current adoptable standards, alteration of radii on junctions with parking areas,
removal of the build-outs from the service road parking bays to ensure each bay is
a minimum of 6m long, installation/refreshing of road markings within adoptable
areas, trial holes and any other tests deemed necessary to ascertain the condition
of the service road to agree the extent of reconstruction works required to bring it
up to an adoptable standard (resurfacing will most likely be required as a
minimum). We would suggest that the works required are agreed within the s38
detailed design drawings and secured via a s106 agreement.

Highway Widening — Stoke Road

A small part of the development sits within the road widening line on Stoke Road.
The applicant is aware of this and has confirmed that the proposal has been
adjusted to ensure it sits outside of this line and that the land within the
developer’s control and within the widening line will be dedicated as public
highway, to the Local Highway Authority at no cost the Council. The works
required will involve constructing any areas within the widening line as adoptable




footway construction. This must be secured by condition.

The development should not commence unless the road widening line has been
set out and approved by Slough Borough Council. Please ensure this requirement is
secured by the s106 agreement or condition.

Travel Plan Statement

There are no additional measures to encourage sustainable travel proposed within
the Travel Plan Statement which are not already proposed within the Transport
Assessment. No travel mode targets have been set out and there is no monitoring
strategy to monitor travel patterns amongst residents.

The applicant is required to amend the Travel Plan Statement to a Full Travel Plan.

The applicant is required to include travel mode targets, a monitoring strategy and
to consider inclusion of additional measures such as:

A Welcome Pack for each dwelling containing travel information leaflets;
Vouchers for local cycle stores; Dr Bike sessions to support bike maintenance for
residents; and/or Trial/introductory vouchers for bus travel.

Whilst SBC agree a low parking ratio is appropriate at this location, the
development must be supported by sustainable travel measures and a monitoring
strategy to support low levels of car use.

The SBC Developer’s Guide Transport and Highway Guidance — Part 3 requires the
provision of a Travel Plan for developments greater than 80 Units. A Travel Plan
Statement is only considered appropriate for developments of 50 — 80 Units
therefore a travel plan must be submitted as a part of this application and a travel
plan monitoring fee need to be secured.

Summary

Mindful of the above, there are a number of points which the applicant must
address before we could support the application therefore | am satisfied that this
proposal will have a detrimental affect on the operation of the local highway
network and as such | would recommend refusal of this application based on the
reasons detailed in this report.

Following the submission of additional highways information by the applicant the
following additional comments were made:

Introduction

Comments were previously provided on Transport and Highways on
07/07/2020. A Technical Note dated 6™ August 2020 has been provided in
response to these comments by RPS, who are the Transport Consultant for
the application. This document provides further comments from SBC on
Highways and Transport Matters, with comments only provided on
outstanding matters.



SBC Highways and Transport Comments

Parking Allocation and Ratio

SBC Comment (07/07/20) raised concern about the proposed parking ratio
of 0.35 spaces falling below the agreed ratio of 0.45 spaces per dwelling
and that the development would lead to the overspill of parked vehicles onto
the surrounding roads from both residents and visitors. RPS Response
(06/08/20) states that the provision of 51 parking spaces with 41 allocated
and 10 on the service road was agreed and refers to a pre-application
response dated 05.08.2019 at a meeting on 10" June 2019, although it was
recognized that this did not equal a parking ratio of 0.45 spaces per
dwelling.

SBC Comment (15/09/20): SBC Highways and Transport do not accept that
the provision of 0.35 spaces per dwelling in the form of 41 allocated spaces
and 10 permit controlled spaces on the service road was agreed at the
meeting dated 10™ June 2019. It is not possible to create a permit system
on the service road which ensures the spaces would be available to
residents of the proposed development for ‘exclusive use by future
residents’ as stated in Paragraph 1.6 of RPS response. Permits are granted
on a first come first serve basis. In addition the RPS response does not
detail if the surrounding roads have capacity to accommodate visitor parking

SBC Highways and Transport cannot accept the proposed parking provision
on the basis it will cause parking overspill onto the surrounding streets.

Parking Layout and Dimensions

RPS Response (06/08/20) states that 18m visibility can be achieved from
the two spaces adjacent to the junction with Mill Street which is suitable for
vehicles travelling at 15.33mph and that this will be suitable for vehicles
turning left of Mill Street. From the space at the northern end of the service
road, 2x23m of visibility can be provided which is suitable for vehicle speeds
of 20mph. RPS states that they have widened the end spaces by 0.3m and
the tracking drawing (Drawing No. JNY9970-02-Rev-C) has been updated to
show an amended layout and a large car measuring 4.988m in length. The
drawing states that the end spaces have been increased to 3m in width.

SBC Response (15/09/20): SBC Highways and Transport cannot accept
the vehicle tracking shown in Viewports 1, 2, 3 and 4 on Drawing No.
JNY9970-02-Rev C. Viewports 1 and 3 show a large car cannot ingress the
spaces without conflicting with the wall and or crossing the adjacent space.
The car in the adjacent space has been shown on the edge of the space to
allow the large car to ingress the end space. All plots show a significant
amount of dry steering.

Electric Vehicle Charging

SBC welcome the commitment to providing EVCP charging on-site and are
content for EVCP charging to be secured by condition. The Electric Vehicle
charging points should be provided in accordance with the requirements set
out by the Environmental Team



Car Clubs
SBC welcome the commitment to make a contribution towards a car club
which would be secured by condition as part of the s106 agreement. The

contribution should be made in accordance with the requirements set out by
the Environmental Team.

Cycle Parking

SBC are satisfied that the details and arrangement of the cycle parking can
be secured by condition as part of the s106 agreement.

Refuse Collection

SBC welcome the submission of vehicle tracking which also displays the
egress of the refuse vehicle from the site. Highways and Transport are
content that a refuse vehicle can safely ingress and egress the site in a
forward gear.

Deliveries / Servicing

RPS Response (06/08/20): In response to concerns raised over provision
for deliveries and servicing, RPS have outlined the existing approach is for
delivery vehicles to reverse into the car park, where residents could collect
their delivery from the rear doors of the development. The delivery vehicle
would then exit onto Mill Street and has highlighted that the provision of a
delivery bay would result in the loss of parking spaces.

SBC Comment (15/09/20): The proposed servicing strategy is considered
acceptable by SBC Highways and Transport.

Bin Stores

Response (06/08/2020): RPS have stated that the details of the size,
quantity and kerbs for bin stores can be secured by condition and have

confirmed that 1100L Eurobins will be provided.

SBC Comment (15/09/20): SBC are satisfied that further details of the bin
store provision can be secured by condition.

Pedestrian Access

Response (06/08/20): RPS acknowledges that the service road will need to
be adopted as part of a S38 agreement and that the proposal for the S38
agreement will include an pedestrian footway improvements (if required).
SBC Comment (15/09/20): SBC welcome the commitment for the service
road to be adopted as part of the Section 38 agreement.

Service Road

Response (06/08/20): RPS acknowledges that the service road will need to



be adopted and the process for adopting the service road will form part of a
S38 agreement.

SBC Comment (15/09/20): SBC welcome the commitment to adopt the
service road.

Highway Widening — Stoke Road

RPS Response (06/08/20): RPS acknowledge and the applicant accepts
that any land within the widening line will be dedicated as public highway, to
the Local Highway Authority at no cost to the council. The adoptable public
highway will be secured as a condition as part of the S106 agreement. The
road widening line will be set out and agreed with SBC prior to the
development commencement.

SBC Comment (15/09/20): SBC welcome the commitment to offer any part
of the highway being widened for adoption.

Travel Plan Statement / Travel Plan

RPS Response (06/08/20):

Para 1.13 of the response states that the applicant has provided an updated
Travel Plan, addressed in RPS Response 12 which will also be conditioned
with a full Travel Plan, proposed measures and monitoring, included in the
S106 agreement. Para 1.14 requests that SBC outline what the quantity of a
TRO contribution is that they deem to be acceptable and appropriate. A full
Travel Plan has been provided as Appendix F, instead of the Travel Plan
Statement previously submitted.

SBC Comment (15/09/20): SBC can confirm 100% of the TRO Contribution
should be paid by the applicant as part of the s106 agreement.

SBC welcome the submission of a full Travel Plan rather than a Travel Plan
Statement. The overall objectives are accepted. SBC welcome the modal
split targets for 45% and 40% car travel within years 3 and 5 of the
development’s occupation.

SBC welcome the commitment to appoint a Travel Plan Coordinator,
provide a Travel Information Pack and completion TRICS compliant surveys
at years 3 and five of the development’s occupation. The results will be
submitted to SBC for

Summary and Conclusions

Mindful of the above comments on parking ratio and layout, | am satisfied
that this proposal will have a detrimental affect on the operation of the local
highway network. | would therefore recommend refusal of this application for
the reason(s) given.

Reason(s) for Refusal

Car Parking
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The development fails to provide car parking in accordance with adopted
Slough Borough Council standards and if permitted is likely to lead to
additional on street car parking or to the obstruction of the access to the
detriment of highway safety and convenience. The development is contrary
to Slough Borough Council Local Plan Policy T2.

Poor Layout

The layout as submitted is unacceptable and as such would result in an
unsatisfactory form of development. The development is contrary to Slough
Borough Council’s Core Strategy 2006-2026 Core Policy 7.

Crime Prevention Design Advisor, Local Policing:
No comments received. Any comments received will be reported into the
Amendment Sheet.

Thames Water:
In summary

No objections raised in respect of the impact on the waste water
infrastructure in respect of both foul water sewerage and surface water
capacity.

The existing water network is not capable of accommodating this
development and therefore a condition is recommended to address this.

The development tis located within 5 metres of a strategic water main and a
number of conditions and Informatives are proposed aimed at safeguarding

the water infrastructure.

SBC Building Control

No comments to make

Sustainable Design and Construction:

Energy Statement for Planning For Beacon House, 50 Stoke Road, Slough
Oct 19 MLM

The supporting information indicates it is practical to achieve the
Council’s policy re minimising carbon emissions through energy
efficiency measures plus some low or zero carbon heating on site.
However the review of low carbon technologies etc. does not cover
photovoltaics. The applicant should revise the statement to include
this in the review. A condition should be applied to secure either
submission of a policy compliant carbon emission minimisation
scheme prior to start of construction. Or build in accordance with the
submitted scheme (subject to revision requested) if the applicant is
prepared to commit to the statement at this stage. Plus
implementation prior to first occupation.
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Sustainability Statement Nov 19 MLM

Re 5.5 related to noise attenuation and ventilation please seek
proposals for ensuring will not overheat as a result of residents
keeping windows closed to achieve satisfactory interior noise levels
on hot/sunny days. Noise attenuation calculations assume windows
are closed. Ventilation standards in current Building Regs. rely on
trickle vents and opening windows. They do not factor solar gain nor
security considerations. Trickle vents are rarely adequate on
not/sunny days. MVHR systems need to be designed to ventilate
rooms that overheat on hot/sunny days and where for noise
attenuation or security reasons opening window is not practical.

Lead Local Flood Authority

The submitted information is acceptable and we have no further comments.

Air Quality Officer

In line with the Slough Low Emission Strategy, the scheme is considered to
have a MAJOR impact on air quality. As such, a detailed air quality
assessment has been submitted which assesses potential exposure to
future residents. The assessment must include the integration of Type 1, 2
and 3 Mitigation measures, in line with details contained in the LES
Planning Guidance.

As demonstrated in the modelling results, the development is unlikely to
introduce receptors to an area of poor air quality exposure, as NO2
concentrations are predicted to be in the region of 31ug/m3.

The site is located circa 200 metres from an Air Quality Management Area
(AQMA 4). The site includes 41 parking spaces (reduction of 2 from last
proposal) and it is likely that trip rates will impact the AQMA, as residents
of the development will travel through AQMA 4 to reach Slough town
centre. This is supported by the transport assessment which indicates that
the net change in multi-modal trips shows an increase of 283 two-way
person trips over the daily period.

The construction phase has been assessed in terms of dust and soiling
impact to the receptors surrounding the site and the vehicle haul routes.
The impact of vehicle emissions and plant during the construction phase,
on levels of NO, and PM2.5 and PM10 has not been considered despite it
being requested in previous comments. The impact of emissions arising
from heating systems, once the scheme is operational, on levels of NO,
and PM2.5 and PM10 has also not been considered.

For these reasons, it is recommended that the following mitigation is
implemented, to ensure impact to the AQMA is reduced as much as
possible. It is noted that during previous discussions, the applicant has
already committed to providing a financial contribution to the operation of a
car club in Slough.

Mitigation Requirements

1) Electric vehicle re-charging infrastructure should be provided in line with
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table 7 of the LES Technical Report. As there are no dedicated spaces
for the residential dwellings (41 spaces), the LES requires that a
minimum of 10% of the parking spaces should have access to electric
vehicle recharging facilities, therefore installation of four Type 2 Mode 2
EV charging points in the proposed development is required.

2) Installation of 2 dedicated Car Club Bays within the site as part of the 41
bay car park with a Type 2 Mode 3 EV charger to service the bay.

3) £59,000 (contribution of £500 per dwelling) towards the operation of a
Slough dedicated car club that is to operate 2 cars on the site within the
dedicated accessible car club bays, one of which will be an EV.

4) The car club will be accessible to all future occupiers of the development
and all existing and future members of the Slough Car Club Network.

5) Details of the energy demand systems (heating and hot water) to be
used on site, which must meet a minimum of 10% renewable
energy requirement. This is a core planning policy requirement.

6) The heating systems must meet low emissions standards as outlined
within Table 7 of the Low Emission Strategy.

7) A Construction Environmental Management Plan (CEMP) will need to be
developed for the scheme and will need to be submitted to the Local
Planning Authority for approval in writing, prior to commencement of
works. The CEMP should include details regarding air quality, dust,
odour, fumes, land contamination, noise and vibration impacts, and
suitable mitigation Details shall be submitted to the Local Planning
Authority and approved in writing before commencement.

8) Non-road mobile machinery (NRMM) standards will be applied to site
construction equipment as outlined within Table 10 of the Low Emission
Strategy Technical Report.

Environmental Noise

The noise assessment was conducted between 29th and 31st July 2019 to
determine baseline noise at the development site. The dominant noise
sources included road traffic on Stoke Road and Mill Street, and aviation
noise.

The monitoring results suggest that road traffic noise can be adequately
mitigated with a glazing and ventilation strategy, such as the following:

e 6/16/6.4mm thermal double glazing with Rw 31dB
e Passivent AL-dB 450 in-frame trickle ventilator with Dnew 40dB

However, this assessment was conducted with windows closed, when
guidance suggests that internal noise limits should be met with windows
open. It is expected that an additional noise assessment is conducted and
submitted to the Local Planning Authority for approval once at the detailed
design stage, to ensure that internal noise levels in line with BS8233 can be
met.
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At that stage, the suitability of trickle ventilation can also be assessed. If it
occurs that a future occupant would rely on open windows for ventilation
which would impact internal noise levels, mechanical ventilation may be
more suitable. This must be addressed in the new assessment.

Due to the nature of the urban environment in which this development is
situated, it is not expected that external amenity limits of 55dB can be met.
The balconies can be used at the occupant’s discretion.

It is noted that some of the bedrooms are orientated to face onto Stoke
Road and Mill Street. It is recommended that internal room layout is
redesigned to ensure that bedrooms are furthest from the roads.

In regards to the external plant noise (air source heat pumps), it has been
suggested that the plant is enclosed with acoustic screening and the
operation of the pumps are restricted. This would bring down the noise level
by 4-5dB to 37dB and 44dB on the 6" and 7t floors, respectively. However,
this is still 4dB above background, therefore additional mitigation is required
to reduce the impact further.

Full details of the glazing and ventilation strategy, and more robust
mitigation for external plant noise must be submitted in the form of a new
noise assessment to the Local Planning Authority prior to commencement.
This is to ensure future residents are not subjected to unacceptable noise
levels once the development is inhabited, in accordance with Core Policy 8
of The Slough Local Development Framework, Core Strategy 2006 — 2026,
Development Plan Document, December 2008.

PART B: PLANNING APPRAISAL

Policy Background

National Planning Policy Framework and National Planning Policy

Guidance:

Section 2: Achieving sustainable development

Section 5: Delivering a sufficient supply of homes

Section 8: Promoting healthy 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

The Slough Local Development Framework, Core Strateqgy 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 7 - Transport

Core Policy 8 — Sustainability and the Environment
Core Policy 9 — Natural, built and historic environment



Core Policy 10 — Infrastructure
Core Policy 11 - Social cohesiveness
Core Policy 12 — Community Safety

The Adopted Local Plan for Slough 2004 (Saved Polices)
EN1 — Standard of Design

EN 2 - Extensions

EN3 — Landscaping Requirements

ENS5 — Design and Crime Prevention

H11 — Change of Use to Residential

H14 — Amenity Space

T2 — Parking Restraint

T8 — Cycle Network and Facilities

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

Draft Centre of Slough Regeneration Framework

This document was presented to Members at the Planning Committee
meeting of 9 September and was subsequently determined to be adopted
as an evidence document for the forthcoming Slough Local Plan.

The application site forms part of an identified regeneration site known as
Mill Street sites which is identified as an opportunity to create a new
residential neighbourhood.

While this is an evidence document intended to inform the production of the
new Slough Local Plan, The fact that it has been resolved to be adopted by
the Council means that it is a material planning consideration and
appropriate weight can be given to its content.

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 National Planning Policy Framework
(NPPF) was published on 19th June 2019.

The National Planning Policy Framework 2019 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.

Following the application of the updated Housing Delivery Test set out in
the National Planning Policy Framework 2019, the Local Planning Authority
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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 ‘ilted 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.

The planning considerations for this proposal are:

e Principle of development

e Housing mix

¢ Impact on the character and appearance of the area and heritage assets
¢ Impact on amenity of neighbouring occupiers

¢ Living conditions for future occupiers of the development
e Crime prevention

e Highways and parking

e Flooding & Drainage

o Trees & Landscaping

¢ Land contamination

e Air Quality

¢ S.106 Contributions

Principle of development

The current proposals result in the loss of non residential floorspace in the
form of office space and the space formerly used as a homeless shelter and
the redevelopment of the site to provide 118 residential units.

The National Planning Policy Framework 2019 encourages the effective and
efficient use of land. These proposals involve the enlargement of the
premises and the formation of additional residential accommodation. As
such, the proposals comply with the overall thrust of the NPPF.

The loss of the non-residential floorspace in this case does not raise any
policy issues, as the site lies within an existing allocated area referred to as
the ‘Stoke Road and Mill Street Selected Key Location for Comprehensive
Regeneration’. This area is identified as being suitable for residential
development and is further supported within the Council’s emerging Local
Plan which directs growth to this area.

The site lies immediately north of the designated Town Centre Boundary
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although it is located within an area that is proposed as an extension to the
town centre boundary as included within the Council’s Emerging Preferred
Spatial Strategy for the Town which highlights its sustainable location. The
site also forms part of an identified regeneration opportunity in the Centre of
Slough Regeneration Framework.

Core Policies 1 and 4 seek high-density, non-family type housing to be
located in the Town Centre. In the urban areas outside of the town centre,
new residential development is expected to be predominantly family
housing. At the time of considering this application, the site lies outside of
the Town Centre but is regarded as being in a sustainable location. While
the policy interpretation suggests that there is a presumption in favour of
family housing, it is noted that the sites immediately north and south of the
site were consented to be redeveloped to provide flats. Further north (and
further from the town centre) there is a recently completed flatted
development at 73 Stoke Road.

Whilst the site is located outside of the Town Centre, it is considered that
flatted accommodation is more appropriate in this case, as it reflects the
existing flatted developments in the area.

Both the National Planning Policy Framework and the Local Development
Plan seek a wide choice of high-quality homes which should be considered
in the context of the presumption in favour of sustainable development. The
site is considered to be located in a sustainable location as it benefits from
access to public transport, education, retail, leisure, employment and
community facilities.

Paragraph 8 of the NPPF sets out that achieving sustainable development
means that the planning system has three over arching objectives, which
are interdependent and need to be pursued in mutually supportive ways.
These are an economic objective, a social objective and an environmental
objective.

Paragraph 9 of the NPPF stresses that sustainable solutions should take
local circumstances into account, to reflect the character, needs and
opportunities of each area.

In Core Policy 1 the Council seeks a scale and density of development that
will be related to a site’s current or proposed accessibility, character and
surroundings.

In Core Policy 8 the Council seeks all development to be sustainable, of
high-quality design that respects its location and surroundings, in that it
should respect the amenities of adjoining occupiers and reflect the street
scene and local distinctiveness of the area.

Accordingly, in Core Policy 9 the Council states development will not be
permitted where it does not respect the character and distinctiveness of
existing townscapes. The impact of the current proposals is considered in
section 10.0 below.

Having regard to the National Planning Policy Framework 2019 and the
Local Development Plan, there are no objections to the principle of further
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residential development on this site.

Mix of housing

The National Planning Policy Framework 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 C and
Core Policy 4.

The proposal would provide a mix of 1, 2 and 3 bed flats, with the greater
concentration forming 2-bed units. For a central location such as this the
housing mix proposed is considered to be acceptable and reflects those of
neighbouring developments.

Of the housing proposed 34% of the units are proposed as affordable
housing which amounts to 40 units, The tenure mix is proposed to be within
the Council’s requirements. The provision of affordable housing in this
location is considered to be a benefit that should be afforded significant
weight.

On the basis of the information above the housing mix and the delivery of

affordable housing on site are considered to be acceptable and can be
supported.

Impact on the character and appearance of the area

The National Planning Policy Framework 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, EN2 and H13.

This is carried forward in Core Policy 9 of the Core Strategy, (2006 — 2026)
Development Plan Document December 2008, which states that
development will not be permitted unless it:

e Enhances and protects the historic environment
o Respects the character and distinctiveness of existing buildings,
townscapes and landscapes and their local designations

The proposed redevelopment of the site will increase the scale, bulk and
massing of built form on the site. The site is in a prominent location and has
public realm views from all directions. The new building is proposed with a
principal fagade that faces west, fronting Stoke Road. Off the principal
element are three wings which creates an ‘E’ shaped footprint for the
building.
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The principal fagade sits closer to the footway on Stoke Road than the
existing building and is more consistent in establishing a building line
compared to the existing which is broken up by the entrance lobby. The
proposed building is more imposing on the street and marks a significant
increase in bulk from this public realm location. It is however, a form that is
more in keeping with the character of buildings on the east side of Stoke
Road and as a result it is considered that it would sit comfortably in the
streetscene and be reflective of the character of the area.

In terms of the scale of the proposal the building is designed to rise in height
as it runs from the north to the south of the site with the three projecting
wings reflecting the scale of the principal element where it meets. At its
lowest point the building sits at a height of 5 storeys and rises in a stepped
manner to a maximum 8 storeys at the corner of Stoke Road and Mill Street.
This scale is proposed as an amendment to the originally submitted scheme
which proposed a larger extent of 8 storeys centrally on the building.
Concerns were raised with the applicant over the scale of the development
as neighbouring developments in the area do not exceed 7 storeys and a
further storey would not be in keeping with the area. The 8™ storey on the
scheme for consideration is focused on the corner to make a feature of this
prominent street scene location following discussions with the case officer.

The scale of the building is considered to be acceptable. The stepped
nature of the building means that it is a comparable height to neighbouring
sites. At the northern extent the scale is the same as the height of the
consented redevelopment scheme at the Lady Haig Club. At the southern
point the height reflects that of the adjacent Vanburgh Court with the 8t
storey exceeding the neighbouring height at the corner. It is considered that
the scale of the scheme is such that it would sit comfortably in the
streetscene as part of the numerous redevelopment projects in this area.
The stepped nature links the sites north and south of the application site
helping to establish a holistic streetscene on Stoke Road. The 8" storey is
considered to be acceptable in this instance as it occupies a small
proportion of the footprint and can be constructed to sit as a lightweight
element of the building that is a secondary element. A condition requiring
materials details to be approved is included to ensure that this would be the
case.

In respect of detailed design the proposed development incorporates a
modern design. The positioning and design of window openings create a
vertical and horizontal rhythm to the Stoke Road elevation which is
considered to be good design. The massing of the fagade is broken up by
including step backs in 3 parts which create 4 sections of elevation that still
read as a single building. The balconies on the Stoke Road elevation project
from the building and are not integrated as shown in other parts of the
building. It is considered that the balconies could be revised to improve the
front elevation. Screens were added to improve privacy between balconies
but otherwise they remain as submitted. The balcony arrangement on the
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Stoke Road fagade is unfortunate as they do not read as an integrated part
of the scheme. While it is considered that they could be amended to
improve the design, it is also noted that the form and arrangement as
proposed does not cause significantly adverse harm

The design of the building is such that it is successful in creating an active
elevation that addresses the corner of Stoke Road and Mill Street before
continuing onto the latter. The elevation to Mill Street is also prominent and
considered to be off high quality. The rhythm of opening is retained but the
balconies revert to integrated spaces. The rear of the building is prominent
from the east, particularly from Mill Street and the access road within the
site itself. Amended plans were received as part of the application process
to improve the design at ground floor level. The overall design of the
building is one that acknowledges that there are 3 prominent elevations and
recognises the importance of activity and high quality to these areas.

The indicative materials palette shown in the application documents shows
that the building will be principally constructed in brick which is considered
to be in keeping with the character of the area. The introduction of a darker
coloured brick type will aid the integration of the proposed into its
surrounding and sit as a more sympathetic facing material than the bold
yellow and orange bricks on the existing building.

The proposed development also includes the introduction of soft
landscaping at the boundaries of the site to compliment the built form which
is considered to be acceptable.

Based on the above, the proposals would have an acceptable impact on the
character and visual amenity of the area. The design is considered to be of
high quality and will enhance the streetscene.. The proposal therefore
complies with Core Policy 9 of the Core Strategy and the requirement of the
National Planning Policy Framework, as such the scheme is considered to
therefore comply with Policies EN1, EN2 and H13 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, and the requirements of the National Planning Policy Framework
2019.

Impact on amenity of neighbouring occupiers

The National Planning Policy Framework 2019 encourages new
developments to be of a high-quality design that should provide a high
quality of amenity for all existing and future occupiers of land and buildings.
This is reflected in Core Policy 8 of the Core Strategy and Local Plan
Policies EN1 and EN2.

The proposals, as more fully described above, result in an entirely new
building on the plot with multiple outlooks. In terms of neighbouring uses
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there is an approved development to the north which is yet to be
implemented and a recently completed development to the south.

In respect of the redevelopment of the Lady Haig club to the north, it is
noted that the proposed development does not show any windows serving
habitable rooms looking into this site. There are open areas that serve the
walkways to units but these areas are not going to give rise to dwelling time
for residents and do not form part of the accommodation of the building.
Additionally the application was accompanied with a daylight/sunlight
assessment that considered the impacts of the approved scheme at the
Lady Haig Club site. The assessment showed that there would not be
significant and demonstrable harm caused to future occupiers through a
loss of light of overshadowing.

To the south there is a separation distance of approximately 17 metres
between the windows of the application proposal and those at the recently
completed Vanburgh Court which is considered to be an acceptable
separation distance between the two given the urban location.

There are no residential properties to the east or west of the site and other
units in the area are sited a suitable distance from the application site that
ensures there would be no adverse impact on planning terms.

It is considered that there would be no adverse harm for neighbouring
properties and the proposal is considered to be consistent with Core Policy
8 of the Local Development Framework Core Strategy and Policy EN1 of the
Adopted Local Plan, and the requirements of the National Planning Policy
Framework 2019.

Living conditions for future occupiers of the development

The National Planning Policy Framework 2019 encourages new
developments to be of a high-quality design that should provide a high
quality of amenity for all existing and future occupiers of land and buildings.
This is reflected in Core Policy 8 of the Core Strategy and Local Plan Polies
EN1 and EN2.

All of the units would meet the Council’s internal space standards, as set out
in the Technical Housing Standards 2015.

In terms of the levels of daylight, aspect, and outlook, it is noted that the
majority of residential units are proposed with dual aspects that would
enhance the light levels received to units and give suitable outlooks as well.

Independent accesses are provided at street level from different entrance
points which spread people movement throughout the site. Staircases and
lifts would then enable future residents to reach each floor giving
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appropriate levels of accessibility.

There is no shared amenity space proposed but each unit has access to
private space in the form of balconies which are either projecting or
integrated. The plans were amended to ensure privacy screens were in
included to achieve privacy for all occupiers. At ground floor level the units
have terraces rather than balconies.

Based on the above the living conditions and amenity space for future
occupiers is considered to be in accordance with the requirements of the
NPPF, Core policy 4 of Council’'s Core Strategy, and Policy H11of the
Adopted Local Plan.

Crime Prevention

Policy ENS of the adopted Local Plan states all development schemes
should be designed so as to reduce the potential for criminal activity and
anti-social behaviour.

There would be a single access from the frontage on Upton Park and a
separate secure access point at the rear giving direct access to the cycle
storage facilities and then to the circulation core of the building. Each
access would have a good level of natural surveillance within the public
realm.

Cycle storage would comprise dedicated rooms on the ground floor and
some spaces are provided in secure lockers. Subject to a condition below,
the facilities would be private and the external access doors would be
secure, so no objections are raised in respect of the prevention of crime.

Highways and Parking

The National Planning Policy Framework states that planning should seek to
promote development that 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
and 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’.

The initial submission drew a number of comments from Highways relating
to parking and access as set out in para 6.1 of this report. Principal
concerns relate to the proposed parking ratio and the ability of vehicles to
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access spaces that are shown on the submitted plans.

Additional information has been submitted to address the comments
including a transport note and full travel plan. Following consideration by
Highways Officers the concerns regarding the parking ratio are maintained.
The applicant has sought to justify their proposal on the basis of the parking
provision proposed and therefore the merits of the highway impacts have to
be considered on the basis of the scheme as submitted.

Parking Provision.

The application proposes 41 parking spaces on site and an additional 10
next to the proposed adopted road. The applicant regards the parking
provision at 51 in total. The Highways Officer disagrees with this, observing
that the 10 on street spaces cannot be allocated to the development as they
will be within the public highway. The applicant further states that the 10 on
street spaces can be subject to residential parking permits, therefore making
them available for the development. The Highways Officer notes that a
permit scheme cannot be used to allocate spaces to a specific development
and therefore the spaces would not be guaranteed for this scheme.

It is considered that the 10 on street parking spaces cannot be counted as
part of the allocated parking for the scheme. Their provision is considered to
be a benefit but for the purposes of parking provision they should be
disregarded as it is not possible to ring-fence public highway parking spaces
to a single development under a permit scheme.

Therefore the parking provision for this scheme sits at 41 which gives a
parking ratio of 0.35 spaces per dwelling. The Highways Officer is seeking
0.45 spaces per dwelling although it is observed from previous pre-
application advice that the Council would seek a ratio of 0.4. The required
parking provision at a ratio of 0.45 is 53 spaces, meaning this scheme has a
shortfall of 12 on site parking spaces. The requirement at a ratio of 0.4 (as
stated in the Council’s pre-app advice gives a requirement of 47 spaces,
making a shortfall of 6 spaces. Consideration therefore falls as to whether or
not the shortfall or parking spaces results in significant adverse harm that
would warrant a justified reason to refuse planning permission.

As stated in para 8.3 the site currently sits adjacent to the northern extent of
the Town Centre but is proposed to be included as part of an extension to
the Centre. The Highways Officer has acknowledged, in the initial
comments, that the site is in a highly sustainable location and it is
considered that this therefore makes the principle of providing lesser car
parking acceptable in principle. This approach is not contested by the
Highways Officer and the matter is therefore the extent of shortfall is
considered acceptable.

The application site lies less than 500 metres from both the rail and bus
station which lie to the south. Its closeness to the town centre means that
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the site has a close relationship to a host of services and employment
opportunities which emphasises the highly sustainable location.
Furthermore there are bus stops close to the site with a northern running
stop located adjacent the site on Stoke Road and a southern route stop
located approximately 70 metres to the south.

It is acknowledged that the applicant has failed to provide the required
number of on site parking spaces and the argument to include on-street
parking spaces as part of the allocation is weak and should be given no
weight. The lack of parking should be considered to be an adverse impact of
the scheme. However, given the highly sustainable location of the site it is
considered that the shortfall of a maximum of 12 parking spaces is not going
to result in a highways impact that would be significantly adverse to the
extent that it would warrant a sustainable reason to refuse in planning terms.
Furthermore, the scheme has to be considered in the planning balance and
the adverse impact have to be weighed against the perceived benefits. This
is addressed in greater detail at para 20.0 of this report but, as will be
demonstrated, this application provides significant benefits, including the
provision of affordable housing, car club spaces and infrastructure
contributions.

Additionally, it is noted that, at the committee meeting of 9 September 2002,
Members acknowledged the content of two of the key components for the
Council’'s Spatial Planning Strategy relating to the future of development in
the centre of Slough and the cross border expansion as forming the basis
for the preferred Spatial Strategy for the forthcoming Slough Local Plan.
Additionally, Members also noted the content of the third draft of the Centre
of Slough Regeneration Framework. The draft Framework continues to
include the site and surrounding area as a regeneration opportunity and the
Spatial Strategy continues to propose the site as part of a town centre
expansion. The report to Members at the previous committee advised that
sites within the town centre would be developed with a parking ratio of 0.2
spaces per dwelling to emphasise movements other than the private car.
Therefore it is likely that this application site would form part of the town
centre and be subject to an even lower parking ratio than is proposed here.
The reports from the previous committee can be given some weight as
material considerations on this case; it is considered that some weight
should be applied given that the references are to emerging policies and
strategies.

Addressing other highways matters it is noted that there are no objections in
respect of the provision of electric vehicle charging points, arrangements for
refuse collection, arrangements for deliveries and servicing and bin store
proposals and conditions can address outstanding matters and secure
implementation. Concerns are raised over the layout of the parking and the
ability of vehicles to access all the spaces. It is considered that this matter
can be dealt with by condition if not resolved by the time the meeting takes
place.
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It is noted that the applicant is committed to a contribution towards the car
club which is considered to be a benefit of the scheme. The Environmental
Quality team has recognised this site as an opportunity to provide car club
spaces as well as the contribution and have advised that 2 spaces should
be provided. It is considered that 2 spaces can be provide as part of the 10
on street parking bays proposed which would enable the requirement to be
met without compromising on site allocated parking spaces. The provision of
car club spaces and the contribution to their implementation is regarded as
a benefit to this application.

It is acknowledged that the access road will need to be adopted under a S38
agreement and that a pedestrian footway will need to be included. The
applicant has agreed to this and the need to enter into a S38 agreement for
this part of the development can be secured as part of the S106 agreement.
It is noted that the provision of this access road aligns with the indicative e
masterplan for this Mill Road development opportunity as set out in the draft
Centre of Slough Regeneration Framework.

The applicant acknowledges that part of the site sits within the road
widening line on Stoke Road and the plans show that no built form is within
this small section. The applicant acknowledges that the affected area will be
dedicated as public highway and that this can be secured through obligation
in the S106 agreement.

As part of the additional information the applicant submitted a full travel plan
for the site which is considered to be acceptable. The applicants will be
required to pay a monitoring fee contribution in accordance with the
provisions of the Developers Guide and this can be secured through S106
agreement.

In highways terms it is acknowledged that there is an objection to the lack of
parking provision. However, given the highly sustainable location and the
intention for this site to sit within the designated Town Centre, it is
considered that the shortfall will not result in significant harm to highway
safety and therefore para 109 of the NPPF states that permission should not
be refused. While the under provision is considered an adverse impact it is
considered that this scheme demonstrates a number of benefits that would
outweigh the impact from the under provision.

Flooding & Drainage

Core Policy 8 of The Slough Local Development Framework, Core Strategy
2006 — 2026, Development Plan Document 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.
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According to the EA flood maps, the site is located in Flood Zone 1. It is at
low risk of tidal, fluvial, groundwater flooding, surface water flooding and
flooding from artificial sources. A Flood Risk Assessment and Drainage
Strategy was submitted as part of the application.

Changes in government legislation from April 2015, require major
developments to provide measures that will form a Sustainable Drainage
System. Sustainable Drainage Systems (SuDS) are an effective way to
reduce the impact of urbanisation on watercourse flows, ensure the
protection and enhancement of water quality and encourage the recharge of
groundwater in a natural way. The National Planning Policy Framework
states that the surface run-off from site cannot lead to an increase from that
existing. Slough’s Strategic Flood Risk Assessment states that surface
water should be attenuated to Greenfield run-off rates. In the scenario
where infiltration techniques are not possible, attenuation will be required in
order to reduce surface water run-off.

Following additional information, Hampshire County Council, as Lead Local
Flood Authority, have no objections to the proposals as set out. Thames
Water have also raised no objection subject to conditions and Informatives
being included aimed at protecting and safeguarding water infrastructure in
the area. The applicant has confirmed that no built development will take
place within 5 metres of any mains water route.

On the basis of the comments received the proposed development is

considered to be acceptable in light of drainage proposals and the impacts
on flooding.

Trees & Landscaping

The existing site has soft landscaping at the frontage and the rear of the
site. The proposed development would see the removal of existing
landscaping but space is provided for new structural landscaping as
replacement. The indicative plans are considered to be acceptable as it
shows a net gain in soft landscaping and details of planting and boundary
treatments shall be subject to conditions.

Land Contamination

Core Policy 8 (Sustainability and the Environment) of the SBC’s Core
Strategy Document states that development shall not ‘cause contamination
or deterioration in land, soil or water quality’ nor shall development occur on
polluted land unless appropriate mitigation measures are employed.

The pre-application process identified that the site is potentially
contaminated. No Phase 1 assessment was submitted with the application
and therefore this matter remains outstanding. As a result conditions are
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proposed to address this.

Air Quality

The application site is not situated within an Air Quality Management Area
(AQMA). Therefore, there will not be an unacceptable exposure to air
pollution for future occupiers of the development or the users of the
surrounding facilities. In the interest of not worsening air quality problems in
other parts of the town it will be important, if the proposal is approved, to
minimise emissions from travel demand through encouraging non-car
modes of travel, which would be enhanced by the scheme’s compliance with
the Council’s requirements for cycle storage facilities and infrastructure for
Electric Vehicles..

The comments of the Environmental Quality Officer include a number of
factors that will need to be included as part of any approved and
implemented scheme. The requirement for 4 EV charging points can be
achieved and secured by condition on any approval notice.

Mitigation requirements also include the provision of 2 car club bays within
the site with another EV charger as part of this. The applicant’s have been
previously advised that a lesser parking provision would be considered if the
scheme included car club provision and this is therefore considered to be
necessary.

To ensure air quality impacts are mitigated against the energy systems
installed with the scheme must be compliant with the Council’s Low
Emission Strategy. No details of the heating and hot water systems are
provided and therefore a condition will be applied to submit details for
approval prior to installation.

The requirement for construction management can be accommodated
through condition and therefore it is considered that the impact on Air

Quality can be reasonably mitigated against in line with the above.

Noise Impacts

The comments received acknowledge potential noise impacts from vehicular
traffic on Stoke Road and Mill Street. It is noted that Stoke Road is already
subject to a number of residential properties and this is not an uncommon
scenario in this area. The comments also note that the impacts can be
mitigated against through the installation of appropriate windows.

Comments are also noted in respect of the need to enclose external plant to
limit noise outputs to residents and the comments conclude by requiring a
revised noise assessment, required by condition, to demonstrate the noise
matters raised would be addressed in the scheme’s implementation.
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Conditions are considered necessary and will be included.
As a result is it considered that appropriate conditions can ensure identified

noise impacts are mitigated against and the scheme does not therefore
result in any significant adverse impact to residents.

Infrastructure Requirements/S.106 Contributions

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.

The proposal includes the provision of 40 units for affordable housing which
comprises 34% of the development. This provision will be secured via a
S106 agreement.

In accordance with the Slough Developer's Guide the quantum of
development triggers a requirement for the following financial contributions:

Education

Contributions in accordance with the Developer’'s Guide:

Early Primary Secondary | Post-16 | SEN
Years
1-Beds £7.920 £31,104 - - £4.320
2- & 3- £18,360 £187,204 | £51,544 £51,544 | £19,584
Beds
Totals £26,280 £218,308 | £51,544 £51,544 | £23,904
Recreation

A contribution of £300 per dwelling for enhancement of nearby public open

space.

Total: £34,800 to be used towards the upgrading of tennis and netball courts

at Salt Hill Park or the extension of the skate and parkour park in the teen

Zone.

Travel Plan monitoring fee

A contribution in accordance with the Developer’s Guide.

Total: £6,000
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Car Club

Contribution of £500 per dwelling towards the establishment and operation
of 2no dedicated car club spaces on the site. It would be suggested that,
notwithstanding the current highways position, the spaces are provided in
the tandem bays on the adopted access road. The exact location of spaces
can be secured through S106 clause.

Total: £58,000

The S106 agreement will also include an obligation for the applicant to enter
into a S38 Highways agreement to enable alterations to be made to the
highway to implement the scheme and to enable parking restrictions on Mill
Street to ensure there is no overspill that would harm highway safety and
convenience as well as an obligation to dedicate part of the site as public
highway where it sits within the Stoke Road widening area.

At the point of drafting this report the applicant has made no comments in
respect of the listed contributions and it is therefore considered no concerns
are raised. The contributions listed above are all considered to meet the
tests of paragraph 56 of the NPPF in that they are necessary to make the
scheme acceptable in planning terms, they are directly related to the
development and are fairly and reasonably related in scale and kind to the
development proposed.

On this basis the contributions and obligations that would be secured
through the Section 106 agreement are considered to be benefits of this

application that can be given significant weight in the planning balance.

Conclusion relating to Planning Balance

In the application of the appropriate balance, it is considered that there are
significant benefits from the provision of 116 residential units in a
sustainable location. Of these units, 40 will be affordable housing which is a
benefit that should be afforded significant weight. Furthermore the
application will secure a number of contributions through a S106 agreement
which will improve infrastructure in the area which is also a benefit,
particularly the provision of dedicated car club parking bays.

The inclusion of an 8™ storey element is unfortunate but its inclusion would
contribute towards the level of affordable housing proposed. The shortfall of
parking is noted and it is an adverse impact, but as stated , it is not
considered to be one that is, of itself, significantly adverse.

On balance it is recommended that planning permission should be granted
in this case as the benefits significantly and demonstrably outweigh any
adverse impacts and conflicts with specific policies in the NPPF.
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Equalities Considerations

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 (e.g.: 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;

o Take steps to meet the needs of people with certain protected
characteristics; and;

e Encourage people with protected characteristics to participate in public life
(et al).

The proposal would be required to meet with Part M of the Building
Regulations in relation to space standards and occupation by those needing
wheelchair access.

It is considered that there will be temporary (but limited) adverse impacts
upon all individuals, with protected characteristics, whilst the development is
under construction, by virtue of the construction works taking place. People
with the following characteristics have the potential to be disadvantaged as a
result of the construction works associated with the development e.g.: people
with disabilities, maternity and pregnancy and younger children, older children
and elderly residents/visitors. 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 under other legislation covering environmental
health should be exercised as and when required.

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.

PART C: RECOMMENDATION

Having considered the relevant policies set out below, and comments that
have been received from consultees and a local interested party, and all other
relevant material considerations it is recommended the application be
delegated to the Planning Manager for approval subject to:

(i) The resolution of outstanding highways issue and the satisfactory
completion of a Section 106 Agreement to secure financial
contributions towards sustainable transport improvements including
electrical vehicle infrastructure, financial contributions towards
education, open space and the monitoring of Travel Plan, securing
affordable housing and Section 278 highways/access works;



OR

(i) Refuse the application if the highways matter is not satisfactorily
concluded (Members to be updated prior to discussions) or the
completion of the Section 106 Agreement is not finalised by 11th
February 2021 unless a longer period is agreed by the Planning
Manager in consultation with the Chair of the Planning Committee.

24.0 PART D: LIST CONDITIONS AND INFORMATIVES

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.

The development hereby approved shall be implemented only in accordance with
the following plans and drawings hereby approved by the Local Planning
Authority:

a) Drawing No.1518 P-07 Rev B, Dated 16/10/2019, Recd On 19/08/2020
(b) Drawing No. 1518 P-08 Rev A, Dated 16/10/2019, Recd On 19/08/2020
(c) Drawing No. 1518 P-09 Rev B, Dated 16/10/2019, Recd On 19/08/2020
(d) Drawing No. 1518 P-10 Rev B, Dated 16/10/2019, Recd On 19/08/2020
(e) Drawing No. 1518 P-11 Rev B, Dated 16/10/2019, Recd On 19/08/2020
(f) Drawing No. 1518 P-12 Rev B, Dated 16/10/2019, Recd On 19/08/2020
(9) Drawing No. 1518 P-13 Rev B, Dated 16/10/2019, Recd On 19/08/2020
(h) Drawing No. 1518 P-14 Rev B, Dated 16/10/2019, Recd On 19/08/2020
(i) Drawing No. 1518 P-15 Rev A, Dated 16/10/2019, Recd On 19/08/2020
(j) Drawing No. 1518 P-01 Rev A, Dated 16/10/2019, Recd On 21/04/2020
(k) Drawing No. 1518 P-02 Rev B, Dated 16/10/2019, Recd On 21/04/2020
(1) Drawing No. 1518 P-03 Rev A, Dated 16/10/2019, Recd On 21/04/2020
(m) Drawing No. 1518 P-04 Rev A, Dated 16/10/2019, Recd On 21/04/2020
(n) Drawing No. 1518 P-05 Rev A, Dated 16/10/2019, Recd On 21/04/2020
(o) Drawing No. 1518 P-06 Rev A, Dated 16/10/2019, Recd On 21/04/2020
(p) Drawing No. 1518 SLP-01, Dated 16/10/2019, Recd On 04/02/2020

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.

Prior to the commencement of any above ground works, details of the facing
materials, including paint colours, glazed facades, and aluminium framing to be
used on the relevant block on all external facades and roofs of the buildings, shall
be submitted to and approved in writing by the Local Planning Authority. Samples
shall be displayed on site for inspection prior to works commencing on the
relevant part of the development. No part of the development shall be used or
occupied prior to the implementation of the approved details. The development
shall be carried out strictly in accordance with the approved details.



REASON: To ensure a satisfactory external appearance of the development and
to respect the setting of nearby listed buildings in accordance with Policies EN1
and EN17 of the Local Adopted Plan for Slough 2004, Core Policies 8 and 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).

Prior to the commencement of any above ground works, samples of external
materials to be used in the construction of the access road, pathways and
communal areas within the development hereby approved shall be submitted to
and approved in writing by the Local Planning Authority 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
Local Adopted Plan for Slough 2004.

None of the residential units hereby approved 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, levels of illumination
and hours of use. No lighting shall be provided at the site other than in
accordance with the approved scheme.

REASON In the interests of the amenities of the area and to comply with Core
Policy 8 of the Slough Local Development Framework Core Strategy 2006-2026,
December 2008.

None of the residential units hereby approved shall be occupied until full details
of hard and soft landscaping proposals have been submited to and apprvoed in
writing by the Local Planning Authority. 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

None of the residential units hereby approved shall be occupied until a landscape
management plan has been submitted to and approved in writing by the Local
Planning Authority. This management plan shall set out the long term objectives,
management responsibilities and maintenance schedule for the landscape areas
shown on the approved landscape plan, and should include a time scale for the
implementation and be carried out in accordance with the approved details.

REASON To ensure the long term retention of landscaping within the
development to meet the objectives of Policy EN3 of The Adopted Local Plan for
Slough 2004.

None of the residential units hereby approved shall be occupied until details of
the proposed boundary treatment including position, external appearance, height
and materials have been submitted to and approved by the Local Planning
Authority. Before the development hereby permitted is occupied, a suitable
means of his boundary treatment shall be implemented on site prior to the first
occupation of the development and retained at all time on the future.
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REASON In the interests of the visual amenity of the area and accordance with
Policy EN3 of The Local Plan for Slough 2004.

The development hereby approved shall incorporate measures to minimise the
risk of crime and to meet the specific security needs of the application site and
the development. The security measures to be implemented in compliance with
this condition shall be submitted to and approved in writing by the Local Planning
Authority and shall achieve the 'Secured by Design' accreditation awarded by
Thames Valley Police. The approved details shall be implemented prior to first
occupation of the proposed development.

REASON In pursuance of the Council's duty under section 17 of the 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 and to
reflect the guidance contained in The National Planning Policy Framework, 2012.

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 3 (2008) and the
National Planning Policy Framework (2019).

No development shall begin until details of a scheme (Construction and
Environmental Management Plan) 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) 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).

Development works shall not commence until a Phase 1 Desk Study 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
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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).

REASON To ensure that the site is adequately risk assessed for the proposed
development, this is in accordance with Core Policy 8 of The Slough Local
Development Framework, Core Strategy 2006 — 2026, Development Plan
Document, December 2008.

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 (1IMS) 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.

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 Core Policy 8 of The
Slough Local Development Framework, Core Strategy 2006 — 2026,
Development Plan Document, December 2008.

Development works shall not commence until a quantitative risk assessment 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 Core Policy 8 of The Slough Local Development
Framework, Core Strategy 2006 — 2026, Development Plan Document,
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17.

18.

December 2008

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 and in accordance with Core Policy 8
of The Slough Local Development Framework, Core Strategy 2006 — 2026,
Development Plan Document, December 2008.

Notwithstanding the details in the approved plans, no development shall stake
place until a revised noise assessment that provides full details of the glazing and
ventilation strategy, and more robust mitigation for external plant noise has been
submitted to and approved in writing by the Local Planning Authority. The works
shall then be carried out in accordance with the approved plans.

This is to ensure future residents are not subjected to unacceptable noise levels
once the development is inhabited, in accordance with Core Policy 8 of The
Slough Local Development Framework, Core Strategy 2006 — 2026,
Development Plan Document, December 2008.

Notwithstanding the details in the approved plans, no development shall stake
place until details of the proposed energy demand systems (heating and hot
water) has been submitted to and approved in writing by the Local Planning
Authority. The details will need to demonstrate how the systems meet a minimum
of 10% renewable energy requirement and how they meet the low emissions
standards as outlined in the Council’s Low Emission Strategy. The works shall
then be carried out in accordance with the approved plans.

This is to ensure future residents are not subjected to unacceptable noise levels
once the development is inhabited, in accordance with Core Policy 8 of The
Slough Local Development Framework, Core Strategy 2006 — 2026,
Development Plan Document, December 2008.

No properties shall be occupied until confirmation has been provided that either:-
all water network upgrades required to accommodate the additional flows to
serve 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. Where a housing and infrastructure phasing plan is agreed no
occupation shall take place other than in accordance with the agreed housing
and 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
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20.

No construction shall take place within 5m of the water main. Information
detailing how the developer intends to divert the asset / align the development, so
as to prevent the potential for damage to subsurface potable water infrastructure,
must be submitted to and approved in writing by the local planning authority in
consultation with Thames Water. Any construction must be undertaken in
accordance with the terms of the approved information. Unrestricted access must
be available at all times for the maintenance and repair of the asset during and
after the construction works.

Reason: The proposed works will be in close proximity to underground strategic
water main, utility infrastructure.

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 water 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: The proposed works will be in close proximity to underground water
utility infrastructure and details are required to safeguard the existing
infrastructure.

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 applicant is advised to contact Thames Water Developer Services
on 0800 009 3921 to discuss the details of the Piling Method Statement.
The applicant is advised to read our guide working near or diverting our
pipes. https://developers.thameswater.co.uk/Developing-a-large-
site/Planning-yourdevelopment/Working-near-or-diverting-our-pipe

3. 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-a-large-site/Planning-
your-development/Working-near-ordiverting- our-pipes Should you require
further information please contact Thames Water. Email:
developer.services@thameswater.co.uk

4. 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.

5. 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.

6. 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.

7. 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.

8. Prior to commencing works 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.

9. The applicant must obtain a license from Slough Borough Council for
maintaining the highway verge (once dedicated) fronting the application
site under Section 142 of the Highways Act 1980.

10. The applicant is reminded that an Agreement under Section 106 of the
Town and Country Planning Act 1990 has been entered into with regards
to the application hereby approved.

11. 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.



