Registration Date:  19-Dec-2022 Application No: P/20054/001
Officer: Christian Morrone Ward: Farnham
Applicant: Hayley Godlieb, Equinix, Inc ~ Application Type: Major

13 Week Date: 20 March 2023

Agent: Robert Purton, David Lock Associates 50 North Thirteenth Street, Milton
Keynes, MK9 3BP

Location: Bay 9-13 (building 1) Banbury Avenue, Slough Trading Estate, Slough,
SL14LH
Proposal: Construction of a Data Centre with ancillary office space together with

hard and soft landscaping, associated plant, infrastructure and utilities,
car parking, associated site clearance, demolition, engineering works,
ground works, and site access via Dundee Road and Oxford Avenue.

Recommendation: Delegate to Planning manager for Approval
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P/20054/001: Bays 9-13 (building 1) Banbury Avenue, Slough Trading Estate, Slough,
SL14LH

1.0 SUMMARY OF RECOMMENDATION

1.1 This application has been referred to the Planning Committee for consideration as
the application is for a major development.

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

A) For approval subject to:
1. The satisfactory competition of a Section 106 Agreement to secure:

i.  Financial contribution of £126,540 towards Local Employment
Training and Business Promotion.
ii.  Skills development programme for the construction phase.
iii. Travel Plan.
iv. Financial contribution of £3,000 Travel Plan Monitoring Fee.
v.  Appropriate construction vehicle emission standards.
vi.  Future connection to a district heating network.
vii.  Car Park Management Plan including details of the use of car
parking for the development that is provided off-site in
consultation with our legal team.

2. A satisfactory updated Travel Plan and TRICS Survey

3. Agreement of the pre-commencement conditions with the
applicant/agent; finalising conditions; and any other minor changes.

B) Refuse the application if the completion of the above has not been
satisfactorily completed by 24" November 2023 unless a longer period is

agreed by the Planning Manager, or Chair of the Planning Committee.

PART A: BACKGROUND

2.0 Proposal

2.1 This is a full planning application for:

e Demolition of the existing buildings.
e Construction of a five storey Data Centre building with additional height to
accommodate plant on the roof level measuring 40.2 metre in height (max).



3.0

3.1

3.2

3.3

3.4

The gross internal floor area would measure circa 15,089 square metres
(GIA), containing data halls, offices, support facilities and plant rooms.
e Plant on roof.
o External areas to comprise:
13 x diesel backup generators within fenced enclosure
New substation within roofed enclosure
Water treatment plant within roofed enclosure
Water storage silos and Electrical plant
Retention of existing substation
Service yard, loading bay, 39 car parking spaces, 32 cycle parking
spaces
Staff welfare / amenity area
Vehicular access from Oxford Avenue and Dundee Road
Pedestrian access from Banbury Avenue and Dundee Road
Soft landscaping
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Application Site

The proposed development site is approximately 0.98 hectares of previously
developed land formerly used for industrial purposes within the Slough Trading
Estate. The site is bounded by Banbury Avenue to the north, Dundee Road to the
east and Oxford Avenue to the south and a redevelopment site to the west to provide
a data centre. The site currently comprises five low rise industrial units in small terrace
fronting Banbury Avenue to the north, with loading bays to the south via Oxford
Avenue.

To the east, the side of the building faces Dundee Road where there is some soft
landscaping / tree planting to the northern and southern ends, and more centrally is
a single vehicular access to car parking areas. To the north the buildings front
Banbury Avenue with their pedestrian entrance / receptions / offices, and a number
of vehicular accesses to car parking.

The adjoining site to the west is currently undergoing redevelopment to provide a
three storey (plus parapet with plant on roof) data centre which was permitted under
the Special Planning Zone measuring 22.9 metres in height. To the south on the
opposite side of Oxford Road is an industrial / warehouse unit at three storeys in
height occupied by John Crane Ltd. To the east, on the opposite side of Dundee
Road is the Mars Factory building which covers a large footprint with a building height
similar to the John Crane building. To the north on the opposite side of Banbury
Avenue are a number of small detached / semi detached single storey business units
with gently sloping pitched roofs.

The site is located within a defined business area (Slough Trading Estate) where
buildings vary in their scale and appearance. Buildings are mostly finished in metal
cladding. However, it is noted the existing buildings on the site and the small business
units to the north on the opposite side of Banbury Avenue contain brick in the
elevations. The Slough Trading Estate comprises a Simplified Planning Zone (SPZ).



4.0

4.1

5.0

5.1

5.2

6.0

6.1

The SPZ is a specialised planning permission that applies across most
of Slough Trading Estate. It sets out a range of conditions that have to be met in order
that some types of development, mostly datacentres, warehouses and research and
development centres, can be built without the need to apply for an individual planning
permission. The Trading Estate is home to 400 businesses employing 17,000
people, including international brands and smaller specialised enterprises that have
been long term residents on the Estate. It is also a priority area for regeneration and
investment by the Council to ensure local residents continue to have access to a wide
range of job opportunities.

Site History

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

P//20054/000 Environmental Impact Assessment (EIA) Screening Opinion request
for erection of Use Class B8 data centre with ancillary Use Class E
office space together with hard and soft landscaping, utilities, car
parking and associated site clearance, demolition, engineering,
ground works, infrastructure and site access via Dundee Road and
Oxford Avenue
EIA Not Required; 14-Oct-2022

P/04742/001 Redevelopment of existing industrial units to provide industrial units
with ancillary office & toilet accommodation

Approved with Conditions; Informatives; 10/04/1985

Neighbour Notification

In accordance with Article 15 of The Town and Country Planning (Development
Management Procedure) (England) Order 2015 (as amended) and following revised
plans a number of site notices were displayed around the site on 19/01/2023.The
application was advertised as a major application in the 13/01/2023 edition of The
Slough Express.

No neighbour representations have been received at the time of writing this report.
Consultation

Local Highway Authority:

No objection subject to further information.

Vehicle Access:

Vehicle access to the site is provided from Dundee Road. The entry gate will be
setback 10m to allow long vehicles to queue without obstructing the highway. The

access width is 8m to allow access by large vehicles. A visibility splay of 2.4m x 43m
can be provided from the proposed site access on Dundee Road as demonstrated



on ARUP Drawing No. LD140-ARP-ZZ-ZZ-DR-C-PRKG-1100 titled: ‘Vehicle Access
Visibility Splays’. Collision data does not indicate any recorded collisions during the
most recent 5-year period in close proximity to the existing site access.

SBC Highways and Transport have no objection to the proposed access junctions for
the development.

Car Parking:

SBC Highways and Transport request that a Car Parking Management Plan is
secured by planning condition / obligation. 39 car parking spaces are proposed which
comprises 26 car parking spaces for staff and visitors, 4 spaces for blue
badge/disabled drivers and 2 car parking spaces for car sharers.

There is currently no Slough Car Parking standard for data centres.

Paragraph 6.4.7 of the Transport Statement outlines that car parking demand may
exceed on-site provision and that employees and visitors maybe forced to park at
other nearby Equinix sites on the SEGRO Trading Estate.

The Transport Statement also outlines that up to 117 building users could be present
on site; with 39 parking spaces representing 1 car parking space per 3 people. There
are no transport surveys which demonstrate such a low level of car use is viable (and
such a high level of sustainable travel use) at data centres in this location.

A car parking survey completed of a similar Mixed Data Centre indicates that parking
demand could exceed the 39 parking spaces proposed. The survey did not capture
journeys by sustainable modes.

Based on the data from the Equinix LD10 Survey we can forecast a maximum of 71
— 81 vehicles at LD14 and a shortfall of 32 — 42 car parking spaces. It is accepted
there is capacity in the neighbouring data centre sites to accommodate this short
fall. A car park management plan is required by condition and/or planning
obligation.

Trip Generation, Car Parking and Travel Plan Monitoring:

The proposal would not result in an increase in vehicle trips to a degree whereby
there would be a significant impact on the highway network. A TRICS compliant
survey has been requested which is being carried out by the applicant in April. This
will provide a detailed baseline for the Travel Plan and will include interviews of staff
which will confirm expected car parking demand and likely travel by sustainable
travel modes.

Travel Plan:

A Travel Plan for the site has been submitted which aims to reduce car dependency
by 5% over a 5-year period. However, no modal split for employees has been
provided; only total car journeys. Targeting a 5% reduction in raw number of car



journeys would not be an acceptable approach as the raw no. of staff on site will
fluctuate and indicate a reduction in car use. This could obscure an increased
percentage of staff using cars.

SBC require the applicant to amend the Travel Plan to include targets for all travel
modes after the TRICS survey has been completed. The travel plan should also
include relevant measures to encourage sustainable travel amongst employees at
the site.

SBC require the applicant to make a Section 106 contribution of £3,000 towards
Travel Plan Monitoring.

Site Layout:

The applicant has submitted swept paths which demonstrate that a 16.5m long
articulated lorry, a 12m long rigid, a 10.5m rigid fuel delivery vehicle and a fire tender
can ingress/egress the proposed development site.

Electric Vehicle Parking:

The National Planning Policy Framework Paragraph 112 requires applications for
development to: ‘Be designed to enable charging of plug-in and other ultra-low
emission vehicles in safe, accessible, and convenient locations’.

The Slough Low Emissions Strategy (2018 — 2025) requires the provision of EV
Charging Points for 10% of car parking spaces for commercial/employment
developments.

SBC Highways and Transport have no objection to the 8 Electric Vehicle Charging
Points (EVCP) proposed on site for the development. Electric vehicle charging for 8
parking spaces exceeds the number required by the Slough Low Emissions Strategy.

Cycle Parking:

Cycle parking and showers are proposed in accordance with the BREEAM
assessment criteria. 24 cycle parking spaces are proposed (long stay) and Sheffield
stands providing short-stay spaces for visitors. SBC Highways and Transport are
satisfied with the number of cycle parking spaces proposed.

Deliveries, Servicing and Refuse Collection:

The Transport Assessment includes swept path analysis which demonstrates that a
16.5m long articulated vehicle can ingress/egress the proposed development in a
forward gear.

2-3 deliveries by HGV are expected each day with 2 loading bays for 16.5m
articulated vehicles proposed on site. One loading bay will have a 1.2m high loading
dock and the other will be at grade with a scissor dock leveller.



6.2

Construction Management Plan:

A Construction Management Pan (CMP) has been submitted in support of the
application. SBC require an amended version is submitted which includes a site set
up plan displaying contractor parking on site. The CMP states upto 250 empoyees
maybe on the site at the peak and therefore as many parking spaces as possible
should be provided on site. The CMP should also confirm all vehicles and plant will
comply with the Euro VI emissions standard.

Summary and Conclusions:

Subject to the applicant providing the requested information, | can confirm that | have
no objection to the proposed development on highways and transport grounds. |
would recommend that planning permission is subject to the following conditions:

e Access

e Redundant Access

o Visibility

e Car Parking

e Car Parking Management Plan

e Travel Plan

e Cycle Parking

e Electric Vehicle Parking

Environmental Quality

No objection.
Air Quality:

The submitted assessment is extensive and thorough, considering a variety of
different generator testing scenarios including emergency operations. The
assessment methodology has been completed as agreed during the scoping stage
and is limited to construction dust and generator emission assessment only. The
results indicate that overall, the impact of the generator testing regime and



emergency operation scenario are not significant when considering the likelihood and
duration of testing.

Regarding dust impacts, it is expected that this can be mitigated to become negligible
via the implementation of the CMP and Dust Management Plan. These conclusions
are accepted. Application conditions are discussed below:

e The submission of a Dust Management Plan (DMP) is required, which includes
mitigation listed in Section 8.1 of the Air Quality Assessment (AQA) and
monitoring details.

e The submission of details relating to electric vehicle charging infrastructure
specifications (locations of chargers is already specified in drawings so this is
not required).

o A CEMP has been submitted and | am satisfied that it includes everything that
we would typically request. There are some specific areas relating to noise that
request ‘agreement with the Council’ which | have discussed in the noise
summary below.

Environmental Noise:

As with the AQA, the noise assessment follows the methodology agreed at the
scoping stage. During daytime normal operations and short term generator testing,
noise levels meet the background levels at residential receptors, and are below
ambient noise levels at commercial receptors. Noise levels are exceeded only when
testing all generators at once (1.5hrs per year) and during emergency operations.
Since this situation would occur very infrequently, | agree with the conclusion that the
impact is not significant.

Regarding conditions, it is necessary to set plant level limits by condition.

Construction Management Plan:

A Construction Management Plan (CMP) has been submitted as part of the
application. The CMP is thorough and detailed and includes all items that we would
typically request and therefore should be secured by condition.

Regarding noise controls, the CMP states: “agreed trigger action levels for noise will
be agreed with the Council”. In response to this, | would advise that the ABC
method is used to determine threshold values. Using an ambient noise level of
55dB LAeq (rounded to nearest 5dB), in line with the ABC method, noise levels
should not exceed 65dB at the nearest noise sensitive receptors and would be a
suitable trigger value.

In regards to construction traffic routing, | would advise that junction 7 is prioritised
as an access and exit route over junction 6, as this would avoid vehicles travelling
through the Tuns Lane AQMA (AQMA 3).



6.3

6.4

6.5

Environmental Health:

No objection:

I've looked at the Construction Management Plan and they seem to have covered all
the relevant items that we would look to raise:

e construction hours/noise

e delivery timings

e dust control

e waste management i.e. no burning waste on site/ storage

The plan is comprehensive, and | have no further recommendations to raise with
them.

Contaminated Land Officer:

| have reviewed the Ground Contamination Desk Study and Preliminary Risk
Assessment (Ref. no. LD140-ARP-XX-XX-RP-G-XXXX-0009), dated 18th November
2022 and prepared by Ove Arup & Partners Limited.

The preliminary risk assessment carried out as part of the report identified that there
is a potential contaminant linkage during the construction phase between site
workers, visitors and neighbours and potentially contaminated soils. Thus, a ground
investigation and quantitative risk assessment is required to identify potential risks
and advise on the need for remediation and additional mitigation measures.

| concur with the recommendations of the report which supports further site intrusive
investigation and assessment, and the proposed scope for geoenvironmental ground
investigation.

Based on the above, the report is considered suitable and | recommend the following
conditions are placed on the Decision Notice:

Phase 2 Intrusive Investigation Method Statement
Phase 3 Quantitative Risk Assessment and Site-Specific Remediation Strategy

Phase 4 Remediation Validation

Lead Local Flood Authority (Hampshire):

No objection:

Having reviewed the applicant’s submitted details we would advise that there is
sufficient information available to comment on the acceptability of the proposed
principles of the surface water drainage scheme for the proposed development.

Planning conditions will need to be included to secure the detail design, maintenance,
and verification of the system.



6.6

6.7

Environment Agency:

No objection:

We regret that the Thames Area Sustainable Places team is unable to provide a
detailed response to this application at this time. We are currently only providing
bespoke responses to the highest risk cases. The advice below constitutes our
substantive response to the consultation under the terms of the Development
Management Procedure Order 2015 (as amended).

We have checked the environmental constraints for the location and have the
following guidance:

The proposal includes development on land on which previous use/s may have
caused some land contamination and the environmental risks in this area relate to:

e Groundwater Protection — the site is located within a Source Protection Zone
and upon a Secondary A aquifer.

Groundwater Protection:

If infiltration drainage is proposed then it must be demonstrated that it will not pose
a risk to groundwater quality. We consider any infiltration SuDS greater than 3m
below ground level to be a deep system and generally not acceptable. All infiltration
SuDS require a minimum of 1m clearance between the base of the infiltration point
and the peak seasonal groundwater levels. All need to meet the criteria set out in
our Groundwater Protection publication. In addition, they must not be constructed
in ground affected by contamination.

Other Consents:

As you are aware we also have a regulatory role in issuing legally required
consents, permits or licences for various activities. We have not assessed whether
consent will be required under our regulatory role and therefore this letter does not
indicate that permission will be given by the Environment Agency as a regulatory
body.

The applicant should contact 03708 506 506 or consult our website to establish if
consent will be required for the works they are proposing. Please see
http://www.environment-agency.gov.uk/business/topics/permitting/default.aspx

Heritage Advisor:

No objection:

The application site lies within the well-established Slough Trading Estate, which lies
to the west of Slough town centre, close to Burnham Railway station. The site is
industrial in nature and contains buildings of varying scale. The Slough Heat and



Power facility, which comprises two cooling towers and a flue of approximately 60m
and 90m in height respectively, lie within the Slough Trading Estate and the towers /
flue are prominent structures in views of the Estate.

The proposed data centre will be taller than development within its immediate
surroundings, it will be 5 ‘commercial’ storeys with a parapet height of c34 metres
and a taller central cooling tower / roof plant of ¢ 40 metres - it also has a substantial
footprint, giving the building a substantial massing.

A Heritage Statement has been submitted along with a Townscape and Visual Impact
Appraisal.

These documents assess the impact of views of the site from sensitive positions,
including, views from Windsor Castle and any impact upon significance of selected
designated heritage assets.

Viewpoint 12 within the TVIA demonstrates that the new development would be
visible above the roof of Eton College Chapel (a key feature in views in this direction
from the north terrace of Windsor Castle), but it would not break the wooded skyline
beyond. The taller Slough Heat and Power facility will remain the visual focal point
within longer distance views in this direction due to its greater scale.

It is noted that the planted southern facade would reduce the visual impact of the
development, it should be ensured that the development is broken up (in visual terms)
through careful use of materials and that any highly glazed elements / elements that
could draw the eye are omitted or carefully considered on the elevations forming the
backdrop to Eton College Chapel.

The TVIA concludes that the development would have a very low level of adverse
impact due to the increase in industrial building within this particular view (from the
North Terrace of Windsor Castle).

The Heritage Statement states that the view does not contribute to the significance
of the heritage asset (Windsor Castle), and the impact is low-negligible, it concludes
there would be no harm to the significance of Windsor Castle. BEAMS agrees that
the setting of Windsor Castle is not adversely impacted.

NPPF Paragraph 199 requires the planning authorities to place ‘great weight’ on the
conservation of designated heritage assets, and states that the more important the
asset the greater the weight should be, ‘this is irrespective of whether any potential
harm amounts to substantial harm, total loss or less than substantial harm to its
significance’.

BEAMS takes the view that if the south elevation of the new development, which
forms part of the backdrop to Eton College Chapel, is sensitively detailed with a green
wall (as is proposed) it will help the development blend into the surroundings and any
resulting impact upon the setting (and significance) of Eton College Chapel will be
neutral.



6.8

6.9

6.10

6.11

6.12

6.13

Health & Safety Executive:

No objection.

Aircraft Safequarding:

No objection.

Thames Water:

No objection subject to conditions.

Cadent:

No objection:

After receiving the details of your planning application at 9 -13 Banbury Avenue,
Slough SL1 as we have completed our assessment. We have no objection to your

proposal from a planning perspective.

Natural England

No comments received. Should any comments be provided they will be reported on
the Amendment Sheet to Committee.

Berkshire Archaeology

No objection:

There are potential archaeological implications with this proposed development as
demonstrated by Berkshire Archaeology’s Historic Environment Record. Artefacts
dating from the Neolithic to Iron Age have been found within the Industrial Estate area
including, close to the proposed development area c.160m to the north-west, a
complete Iron Age (600 — 100 BC) ceramic jar, and a hoard of Bronze Age palstaves
found ¢.270m south-west of proposal site. Palaeolithic, Iron Age and Roman activity
are all evidenced in the wider area, whilst a 13th century Medieval mill to the south-
west and Postmedieval north-west show continued human activity may be possible.
Despite previous development, which began over open farmland during the 1920s,
the above finds evidence the potential for archaeology to remain in areas where
levelling and truncation have been minimal. Investigation of groundworks for
attenuation tanks, foundations and utilities for the proposed development will
establish if this potential remains and evidence where further mitigation may be
necessary.

As shown, the application site falls within an area of archaeological significance and
archaeological remains may be damaged by ground disturbance for the proposed
development. It is therefore recommended that a Written Scheme of Investigation



6.14

7.0

7.1

(WSI) condition is applied, should permission be granted, in order to mitigate the
impacts of development. This is in accordance with Paragraph 205 of the NPPF
(2021) which states that local planning authorities should require developers to record
and advance understanding of the significance of any heritage assets to be lost
(wholly or in part) in a manner proportionate to their importance and the impact, and
to make this evidence (and any archive generated) publicly accessible.

Historic England

No objection:

On the basis of the information available to date, in our view you do not need to
notify us of this application under the relevant statutory provisions.

PART B: PLANNING APPRAISAL

Policy Background

The following policies are considered most relevant to the assessment of this
application:

The National Planning Policy Framework (NPPF) 2021

The relevant chapter within the National Planning Policy Framework are:

Chapter 2. Achieving sustainable development

Chapter 4. Decision-making

Chapter 6: Building a strong, competitive economy

Chapter 8. Promoting healthy and safe communities

Chapter 9. Promoting sustainable transport

Chapter 11. Making effective use of land

Chapter 12. Achieving well-designed places

Chapter 14: Meeting the challenge of climate change, flooding and coastal change
Chapter 15: Conserving and enhancing the natural environment

Chapter 16: Conserving and enhancing the historic environment

Paragraph 11 of the NPPF states that decisions should apply the presumption in
favour of sustainable development which means:

e approving development proposals that accord with an up-to-date development
plan without delay; or

o where there are no relevant development plan policies, or the policies which are
most important for determining the application are out-of-date granting permission
unless:

¢ the application of policies in this Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development
proposed (footnote 7); or



e any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework
taken as a whole.

Footnote 7 notes that the policies referred to are those in the NPPF (rather than those
in development plans) relating to: habitats sites (and those sites listed in paragraph
180) and/or designated as Sites of Special Scientific Interest; land designated as
Green Belt, Local Green Space, an Area of Outstanding Natural Beauty, a National
Park (or within the Broads Authority) or defined as Heritage Coast; irreplaceable
habitats; designated heritage assets (and other heritage assets of archaeological
interest referred to in footnote 67); and areas at risk of flooding or coastal change.

The Slough Local Development Framework, Core Strateqy 2006 — 2026,
Development Plan Document, (December 2008)

Core Policy 1 — Spatial Strategy

Core Policy 5 — Employment

Core Policy 7 — Transport

Core Policy 8 — Sustainability and the Environment

Core Policy 9 — Natural and Built Environment

Core Policy 12 — Community Safety

The Local Plan for Slough, Adopted March 2004
EN1 — Standard of Design

EN3 — Landscaping Requirements

ENS5 — Design and Crime Prevention

ENG - Interference with Telecommunication Signals
EN22 - Protection of Sites with Nature Conservation Interest
EN34 - Utility Infrastructure

EMP2 - Criteria for Business Developments

EMP?7 - Slough Trading Estate

T2 — Parking Restraint

T8 — Cycle Network and Facilities

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 was published on
20 July 2021.

The relevant Local Development Plan Polices in relation to determining this
application are largely considered to be in compliance with the National Planning



7.2

8.0

8.1

Policy Framework 2021. Any non-compliance parts are addressed in the planning
assessment.

Other relevant documents

Slough Local Development Framework Proposals Map 2010

Slough Borough Council Developer’s Guide Parts 1-4

Emerging Local Plan for Slough 2016-2036:

Review of the Local Plan for Slough Issues and Options Consultation Document
16 January-27 February 2017(Dated 16/01/2017)

Emerging Preferred Spatial Strategy for the Local Plan for Slough 2013-2036
(Dated 01/11/2017)

Update on Emerging Preferred Spatial Strategy for the Local Plan for Slough
2013-2036 (Dated 21/02/2018)

Local Plan Spatial Strategy Overall Approach (Dated 29th July 2020)

Slough Low Emission Strategy 2018 — 2025

DEFRA Technical Guidance TG (16). (Air quality).

Sustainable Drainage Systems Non-statutory technical standards for sustainable
drainage systems (March 2015)

The main planning issues relevant to the assessment of this application are
considered to be as follows:

Land use

Impact on the character and appearance of the area
Impact on Heritage Assets

Impact on amenity of neighbouring occupiers / uses
Parking and impact on the highway network

Air Quality

Impact on biodiversity and ecology

Crime Prevention

Contaminated Land

Health and safety

Flood Risk and surface water drainage

Economic Impact

Sustainable design and construction

Interference with Telecommunication Signals
Equalities Considerations

Section 106 Requirements

Presumption in Favour of Sustainable Development

Land use

Paragraph 81 of the National Planning Policy Framework sates that planning
decisions should help create the conditions in which businesses can invest, expand
and adapt. Significant weight should be placed on the need to support economic
growth and productivity, taking into account both local business needs and wider



8.2

8.3

8.4

8.5

8.6

8.7

9.0

9.1

9.2

opportunities for development. The approach taken should allow each area to build
on its strengths, counter any weaknesses and address the challenges of the future.

Paragraph 83 of the National Planning Policy Framework states that planning
decisions should recognise and address the specific locational requirements of
different sectors. This includes making provision for clusters or networks of
knowledge and data-driven, creative or high technology industries.

Core Policy 5 of the Core Strategy requires no loss of the defined Existing Business
Areas to non-employment generating uses, especially where this would reduce the
range of jobs available.

Policy EMP7 of the Local Plan is specific in stating that B1 business, B2 general
industrial and B8 warehousing uses will be permitted within the Slough Trading
Estate. However, Policy EMP7 does not contain specific restrictions for data centres
within the Slough Trading Estate.

The proposed development would replace 6,000sgm of industrial floor space with a
new five storey Data Centre measuring 15,089sgm GIA including ancillary office
space with maximum height of 40.2 metres. Although data centres provide relatively
low employment numbers per square metre, it is still an employment generating use
and therefore the proposed land use would not conflict with the above development
plan policies. The economic impact and potential mitigation are discussed further
within this opinion.

It is acknowledged that the site could be redeveloped for a smaller Data Centre under
the current Slough Trading Estate Simplified Planning Zone Scheme 2014-2024.

Subject to satisfying the remaining planning considerations set out below, a data
centre would be an acceptable use of the land and broadly complies with the thrust
of the policies in the Local Plan which promote employment uses within existing
business areas as well as the guidance in the NPPF which seeks to make provision
for clusters or networks of knowledge or data driven industries.

Impact on the character and appearance of the area

Policies EN1 and EMP2 of the Adopted Local Plan for Slough and Core Policy 8 of
the Core Strategy require development to be of a high standard of design which
respects, is compatible with and/or improves and the character and appearance of
the surrounding area. Chapter 12 of the National Planning Policy Framework states
“the creation of high quality, beautiful and sustainable buildings and places is
fundamental to what the planning and development process should achieve”.

Paragraph 134 of the National Planning Policy Framework requires development that
is not well designed to be refused, especially where it fails to reflect local design
policies and government guidance on design. Conversely, significant weight should
be given to development which reflects local design policies and government
guidance on design and / or outstanding or innovative designs which promote high



9.3

levels of sustainability or help raise the standard of design more generally in an area,
so long as they fit in with the overall form and layout of their surroundings.

Brief description:

The proposed data centre would be positioned towards the northern at a maximum
height of total of 40.2 metres. Distance from the site boundaries are as follows:

North: 9.8m

East: 19.3m
South: 30.7m
West: 24.0m

To the north of the proposed data centre an internal access road is proposed with
landscaping and trees by the boundary. To the east of the data centre is an internal
access road, a staff welfare facility (northeast corner), retention of the existing
substation, car parking, and landscaping and trees by the boundary. To the south,
there would be a yard area, and one enclosure containing water plant and another
containing a substation are located by the southern boundary which contains a strip
of low level planting. Silo water storage tanks are sited to the southwest corner. Diesel
backup generators are proposed to the western side of the data centre building within
a fenced enclosure. The site boundaries would be enclosed by 3 metre high
weldmesh fencing and fronted by soft landscaping adjacent to the public footways.
The image below provides a general layout of the proposal.
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Above: Image above showing the site proposed site layout.

The proposed building in its height would measure a total of 40.2 metres (including
plant on the roof) which is comparable to a 13 storey residential building. The building
would be set down at the east to provide a four storey element containing storage /
lobby areas at ground floor, and ancillary offices in the floors above. The building
would be finished in a mix of materials, including grey steel cladding projecting
decorative fins to a large proportion of the elevations. These are broken up by vertical
elements of extruded aluminium louvres. The southern elevation also includes two
vertical strips of a green wall system using stainless steel rope / mesh and a darker
area of metal cladding. The set down element would comprise curtain wall glazing
with grey coloured vertical Brise Soleil to the most part along with a red feature
canopy that would extend vertically on the northern elevation. The parapets above
the elevations and on the roof would be finished in grey coloured vertical Brise Soleil.
The western elevation faces towards the neighbouring site and would include the
generator flues which are encased in grey louvers projecting in front of the grey metal
clad elevations. Below are non-verified images of the proposal:



Above visual image of the proposal from the
southeast. northeast.

9.5 The proposed height would result in a building that would be significantly higher than
the existing building on the site and those in the immediate vicinity. The application
has been submitted with a Townscape and Visual Impact Appraisal (TVIA) which
contain ten visualisations (type 4) of the proposed development taken from ten
different locations. A further five locations have been included, however the
development would not be visible from four of these locations.

9.6 The visualisation locations are illustrated in the image below. In addition, a number
of three dimensional images have been submitted with the application which will also
assist in the planning assessment of the proposal.

Viewpoints

(1 Banbury Avenue
= 2 Dundee Road
~ | 3 Scafell Road
4 Buckingham Avenuef Dover Road
4/ 5 Bodmin Avenue/Fairlie Road
6 Edinburgh Avenue
7 Newchurch Road
8 Chatfield Road
9 Kennedy Park
10 Bath Reoad
11 Dorney Commaon
! 12 Windsor Castle
5 13 Scafell Road {east)
3 14 Bath Road (east)
By 15 M4




Above: Image showing viewpoints of the visualisations of the prosed development. Black dots are locations
which requested; however, the development would not be visible from these locations.

9.7 The images below provide a visual representation of the proposed development from
the west in Banbury Avenue (1), from the northeast in Dundee Road (2), and the
southeast in Dundee Road (4).

Above: existing image of the application site from the Above: proposed image of the application site from
west in Banbury Avenue (1). the west in Banbury Avenue (1).

i

Above: existing image of the application site from the Above: proposed image of the application site from
northeast in Dundee Road (2). the northeast in Dundee Road (2).

Above: existing image of the application site from the Above: proposed image of the application site from
southeast in Dundee Road (4). the southeast in Dundee Road (4).

9.8 The existing buildings within the site are low rise, brick fabric, active elevations to the
north, and a good degree of soft landscaping to the north and west. This results in
some positive qualities in the appearance of the existing site. However, given the flat
roofed form, and somewhat incoherent mix of metal cladding to accompany the brick
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elevations, and HGV bays and yard areas, overall, there is considered to be limited
positive qualities in the appearance of the existing site.

When viewed from the west in Banbury Avenue, the proposed building would be
viewed in the context of the low rise buildings on the opposite side of Banbury Avenue
and the larger Mars factory building on the opposite side of Dundee Road. The scale
and height of the proposal would be viewed as considerably larger than these
buildings particularly the low rise buildings on the opposite side of Banbury Avenue.

When viewed from within Dundee Road, this relationship would be less notable, with
views of the building be taken more in the context of the neighbouring data centre to
the west (22.9m height), the industrial / warehouse unit to the south (9.6m height),
and the Mars Factory building to the east (16m height). The scale and height of the
proposal would be viewed as larger than these buildings.

In terms of appearance, the facades are characterised by their solid expanses which
contain limited fenestration detailing. However, the four storey office element would
contain larger areas of curtain wall glazing and a prominent entrance point. A vertical
window in the north elevation would serve a stairwell. This is considered to provide a
meaningful proportion of relief and active elevations to the north and east. The
southern elevation would contain curtain wall glazing in the four storey office element,
and no windows to the larger five storey element. However, two vertical strips of a
green wall system are proposed which appropriately liven this part of the building and
this provides additional visual interest to the facade. The west elevation would not
contain any windows which is appropriate considering it opposes the neighbouring
site to the side. The proposed building by virtue of its form and mixed pallet of
materials (as noted above) would result in a building with modern and sleek
appearance which relates in terms of its appearance to the recently approved data
centre buildings on the neighbour sites to the west.

Landscaping is proposed in the form a 2 metre buffer from Oxford Avenue (south)
and Banbury Avenue (north) and a min. 3 metre buffer from Dundee Road (east).
Tree planting would be included to the northern and eastern site edges, and low level
vegetation to the south with a green wall boundary treatment. This would be visually
pleasing for the immediate setting of the development.

It is noted the backup generators would be sited close to the northern boundary, and
the silo storage, water plant, and substation would be sited close to the southern
boundary. However, they would be offset from the footway by the two metre strip of
soft landscaping. The backup generators would be enclosed in aluminium louvres.
The water plant and substation would be screened from the highway using blue
engineering bricks fronted by a green wall system with biodiverse roofs. The silo
storage would be contained within a fenced enclosure. When having regard to the
separation from the footway and treatment to site edges, and their location in a large
site within a defined business area, they would not appear overly dominant or out of
context.



9.14

9.15

9.16

Overall, the proposed development, when viewed from the above locations would
result in a notable change in the established scale and height from the existing
buildings on the site and the neighbouring low rise building on the northern side of
Banbury Avenue. However, the quality of the design and appearance of the
development which is accompanied by very high quality comprehensive landscaping
scheme result in some visual improvements. Planning Officers agree with the
submitted TVIA which concludes there would be a moderate beneficial effect from
the above views.

From wider views the submitted TVIA has assessed the proposal would have a
moderate adverse impacts for the following viewpoints:

e Scafell Road, (viewpoints 3 & 13):
¢ Newchurch Road, (viewpoint 7)

¢ Kennedy Park, (viewpoint 9)

e Windsor Castle, (viewpoint 12)

Scafell Road:

Scafell Road is located approximately 200 metres (min.) to the north of the application
site. The road contains a footway on the northern side where the edge of the
residential areas being conspiring three storey flats and two storey houses. On the
southern side Scafell Road is a strip of green public open space before the defined
business area begins to the south. The area along Scafell Road is considered to
provide a receptor of medium sensitivity. The proposed development as a result of it
scale and hight would result in a noticeable change, which the TVIA concludes would
result in a moderate adverse in views and visual amenity. A Planning Officer
assessment on the impacts is carried out further below. The following images provide
a visual representation of the proposed development from the northwest in Scafell
Road (3), and from the north in Scafell Road (13).

Above: existing image of the application site from  Above: proposed image of the application site
the north in Kennedy Park, (viewpoint 3). from the north in Kennedy Park, (viewpoint 3).
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Above: existing image of the application site from Above: proposed image of the application site
the north in Scafell Road, (viewpoint 13). from the north in Scafell Road, (viewpoint 13).

Kennedy Park:

Kennedy Park is a recreation largely comprising public open space which begins
approximately 450 metres to the north of the application site. The park provides an
area green and tranquil open space which due it is raised elevation provides some
relatively wide range of vistas across Slough Trading Estate and the intervening
residential area including the application site. As such Kennedy Park is considered to
be a high sensitivity receptor. A Planning Officer assessment on the impacts is carried
out further below. The following images provide a visual representation of the
proposed development from the north in Kennedy Park (9).

Above: existing image of the application site from  Above: proposed image of the application site
the north in Kennedy Park, (viewpoint 9). from the north in Kennedy Park, (viewpoint 9).

Windsor Castle:

Windsor Castle is a high value heritage asset located approximately 5km to the
southeast. The viewpoint is located on the north terrace at Windsor Castle, looking
northwest. The terrace is popular destination point and provides widespread views
across the immediate landscape and longer views extending to Slough and beyond.
As such Windsor Castle is considered to be a high sensitivity receptor.
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Above: existing image of the application site from  Above: proposed image of the application site
the southwest at Windsor Castle, (viewpoint 12).  from the southwest at Windsor Castle, (viewpoint
12).

Assessment from Scafell Road, Kennedy Park, and Windsor Castle:

The submitted TVIA notes the proposed development, due to its scale and hight
would result in a noticeable change when viewed from Scafell Road, Kennedy Park,
and less so from Windsor Castle. The TVIA concludes there would a moderate
adverse in views and visual amenity from these areas. Planning Officers
acknowledge there would be a notable change in terms of scale and height. However,
this would take place at some considerable distance and within an already built up
industrial setting which is subject to regular change to meet the needs of existing and
new business. The proposed building is well-designed from top to bottom, including
a refined roof profile that would effectively screen the plant on the roof the building.
On this basis, Planning Officers consider the proposal would be visually compatible
with character and appearance of Scafell Road, Kennedy Park, and Windsor Castle.
The heritage impacts in relation to Windsor Castle are assessed with the impact on
heritage assets section of this report.

Newchurch Road:

Newchurch Road is a residential street beginning approximately 230 metres to the
north northwest of the application site. The street forms part of a wider suburban
residential area to the north comprising two and three storey houses and flats
Viewpoint 7 indicates the proposed development would become visible from above
the roofscapes when looking in a southernly direction. As a result, the submitted TVIA
concludes there would a moderate adverse impact in views and visual amenity.

[ ——— Rosron s cstion et hvsss)

Above: existing image of the application site from  Above: proposed image of the application site
the north in Newchurch Road, (viewpoint 7). from the north in Newchurch Road, (viewpoint 7).
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Existing southernly views from the residential area to the north would largely comprise
of the residential housing / flats and sky above, with limited views of the wider trading
estate. Therefore, the proposed building rising above the existing roofscapes would
not be read in the context of the wider trading estate. While there would be some
visual conflict with this character area, the top part of the proposed building which
would be exposed above the roofscapes would be read somewhat in the distance.
The proposed building is well-designed including a refined roof profile that would
effectively screen the plant on the roof the building. On balance planning officers
consider this would result in linted adverse impact when viewed form this area.

The submitted TVIA has assessed the proposal would have a minor adverse impacts
at Bodmin Avenue (viewpoint 5); Chatfield Road (viewpoint 8); Dorney Common
(viewpoint 11). The proposal would be visible from the above viewpoints by of
marginally extending above the existing roof heights in Bodmin Avenue and Chatfield
Road. From Dorney common the proposal would marginally extend above the
existing line of trees at some distance to the north. The existing flue serving the
Slough Heat and Power facility which is visible Dorney Common extends far above
the proposal. When having regard to the very limited views and significant distances
(Bodmin Avenue 300m; Chatfield Road 500m; Dorney Common 3.5km), the proposal
would be visually compatible with character and appearance of these areas.

From the remaining viewpoints set out in the TVIA and from the remaining wider area
the proposal would either not be visible or have limited visibility. In the limited visibility
scenarios, the proposal would be seen at distance and seen within the context of the
existing trading estate. It is not envisaged this would result in an adverse visual
impact.

Based on the above, the proposal when viewed in Banbury Avenue and Dundee
Road would result in an attractive and distinctive form of development which improves
the character and appearance of the area. When viewed from the residential area to
the north in Newchurch Road, the top part of the building would extend above the
residential roofscapes resulting in a limited adverse impact. From the remaining
areas, the proposal would have a neutral impact. The beneficial impact from within
the vicinity of the site and complementary impacts from the wider area views are
considered to outweigh the limited adverse impact when viewed from the north. On
balance the proposal is considered to be of a high standard of design which respects
and is compatible with the character and appearance of the surrounding area. The
proposal therefore complies with Local Plan Policies EN1 & EMP2, Core Policy 8 of
the Core Strategy, and the requirements of the National Planning Policy Framework

Impact on Heritage Assets

Sections 66 and Section 72 of the Planning (Listed Buildings and Conservation
Areas) Act 1990 seeks special regard to the desirability of preserving a listed building
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or its setting and to preserve or enhance the character or appearance of a
conservation area.

Paragraph 194 of the National Planning Policy Framework requires an applicant to
describe the significance of any heritage assets affected, including any contribution
made by their setting. The level of detail should be proportionate to the assets’
importance and no more than is sufficient to understand the potential impact of the
proposal on their significance.

Paragraph 195 of the National Planning Policy Framework requires local planning
authorities to identify and assess the particular significance of any heritage asset that
may be affected by a proposal (including by development affecting the setting of a
heritage asset) taking account of the available evidence and any necessary expertise.
They should take this into account when considering the impact of a proposal on a
heritage asset, to avoid or minimise any conflict between the heritage asset’s
conservation and any aspect of the proposal.

Chapter 16 of the National Planning Policy Framework intends to preserve and
enhance the historic environment; paragraph 199 requires local planning authorities
to afford great weight to the asset’s conservation, irrespective of whether the potential
harm is substantial harm, total loss or less than substantial harm.

Paragraph 202 of the NPPF states that where a development proposal will lead to
less than substantial harm to the significance of a designated heritage asset, this
harm should be weighed against the public benefits of the proposal including, where
appropriate, securing its optimum viable use.

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

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

In accordance with Paragraph 194 of the National Planning Policy Framework, the
application has been Heritage Impact Assessment. The study area extends 1km to
the north, east and west, and up 5km due to the more open topography which allows
views, in particular from the elevated viewpoint at Windsor Castle. Given the nature
of the built up area to the north, east, and west, and the significant distance to the
south, this considered and appropriate study area.

The site is not located within a conservation area. No conservation areas within
Slough are located within the study area. There are several conservation areas within
Buckinghamshire and Windsor & Maidenhead which fall within the study area. There
are also number of Listed Buildings and Registered Parks and Gardens within the
study area, most notably the Grade | Listed Windsor Castle.
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The visibility from the heritage assets within the study area has been considered.
While in several cases the proposed building is likely to be somewhat visible, the long
distance views from the heritage assets do not contribute to their significance. It is
therefore concluded that there is, in all cases a negligible to low impact leading to no
harm on these heritage assets. The Council’s Heritage advisor has agreed with these
conclusions. As such, the proposal is considered to preserve the surrounding
conservation area heritage assets.

Conclusion:

The Local Planning Authority have consulted Historic England who provided a
response stating a consulted on this application was not required.

The Council’s Heritage Advisor has reviewed the proposal and agreed with the
content and findings of the Heritage Impact Assessment. Officers acknowledge that
there may be some views of the proposal from the heritage assets, including the
Grade | listed Windsor Castle. These views as a result have some negligible impact
in terms of views from these heritage assets. However due to intervening topography
and septation distances, the proposal is considered result in no level of harm on the
identified heritage assets or their setting.

Based on the above, and having regard to the heritage advice received, the proposal
would preserve the surrounding heritage assets and officers consider that the
proposals would not lead to any level of harm as defined by the National Planning
Policy Framework and would also comply with Core Policy 9 of the Core Strategy.

Impact on amenity of neighbouring occupiers / uses

Paragraph 130f of the National Planning Policy Framework requires planning
decisions to ensure developments create places with a high standard of amenity for
existing and future users. This is reflected in Core Policy 8 of the Core Strategy and
Local Plan Policies EN1 and EMP2

The closest residential properties are located approximately 200m (min.) to the north
with the trading estate and small buffer of public open space intervening. This
separation distance is sufficient to prevent any adverse impact in terms of privacy,
natural light, overbearing or overdominance impact.

Noise:

The main concern in relation to noise comes from the proposed 14 diesel generators,
the plant and chillers associated with the data centre cooling, and the substation.

The diesel generators would be positioned to western side of the main building and
adjacent to the western neighbouring boundary which is being developed for a Data
Centre. The generators are only required in emergency in the event of a power
outage. However, they will require regular testing. The application includes a Noise
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Impact Assessment which has modelled the noise impacts at the nearest commercial
and residential receptor sites.

The result show that in a scenario where all generators tested simultaneously for 1.5
hours once per year, the existing background noise level would be exceeded at two
residential receptor points and one commercial receptor point. The largest
exceedance being 5 dB(A) above the background noise level at Sandown Road to
the northwest.

An emergency scenario is assessed by assuming all generators running at full
capacity 30 minutes per year. This is based on evidence collated by the applicant in
relation to an existing Equinix date centre in the Trading Estate. This has concluded
that there have been four power outages between 2007 (when it started operating)
and 2016, all of which lasted 1 hour or less. No power outages have occurred since.
Based on this, the anticipated average frequency of occurrence an emergency
scenario is 30 minutes per year.

In an emergency scenario the existing background noise level would be exceeded at
three residential receptor points. The largest exceedance being 5 dB(A) above the
background noise level at Sandown Road to the northwest.

The Noise Impact Assessment concludes the noise criteria will be exceeded at a
small number of receptors during infrequent testing (1.5 hours per year) and full
emergency operation, but adverse effects are not anticipated. The Council’s
Environmental Quality agree to this conclusion. A condition should be included to
ensure the noise level of the generators is in accordance with that stated in the
submitted Noise Impact assessment.

Based on the above, and subject to conditions, the proposal is considered to comply
with the relevant requirements of Core Policy 8 of The Core Strategy, Policies EN1
and EMP2 of The Local Plan for Slough, and the requirements of the National
Planning Policy Framework.

Parking and impact on the highway network

The National Planning Policy Framework requires development to give priority first to
pedestrian and cycle movements, and second - so far as possible — to facilitating
access to high quality public transport. Development should be designed to create
safe and suitable access and layouts which minimise conflicts between traffic and
pedestrians. Plans should also address the needs of people with disabilities, allow for
the efficient delivery of goods and access by emergency vehicles, and provide
facilities for electric vehicle charging. Any significant impacts from the development
on the transport network (in terms of capacity and congestion), or on highway safety,
should be cost effectively mitigated to an acceptable degree. This is reflected in Core
Policy 7. Paragraph 111 of the National Planning Policy Framework 2021 states that
‘Development should only be prevented or refused on highways grounds if there
would be an unacceptable impact on highway safety, or the residual cumulative
impacts on the road network would be severe’.
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Policy T2 of The Adopted Local Plan for Slough 2004 seeks to restrain levels of
parking in order to reduce the reliance on the private car through the imposition of
parking standards. The Parking Standards have been updated within Part 3 of the
Slough Developer’'s Guide.

Trip Generation:

When compared to the existing use, the local highway authority is satisfied the
proposal would not result in an increase in vehicle trips to a degree whereby there
would be a significant impact on the highway network. A TRICS compliant survey has
been requested which is being carried out by the applicant. This will provide a detailed
baseline for the Travel Plan and will allow a forecast of trips made by sustainable
travel modes. The Travel Plan will be secured by a Section 106 Agreement.

Access:

The proposal includes two vehicular access points. Access to the car parking spaces
would be via Dundee Road, and access for HGVs via Oxford Avenue. All existing
access points would be redundant with the developer required to reinstate the kerb
edge and footway. The Local Highway Authority has commented that these provide
safe and appropriate access to the site, with appropriate visibility splays demonstrated
on the submitted plans. Swept path analysis has demonstrated that a 16.5m
articulated lorry would be able to enter/exit the proposed development, with suitable
turning space provided on site. The applicant would need to complete detailed design
as part of the highways agreement post planning.

Pedestrian access is provided by the Dundee Road access and a stand-alone access
in Banbury Avenue. The access points provide safe and appropriate pedestrian and
wheelchair accessible access point up to the entrance of the building.

Car parking:

Local Plan Policies T2, EMP7 and Core Policy 7 seek no increase in the total number
of car parking spaces on-site within commercial redevelopment schemes. Additional
on-site car parking provision will only be required where this is needed to overcome
road safety problems, protect the amenities and operational requirements of adjoining
users, and ensure that access can be obtained for deliveries and emergency vehicles.
The Parking Standards as updated within Part 3 of the Slough Developer’s Guide
does not include any specific guidance in relation to the quantum of parking provision
for data centres.

The existing site contains 130 car parking spaces. The proposal includes 39 car
parking spaces. The information submitted with the application asserts the proposed
development would provide direct employment for 35 employees. In addition, up to 82
customers could visit the site resulting in a maximum of 117 people could be using
the building at any one time.
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In order to understand the parking accumulation for the proposal, the Local Highway
Authority has used the trip date provided for a nearby similar form of Data Centre.
Using this information on a pro rata basis a maximum of 71 — 81 vehicles requiring a
parking space at any one time is forecast. As such, there would be a shortfall of 32 —
42 car parking spaces within the application site.

To address the additional parking demand, the applicant has proposed to make use
of vacant parking spaces within existing Data Centres operated by the applicant.
These are shown in the plans below outlined in blue:

Following surveys of these existing Data Centre sites, between 31 - 42 spaces are
available at the adjoining site (LD7). This is considered to provide an appropriate
offsite provision to accommodate the shortfall in on-site parking which is located in the
immediate vicinity of the application site. Furthermore, this makes effective use of
existing parking spaces within the trading estate. The Local Highway Authority has
raised no objection to this approach subject to requiring a detailed car park
management plan. This can be secured by planning obligation.

Cycle parking:

32no cycle parking spaces (16 covered and secure; 16 covered) are proposed which
is a sufficient amount given number of employees, customers, and nature of use.

Travel Plan:

The application has been submitted with a Travel Plan. This has been reviewed by
the Local Highway Authority who have commented the trips relate to car journeys only
and does not include a TRICS compliant survey. The TRICS survey will involve
interviewing employees and visitors at a nearby data centre to establish their mode of
travel. This will establish how many staff travel by walking, cycling, rail and bus and



12.13

12.14

12.15

12.16

1217

12.18

13.0

131

13.2

will allow Travel Plan targets to be set for future travel. The applicant is addressing
these issues and update will be provided on the Amendment Sheet to Committee.

Once an acceptable travel plan is produced, it should form part of the section 106
agreement along with a financial contribution of £3,000 towards Travel Plan
Monitoring.

Construction Management Plan:

The Local Highway Authority has requested the submitted Construction Management
Plan be updated to provide some onsite parking for construction vehicles/workforce
vehicles. The applicant confirms this will unlikely be achievable and discussions will
take place with SEGRO regarding offsite provision. It is therefore recommended that
a condition is included to submit a car park management plan for the construction
phase by condition or planning obligation.

The Local Highway Authority has also requested all vehicles and plant will comply with
the Euro VI emissions standard. The submitted Construction Management Pan
proposes suitble emission standars for plant. Euro standards for veicles will need to
form part of the Section 106 negotiations.

Servicing and deliveries:

Two to three deliveries by HGV are expected each day. Two HGV loading bays are
proposed on site along with sufficient turning space. The Local Highway Authority has
commented this would be acceptable.

Summary:

Subject to conditions and planning obligations and addressing the issues raised
regarding the Travel Plan and Car Parking Management Plan, the proposal would
accord with the in Core Policy 7 of the Core Strategy Local Plan Policies T2 and T8,
and the requirements of the National Planning Policy Framework.

Air Quality

Core Policy 8 of the Core Strategy seeks development to be located away from areas
affected by air pollution unless the development incorporates appropriate mitigation
measures to limit the adverse effects on occupiers and other appropriate receptors.
Proposal should not result in unacceptable levels of air pollution. This is reflected in
Paragraph 181 of the National Planning Policy Framework which also goes on to
require any new development in Air Quality Management Areas and Clean Air Zones
is consistent with the Local Air Quality Action Plan.

The Council has adopted the Slough Low Emission Strategy on a corporate basis,
which is a Local Air Quality Action plan incorporating initiatives to be delivered by
the Council and will set the context for revising the Local Development Plan Polices.
Measures in the Low Emission Strategy include reducing traffic and requiring
electric charging points within new developments. The Low Emission Strategy is a
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material planning consideration but it does not form part of the current local
development plan.

The main concern in relation to air quality comes from the proposed 13 diesel
generators to the western side of the building. The generators are only required in
an emergency in the event of a power outage. However, they will require regular
testing. The submitted Air Quality Assessment sets out the following generator
testing regime:

e Scenario A: no test load, monthly 5-minute runs with all generators to be tested
one at a time.

e Scenario B: monthly 100% load test with monthly 30-minute runs 8 times a year
with all generators to be tested one at a time.

e Scenario C: quarterly 100% load test with 1 hour runs 3 times per year with all
generators to be tested one at a time.

e Scenario D: annual 100% load test of 2 hour run with all generators to be tested
one at a time.

e Scenario E: annual 100% load test of 1.5 hours with all generators running at
the same time.

e Scenario F: emergency run with all generators running at once at 100% load
for 30 hours.

The Air Quality Assessment has modelled generator emissions by assuming the
generators are operating continuously throughout the year to model how the
emissions react with different meteorological conditions, and then the worst case
scenario is extracted from this data. For all of the above scenarios, this has been
modelled at 33 human receptor points within 2km of the application site, including
dwellings, schools, nurseries, and care homes.

For scenario E the largest predicted contribution in NO2 hourly mean is 281ug/m?3 to
the southwest (receptor by 1 Burnham Lane), which is in exceedance of the air quality
standard of 200ug/m?®. The resulting NO2 hourly mean when including the existing
ambient air quality is predicted to be 324ug/m? which further exceeds the standard.
In the event of an emergency scenario, this is considered to be a potentially
significant impact. The Air Quality Assessment concludes that due to the limited
proposed run time per year (1.5 hours), this scenario is considered to be insignificant.

Scenario F (emergency scenario) is tested by assuming that in the event of a power
outage, 12 of the generators would running at full capacity for 30 hours. The
remaining generator would be kept as secondary back-up (redundancy) in case other
generators fail. In this scenario, 8 of the 33 human receptor points would result in an
exceedance of the NO2 hourly mean air quality standard (200ug/m3). The largest
predicted contribution in NO2 hourly mean is 298ug/m? to the north (receptor by 42
Newchurch Road), which is in exceedance of the air quality standard of 200ug/m?.
The resulting NO2 hourly mean when including the existing ambient air quality is
predicted to be 342ug/m*® which further exceeds the standard. The Air Quality
Assessment notes that in the event of an emergency scenario these are a potentially
significant impact.
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However, it is important to note that the assessment is based off an absolute worst
case scenario influenced by conditions which give rise to the highest possible
concentrations, therefore the probability of these conditions occurring at the same
time as an emergency event was tested as part of the assessment. The Air Quality
Assessment concludes the probability in exceeding the air quality standard of
200ug/m? at any of the receptors is less than 0.01% and therefore highly unlikely.

In addition, the submitted Noise Assessment asserts ‘the frequency of an emergency
scenario’ is anticipated to be very low. For example, an existing Data Centre operated
by Equinix in Buckingham Avenue experienced four power outages between 2007
(when it started operating) and 2016, all of which lasted 1 hour or less. Based on this,
the anticipated average frequency of occurrence of emergency operation mode at
the application site is around 30 minutes per year. No outages have occurred since
2016.

Cumulative Impact:

The Applicant (Equinix) currently operate existing Data Centres within the Trading
Estate which are subject to an Environmental Permit via the Environment Agency.
This proposed site would also be subject to an Environmental Permit. As part of the
existing Environmental Permit, Equinix operate a fleet of air quality monitoring
stations in the Slough Trading Estate which monitor the NO2 hourly standard at
multiple locations throughout Slough Trading Estate. To date, the NO; air quality
standard has been exceeded on only a small number of occasions, none of which
were associated with Equinix engine testing.

Summary:

The Council’s Air Quality Officer has reviewed the submitted Air Quality Assessment
and agreed that that any exceedances would be highly unlikely. In the event of an
exceedance, the impact would be for a relatively limited period of time and would
have an overall low impact. As such, the impact from the proposal and also having
regard to the cumulative assessment carried by the applicant, the proposal is
considered to have acceptable impacts in terms of air quality. A condition is
recommended to ensure the use of the generators is carried out in accordance with
the scenarios A — F as set out in the Air Quality Assessment.

Dust during the construction phase has been adequately addressed and should be
secured by condition.

Air quality in relation to ecological receptors is assessed within the ‘impact on
biodiversity and ecology’ section of this report.

Based on the above, and subject to conditions, the proposal would accord with the
in Core Policy 8 of the Core Strategy, and the requirements of the National Planning
Policy Framework.
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Impact on biodiversity and ecology

Paragraph 174 of the National Planning Policy Framework requires new development
to minimise impacts on biodiversity and provide net gains in biodiversity. It is expected
A 10% biodiversity net gain for developments will be required as part of the
Environment Act (2021) via secondary legislation, expected in 2023. Core Policy 9
relates to the natural environment and requires new development to preserve and
enhance natural habitats and the biodiversity of the Borough.

Offsite Impacts:

The application has been submitted with a Preliminary Ecological Appraisal. This has
identified the following statutory designated sites are within proximity of the
application site:

o Haymill Valley. Local Nature Reserve. 1.3km NNW.
o Cocksherd Wood. Local Nature Reserve. 0.67km NW & W.
e Burnham Beeches. Special Area of Conservation. 2.8km N.

In addition, within 2 km of the application site, there are seven non-statutory
designated sites of the site and 11 priority habitat sites. As would be expected, a
number of protected species are recorded within 2km of the application site.

The submitted Air Quality Assessment has caried out an assessment on ecological
receptors in accordance with the relevant air quality standards. A total of 14 ecological
receptors have been reviewed within 10km of the site in accordance with
Environment Agency guidance. In addition to the above statutory listed designated
sites, the following are included within the Air Quality Assessment:

e Thames Basin Heaths. Special Protection Area, 10Km. SSW

o Southwest London Waterbodies. Special Area of Conservation / Site of
Special Scientific Interest. 9.5Km. Southeast.

e Windsor Forest & Great Park. Special Area of Conservation / Site of Special
Scientific Interest, 6.3Km. South.

e In addition is identified at Ancient Woodland at 2km to the Northeast.

The result show there would be an insignificant impact on ecological receptors as a
result of generator testing. However, during a power outage when the emergency
scenario would take place, all of the 14 ecological receptors would result in an
exceedance of the NOx daily mean air quality standard (75ug/m3). The largest
predicted contribution in NOx daily mean would be at the Southwest London
Waterbodies at 286ug/m3. The resulting NOx daily mean when including the existing
NOx daily mean is predicted to be 320ug/m3. The Air Quality Assessment notes
these are a potentially significant impacts, however the chances of this scenario
occurring are considered to be highly unlikely, based on the reliability of the electrical
distribution network.
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The submitted Noise Assessment asserts:

‘the frequency of an emergency scenario is anticipated to be very low.
For example, the existing Data Centre operated by Equinix in
Buckingham Avenue experienced four power outages between 2007
(when it started operating) and 2016, all of which lasted 1 hour or less.
Based on this, the anticipated average frequency of occurrence of
emergency operation mode at the application site is around 30 minutes
per year’.

No outages have occurred since 2016. Officers agree that based on the evidence to
hand, an emergency scenario, if encountered unlikely to occur on a regular basis. If
an emergency scenario were to occur, it would likely be for a short period of time.

The submitted ecology report concludes that it is unlikely the designated sites within
the wider surrounding area will pose any constraints to the proposed development
given their distance from the site, the urban context of the site and the nature and
scale of the works proposed.

Based in the above, no objections are raised in relation to off-site ecological impacts.
Onsite Impacts

An onsite survey to all internal and external areas was carried out on 16" September
2022. The survey recorded onsite habitats in the form of:

e Grassland

e Trees

e Hedgerows

e Developed land, buildings, carpark, scattered scrub.

No evidence of protected species using the site was found during the survey. As a
result, no follow up surveys are recommended. The Ecology Report notes that onsite
vegetation and the existing building have potential to support breeding birds and
appropriate mitigation for site clearance is recommended. In addition, best practice
measures are recommended during the clearance / construction phase to protect
common mammals. These can be secured by condition.

Berkshire Archaeology have commented that artefacts dating from the Neolithic to
Iron Age have been found close to the proposed development area c.160m to the
north-west. As such the site holds potential to contain underground archaeological
heritage assets. A condition has been included to secure a written scheme of
investigation.

Biodiversity Net Gains:

A net gain report has been undertaken using the Natural England Biodiversity Metric
3.1. This has considered the existing habitat classifications on the site and compared
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to the proposed habitat classifications as set out on the submitted landscaping plan.
This results in a 176.58% net gain in biodiversity for area-based habitats and
121.41% net gain in biodiversity for hedgerows. Such quantum of net gains would
exceed the expected 10% as part of the Environment Act.

Based on the above, the proposal would comply with Core Policy 9 of the Core
Strategy and the requirements of the National Planning Policy Framework.

Crime Prevention and anti-social behaviour

Policy EN5 of the adopted Local Plan and Core Policy 12 require all development
schemes to be designed so as to reduce the potential for criminal activity and anti-
social behaviour. Paragraph 92 National Planning Policy Framework seeks
development to be inclusive and safe places which are safe and accessible, so that
crime and disorder, and the fear of crime, do not undermine the quality of life or
community cohesion.

Data Centres require a high level of security. The proposed site would be completely
fenced and gated off with 3m high weldmesh fencing. The ancillary office space is
served by windows which provides an appropriate amount of natural surveillance on
the public realm. Access into the site would be controlled and monitored. The
proposed development is considered to designed in such a way that is the potential
for criminal activity and anti-social behaviour is minimised.

Based on the above, the proposal would accord with Core Policy 12 of the Core
Strategy Local Plan Policy EN5, and the requirements of the National Planning Policy

Framework.

Contaminated Land

Paragraphs 183 and 184 of the National Planning Policy Framework require a site to
be suitable for its proposed use taking account of ground conditions and any risks
arising from land instability and contamination. This is reflected in Core Policy 8 of
the Core Strategy.

The submitted desktop study identifies the site contains potentially contaminated
soils. Further ground investigation and quantitative risk assessment is proposed
required to identify potential risks and the need for remediation and additional
mitigation measures. These can be secured by condition.

The Environment Agency has raised no objections subject to informatives.
Based on the above, subject to conditions the proposal is anticipated to accord with
Core Policy 8 of the Core Strategy, and the requirements of the National Planning

Policy Framework.

Health and Safety
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The application site is located next to a Cadent Gas Line Service Strip. Cadent have
been consulted and raised no objections. The Health and Safety executive have also
raised no objections.

The application includes 14 diesel generators which would include associated fuel
tanks and would require filling as required. No objections have been raised from the
Health and Safety Executive and no comments have been received from the
Environment Agency. With regard to previous applications for diesel storage it has
been advised that the employer will be subject to the requirements of the Health and
Safety at Work etc Act 1974 (HSWA) and associated legislation. Under sections 2
and 3 of the HSWA, an operator must conduct the undertaking in such a way as to
ensure that, so far as is reasonably practicable, employees and other persons,
including people living nearby, are not thereby exposed to risks to their health or
safety. This can be included as an informative.

A substation is proposed to the southern boundary of the site. An electromagnetic
fields assessment report can be secured by condition to ensure the substation would
fall within the International Commission on Non-lonizing Radiation Protection
(ICNIRP) guidelines.

In relation to aircraft safeguarding, the Aerodrome Safeguarding Specialist from
Heathrow Airport has raised no objections.

Based on the above, and subject to conditions there is no evidence to suggest
proposal is considered to have unacceptable impacts in terms of the health and

safety.

Flood Risk and Drainage

Flooding:

Paragraph 167 of the National Planning Policy Framework requires local planning
authorities should ensure that flood risk is not increased elsewhere. Paragraph 161
of the National Planning Policy Framework requires all plans to apply a sequential,
risk-based approach to the location of development — taking into account all sources
of flood risk. Paragraph 033 of the NPPG clarifies that any development proposal
should take into account the likelihood of flooding from other sources, as well as from
rivers and the sea. The sequential approach to locating development in areas at lower
flood risk should be applied to all sources of flooding.

The site is located in Flood Zone 1 (less than 0.1% annual probability of river or sea
flooding). The proposed above ground water storage does present a potential flood
risk in the event of any failure of the tanks. In this instance a sequential and exception
test approach is not considered appropriate as the tanks are required onsite to serve
the proposed development. Furthermore, in accordance with paragraph 035 of the
NPPG and the corresponding Table 3 of the NPPG, the exception test does not need
to be applied in this instance as the site is not located within a flood zone 2 or 3.
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The application proposes above ground water storage comprising:

e Water storage tank No. 1 — volume 550m3

o Water storage tank No. 2 — volume 550m3

e Firefighting storage tank No. 1 — maximum volume of 150m3
e Firefighting storage tank No. 2 - maximum volume of 150m3
e Bulk Salt saturator tank — water treatment minimal storage

e Chemical storage tank — water treatment minimal storage

o Process water discharge tank - volume 54m3

A site specific Flood-risk Assessment has been submitted which has assessed the
risk of flooding from the onsite water storage. This includes a scenario whereby failure
for the largest tank volume (550m3) was undertaken. If this were to be contained
within the free area in the vicinity of the tanks, this would result in a water 2 metre
high water level. In the event of all the tanks failing, this would clearly a much higher
water level. However, it is acknowledged that increasing the area or height of
containment would either be impractical due to expanding into the yard area or result
in a permitter water tight boundary that would have an unacceptable impact on visual
amenity.

The flood risk assessment sets out that the water storage tanks would be constructed
of stainless steel be double skinned with a WRAS (Water Regulations Advisory
Scheme) approved rubber liner. The Flood Risk Assessment asserts that a
catastrophic tank failure is of low probability.

Given the low probability of failure, a flood resistant wall to a height of 2.15 metres
around the water storage building to contain the failure of the largest water tank of
(5650m3) is considered an appropriate provision to address the residual risk of
flooding. Flood waters from the tank would be contained within the existing area
designated for water storage and away from more vulnerable areas and access /
egress from the site. This considered to provide an appropriate amount of mitigation
to ensure flood risk is not increased elsewhere.

Surface water drainage:

A full Drainage Strategy has been submitted which proposes a Sustainable Urban
Drainage System. This is an outline strategy which includes incudes an optional
approached depending on further site investigation, including infiltration testing for
the suitability of soakaway and / or underground attenuation tanks. The Lead Local
Flood Authority has assessed the submitted Drainage Strategy and confirmed
sufficient information has been provided at this stage and a full detailed design can
be secured by condition.

Based on the above, the proposal would comply with Core Policy 8 of the Core
Strategy, and the requirements of the National Planning Policy Framework.
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Economic Impact

The site is located within a defined Business Area (Slough Trading Estate) as
identified on the Proposals Map (2010). Core Strategy policy 5 (employment) requires
there to be no loss of existing business areas to non-employment uses. One of the
main aims of the Core Strategy is to ensure that Slough continues to fulfil its regional
role in maintaining a competitive, sustainable and buoyant economy, whilst at the
same time providing a diverse range of jobs for local people. Paragraph 7.80 of the
Core strategy states that the loss of traditional manufacturing and the emergence of
knowledge-based industries have meant that there is a skills gap amongst some of
the resident work force. In order to reduce this gap, the Economic Development
Strategy (Doc.17) identifies the need for better education and training in order to
equip the resident work force with the skills necessary to gain access to the new
knowledge-based jobs that will be created in Slough.

Paragraph 81 of the National Planning Policy Framework seeks planning decisions
to help create the conditions in which businesses can invest, expand and adapt.
Paragraph 83 of the National Planning Policy Framework seeks planning decisions
to recognise and address the specific locational requirements of different sectors.
This includes making provision for clusters or networks of knowledge and data-driven,
creative or high technology industries.

The existing site provided approximately 6000 square metres of industrial floor space
for employment purposes. The applicant the site is largely vacant and does currently
provide any direct employees. According to the Communities Agency’s Employment
Densities Guide 2015, a mixed use (B Class) floor space is capable of providing 1
employee per 47 square metres. For the existing site this translates as 127
employees. The applicant has confirmed the proposal would accommodate 35 direct
employees.

The proposal would result in the loss of land used for traditional manufacturing for
employment based on more knowledge based industry. Paragraph 7.80 of the Core
strategy identifies this has resulted in a skills gap amongst some of the resident work
force. To mitigate this and the reduction in employment numbers, the applicant has
offered a financial contribution of £126.540 towards Local Employment Training and
Business Promotion. This amount is prorated based on the Local Employment
Training and Business Promotion contribution received via the planning permission
for the Data Centre development on the former AkzoNobel site (ref. P/00072/096).

Furthermore, to promote employment opportunities for local residents, it is
recommended that a skills development programme for the construction phase is an
obligation within the Section 106 Agreement.

Based on the above, the proposal would comply with Core Policy 5 of the Core
Strategy, Local Plan Policy EMP12, and the requirements of the National Planning
Policy Framework.
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Sustainable design and construction

Core Policy 8 of the Core Strategy seeks to minimise the consumption and
unnecessary use of energy; generate energy from renewable resources; and
incorporate sustainable design and construction techniques. Paragraph 7.159 states
proposals for non-residential development should achieve a BREEAM rating of “very
good” or “excellent”.

The Developers Guide Part 2 expects commercial development of 10,000 sgm or
more to achieve a BREEAM rating of excellent along with low or zero carbon energy
generation equivalent to approximately 10% of the developments carbon emissions.

As the proposal would amount more than10,000 sqm a BREEAM score of ‘Excellent’
is required. A BREEAM pre assessment has been carried where an ‘Excellent’ rating
is predicted which is acceptable. This can be secured by condition.

The extreme cooling requirements for the servers within the proposed Data Centre
result in a disproportionately high consumption of energy and waste heat compared
with other office or hi-tech light industrial buildings. Officers consider that for this
reason, it may be appropriate to apply the standards more flexibility. A Sustainability
Strategy has been submitted with the application which includes a technical feasibility
study to identify appropriate low and zero carbon technologies for this proposal and
how the designs maximise their use within the development. Due the particular high
energy demands of the building which is typical for a data centre and the limited space
(such as roof being dominated by plant), the only appropriate technology is
considered to be an Air Source Heat Pump. This would provide a net saving of 4% of
regulated energy which the applicant has confirmed would not meet the required 10%
(approx.) of the developments carbon emissions. Notwithstanding the resulting
saving from low carbon technologies falling below the Council’s adopted Standard,
the applicant as demonstrated that they have maximised the efficiency of the building
services as part of the design at this stage. This, in combination with the Air Source
Heat Pump, has proposed a saving well over and above the carbon emission rate
compared to a Building Regulation compliant data centre building. Conditions would
be included which requires the applicant to demonstrate the development has been
carried out in accordance with the proposed better than building regulation Target
Emission Rate.

In order to capture waste heat from the cooling process, the applicant has agreed in
principle to provide a future connection to a future district heating network. No or
limited physical works will be carried out during the construction phase. However, as
part of the Section 106 negotiations, the applicant will demonstrate how such a
connection will be achieved in principle. A clause(s) in the section 106 agreement will
then provide the obligation to provide the connection when requested if reasonable
and practical.

Based on the above, it has been demonstrated that the proposals minimise the
consumption and unnecessary use of energy; maximise the generation of energy
from renewable resources (noting the particular constraints and cooling requirements
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for a data centre use); and incorporates sustainable design and construction
techniques which would comply with the intentions of Core Policy 8 of the Core
Strategy.

Interference with Telecommunication Signals

Paragraph 116 b) of the National Planning Policy Framework requires Local Planning
Authorities to consider the possibility of the construction of new buildings or other
structures interfering with broadcast and electronic communications services

Local Plan Policy ENG states:

All large buildings or structures will only be permitted if they are designed in such a
way so as to reduce the potential for interference with telecommunications signals.
Where it is anticipated that disruption to television services and other
telecommunications services will be a problem either because of:

a) the proposed development’s height or mass, or
b) the materials selected,

Planning permission will only be granted subject to a condition requiring the
applicant to take appropriate measures to restore any loss of quality of reception.

A Telecommunications Impact Assessment has been submitted alongside the
application. This has concluded the proposed development is likely to have no impact
on the transmission of satellite TV services; broadcast radio services; and mobile
phone services. However,

Due to the height and positioning of the building, an impact has been identified in
relation to terrestrial television services to the northwest of the site. The area likely to
be affected is illustrated blue hatched in the image below which is taken from the
Telecommunications Impact Assessment:

Telecommunications Impact Assessment quantifies the potential impact on residents
by using Census data (2011) and the Ofcom Technology Tracker (2022). This
indicates that approximately 35% of households within UK have digital terrestrial TV
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as their primary source of TV. Accordingly, it is anticipated 3 households could be
affected. Planning Officers advise that this may not be a precise method for assessing
the extent of impact. However, the plan above does provide a good indication of the
area that may be affected and it is agreed it is likely not all properties within the
hatched area will be affected. The assessment considers the proposals would result
in a limited adverse impact on telecommunications signal within the area. In light of
this conclusion, the application has not demonstrated that the proposal has been
designed in such a way so as to reduce the potential for interference with
telecommunications signals. It is anticipated that there would be a limited disruption
to television services because of the proposed development’s height and mass. This
is not considered to comply with the first part of Local Plan Policy ENG.

The second part of EN6 seeks to require a condition requiring the applicant to take
appropriate  measures to restore any loss of quality of reception. The
Telecommunications Assessment advises that in most cases, an affected signal can
be resolved at the affected property by repositioning or improving the receiving
antenna, or installing an amplifier. In some cases, this mitigation may not be affective,
and in such cases alternative sources such as digital cable TV or satellite TV (such
as FreeSat) can be used. The applicant considers identifying an affected signal (as a
result of the development) and carrying the mitigation on third party land would be
onerous and not in proportion with the limited adverse impact.

Planning Officers consider the above mitigation package has not been secured by
condition given the applicant has not agreed to the wording or principle of the
condition or a planning obligation as the land affected is outside the application on
private land, not in control by applicant or the Council. As such there is a chance the
applicant would not be able to comply with the condition or obligation. It appears there
are no other appropriate measures to restore any loss of quality of reception by way
of condition (as required by ENG).

Based on the above, due to the condition not being secured the proposal would
conflict with Local Plan Policy EN6. While Policy ENG is a saved policy, it is not one
of the more important policies in determining the application. Furthermore, the conflict
with this policy results in a limited adverse impact. Accordingly, limited weight is
allocated to the conflict with this policy and Paragraph 116 b) of the National Planning
Policy Framework.

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 (eg: age (including children and young people), disability, gender
reassignment, pregnancy and maternity, race, religion or belief, sex and sexual
orientation. In particular, regard has been had with regards to the need to meet these
three tests:
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¢ 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 provide new employment space. Access from the public footway
up to the building is considered safe or suitable for all users. Four of the 39 parking
spaces would be wheelchair accessible, two of which served by EV charging points.
Lifts are proposed within the building to the upper floors.

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 eg: 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 can be incorporated into the
construction management plan to mitigate the impact and minimise the extent of the
effects. This could be secured by condition should the scheme be acceptable.

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.

Section 106 Requirements

It is noted within the report, that in order to make the development acceptable in
planning terms, the following obligation are required:

viii.  Financial contribution of £126.540 towards Local Employment Training and
Business Promotion.
ix.  Skills development programme for the construction phase.
x.  Travel Plan.
xi.  Financial contribution of £3,000 Travel Plan Monitoring Fee.
xii.  Appropriate construction vehicle emission standards
xiii.  Possible future connection to a district heating network.
xiv.  Car Park Management Plan

The above obligations would comply with Regulation 122 of The Community
Infrastructure Levy Regulations 2010 in that the obligations are considered to be:

a) necessary to make the development acceptable in planning terms;
b) directly related to the development; and
c) fairly and reasonably related in scale and kind to the development.
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Presumption in Favour of Sustainable Development

For the purposes of this application, the development plan is up to date. The report
identifies that the proposal complies with all of the most up to date and important
relevant saved policies in the development plan and most of the paragraphs in the
NPPF. There is a conflict with Local Plan Policy EN6 and Paragraph 116 b) of the
NPPF (Interference with broadcast signals) which is not one of the more important
policies in determining the application. It is assumed 3 households with digital
terrestrial TV could be affected by signal interference and cannot be mitigated by
condition or obligation. Accordingly, this policy and its conflict attracts limited weight.

The proposal would result in the redevelopment of an existing employment site to
provide a new employment facility comprising a high quality building resulting in an
overall improvement to the character and appearance of the area. Additional
landscaping is proposed which provides substantial net gains in biodiversity. The
proposal would comply with the remaining development plan policies, which are
predominantly the most important policies for determining the application. While the
limited conflict with the development plan and NPPF is noted, on balance the proposal
overwhelmingly complies with the development plan and NPPF as whole. As such,
the proposal is considered to be sustainable development and should be approved.

PART C: RECOMMENDATION

Recommendation

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

A) For approval subject to:
1. The satisfactory competition of a Section 106 to secure:

i.  Financial contribution of £126,540 towards Local Employment Training and
Business Promotion.
ii.  Skills development programme for the construction phase.
iii. Travel Plan.
iv.  Financial contribution of £3,000 Travel Plan Monitoring Fee.
v.  Appropriate construction vehicle emission standards.
vi.  Possible future connection to a district heating network.
vii.  Car Park Management Plan including details of the use of car parking for the
development that is provided off-site in consultation with our legal team.

2. A satisfactory updated Travel Plan and TRICS Survey

3. agreement of the pre-commencement conditions with the applicant/agent;
finalising conditions; and any other minor changes.



26.0

Refuse the application if the completion of the above has not been satisfactorily
completed by 24" November 2023 unless a longer period is agreed by the Planning
Manager, or Chair of the Planning Committee

PART D: CONDITIONS

Commence within three years

The development hereby permitted shall be commenced within three years of
from the date of this permission.

REASON To prevent the accumulation of planning permissions, and to enable the
Council to review the suitability of the development in the light of altered
circumstances and to comply with the provisions of Section 91 of the Town and
Country Planning Act 1990.

Approved Plans

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

Drawing No LD140-ARP-Z2Z-ZZ-DR-C-TOPO-1210 Rev P01; Dated 14/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-ARP-Z2Z-ZZ-DR-C-TOPO-1211 Rev P01; Dated 14/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-ARP-Z2Z-ZZ-DR-C-TOPO-1300 Rev P01; Dated 14/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-RBA-00-ZZ-DR-A-SITE-1001 Rev P02; Dated 18/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-RBA-00-ZZ-DR-A-SITE-1002 Rev P02; Dated 18/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-RBA-00-ZZ-DR-A-SITE-1003 Rev P02; Dated 18/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-ARP-ZZ-ZZ-DR-C-SITE-1100 Rev P02; Dated 30/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-ARP-Z2Z-ZZ-DR-C-SITE-1200 Rev P02; Dated 30/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-EXA-LS-0G-DR-L-PLAN-1000 Rev P01; Dated 18/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-EXA-LS-RF-DR-L-PLAN-1001 Rev P01; Dated 18/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-RBA-00-0G-DR-A-SITE-1004 Rev P04; Dated 18/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-RBA-00-ZZ-DR-A-Z2Z277-2000 Rev P04; Dated 18/11/2022;
Rec’d 19/12/2022.



m) Drawing No LD140-RBA-RF-05-DR-A-ROOF-1025 Rev P03; Dated 18/11/2022;

Rec’d 19/12/2022.

Drawing No LD140-RBA-RF-06-DR-A-ROOF-1026 Rev P03; Dated 18/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-RBA-00-0G-DR-A-PLAN-1020 Rev P02; Dated 18/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-RBA-00-01-DR-A-PLAN-1021 Rev P02; Dated 18/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-RBA-00-02-DR-A-PLAN-1022 Rev P02; Dated 18/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-RBA-00-03-DR-A-PLAN-1023 Rev P03; Dated 18/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-RBA-00-04-DR-A-PLAN-1024 Rev P02; Dated 18/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-RBA-ZZ-ZZ-DR-A-PLAN-1027 Rev P02; Dated 18/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-EXA-LS-ZZ-DR-L-PLAN-1100 Rev P01; Dated 18/11/2022;
Rec’d 19/12/2022.

Drawing No LD140-RBA-Z2Z-ZZ-DR-A-ZZZZ-3000 Rev P02; Dated 18/11/2022,;
Rec’d 19/12/2022.

Drawing No LD140-RBA-Z2Z-ZZ-DR-A-2Z2ZZ7-3001 Rev P02; Dated 18/11/2022,;
Rec’d 19/12/2022.

Drawing No LD140-RBA-ZZ-ZZ-DR-A-SITE-3005 Rev P01; Dated 18/11/2022;
Rec’d 19/12/2022.

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.

Phase 2 Intrusive Investigation Method Statement

Based on the findings of the Ground Contamination Desk Study and Preliminary
Risk Assessment (Ref. no. LD140-ARP-XX-XX-RP-G-XXXX-0009), dated 18"
November 2022 and prepared by Ove Arup & Partners Limited., development
works shall not commence until an Intrusive Investigation Method Statement
(IIMS) has been submitted to and approved in writing by the Local Planning
Authority. The IIMS shall be prepared in accordance with current guidance,
standards and approved Codes of Practice including, but not limited to, BS5930,
BS10175, CIRIA C665 & C552 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 Policy 8 of the Core
Strategy 2008.



4. Phase 3 Quantitative Risk Assessment and Site-Specific Remediation Strategy

Development works shall not commence until a Quantitative Risk Assessment
(QRA) has been prepared for the site, based on the findings of the intrusive
investigation. The risk assessment shall be prepared in accordance with the
Land Contamination: Risk Management (LCRM) and Contaminated Land
Exposure Assessment (CLEA) framework, and other relevant current guidance.
This must first be submitted to and approved in writing by the Local Planning
Authority and shall as a minimum, contain, but not limited to, details of any
additional site investigation undertaken with a full review and update of the
preliminary Conceptual Site Model (CSM) (prepared as part of the Phase 1 Desk
Study), details of the assessment criteria selected for the risk assessment, their
derivation and justification for use in the assessment, the findings of the
assessment and recommendations for further works. Should the risk assessment
identify the need for remediation, then details of the proposed remediation
strategy shall be submitted in writing to and approved by the Local Planning
Authority. The Site Specific Remediation Strategy (SSRS) shall include, as a
minimum, but not limited to, details of the precise location of the remediation
works and/or monitoring proposed, including earth movements, licensing and
regulatory liaison, health, safety and environmental controls, and any validation
requirements.

REASON: To ensure that potential risks from land contamination are adequately
assessed and remediation works are adequately carried out, to safeguard the
environment and to ensure that the development is suitable for the proposed use
and in accordance with Policy 8 of the Core Strategy 2008.

5. Phase 4 Remediation Validation

No development within or adjacent to any area(s) subject to remediation works
carried out pursuant to the Phase 3 Quantitative Risk Assessment and Site
Specific Remediation Strategy condition shall be occupied until a full final
Validation Report for the purposes of human health protection has been
submitted to and approved in writing by the Local Planning Authority. The report
shall include details of the implementation of the remedial strategy and any
contingency plan works approved pursuant to the Phase 3 condition above. In
the event that gas and/or vapour protection measures are specified by the
remedial strategy, the report shall include written confirmation that all such
measures have been implemented by a competent installer and then verified by
a qualified independent third party/Building Control Regulator.

REASON: To ensure that remediation work is adequately validated and
recorded, in the interest of safeguarding public health and in accordance with
Policy 8 of the Core Strategy 2008

6. Archaeological Written Scheme of Investigation



B: No development shall take place/commence until a programme of
archaeological work including a Written Scheme of Investigation (WSI) has been
submitted to, and approved by, the local planning authority in writing. The WSI
shall include an assessment of significance and research questions; and:

i.  The programme and methodology of site investigation and recording.

ii.  The programme for post investigation assessment.

iii.  Provision to be made for analysis of the site investigation and
recording.

iv.  Provision to be made for publication and dissemination of the analysis
and records of the site investigation.

v.  Provision to be made for archive deposition of the analysis and records
of the site investigation.

vi.  Nomination of a competent person or persons/organisation to
undertake the works set out within the WSI.

B) The Development shall take place in accordance with the WSI approved under
condition (A).

The development shall not be occupied until the site investigation and post
investigation assessment has been completed in accordance with the programme
set out in the WSI approved under condition (A) and the provision made for
analysis, publication and dissemination of results and archive deposition has
been secured.

REASON: The site lies in an area of archaeological potential, particularly for, but
not limited to, Prehistoric remains. The potential impacts of the development can
be mitigated through a programme of archaeological work. This is in accordance
Core Policy 9 of the Slough Local Development Framework Core Strategy 2006-
2026, and the requirements of the National Planning Policy Framework.

. Thames Water Foul Water:

The development hereby approved shall not be occupied until confirmation has
been provided that either:-

1. All foul water network upgrades required to accommodate the additional
flows from the development have been completed; or-

2. A development and infrastructure phasing plan has been agreed with the
Local Authority in consultation with Thames Water to allow development to be
occupied.

Where a development and infrastructure phasing plan is agreed, no occupation
shall take place other than in accordance with the agreed development and
infrastructure phasing plan.
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11.

REASON: Network reinforcement works are likely to be required to accommodate
the proposed development in order to avoid sewage flooding and/or potential
pollution incidents.

Thames Water supply

The development hereby approved shall not be occupied until confirmation has
been provided that either:-

a. all water network upgrades required to accommodate the additional demand
to serve the development have been completed; or —

b. a development and infrastructure phasing plan has been agreed with
Thames Water to allow development to be occupied.

Where a development and infrastructure phasing plan is agreed no occupation
shall take place other than in accordance with the agreed development 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.

Tree Protection

The demolition and construction works hereby approved shall be carried out in
accordance with the Arboricultural impact assessment Rev P01, (Ref. 2022
22181-AA2-DC); Dated 18™ November at all times.

REASON To ensure the satisfactory retention of trees to be maintained in the
interest of visual amenity and to meet the objectives of Policies EN1 and EN3 of
The Adopted Local Plan for Slough 2004, Core Policy 8 of the Slough Local
Development Framework Core Strategy 2006-2026, and the requirements of the
National Planning Policy Framework.

Ecology

The development hereby approved including the demolition and construction
phase shall be carried out in accordance with the mitigation set out in Section 4.3
of the Preliminary Ecological Appraisal Rev P02 by Arup, (ref.: LD014-ARP-XX-
XX-RP-G-XXXX-0002); Dated 18/11/2022.

REASON: In the interests of the preservation of natural habitats and safeguarding
protected species in accordance with Core Policy 9 of The Slough Local
Development Framework, Core Strategy 2006 — 2026, Development Plan
Document, December 2008, and the requirements of the National Planning Policy
Framework 2021

Construction phase car parking management plan
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13.

No part of the development hereby permitted shall be occupied until a Car
Parking Management Plan for the construction has been submitted and approved
in writing by the Local Planning Authority.

The development shall be carried out in accordance with the approved car park
management plan at all times.

REASON: To ensure parking overspill does not cause highway capacity or
highway safety problems in accordance with Core Policy 8 of The Slough Local
Development Framework, Core Strategy 2006 — 2026, Development Plan
Document, December 2008 and the requirements of the National Planning Policy
Framework

Surface Water Drainage

Before any above ground works commence a detailed design of surface water
drainage scheme for the site based on sustainable drainage principles and an
assessment of the hydrological and hydro geological context of the development
should be submitted to and approved in writing by the local planning authority.
The scheme shall subsequently be implemented in accordance with the
approved details before the development is completed.

The scheme shall include:

i) Details (i.e., designs, diameters, invert and cover levels, gradients, dimensions
and so on) of all elements of the proposed drainage system, to include pipes,
inspection chambers, outfalls/inlets, and attenuation structures

ii) Cross sections of the control chambers (including site specific levels mAOD)
and manufacturers’ hydraulic curves should be submitted for all hydrobrakes
and other flow control devices.

i) Detailed scheme for the ownership and scheduled maintenance for every
element of the surface water drainage system.

iv) Confirmation of site-specific soil conditions to confirm or exclude use of
infiltration solutions.

v) If infiltration drainage is proposed, then it must be demonstrated that it will not
pose a risk to groundwater quality and meet the criteria set out in the
Environment Agency’s Groundwater Protection publication

REASON: To reduce the risk of flooding both on and off site in accordance with
Core Policy 8 of the Core Strategy Slough Local Development Framework Core
Strategy 2006-2026 Development Plan Document policies, and the requirements
of National Planning Policy Framework

Drainage maintenance

No development shall take place until a detailed scheme for the ownership and
maintenance for every element of the surface water drainage system proposed
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on the site has been submitted to and approved in writing by the Local Planning
Authority and the maintenance plan shall be carried out in full thereafter.

Details are required of which organisation or body will be the main maintaining
body where the area is multifunctional (e.g., open space play areas containing
SuDS) with evidence that the organisation/body has agreed to such adoption.

The scheme shall include, a maintenance schedule setting out which assets need
to be maintained, at what intervals and what method is to be used.

A site plan including access points, maintenance access easements and outfalls.

Maintenance operational areas to be identified and shown on the plans, to ensure
there is room to gain access to the asset, maintain it with appropriate plant and
then handle any arisings generated from the site.

Details of expected design life of all assets with a schedule of when replacement
assets may be required.

REASON: To reduce the risk of flooding both on and off site in accordance with
Core Policy 8 of the Core Strategy Slough Local Development Framework Core
Strategy 2006-2026 Development Plan Document policies, and the requirements
of National Planning Policy Framework

Drainage Verification Report

No Occupation shall take place until the Verification Report for the installed
surface water drainage system for the site based on the approved Flood Risk
Assessment & Sustainable Drainage Strategy, Ref P/00463/018(014) Flood Risk
Assessment has been submitted in writing by a suitably qualified drainage
engineer and approved by the Local Planning Authority

The report shall include:

a) Any departure from the agreed design is keeping with the approved principles
b) Any As-Built Drawings and accompanying photos

c) Results of any Performance testing undertaken as a part of the application
process (if required / necessary)

d) Copies of any Statutory Approvals, such as Land Drainage Consent for
Discharges etc.

e) CCTV Confirmation that the surface water drainage system is free from
defects, damage, and foreign objects

f) Confirmation of adoption or maintenance agreement for all SuDS elements as
detailed within the drainage strategy is in place

REASON To ensure the installed Surface Water Drainage System is satisfactory
and in accordance with the approved reports for the development site in
accordance with Core Policy 8 of the Slough Local Development Framework Core
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Strategy 2006-2026 Development Plan Document policies, and the requirements
of National Planning Policy Framework

Electric Vehicle Charging

Prior to the commencement of any development herby approved, details of the 10
active electric vehicle charging points (Type 2’ socket and be rated to at least
3.6kW 16amp 0 7kW 30amp single phase), together with underground ducting
and cable provision to provide a passive supply for the remaining car parking
spaces shall be submitted to and approved in writing by the local planning
authority.

The approved details shall be fully installed and the active charging points shall
be fully operational prior to the first occupation of the development and be
retained ion good working order at all times in the future.

REASON: to provide mitigation towards the impacts on air quality in accordance
with Core Policy 8 of The Slough Local Development Framework, Core Strategy
2006 — 2026, Development Plan Document, December 2008, the Slough Low
Emission Strategy 2018 — 2025 Technical Report, and the requirements of the
National Planning Policy Framework 2021.

Flood resistant wall to water storage tanks

Prior to the installation of any above ground water storage tanks, details of a
flood resistant wall and opening(s) to a height of 2.15 metres around the water
storage compound shall be submitted to and approved in writing by the Local
Planning Authority.

The approved details shall be installed before the water tanks are filled with water
and shall be retained in good structural condition at all times in the future.

REASON To minimise flood risk in accordance with Core Policy 8 of the Slough
Local Development Framework Core Strategy 2006-2026, and the National
Planning Policy Framework.

Construction Management Plan

The construction phase for the development hereby approved, shall be carried
out in accordance with the Construction Management Plan Rev 002 (Ref LD140-
ARP-XX-XX-RP-G-XXXX-0016); Dated 15/11/2022 at all times.

REASON To minimise the amenity and highway impact in the surrounding area,
in accordance with Core Policies 7 and 8 of the Slough Local Development
Framework Core Strategy 2006-2026, and the National Planning Policy
Framework..

Car Parking Management Plan
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No part of the development hereby permitted shall be occupied until a Car
Parking Management Plan has been submitted and approved in writing by the
Local Planning Authority. The management plan shall include the following:

¢ Management of parking spaces when demand exceeds capacity during
occasional events of heightened activity;

e Results of TRICS Travel Survey;

¢ Booking system for visitor/contractor parking on site;

e Allocation of parking spaces to permanent staff;

e Review process of parking space utilisation;

The development shall be carried out in accordance with the approved car park
management plan at all times.

REASON: To ensure parking overspill does not cause highway capacity or
highway safety problems in accordance with Core Policy 8 of The Slough Local
Development Framework, Core Strategy 2006 — 2026, Development Plan
Document, December 2008 and the requirements of the National Planning Policy
Framework

Sustainable Development Design Stage Certificate

Prior to the first use of the development hereby approved a Design Stage
Certificate shall be submitted to and approved by the Local Planning Authority
confirming that the development has been designed to achieve a standard of
BREEAM Excellent (or equivalent standard).

REASON In the interest of sustainable development in accordance with Core
Policy 7 of The Slough Local Development Framework, Core Strategy 2006 —
2026, Development Plan Document, December 2008, Policy EMP2 of the
Adopted Local Plan for Slough 2004, and the requirements of the National
Planning Policy Framework.

Sustainable Development Post-Construction Review Certificate

Within 6 months of the development hereby approved being brought into first use
a Post-Construction Review Certificate confirming the development hereby
approved has been constructed so as to achieve a standard of BREEAM
Excellent (or equivalent standard) shall be submitted to and approved the Local
Planning Authority.

REASON In the interest of sustainable development in accordance with policy 8
of the Core Strategy of the Core Strategy 2008, and the requirements of the
National Planning Policy Framework.

. Redundant Access



No part of the development shall be occupied until the redundant means of
accesses have been removed and the footway re-instated and laid out in
accordance with the approval plans.

REASON: In order to minimise danger, obstruction and inconvenience to users of
the highway and of the development, in accordance with Core Policy 7 of The
Slough Local Development Framework, Core Strategy 2006 — 2026,
Development Plan Document, December 2008, Policy EMP2 of the Adopted
Local Plan for Slough 2004, and the requirements of the National Planning Policy
Framework.

22. Visibility

23.

24.

No other part of the development shall be occupied until the visibility splays
shown on Drawing No. LD140-ARP-ZZ-ZZ-DR-C-PVMT-1702; Rev P01; Dated
10/22 have been provided on both sides of the access points and the area
contained within the splays shall be kept free of any obstruction exceeding
600mm in height above the nearside channel level of the carriageway.

REASON: To provide adequate intervisibility between the access and the existing
public highway for the safety and convenience of users of the highway and of the
access, in accordance with Core Policy 7 of The Slough Local Development
Framework, Core Strategy 2006 — 2026, Development Plan Document,
December 2008, Policy EMP2 of the Adopted Local Plan for Slough 2004, and
the requirements of the National Planning Policy Framework.

Materials

The external fabric to the building and external enclosures / structures hereby
approved shall be carried out in accordance with the details approved the
materials set out on Pages 43 & 44 of the Design and Access Statement; Rev
PO1; Dated 18/11/2022.

REASON To ensure a satisfactory appearance of the development so as not to
prejudice the visual amenity of the locality and to ensure any reflective material
would have acceptable impacts on highway safety and neighbour amenity in
accordance with Core Policies 7 and 8 of The Slough Local Development
Framework, Core Strategy 2006 — 2026, Development Plan Document,
December 2008, Policies EN1 and EMP2 of the Adopted Local Plan for Slough
2004, and the requirements of the National Planning Policy Framework 2021.

Hardstanding materials
The external hardstanding areas hereby approved shall be carried out in

accordance with the details approved the materials set out on Pages 32 & 33 of
the Landscape Statement; Rev P01; Dated 18/11/2022.
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REASON To ensure a satisfactory appearance of the development so as not to
prejudice the visual amenity of the locality in accordance with Core Policy 8 of
The Slough Local Development Framework, Core Strategy 2006 — 2026,
Development Plan Document, December 2008, Policies EN1 and EMP2 of the
Adopted Local Plan for Slough 2004, and the requirements of the National
Planning Policy Framework.

Landscape Management Plan

The development hereby approved shall be carried out in accordance with the
approved Landscape Management Plan; Rev P01; Dated 18/11/2022 for the
lifetime of the development.

REASON To ensure the long term retention of landscaping within the
development to meet the objectives of Core Policy 8 of The Slough Local
Development Framework, Core Strategy 2006 — 2026, Development Plan
Document, December 2008 and Policy EN3 of The Adopted Local Plan for
Slough 2004 and the requirements of the National Planning Policy Framework.

Landscaping scheme

The development hereby approved shall be carried out in accordance with the
approved landscaping scheme / net gains in biodiversity:

a) Landscape Statement; Rev P01; Dated 18/11/2022.

b) Drawing No. LD140-EXA-LS-0G-DR-L-PLNT-1200 Rev P01; Dated
18/11/2022

c) Drawing No. LD140-EXA-LS-0G-DR-L-PLNT-1201 Rev P01; Dated
18/11/2022

d) Drawing No. LD140-EXA-LS-ZZ-DR-L-PLNT-5200 Rev P01; Dated
18/11/2022

e) Drawing No. LD140-EXA-LS-ZZ-DR-L-PLNT-5204 Rev P01; Dated
18/11/2022

f) Drawing No. LD140-EXA-LS-ZZ-DR-L-PLNT-7000 Rev P01; Dated
18/11/2022

g) Drawing No. LD140-EXA-LS-ZZ-DR-L-PLNT-7001 Rev P01; Dated
18/11/2022

h) Drawing No. LD140-EXA-LS-ZZ-DR-L-PLNT-7002 Rev P01; Dated
18/11/2022

i) Drawing No. LD140-EXA-LS-ZZ-DR-L-PLNT-7003 Rev P01; Dated
18/11/2022

j) Drawing No. LD140-EXA-LS-ZZ-DR-L-PLNT-7004 Rev P01; Dated
18/11/2022

No development shall commence on site until a detailed landscaping and tree
planting scheme has been submitted to and approved in writing by the Local
Planning Authority. This scheme should include the trees and shrubs to be
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retained and/or removed and the type, density, position and planting heights of
new trees and shrubs.

The approved scheme shall be carried out no later than the first planting season
following completion of the development. Within a five year period following the
implementation of the scheme, if any of the new or retained trees or shrubs
should die, are removed or become seriously damaged or diseased, then they
shall be replaced in the next planting season with another of the same species
and size as agreed in the landscaping tree planting scheme by the Local
Planning Authority.

The landscaping scheme shall thereafter be permanently retained for the stated
purposes of net gains in biodiversity.

REASON In the interests of the visual amenity of the area and to provide net
gains in biodiversity in accordance with Core Policy 8 and 9 of The Slough Local
Development Framework, Core Strategy 2006 — 2026, Development Plan
Document, December 2008 and Policy EN3 of The Adopted Local Plan for
Slough 2004, and the requirements of the National Planning Policy Framework.

Plant attenuation

Prior to the installation of any plant, diesel generators, and substation, full
specification details including any attenuation demonstrating compliance with the
assumptions set out in Appendix D of the Noise Impact Report Rev P02; Ref.
LD140-ARP-XX-XX-RP-G-XXXX-0012; Dated 18 November 2022 shall be
submitted to and approved in writing by the Local Planning Authority.

The approved details shall be fully installed prior to first occupation of the
development hereby approved and be retained in good working order at all times
in the future. No other plant shall be installed.

REASON: To ensure that the development hereby permitted is not detrimental to
the amenity of the surrounding area by reason of undue noise emission and/or
unacceptable disturbance. In accordance with Policy EN1 and EMP2 of The
Adopted Local Plan for Slough 2004, Core Policy 8 of the Slough Local
Development Framework Core Strategy 2006-2026, and the National Planning
Policy Framework.

Electromagnetic fields assessment report

Prior to the installation of the substation hereby approved, an electromagnetic
fields assessment report demonstrating the substation would fall within the
International Commission on Non-lonizing Radiation Protection (ICNIRP)
guidelines shall be submitted to and approved in writing by the Local Planning
Authority.
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The development shall be carried out in accordance with the approved details
prior to first use be retained in good working order at all times in the future. No
other plant shall be installed.

REASON: in the interest of human health in accordance with the National
Planning Policy Framework.

Diesel generator restrictions

The diesel generators hereby approved shall only be used in the event of a
power supply outage, and in accordance with the following diesel generator
testing regime:

e A: 5 minutes per unit per month, tested one at a time at no load.

e B: 30 minutes per unit, 8 times per year, tested one at a time at 100% load
e C: 1 hour per unit, 3 times per year, tested one a time at 100% load

¢ D: 2 hours, once per year, tested simultaneously at 100% load

e E: 1.5 hours, once per year, tested simultaneously at 100% load

¢ The testing shall only be carried out during the daytime (07:00-23:00).

The diesel generators shall only be used in accordance with the above details.

REASON: To ensure that the development hereby permitted is not detrimental to
the amenity of the surrounding area by reason of undue noise emission and/or
unacceptable disturbance. In accordance with Policy EN1 and EMP2 of The
Adopted Local Plan for Slough 2004, Core Policy 8 of the Slough Local
Development Framework Core Strategy 2006-2026, and the National Planning
Policy Framework.

Above ground water storage tanks

The above ground water storage tanks would be constructed of stainless steel be
double skinned with WRAS (Water Regulations Advisory Scheme) approved
rubber liners.

REASON To minimise flood risk in accordance with Core Policy 8 of the Slough
Local Development Framework Core Strategy 2006-2026, and the National
Planning Policy Framework.

Car parking

The car parking spaces, roadways, and manoeuvring areas as shown on the
approved plans shall be provided prior to first occupation of that building hereby
approved and be retained at all times in the future for such purposes. The car
parking spaces shall not be used for any separate business, commercial or
residential use.



REASON: To ensure that adequate on-site parking provision, access, and
manoeuvring space is available to serve the development in accordance with
Core Policy 7 of The Slough Local Development Framework, Core Strategy 2006
— 2026, Development Plan Document, December 2008 and Policy T2 of The
Adopted Local Plan for Slough 2004 and the National Planning Policy
Framework.

32. Cycle Storage

The 32no cycle parking spaces (16 covered and secure; 16 covered) shall be
provided prior to first occupation of the development hereby approved in
accordance with Drawing No. LD140-RBA-00-0G-DR-A-SITE-1004 Rev P04;
Dated 18/11/2022; and the details with the submitted Design and Access
Statement; Rev P01; Dated 18/11/2022. The cycle parking shall then be retained
at all times in the future for such purposes.

REASON: To ensure that adequate refuse storage is provided to serve the
development in accordance with Core Policy 7 of The Slough Local Development
Framework, Core Strategy 2006 — 2026, Development Plan Document,
December 2008 and the National Planning Policy Framework.

33. Refuse Storage

34.

35.

The Refuse storage area as shown on the approved plans shall be provided prior
to first occupation of the development hereby approved and be retained at all
times in the future for such purposes.

REASON: To ensure that adequate refuse storage is provided to serve the
development in accordance with Core Policy 7 of the Core Strategy.

Access

Access to the development shall be carried out in accordance with the approved
plans and shall be completed prior to first use of the development hereby
approved.

REASON: To ensure that adequate access is available to serve the development
to ensure that the proposed development does not prejudice the safety and
function of the highway network in accordance with Core Policy 7 of The Slough
Local Development Framework, Core Strategy 2006 — 2026, Development Plan
Document, December 2008 and the National Planning Policy Framework

Vehicle access gates

No vehicle access gates, roller shutters doors or other vehicle entry barriers other
than those hereby approved shall be installed without first obtaining permission in
writing from the Local Planning Authority.
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REASON In order to minimise danger, obstruction and inconvenience to users of
the highway and of the development in accordance with Core Policy 7 of The
Slough Local Development Framework, Core Strategy 2006 - 2026, Development
Plan Document, December 2008, and the requirements of the National Planning
Policy Framework

Shower facilities

The shower facilities shown on the approved plans shall be made available for
staff, and shall be retained at all times in the future for this purpose prior to the
first occupation of that building hereby approved.

REASON To encourage cycling to work in accordance with Core Policy 7 of The
Slough Local Development Framework, Core Strategy 2006 — 2026,
Development Plan Document, December 2008 and Policy T8 of The Adopted
Local Plan for Slough 2004, the Slough Developer’s Guide Part 3 and the
requirements of the National Planning Policy Framework.

Boundary treatment

The boundary treatment shall be carried out in accordance with the weld mesh
fencing as set out in the Landscape Statement; Rev P01; Dated 18/11/2022 and
shall not include any serrated topping or razor wire.

REASON In the interests of the visual amenity of the area and accordance with
Policy EN3 of The Adopted Local Plan for Slough 2004, Core Policy 8 of the Core
Strategy 2008 and the requirements of the National Planning Policy Framework

Ancillary offices

The office areas hereby permitted shall be used ancillary to the main use only
and shall at no time be used as independent offices falling within and B1a of the
Town and Country Planning (Use Classes) Order 1987 (and in any provision
equivalent to the Class in any statutory instrument revoking or re-enacting that
order) and for no other purpose.

REASON In order protect the amenities of the area and to ensure an appropriate
use within a defined business area comply with Core Policies 5 and 8 of The Core
Strategy 2008, and the requirements of the National Planning Policy Framework.

. Energy Strategy

The development hereby approved shall be carried out in accordance with the
energy efficiency measures and Low Zero Carbon technology comprising an Air
Source Heat Pump as set out in the Section 4 (Energy Strategy) of the
Sustainability Strategy (Ref: LD140-ARP-XX-XX-RP-Y-XXXX-0001); Rev P01;
Dated 18/11/22. The annual regulated energy consumption of the building



therefore after shall be a minimum of 45% better than a 2021 UK Building
Regulation Notional Building.

REASON In the interest of sustainable development in accordance with policy 8
of the Core Strategy of the Core Strategy 2008, and the requirements of the
National Planning Policy Framework

Informatives

1.

2.

A Section 106 Agreement forms part of this planning permission.

In dealing with this application, the Local Planning Authority has worked with the
applicant in a positive and proactive manner through providing pre application
advice, requesting revisions and further information. 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.

Thames Water

There are public sewers crossing or close to your development. If you're
planning significant work near our sewers, it's important that you minimize the
risk of damage. We'll need to check that your development doesn't limit repair or
maintenance activities, or inhibit the services we provide in any other way. The
applicant is advised to read our guide working near or diverting our pipes.
https://www.thameswater.co.uk/developers/larger-scale-developments/planning-
your-development/working-near-our-pipes

The developer can request information to support the discharge of Thames
Water condition by visiting the Thames Water website at
thameswater.co.uk/preplanning. Should the Local Planning Authority consider
the above recommendation inappropriate or are unable to include it in the
decision notice, it is important that the Local Planning Authority liaises with
Thames Water Development Planning Department (telephone 0203 577 9998)
prior to the planning application approval.

Environment Agency

Groundwater Protection

If infiltration drainage is proposed then it must be demonstrated that it will not
pose a risk to groundwater quality. We consider any infiltration SuDS greater
than 3m below ground level to be a deep system and generally not acceptable.
All infiltration SuDS require a minimum of 1m clearance between the base of the
infiltration point and the peak seasonal groundwater levels. All need to meet the
criteria set out in our Groundwater Protection publication. In addition, they must
not be constructed in ground affected by contamination.

Other Consents



As you are aware we also have a regulatory role in issuing legally required
consents, permits or licences for various activities. We have not assessed
whether consent will be required under our regulatory role and therefore this
letter does not indicate that permission will be given by the Environment Agency
as a regulatory body.

The applicant should contact 03708 506 506 or consult our website to establish if
consent will be required for the works they are proposing. Please see
http://www.environment-agency.gov.uk/business/topics/permitting/default.aspx

Highways:

No water meters will be permitted within the public footway. The applicant will
need to provide way leave to Thames Water Plc for installation of water meters
within the site.

The development must be so designed and constructed to ensure that surface
water from the development does not drain onto the highway or into the highway
drainage system.

The 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.

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.

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.

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.

HSE'’s website provides advice on a wide range of topics, including the fire and
explosion risks associated with flammable substances — see About dangerous
substances - Fire and explosion (hse.gov.uk) and Storage of flammable liquids in
tanks HSG176 (hse.gov.uk).

The employer will be subject to the requirements of the Health and Safety at Work
etc Act 1974 (HSWA) and associated legislation, including The Dangerous



Substances and Explosives Atmospheres Regulations 2002 - see The
Dangerous Substances and Explosive Atmospheres Regulations 2002 - Fire and
explosion (hse.gov.uk).

Under sections 2 and 3 of the HSWA, an operator must conduct the undertaking
in such a way as to ensure that, so far as is reasonably practicable, employees
and other persons, including people



