
 
 

 
 

DEVELOPMENT CONTROL PANEL 
 
4 December 2019          Item:  10 

Application 
No.: 

19/02416/FULL 

Location: Windsor Dials Arthur Road Windsor SL4 1RS  
Proposal: Alterations to the existing roof structures to create an additional office floor, creation of 

new entrance lobbies and core areas and refurbishment of the elevations and public 
realm to buildings 1 and 2 Windsor Dials. 

Applicant:  British Airways Pension Trustees Limited (CRN453632) 
Agent: Mr Ross Fraser 
Parish/Ward: Windsor Unparished/Eton And Castle 
  
If you have a question about this report, please contact:  Vivienne McDowell on 01628 796578 or at 

vivienne.mcdowell@rbwm.gov.uk 

 
1. SUMMARY 

 
1.1 The proposal includes provision of an additional floor to the two office buildings, new entrances, 

a rear extension to building 1 (adjacent to the railway arches), provision of plant with screening 
on the roofs and alterations to the feature tower on building 2. The proposed extensions and 
alterations are considered to be acceptable.  

 

It is recommended the Panel grants planning permission with the conditions listed in 
Section 12 of this report. 

 
2. REASON FOR PANEL DETERMINATION 
 

 The Council’s Constitution does not give the Head of Planning delegated powers to 
determine the application in the way recommended; such decisions can only be made by the 
Panel. 

 
3. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS 

 
3.1 The site occupies a corner plot fronting Arthur Road and Goswell Road. The entrance to the site 

is from Arthur Road by the roundabout.  Adjacent to the site in Arthur Road are two storey terrace 
houses.  On the opposite side of Goswell Road is the Travel Lodge Hotel and King Edward Court 
car park.  The site is identified as an employment site in the adopted Local Plan.  

 
3.2 The application site is separated from the Conservation Area by Goswell Road. The site location 

is also to the west of the Grade II listed Windsor and Eton Royal Station, and to the south of the 
arches which adjoin the station.  

 
4. KEY CONSTRAINTS   

 
4.1 The site is within an area liable to flooding. 
 
5. DESCRIPTION OF THE PROPOSAL AND ANY RELEVANT PLANNING HISTORY 

 
5.1 The proposal includes provision of an additional floor to the two office buildings, new entrances, a 

rear extension to building 1 (adjacent to the railway arches), provision of plant with screening on 
the roofs and alterations to the feature tower on building 2. 

 
   

Application Ref Description of Works Decision and Date 



 
 

 
 

Original 
Permission  
97/75707/FULL 

Redevelopment of former Gas Board site, 
Noahs Ark PH & Nos.3-15 Arthur Road to 
provide 1 no.3-storey & 1 no.4-storey 
office building (7625sqm),244 space multi-
storey car park & access via new Goswell 
Rd /Charles St roundabout 

Permission granted 
22/12/1997  

99/78635/FULL Provision of railings and gate between 
buildings 1 and 2.  

Permission 15/11/1999 

99/78636/FULL Front entrance lobby Permission 15/11/1999 
99/78646/FULL First floor extension to house generator Permission 24/11/1999 

06/02858/FULL Erection of pump room and sprinkler 
water storage tank. 

Permission 10/1/2007 

  
6. DEVELOPMENT PLAN 

 
 Adopted Royal Borough Local Plan (2003) 
 

6.1 The main Development Plan policies applying to the site are: 
  

Issue Adopted Local Plan Policy 
Design in keeping with character and appearance 
of area 

DG1, H10,H11 

Conservation and Listed Buildings  CA2, LB2 
Highways P4 AND T5 

Trees N6 
Employment Area  E1 

Flooding  F1 
 
 These policies can be found at 

https://www3.rbwm.gov.uk/downloads/download/154/local_plan_documents_and_appendices 
  
7. MATERIAL PLANNING CONSIDERATIONS  
 
 National Planning Policy Framework Sections (NPPF) (2019) 
 

 Section 4- Decision–making  
Section 9- Promoting Sustainable Transport  
Section 12- Achieving well-designed places  
Section 13- Protecting Green Belt land  

 Section 14- Meeting the challenge of climate change, flooding and coastal change 
 Section 16- Conserving and enhancing the historic environment 
 

Borough Local Plan: Submission Version  

 

Issue Local Plan Policy 
Design in keeping with character and appearance 
of area 

SP2, SP3 

Sustainable Transport   IF2 
Historic Environment  HE1 

Flood risk  NR1 
 

Borough Local Plan: Submission Version Proposed Changes (2019) 

  

https://www3.rbwm.gov.uk/downloads/download/154/local_plan_documents_and_appendices


 
 

 
 

Issue Local Plan Policy 

Design in keeping with character and appearance 
of area 

QP1,QP3 

Sustainable Transport   IF2 

Historic Environment HE1 
Flood risk NR1 

 
 
7.1 The NPPF sets out that decision-makers may give weight to relevant policies in emerging plans 

according to their stage of preparation. The Borough Local Plan Submission Document was 
published in June 2017. Public consultation ran from 30 June to 27 September 2017. Following 
this process the Council prepared a report summarising the issues raised in the representations 
and setting out its response to them. This report, together with all the representations received 
during the representation period, the plan and its supporting documents was submitted to the 
Secretary of State for independent examination in January 2018. The Submission Version of the 
Borough Local Plan does not form part of the statutory development plan for the Borough. 

 
7.2 In December 2018, the examination process was paused to enable the Council to undertake 

additional work to address soundness issues raised by the Inspector.  Following completion of 
that work, in October 2019 the Council approved a series of Proposed Changes to the BLPSV 
which are now out to public consultation until Sunday, 15 December 2019.  All representations 
received will be reviewed by the Council to establish whether further changes are necessary 
before the Proposed Changes are submitted to the Inspector. In due course the Inspector will 
resume the Examination of the BLPSV. The BLPSV and the BLPSV together with the Proposed 
Changes are therefore material considerations for decision-making. However, given the above 
both should be given limited weight. 

 
7.3 These documents can be found at: 
 https://www3.rbwm.gov.uk/blp 
 
 

Supplementary Planning Documents 
 

 RBWM Interpretation of Policy F1 
 

Other Local Strategies or Publications 

 
7.4 Other Strategies or publications material to the proposal are: 
  RBWM Townscape Assessment  

  RBWM Parking Strategy 
 
 More information on these documents can be found at:  
 https://www3.rbwm.gov.uk/info/200414/local_development_framework/494/supplementary_planni

ng 
 
8. CONSULTATIONS CARRIED OUT  

 
 Comments from interested parties 

 
8.1 18 occupiers were notified directly of the application. The planning officer posted a notice 

advertising the application at the site on 10th September 2019 and the application was advertised 
in the local press on 12th September 2019. 

   
8.2 1 letter from the Windsor and Eton Society was received objecting to the application, summarised 

as:  
 

https://www3.rbwm.gov.uk/blp
https://www3.rbwm.gov.uk/info/200414/local_development_framework/494/supplementary_planning
https://www3.rbwm.gov.uk/info/200414/local_development_framework/494/supplementary_planning


 
 

 
 

Comment Where in the report this is 
considered 

1. Adverse impact on local residents. The mass and 
height of the proposed development will 
exacerbate the overbearing impact in relation to 
houses in proximity in Arthur Road. Increased 
overlooking.  An increased mass at the top of the 
building together with larger windows on the top 
floors, are of concern with regard to residents’ 
amenity. 

It considered that the impact on local 
residents is acceptable.  See 
paragraphs 9.27 -9.28 below. 

2. Parking pressures  There has been no objection from 
the Highway Authority.  See 
paragraphs 9.29-9.35 below and 
Informative 6 in Section 12.  

3. The Windsor Dials office development was 
originally permitted on appeal in 1988. Various 
amendments were granted in 1997. At the time, 
the Council wrote: “Relationship of this scheme 
with 2 storey terraced houses will never be ideal.”  

The planning officer report states: 
“Whist the relationship of this 
scheme with the two storey houses 
will never be ideal, this arrangement 
does offer a distinct streetscape 
improvement over its predecessor”. 

4. The proposed increases would make the top of the 
buildings appear even more obvious above the 
distinctive historic Brunel railway arches and 
detract from the view from Alexandra Gardens. 

The proposed development is 
considered to be acceptable in terms 
of its impact on the street scene and 
in relation to existing buildings, 
structures and public open spaces. 
See paragraphs 9.16-9.26 below. 

5. The proposals lessen the interest of the buildings 
by removal/alterations of architectural original 
detail. 

The proposed alterations are 
considered acceptable. See 
paragraphs 9.16-9.26 below 

6. The application form advises that the number of 
employees is projected to be increased by 1,233.  
This is a substantial number and there are no 
proposals regarding parking.  Additional parking 
could only be provided at the expense of the site’s 
current attractive landscaping. 

The Highway Authority has raised no 
objection and is satisfied that there is 
no need for additional on-site 
parking. See paragraphs 9.29-9.35 
below. 

7. The location is a sustainable one – however no 
Travel Plan has been submitted.  It is essential 
that a Travel Plan is submitted.  

The Highway Authority has raised no 
objection and has not requested a 
Travel Plan for this development.  
 
The decision notice will include an 
informative advising the applicant 
that the occupants shall not be 
granted business permits in any of 
the RBWM car park. See paragraphs 
9.29-9.35 below and Informative 6 in 
section 12.  

 
 Consultees 

 

Consultee Comment 
Where in the report this is 
considered.  

Highways  No objection – a condition has been 
recommended to secure details of the 
cycle parking. An informative is 
suggested about the design of the cycle 
store and to advise the applicant that 

See paragraphs 9.29 -9.35 below 
Condition 4 in Section 12 and 
Informative 8 in Section 12.   



 
 

 
 

no business parking permits for any of 
the RBWM car parks, would be issued 
to future occupiers.  

Environment 
Agency 

No objection to the FRA with 
Addendum and additional drawings to 
show void and opening to the proposed 
ground floor..  A condition is suggested 
to ensure that the development is 
carried out in accordance with FRA, 
Addendum and Additional plans and 
specified mitigation measures.  A 
condition is required regarding 
contamination.  

See paragraphs 9.5 -9.15; 
Conditions 5 and 7 in Section 12 
below and informatives 1 and 2 
below. 

Conservation  No objection – a condition is 
recommended to secure the details of 
external materials. 

See paragraphs 9.16 -9.26 below 
and Condition 2 in Section 12 
below. 

Ecology No objection – conditions suggested to 
secure ecology mitigation.  

See paragraphs 9.36 -9.39 below. 
See Condition 8 in Section 12 and 
informative 9 in Section 12 . 

Lead Local 
Flood 
Authority 

No objection. The proposed 
development will have little impact on 
existing impermeable areas, and the 
existing surface water drainage network 
and its outfall have been adequately 
demonstrated. In view of this, and the 
developments location and nature, the 
Lead Local Flood Authority has no 
objection to this application.  
 

Comments noted.  

Environmental 
Protection  

No objections raised. The permitted 
working hours within the Borough are 
different to those quoted in the 
applicant’s submissions.  The applicant 
is advised:  
 
All works and ancillary operations 
including site deliveries which are 
audible at the site boundary, or at such 
other place as may be agreed with the 
Local Planning Authority, shall be 
carried out only between the following 
hours:  
 
08 00 Hours and 18 00 Hours on 
Mondays to Fridays and 08 00 and 13 
00 Hours on Saturdays and; at no time 
on Sundays and Bank Holidays. 
 
Condition are also recommended 
regarding the provision of equipment in 
accordance with the recommendations 
of the noise report and the 
manufacture’s specifications; and 
measures to be taken if contamination 
is found at the site.  
 

The advice about the Borough’s 
working hours can be via an 
informative. See informative 3 in 
Section 12 below. A condition is 
not considered appropriate as 
construction noise and 
disturbance can be controlled by 
Environmental Protection 
Legislation. 
 
 
 
 
Conditions regarding provision of 
noise mitigation measures and for 
contamination can be dealt with 
by way of conditions.  See 
Conditions 5 and 6 in Section 12 
below. 



 
 

 
 

 
 

  
 Others 
 

Group Comment 
Where in the 
report this is 
considered. 

Thames 
Water  

No objection.  Informatives/advice notes suggested.   See 
Informatives 4,  
5 and 7  in 
Section 12 
below. 

 
 
 
 
 
9. EXPLANATION OF RECOMMENDATION 
 
9.1 The key issues for consideration are: 

 

i Principle of providing additional office space  
 
ii Flooding considerations  
 
iii Impact on the street scene and surrounding area 
 
iv Impact on neighbouring properties 
 

 vii Impact on highways and parking 
 

vi Ecology 
 

 Principle of providing additional office space  
 

9.2 The site is identified as an Employment Area in the adopted Local Plan that is just beyond the 
boundary of Windsor Town Centre Commercial Centre – Employment area E1 in Local Plan.  
Policy E1 states:  “ Business, industrial and warehousing development will usually be restricted 
to the employment areas identified on the proposals map. “ 

 
9.3 The application is identified as an Employment Site and is subject to emerging Policy ED2 of 

the Borough Local Plan Submitted Version (BLPSV), which states that within industrial, 
business and mixed use areas, development proposals that improve and upgrade the facilities 
available to support businesses will be supported.  

 

9.4 In principle the provision of 2246 sq m additional office space on this site, does not conflict with 
the above-mentioned  policies.  

 
Flooding considerations  

 
9.5 The NPPF and National Planning Practice Guidance advises that applications for non-

residential extensions with a footprint of less than 250 square metres should not be subject to 
the Sequential Test or Exception Test.   

 



 
 

 
 

9.6 The proposed development involves an extension to the roof of the buildings and this element 
of the scheme would not increase the footprint of the building.  The proposals also involve 
extensions to the existing reception areas on Building 1 and 2,  and a rear extension to Building 
1.  In total these three elements which would result in additional footprint in the order of 
approximately 105 sq metres. As such the sequential and exceptions test are not applicable in 
this instance.  

 
9.7 The site appears to fall within Flood Zone 3a and Flood Zone 2. The site is surrounded by Flood 

Zone 3a and the central part of the site is within flood zone 2.  Policy F1 of the Local Plan 
relates to areas within the 1:100 year probability of flooding (Flood Zone 3).  This policy advises 
that within the area liable to flood as shown on the proposals map, or within other areas subject 
to flooding, development will not be permitted for new residential or non-residential 
development, including extensions in excess of 30 sq metres, unless it can be demonstrated to 
the satisfaction of the Borough Council, that the proposal would not of itself or cumulatively in 
conjunction with other development: 

 
1) impede the flow of water; 
2) reduce the capacity of the flood plain to store water; or 
3) increase the number of people or properties at risk from flooding. 

 
For the purposes of this policy, new development will be taken to include: 
 
ii) intensification of existing development through redevelopment or subdivision; 

  
9.8 The SPD, Interpretation of Policy F1 – Area Liable to Flood provides further information on the 

Local Plan flooding policy. 
 
9.9 Paragraph 163 of the NPPF advises that when determining any planning applications, local 

planning authorities should ensure that flood risk is not increased elsewhere.  Where 
appropriate, applications should be supported by a site-specific flood-risk assessment.  
Development should only be allowed in areas at risk of flooding where, in the light of this 
assessment (and the sequential and exception tests, as applicable) it can be demonstrated that: 

 

 within the site, the most vulnerable development is located in areas of lowest flood risk, 
unless there are overriding reasons to prefer a different location; 

 the development is appropriately flood resistant and resilient; 

 it incorporates sustainable drainage systems, unless there is clear evidence that this would 
be inappropriate; 

 any residual risk can be safely managed; and  

 safe access and escape routes are included where appropriate, as part of an agreed 
emergency plan. 
 

9.10 The applicants submitted a site specific Flood Risk Assessment (FRA) with the application and 
following an initial objection from the Environment Agency (EA), the applicants submitted an 
Addendum to the FRA. The EA has advised that an appropriate assessment of the impacts of 
climate change on flood risk has been undertaken within the Flood Risk Assessment Addendum 
(thus overcoming their original objection). See Condition 7 in Section 12 below.  

 
9.11 From the levels shown on the topography survey in Appendix 4 of the submitted Flood Risk 

Assessment (FRA), it can be seen that there is only one section of the proposed expansion (to 
the north of Building 1) which is in the 1% annual exceedance probability (AEP) flood extent 
(Flood Zone 3). It is noted that this proposed extension (to the north of building 1) does not 
exceed 30 square metres; however, a previous extension granted permission in 2006 (for a 
pump room and sprinkler water storage tank 06/02858) also in flood zone 3 (and just under  
approximately 30 sq metres) would also count against the Policy F1, 30 square  metre 
allowance.    



 
 

 
 

 
 9.12 Nevertheless, mitigation for the proposed extension in the form of a void has been provided for 

the loss in floodplain storage, as shown in drawing number 19057-HALE-B1-ZZ-DR-A-PL1040, 
with a soffit level of 20.85 mAOD.  The EA has confirmed that the earlier concerns have been 
adequately addressed and, subject to the conditions, they therefore withdraw their previous 

objection, (dated 25 September 2019). They have  suggested  an informative to be included on 
the decision notice  advising that the EA recommends that the soffit levels of the voids are 
raised as high as possible (ideally above the 1% AEP plus an appropriate allowance for climate 
change flood level). In addition, they recommend that the voids are open rather than using 
louvres (as proposed) to ensure there are no obstructions to flood flows entering the void 
spaces. However, they also advise that if void openings are a security risk, then vertical steel 
bars placed at 100mm centres can be installed. An informative is included with this advice. See 
informative 1 in Section 12. 

 
9.13 Given the size of the footprint of the proposed new rear extension and the proposed void, the 

LPA is satisfied that the new plant room would be a floodable structure, which would not affect 
the flood storage capacity in this instance.  

 
9.14 The applicant has advised that in the event of flood waters having reached the site it is unlikely 

that a dry egress route would be available at the site to land a low risk of flooding. It is noted 
that the site is located within an area for which the EA offers a Flood Warning service.  It is also 
noted that flood waters for this area are slow rising.  The FRA advises that prior to occupation of 
the proposed development, tenants would be encouraged to produce a Flood Warning 
Evacuation Plan (FWEP), in order to record contingency measures that would be drawn up for 
the safety of occupants of the proposed development with access and egress routes to be 
included in the FWEP.  This approach is welcomed. 

 
9.15 However, as the proposal is for extensions to an existing office building and intended for office 

purposes, it is not considered that safe access and escape routes during a time of flooding can 
be made a prerequisite for the development, in this instance.  Furthermore, it is not considered 
necessary to for the Council to require the FWEP to be secured by way of a condition or legal 
agreement.  

 
Impact on the street scene and surrounding area 
 

9.16 The existing buildings (Windsor Dials) are very large, prominent and distinctive buildings in the 
street scene.  Windsor Dials is a late C20 modern development located to the west of Windsor 
Town Centre Conservation Area. It is separated from the Conservation Area by Goswell Road. 
The site location is also to the west of the Grade II listed Windsor and Eton Royal Station, and 
to the south of the arches which adjoin the station. The building is also opposite the seven 
storey travel lodge which sits within the border of the Conservation Area.  

 
9.17 The existing buildings comprise four storeys, with buff brick and grey casements window details. 

The roof is pitched with grey finish above a glazed storey at third floor. The buildings individually 
are L shaped in plan form and sit at perpendicular angles to one another on the site. The 
buildings are accessed via the south entrance for vehicles and the north east entrance for 
pedestrians. 

 
9.18   Building 1 is the one nearest to the railway and Building 2 is nearest to Arthur Road.  
 
 The proposals include: 
 -  new extended double storey height entrances to buildings 1 and 2,  
 -  extensions at roof level involving  the removal of the existing pitched roofs and the 

provision of a fifth storey on buildings 1 and 2; 
 -  rear extension to building 1 to a provide a plant room at ground floor and office spaces on 

the upper 3 floors 
 -   a plant enclosure above a new fifth storey on buildings 1 and 2.   



 
 

 
 

 - remodelling/recladding of the tower feature on building 1. 
 - the removal of trees behind/to the north of building 2  
 - new landscaping within the central courtyard between buildings 1 and 2.  
 
9.19 The new entrances would be double storey height and comprise large areas of glazing. The 

new fifth storey extensions would have a flat roof and would provide additional office space.  
The extensions would comprise large areas of glazing. It is noted that the overall height of the 
proposed roof extension would not exceed the height of the existing pitched roofs.  The 
proposed glazing would help to minimise any additional volume to the building.  

 
9.20 The proposed new plant screening/enclosures above on Buildings 1 and 2 would be set back 

from side, rear and front elevations of the buildings and would extend approximately 2.2 metres 
above the fifth floor roof level. Given the overall extent of this element it is not considered that 
the plant screens would be readily visible from street level and would be visible only in longer 
range views.  

 
9.21 The rear extension to Building 1 would be immediately adjacent to the railway arches and as 

such the lower floors would be screened from public views. The proposed feature corner tower 
on Building 1 would be remodelled with the removal of circular brick pillars and the introduction 
of curtain wall glazing and aluminium rainscreen cladding (mid grey).  

 
9.22 A number of trees (10 in total) to the rear of building 1 are to be removed.  These trees are of 

limited public amenity and have restricted area in which to grow as they are in between the 
building and the railway arches.   There is no objection to the removal of these trees to enable 
the provision of cycle storage and the rear extension to Building 1.    

 
9.23 New landscaping and tree planting is proposed for the courtyard area between Buildings 1 and 

2 – including a number of new trees, which is welcomed. The applicants have submitted 
amended plans which now show the retention of six trees T19 -25 adjacent to Goswell Road. 
These were shown for removal and replacement on the originally submitted drawings.   These 
trees are important features in the street scene and help to soften the appearance of the 
building in Goswell Road.  

 
9.24 The applicants have submitted a Heritage and Townscape Assessment which includes images 

and a visual representation of the existing and proposed extensions in the context of the 
adjacent street scenes.  The Council’s Conservation Officer has been consulted on the 
application and has raised no objection. The proposed alterations to Windsor Dials are not 
considered to negatively alter the setting of the Windsor Town Centre or nearby Listed Building 
and therefore do not cause harm to the significance of these Heritage Assets.  

 
9.25 The raising of the roof, change in roof line from pitched to flat, introduction of a plant roof, and 

introduction of a higher amount of glazing, are all elements of the design which will alter the 
scale and appearance of the existing buildings. These changes however are considered to be 
neutral changes when read in the context of the heritage assets. The materials chosen are 
sympathetic and, when viewed in relation to the Heritage Assets, most notably the Grade II 
station and its adjoining bridge, the proposals do not create an offensive dominance, but form 
part of the already very modern background. 

 
9.26 The edge of the Conservation Area is already formed by the large King Edward Court, and so 

the changes made to the existing buildings will have no visual impact on the Conservation Area. 
The Conservation Officer is supportive of the application. The Council has, in considering this 
planning application, had special regard to the desirability of preserving the setting of listed 
building/s, as required under Section 66(1) [of the Planning (Listed Buildings and Conservation 
Areas) Act 1990.  The Council has also paid special attention to the desirability of preserving or 
enhancing the character or appearance of the conservation area, as required under Section 
72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990.  

 



 
 

 
 

 Impact on neighbouring properties  
 

9.27 The nearest residential property is No. 19 Albert Road.  Given the separation distances, the 
height and scale of the existing building and the fact that there are existing windows in the end 
of Building 1 and side of Building 2, it is considered that it would be difficult to argue that the 
proposed extensions would give rise to significant additional impact (including loss of out 
outlook or privacy) on the neighbours. Furthermore, it is considered that the proposals wold not 
give rise to any additional loss of daylight or sunlight to neighbouring properties.  

 
9.28 The proposals are considered to be satisfactory in terms of the impact on the Travel Lodge on 

the opposite side of Goswell Road.  
 
 Highways and Parking  
 

9.29 Permission is sought to increase the B1 use within the site from 7,625m2 (GIA) to 9,871m2 
(GIA), an increase of 2,246m2.  The development also proposes providing 42 additional cycle 
parking spaces. 

 
9.30 The site currently comprises two B1 (office) buildings supported by 15 car parking spaces, 

including 5 disabled spaces and 22 cycle parking spaces. The site is located to the west of 
Goswell Road and is served by a vehicular access taken from the Goswell Road/Charles 
Street/Arthur Road roundabout. The site also benefits from a pedestrian access onto Goswell 
Road. The applicant proposes no changes to the existing access arrangement. 

 
9.31 It is noted that the site is served by a number of surface car parking spaces and there is a multi-

storey car park located immediately to the west of Building 1. The proposals also involve 
converting 4 existing parking bays into electric vehicle parking bays – which is welcomed by the 
Highway Authority. 

 
9.32 The development is located within an accessible town centre location where zero car parking 

can be accepted. Given the location of the site and the proximity of nearby car parks including 
Multi-storey car park, the Highway Authority is satisfied with the level of available on-site car 
parking.  Nevertheless, the Highway Authority has advised that for office developments in the 
Borough’s town centre there is currently a moratorium in approving requests for public car 
parking spaces. An informative is to be attached to the planning permission to advise the 
applicant that the future occupants of the buildings will not be granted business permits in any 
of the RBWM car park.  See Informative 6 in section 12 below. 

 
  
9.33 The Highway Officer advises that all cycles should be stored in an enclosed facility that shelters 

the bikes from the elements and it is recommended that the applicant submits a cycle parking 
plan that complies with current best practices (e.g., The West London Cycle Parking Guidance).  

 See Condition 4 and Informative 8 in section 12 below.  
  
9.34 The development proposes no changes to the existing serving arrangement. To determine the 

impact of the development onto the local highway network, the applicant’s transport consultant 
has interrogated the TRICS database. The results suggest that during the AM and PM peak 
periods, the extended B1 use (2,246m2), could potentially generate 19 and 15 two-way trips 
respectively. It is considered that the proposal is unlikely to have an appreciable impact on traffic 
movements in the vicinity. 

 
9.35 The application is accompanied by a document titled Construction, Demolition and Site Waste 

Management Plan including Logistics. The measures proposed to ensure that the demolition and 
construction works do not impact on those residing and commuting in the area are generally 
considered acceptable.  In summary, the proposed extension of the B1 use within the site raises 
no highway concerns with respect to parking and traffic generation. 

 



 
 

 
 

Ecology Issue  
 
9.36 The Council’s Ecologist has commented on the proposals.  An Ecological Impact Assessment 

was carried out in July 2019 and submitted with the application.  
 
9.37 The ornamental shrubs and trees on site have the potential to support breeding birds. Breeding 

birds, their eggs and active nests are protected by the Wildlife and Countryside Act 1981, as 
amended. Works to the vegetation should be undertaken outside of the bird-nesting season or, if 
that is not practical, areas to be cleared should be checked immediately prior to clearance by a 
suitability qualified ecologist. The Council’s Ecologist has advised that should the Local Planning 
Authority be minded to grant planning permission, this advice should be incorporated in an 
Informative.   An informative has been included – see informative 9 in Section 12.  

 

9.38 The site was recorded as having negligible potential to support badgers, great crested newts, 
toads, reptiles and was found to have no significant value for invertebrates. The buildings and 
trees on site had negligible potential to support roosting, foraging and commuting bats. 

 
9.39 In line with paragraph 175 of the NPPF and Policy NR3 of the emerging Borough Local Plan, 

opportunities for wildlife should be incorporated into the development. The applicant’s ecologist 
has suggested a number of enhancements including the incorporation of bird boxes (in particular 
swift and starling boxes) on to the buildings and the installation of two hedgehog houses at the 
site.  The Council’s Ecologist has advised that these enhancements should be secured via 
planning condition.  As such, a condition is to be included on the planning permission. See 
Condition 8 in Section 12.  

 
10. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

 
10.1 The development is not CIL liable.  
 
 
11. APPENDICES TO THIS REPORT  
  

 Appendix A - Site location plan and site layout 

 Appendix B – Plan and elevation drawings 

  
 
12. CONDITIONS RECOMMENDED FOR INCLUSION IF PERMISSION IS GRANTED  

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

permission.  
Reason: To accord with the provisions of Section 91 of the Town and Country Planning Act 1990 
(as amended).  

2 Prior to  the installation of new external surfaces on the buildings taking place,  full  details of all 
the materials to be used for these external surfaces shall be submitted to and approved in writing 
by the Local Planning Authority. The development shall be carried out and maintained in 
accordance with the approved details. 

 Reason:  In the interests of the visual amenities of the area. Relevant Policies - DG1. 
3 All hard and soft landscape works shall be carried out in accordance with the approved details.   

The works shall be carried out prior to the occupation of any part of the development, or in 
accordance with a programme first agreed in writing by the Local Planning Authority.  The 
development shall be retained in accordance with the approved details. If within a period of five 
years from the date of planting of any tree or shrub shown on the approved landscaping plan, 
that tree or shrub, or any tree or shrub planted in replacement for it, is removed, uprooted or 
destroyed or dies, or becomes seriously damaged or defective, another tree or shrub of the same 
species and size as that originally planted shall be planted in the immediate vicinity. 
Reason:  To ensure satisfactory landscaping of the site in the interests of visual amenity.  



 
 

 
 

Relevant Policies - Local Plan DG1, N6. 
4 No part of the development shall be occupied until covered and secure cycle parking facilities 

have been provided in accordance with details that have first been submitted to and approved in 
writing by the Local Planning Authority.  These facilities shall always thereafter be kept available 
for the parking of cycles in association with the development. 
Reason:  To ensure that the development is provided with adequate parking facilities in order to 
encourage the use of alternative modes of transport. Relevant Policies - Local Plan T7, DG1 

5 If, during development, contamination ( including soil and  water) not previously identified is found 
to be present at the site development must be halted (unless otherwise agreed in writing with the 
local planning authority).   Such contamination must be reported in writing immediately to the 
Local Planning Authority and an investigation and risk assessment  must be undertaken detailing 
how this contamination will be dealt with and shall be submitted to, and approved in writing by, 
the LPA prior to any further development taking place.   Where remediation is necessary a 
remediation scheme must be prepared and shall be subject to the prior approval in writing of the 
Local Planning Authority.   The remediation strategy shall be implemented as approved. 
Reason: To ensure that the development does not contribute to, and is not put at unacceptable 
risk from or adversely affected by, unacceptable levels of soil or water pollution from previously 
unidentified contamination sources at the development site.  To ensure that risks from land 
contamination to the future users of the land and the neighbouring land are minimised, together 
with those to controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to workers, neighbours and 
other offsite receptors. Relevant policies -  Paragraph 170 of the National Planning Policy 
Framework (NPPF),   policy NAP4 of the adopted Royal Borough of Windsor and Maidenhead 
Local Plan Including Alterations June 2003.  The Without this condition the Environment Agency 
would object to the proposal in line with paragraph 170 of the National Planning Policy 
Framework because it cannot be guaranteed that the development will not be put at 
unacceptable risk from, or be adversely affected by, unacceptable levels of water pollution. 

6 The development shall be carried out in accordance with the recommendations and proposals set 
out in the Noise Assessment and Ventilation Statement submitted with this application and the  
installation of any proposed equipment shall be carried out in accordance with the manufacturer's 
instructions. 
Reason: To ensure that there is no unacceptable noise impact on neighbouring properties.  
Relevant policies - adopted Local Plan NAP3. 

7 The development shall be carried out in accordance with the submitted flood risk assessment (ref 
dated 12 August 2019 and prepared by Ramboll), the Flood Risk Assessment Addendum (dated 
3 October 2019 and prepared by Ramboll) and drawing number 19057-HALE-B1-ZZ-DR-A-
PL1040 (titled 'Building 1 Ground floor plan Plant room extension', Revision P1, dated 24 October 
2019 and prepared by Hale) and the following mitigation measures they detail: 

 Finished floor levels shall be set no lower than 21.25 metres above Ordnance Datum (AOD) 
  Voids spaces and openings to be implemented as shown - the height of the voids spaces 
and openings will be no lower than 20.85 metres AOD.par These mitigation measures shall be 
fully implemented prior to occupation. The measures detailed above shall be retained and 
maintained thereafter throughout the lifetime of the development. 
Reason: To reduce the risk of flooding to the proposed development and future occupants as well 
as to prevent flooding elsewhere by ensuring that compensatory storage of flood water is 
provided, in accordance with paragraph 163 of the NPPF and emerging policy NR1 of Borough 
Local Plan Submission Version 2013-2033. 

8 The ecological enhancements as set out in the Ecology Impact Assessment (by Clarkson and 
Woods dated July 2019)  including the incorporation of bird boxes (in particular swift and starling 
boxes) on to the buildings and the installation of two hedgehog houses at the site, shall be 
carried out in accordance with the recommendation of the report.  
Reason: In the interests of biodiversity.  Relevant policies - paragraph 175 of the NPPF (2019) 
and Policy NR3 of the Borough Local Plan Submission Version 2013-2033.. 

 
Informatives  

 
 1 Advice to Applicant on Void design: It is recommended that the soffit levels of the voids are 



 
 

 
 

raised as high as possible (ideally above the 1% AEP plus an appropriate allowance for climate 
change flood level). In addition, we recommend that the voids are open rather than using louvres 
to ensure there are no obstructions to flood flows entering the void spaces. If void openings are a 
security risk, then vertical steel bars placed at 100mm centres can be installed. 

 
 2 Advice to applicant on contaminated land:  
 The previous use of the proposed development site as a gas works presents a high risk of 

contamination that could be mobilised during construction to pollute controlled waters. It is noted 
that depth limited remedial works have been previously carried out on-site, however the 
Environment Agency is unaware of the extent or success of this remediation. It is therefore very 
important that any areas of unexpected contamination are appropriately remediated. Controlled 
waters are particularly sensitive in this location because the proposed development site is within 
source protection zone 2 and is located upon a principal aquifer (the Shepperton Gravel 
Member). The groundwater level is interpreted to be less than 3m below ground level in this area 
because the site is approximately 250 m from the River Thames and the Shepperton Gravel 
Member is highly likely to be in hydraulic continuity with the river. Due to the proposed 
substructure alterations to both Building 1 and 2 associated with the construction of new 
entrance/reception areas, there is a high risk that any contamination present would pollute 
controlled waters if mobilised during construction. Without Condition  5  the Environment Agency 
would object to the proposal in line with paragraph 170 of the National Planning Policy 
Framework because it cannot be guaranteed that the development will not be put at 
unacceptable risk from, or be adversely affected by, unacceptable levels of water pollution. 

 
 3 The applicant is advised that in order to comply with the permit  construction working hours 

within the Borough,  all works and ancillary operations including site deliveries which are audible 
at the site boundary, or at such other place as may be agreed with the Local Planning Authority, 
shall be carried out only between the following hours: 08 00 Hours and 18 00 Hours on Mondays 
to Fridays and 08 00 and 13 00 Hours on Saturdays and; at no time on Sundays and Bank 
Holidays. 

 
 4 With regard to SURFACE WATER  drainage, Thames Water advise that if the developer follows 

the sequential approach to the disposal of surface water they would have no objection. Where 
the developer proposes to discharge to a public sewer, prior approval from Thames Water 
Developer Services will be required. Should the applicant  require further information please 
refer to Thames Water website.(https://developers.thameswater.co.uk/Developing-a-large-
site/Apply-and-pay-for-services/Wastewaterservices).  Thames Water would advise that with 
regard to FOUL WATER sewerage network infrastructure capacity,  Thames Water would not 
have any objection to the above planning application, based on the information provided. 

 
 5 Thames Water will aim to provide customers with a minimum pressure of 10m head (approx 1 

bar) and a flow rate of 9 litres/minute at the point where it leaves Thames Waters pipes. The 
developer should take account of this minimum pressure in the design of the proposed 
development. 

 
 6 The applicant is advised that future occupants of the buildings will  not be granted business 

permits in any of the RBWM car park. 
 
 7 Thames water advise that there are water mains crossing or close to your development. Thames 

Water do NOT permit the building over or construction within 3m of water mains. If you're 
planning significant works near our mains (within 3m) we'll need to check that your development 
doesn't reduce capacity, limit repair or maintenance activities during and after construction, or 
inhibit the services we provide in any other way. The applicant is advised to read our guide 
working near or diverting our pipes (https://developers.thameswater.co.uk/Developing-a-large-
site/Planning-your-development/Working-nearor-diverting-our-pipes).  If the applicant is intending 
to using mains water for construction purposes, it is  important to notify  Thames Water before 
starting to use it, to avoid potential fines for improper usage. More information and how to apply 
can be found online at thameswater.co.uk/building water. On the basis of information provided, 



 
 

 
 

Thames Water would advise that with regard to water network and water treatment infrastructure 
capacity, they would not have any objection to the planning application. 

 
 8 It is recommended that the applicant submits a cycle parking plan that complies    with current 

best practices (e.g., The West London Cycle Parking Guidance).   
 
 9 Works to the vegetation should be undertaken outside of the bird-nesting season or, if that is not 

practical, areas to be cleared should be checked immediately prior to clearance by a suitability 
qualified ecologist 
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