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1.	INTRODUCTION

1.1 This Planning Statement has been prepared for detailed planning application for the construction of a drive through restaurant on Land oﬀ Scours Lane in Reading.
1.2 The Site comprises an area of grassland located on the southeast side of Scours Lane, close to the junction with Oxford Road. The surrounding area to the north and west is predominantly comprised of industrial and retail units. The area to the south of Oxford Road contains both residential and commercial uses.
1.3 The development proposal includes a new access from Scours Lane, and erection of 176    sq. m drive through restaurant with a hot food take away facility, landscaping, external seating and 22 car parking spaces. The restaurant will include a small sales area with display units, servery and seating, accommodating approximately 20 covers, back of house space for storing, preparing and producing goods to be sold, and staff facilities. The anticipated split of customers is approximately 20% eat in, 50% drive through and 30% take away.
1.4 A pre-application request was made and a formal response received on both planning and highways matters in August 2020.
1.5 The design will comprise a single storey construction with fenestration to the west and north and the drive through path located to the south of the building. The external works incorporate new pedestrian links to existing foot paths along Oxford Road and a new connection to the industrial park to the north. Landscaping proposals including new trees are provided to enhance the green environment and wildlife on the site. The proposals also incorporate outdoor eating.
1.6 The main planning issues that require addressing in this Planning Statement include the principle of development outside of designated Town Centre or Edge of Centre Location, impact on non-designated open space, ﬂood risk, transport and sustainability.
· The planning documents which have been submitted in support of this planning application include:
· Planning Statement prepared by Chart Plan (2004) Ltd;
· Planning Application Forms prepared by Chart Plan (2004) Ltd;
· Design and Access Statement prepared by Urban Edge Architecture;
· Planning Drawings prepared by Urban Edge Architecture;
· Transport Statement prepared by Milestone Transport Planning;
· Landscaping Plan and Design Statement prepared Quartet Design;
· Energy Statement prepared by SVM;
· Flood Risk Assessment by Lanmor;

1.7 This Planning Statement will address this proposal in relation to relevant planning policy at national, regional and local level and will clearly demonstrate that the proposal complies with the key principles and issues of relevant planning policy.
2 SITE LOCATION and CHARACTERISTICS


2.1 The Site comprises undeveloped land within an urban setting adjacent to existing commercial and retail park.

2.2 The site comprises an area of grassland located on the Southeast side of Scours Lane, close to the junction with Oxford Road.

3 PLANNING POLICY OVERVIEW

3.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning applications to be determined in accordance with the Development Plan unless material considerations indicate otherwise.

3.2 The adopted Development Plan for the site comprises the Reading Borough Local Plan adopted 2019.

3.3 Other documents which are also viewed as material considerations with regard to determining this development proposal include the National Planning Policy Framework (‘NPPF’), published by Central Government. This was most recently updated in July 2021.


a. National Planning Policy

National Planning Policy Framework (‘NPPF’) (Feb 2019)

3.4 The NPPF was ﬁrst published in March 2012 with a purpose of simplifying and speeding up the planning process. This document was most recently updated in July 2021.

3.5 Planning law requires that applications for planning permission be determined in accordance with the development plan, unless material considerations indicate otherwise. The National Planning Policy Framework must be taken into account in preparing the development plan and is a material consideration in planning decisions. Planning policies and decisions must also reﬂect relevant international obligations and statutory requirements.

3.6 The NPPF places ‘sustainable development’ at the heart of the planning system with paragraph 7 stating that ‘the purpose of the planning system is to contribute to the achievement of sustainable development’.

3.7 The NPPF identiﬁes three objectives to sustainable development that include social, economic and environmental roles. Fundamentally, the Framework considers that each of these roles is inter-dependant and should not be treated in isolation when making planning decisions. The Government is committed to ensuring that the planning system does everything it can to support sustainable economic growth and that planning should operate to encourage and not act as an impediment to sustainable growth.

3.8 In addition to the NPPF, the Government has also published National Planning Practice Guidance (NPPG) (Department for Communities and Local Government, 2014 and revised in 2018) This replaces the majority of previous Government planning guidance and complements the NPPF. The new guidance is not intended to provide further policy but instead is meant to help clarify issues relevant to the planning regime.

3.9 The NPPF also sets out a range of other policies relating to land use, provision of housing and aﬀordable housing design, transport, sustainability, ﬂood risk and other environmental issues. Where relevant to this proposal these policies/topics are outlined in Section 6 of this Planning Statement.

b	Local Planning Policy

Reading Borough Local Plan 2019

3.10 The Reading Borough Local Plan sets out the vision for the borough and the approach to development up to 2036.

3.11 The Council adopted the new Local Plan in November 2019, with the following policies listed below considered relevant to this planning application:

a. CC2: Sustainable Design and Construction 
b. CC3: Adaptation to Climate Change
c. CC5: Waste Minimisation and Storage
d. CC6: Accessibility and the Intensity of Development 
e. CC7: Design and the Public Realm
f. CC8: Safeguarding Amenity
g. CC9: Securing Infrastructure
h. EN8: Undesignated Open Space
i. EN12: Biodiversity and the Green Network 
j. EN14: Trees, Hedges and Woodland
k. EN15: Air Quality
l. EN16: Pollution and Water Resources 
m. EN18: Flooding and Drainage
n. EM1: Provision of Employment
o. EM2: Location of New Employment Development
p. EM3: Loss of Employment Land
q. RL2: Scale and Location of Retail, Leisure and Culture Development 
r. RL3: Vitality and Viability of Smaller Centres
s. RL5: Impact of Main Town Centre Uses 
t. TR1: Achieving the Transport Strategy
u. TR3: Access, Traﬃc and Highway-Related Matters
v. TR5: Car and Cycle Parking and Electric Vehicle Charging

Supplementary Planning Documents (SPD’s)

3.12 SPDs are non-statutory documents that support the delivery of the Local Development Plan. SPDs cover a wide range of issues within the Local Plan and are produced in order to provide detailed guidance on how policies or proposals in development plan documents will be implemented.

3.13 SPDs that have been adopted by the Borough Council and that are considered relevant to    this planning application include:

· Revised Parking Standards and Design (2011)
· Sustainable Design and Construction (2019)
· Tree Strategy (2010)


4	PLANNING HISTORY

[bookmark: There_is_no_specifically_significant_rel][bookmark: Planning_application_for_a_temporary_A5_]4.1	 There is no speciﬁcally signiﬁcant relevant planning history to this current proposal.

5. PLANNING DESIGNATIONS and DESCRIPTION OF DEVELOPMENT

5.1. The Application Site has is located within an Air Quality Management Area and within a Core Employment Area.

5.2. There are presently no buildings on the site. The site is located partly within Flood Zone 1 and partly within Flood Zone 2. The site contains 8 trees, one of which is protected under a tree protection order.

5.3. 	The proposed description of development is “Construction of 1 drive-through restaurant (Use classes E (a,b) and sui generis hot food take away), car parking, landscaping and access arrangements “

6. CONSIDERATION OF KEY PLANNING ISSUES

6.1. Section 6 considers the acceptability of the proposed development against relevant planning policy at all levels and in particular the acceptability of the proposal with regards to land use, design and landscape, transport, sustainability and energy and ﬂood risk.

a) Principle of Land Use


6.2. Paragraph 81 of the NPPF recognises that planning policies and decisions should help create the conditions in which businesses can invest, expand and adapt and ‘that signiﬁcant weight should be placed on the need to  support  economic  growth  and  productivity,  taking  into account  both  local  business  needs  and  wider  opportunities  for  development.  The approach taken should allow each area to build on its strengths, counter any weaknesses and address the challenges of the future.’

6.3. The proposal site is located within the core employment area. In accordance with policy EM” of the Local Plan.

Local Plan Policy EM3” Loss of Employment Land states the following;
6.4. 
“Within the Core Employment Areas, the overall level of employment land should be maintained. Proposals that would result in a loss of such land will not be permitted other than in the exceptional circumstances.”
6.5. The proposal site is located within a core employment area however it does not contain any employment buildings or use at present. Therefore, the proposal would not result to any loss of employment land.

6.6. Furthermore, Local Plan Policy EM2: Location of New Employment Development states that; 

“Non-employment uses that would support the area’s economic function may be located in the Core Employment Areas where they do not result in a loss of employment land.”

6.7. The proposal for a drive through restaurant would indeed serve both the existing employees and visitors to the area and thus support the areas’ economic function. Furthermore, it is expected that the development would create circa 25 jobs within the Reading area.

6.8. The proposed drive through restaurant would however constitute a retail or Town Centre use outside of Town Centre.

6.9. Section 87 of the NPPF states that:

“Local planning authorities should apply a sequential test to planning applications for main town centre uses which are neither in an existing centre nor in accordance with an up-to-date plan. Main town centre uses should be located in town centres, then in edge of centre locations; and only if suitable sites are not available (or expected to become available within a reasonable period) should out of centre sites be considered.”

6.10. Local Plan Policy RL1 Network and Hierarchy of Centres identifies local designated centres.

6.11. Local Plan Policy RL2: Scale and Location of Retail, Leisure and Culture Development states the following: 

Provision will be made for up to 34,900 sq. m of retail and related facilities in Reading to 2036, together with new leisure facilities.
Retail and main town centre leisure and culture development, where it would mean a net gain of over 2,500 sq. m, will take place in, or as an extension to, the centre of Reading, unless it is on a site allocated for such development. Where a need for additional development has been identiﬁed, and no sites are available in or adjoining the centre of Reading, or other deﬁned centres, a sequential approach should be adopted to identifying alternative sites.
All development will comply with the relevant tests for retail, leisure and culture development set out in national policy.

6.12. Local Plan Policy RL5: Impact of Main Town Centre Uses states that;

Proposals that include more than 1,000 sq. m (gross) of new or additional ﬂoorspace for main town centre uses in an edge-of-centre or out-of-centre location should demonstrate that there will be no signiﬁcant adverse impact on existing centres. Ensuring that centres within areas of deprivation are not adversely aﬀected is of particular local importance.

6.13. The proposed development falls significantly under the 1000 sq. m threshold. However, a Sequential Assessment has been undertaken by Marc Alexander. 

6.14. The assessment demonstrates that there are no suitable or available sites located within a deﬁned centre, edge of centre, or sequentially preferable out of centre sites capable of accommodating the proposed development,  even  if  a  degree  of  ﬂexibility  is applied.

6.15. Given the fact that no alternative sites have been identiﬁed, the development is of relatively modest quantum, and that the immediate area to the southeast contains a range and variety of retail, commercial and other main town centre uses which the proposed development arguably complement, it is considered appropriate in this location.

b) Design

6.15. The NPPF states that 

“The creation of high quality, beautiful and sustainable buildings and places is fundamental to what the planning and development process should achieve. Good design is a key aspect of sustainable development, creates better places in which to live and work and helps make development acceptable to communities.”

6.16. At a local level, policy CC7: DESIGN AND THE PUBLIC REALM states the following;

“All development must be of high design quality that maintains and enhances the character and appearance of the area of Reading in which it is located. The various components of development form, including: 

· Layout: urban structure and urban grain;
· Landscape;
· Density and mix;
· Scale: height and massing; and
· Architectural detail and materials will be assessed

To ensure that the development proposed makes a positive contribution to the following urban design objectives: 
· Character - a place with its own identity and sense of place
· Continuity and enclosure
· Quality of the public realm and provision of green infrastructure and landscaping
· Ease of movement and permeability
· Legibility - clear image and easy to understand
· Adaptability – capable of adaptation over time
· Diversity – meets a wide range of needs.

Developments will also be assessed to ensure that they: 

· Respond positively to their local context and create or reinforce local character and distinctiveness, including protecting and enhancing the historic environment of the Borough and providing value to the public realm;
· Create safe and accessible environments where crime and disorder or fear of crime does not undermine quality of life or community cohesion;
· Address the needs of all in society and are accessible, usable and easy to understand by them, including providing suitable access to, into and within, its facilities, for all potential users, including disabled people, so that they can use them safely and easily;
· Are visually attractive as a result of good high quality-built forms and spaces, the inclusion of public art and appropriate materials and landscaping.

Applications for major developments, or other relevant developments, should be accompanied by a design and access statement that deals with all the above matters. “

6.17. The proposed development has been designed to meet the requirements of a variety of potential occupiers and with particular consideration to the site’s constraints. The site layout has been developed to ensure a safe and accessible environment to all. The proposed drive through the building itself is modest in scale with simple modern design which is appropriate in the context of the industrial units at the rear of the site. The location and orientation of the building has been carefully considered to remove any conflict with existing trees and their roots. The site layout caters not only for access and parking but also provides seating outside amongst a landscaped external area, which includes additional trees. 

6.18. In terms of protection amenity of adjoining uses, the building s closest to the proposed development are industrial and are not considered to be adversely affected.

6.19. Local Plan Policy CC8: SAFEGUARDING AMENITY states that:

“Development will not cause a detrimental impact in the living environment of existing residential properties or unacceptable living conditions for new residential properties, in terms of: 

· Privacy and overlooking;
· Access to sunlight and daylight;
· Harm to outlook;
· Noise and disturbance;
· Artificial lighting;
· Vibration;
· Dust and fumes;
· Smell;
· Crime and safety; or
· Wind, where the proposals involve new development of more than 8 storeys.”


6.20. The nearest residential buildings to the proposed development are located some distance away to the south of Oxford Road. As such it is conferred that the development does not pose issues in respect of privacy, overlooking or harm to outlook. The proposed enhanced landscaping may provide improvement to outlook overall.


6.21. Again, given the distance to residential units it is considered unlikely that noise and disturbance is likely. 

6.22. Policy CC8 goes on to say that:

“As well as immediate impacts, other aspects to which the policy applies will include matters such as hours of operation of businesses, and effects of traffic movements, particularly of heavy goods vehicles (HGVs). Proposals which would generate regular movements of HGVs in residential roads will not be acceptable.

6.23. The proposed operating hours are 05:30 – 23:00 hrs Monday to Sunday. The number of deliveries per week are expected to be a maximum of 3. The vehicle used for servicing and deliveries is an 18T LGV (Class 2). A maximum of three private waste removals will take place each week. All servicing will take place on the north side of the unit which is furthest away from the nearest residential buildings. Full details can be found in the Transport Statement.

6.24. Given the relatively modest quantum of servicing and deliveries which do not generate HGV traffic any likely disturbance is minimised.

6.25. A design and access statement by Urban Edge has been provided with full details. Landscape details have been provided by Quartet Design.

C) Open Space, Landscaping biodiversity and Trees

6.26. Paragraph 98 of the NPPF states that:

Access to a network of high-quality open spaces and opportunities for sport and physical activity is important for the health and well-being of communities and can deliver wider beneﬁts for nature and support eﬀorts to address climate change. Planning policies should be based on robust and up-to-date assessments of the need for open space, sport and recreation facilities (including quantitative or qualitative deﬁcits or surpluses) and opportunities for new provision. Information gained from the assessments should be used to determine what open space, sport and recreational provision is needed, which plans should then seek to accommodate.
6.27. Local Plan Policy EN8: UNDESIGNATED OPEN SPACE states that:

“There will be a presumption in favour of retention of undesignated open space, which  will include allotments. Development should not result in the loss of or jeopardise use and enjoyment of undesignated open space. Development may be permitted where it is clearly demonstrated that replacement open  space,  of  a  similar  standard  and  function,  can  be provided at an accessible location close by, or that improvements to recreational facilities on remaining open space can be provided to a level suﬃcient to outweigh the loss of the open space. The quality of existing open space should not be eroded by insensitive development on adjoining land.

6.28. The pre-application response from the Council identiﬁed the proposal site as an Undesignated Open Space in accordance with this policy. The site is not presently in any signiﬁcant recreational use which would be displaced as a result of the development. The site comprises a piece of grassed land with a group of trees adjoining a main road and a traﬃc roundabout. As such its use value as an open space is arguably limited.

6.29. The site is nonetheless located next to a commercial park and the proposal provides signiﬁcant new landscaping and outdoor seating areas would provide a new usable outdoor area for those who presently work, live and visit in the area.

6.30. Local Plan Policy EN12: BIODVERSITY AND THE GREEN NETWORK states that:

“New development “New development shall demonstrate how the location and type of green space, landscaping and water features provided within a scheme have been arranged such that they maintain or link into the existing Green Network and contribute to its consolidation. Such features should be designed to maximise the opportunities for enhancing this network. All new development should maximise opportunities to create new assets and links into areas where opportunities are as yet unidentified on the Proposals Map. “

6.31. As part of the landscape principles, it is proposed “that the existing green area associated with the development and boundary with Wigmore Road can provide an opportunity for local environmental improvements by providing drifts wildflower areas and additional tree/hedge planting.

6.32. The proposed Landscaping design also integrates bat and bird boxes as well as log piles and hedgehog hotels to further support local wildlife and ecology.

6.33. Furthermore, the Landscape statement states that, “the provision of tree canopy and wildflower areas together with understorey shrub planting will provide wildlife habitat opportunity and encourage biodiversity. This would also provide a net gain of trees and tree canopy.”


6.34. Local Plan Policy EN14: TREES, HEDGES AND WOODLAND states that:

“Individual trees, groups of trees, hedges and woodlands will be protected from damage or 	removal where they are of importance, and Reading’s vegetation cover will be extended. The quality of waterside vegetation will be maintained or enhanced. 
	New development shall make provision for tree retention and planting within the application 	site, particularly on the street frontage, or off-site in appropriate situations, to improve the 		level of tree coverage within the Borough, to maintain and enhance the character and 		appearance of the area in which a site is located, to provide for biodiversity and to contribute 	to measures to reduce carbon and adapt to climate change. Measures must be in place to ensure that these trees are adequately maintained.”

6.35. A tree Survey has been provided as part of this planning application.  The survey identifies a total of 9 trees, 8 of which are wilting the application site. Two trees are propped to be removed, one poor quality and one moderate quality tree, to facilitate development.   However, the landscape proposals provide significant additional planting, including a total of 36 hedge plants which will be positioned on the site boundary and along road frontages.

6.36. Full landscaping proposals have been provided as part of this planning submission.

D) Transport and Highways

6.37. Paragraph 110 of the NPPF states that;

a) “In assessing sites that may be allocated for development in plans, or speciﬁc  applications  for development, it should be ensured that:
b) appropriate opportunities to promote sustainable transport modes can be – or have been – taken up, given the type of development and its location;
c) safe and suitable access to the site can be achieved for all users;
d) the design of streets, parking areas, other transport elements and the content of associated standards reﬂects current national guidance, including the National Design  Guide  and  the National Model Design Code 46; and
e) any signiﬁcant impacts from the development on the transport network (in terms of capacity and congestion), or on highway safety, can be cost eﬀectively mitigated to an acceptable degree.”

6.38. Paragraph 111 goes on to state 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”.

6.39. Local Plan Policy TR1: ACHIEVING THE TRANSPORT STRATEGY states that:

“Proposed development should contribute appropriately to meeting the objectives of the most up-to-date Local Transport Plan or any successor document, including sub-strategies, specific projects identified and the local action plans. 
	Planning permission will not be granted for major development proposals unless there is a commitment to implement measures to promote and improve sustainable transport facilities, such as through provision to encourage walking, cycling and the use of public transport; and through agreed travel plans, safe routes to local facilities and services, including schools and parks, and similar measures. 
	All development proposals should make appropriate provision for works and contributions to ensure an adequate level of accessibility and safety by all modes of transport from all parts of a development, particularly by public transport, walking and cycling, in accordance with any agreed transport assessment submitted as part of the application.”

A Transport Assessment has been provided in support of this planning submission and demonstrated that the above policy requirement has been met by the proposals by offering a genuine modal choice for prospective customers and staff, provide permeable access for pedestrians and cyclists through the site into the existing footway / cycleway infrastructure and provision of 5 bicycle spaces in line with the current adopted parking standards (SPG 2011).

6.40. Local Plan Policy TR3: ACCESS, TRAFFIC AND HIGHWAY RELATED MATTERS states that:

“In determining proposals involving a new or altered access onto the transport network, improvement works to the transport network, the creation of new transport infrastructure or the generation of additional trips on the transport network, consideration will be given to the effect on safety, congestion and the environment. 

	Development will only be permitted where: - 

i)  Accesses and works to the highway comply with the adopted standards of the Transport Authority; 
	ii)  The development would not have a material detrimental impact on the functioning of the transport network; 
	iii)  The proposals would not be detrimental to the safety of users of the transport network, including pedestrians and cyclists; 
	iv)  The proposal would not generate regular movement of heavy goods vehicles (HGVs) on unsuitable roads, or on roads without easy access to the Classified Highway Network; and 
v)  For non-residential uses, or new dwellings on classified roads, off-street servicing would be provided. 

	Proposals involving either the construction of a new site access, or a material increase in the use of an existing site access, directly onto the Classified Highway Network will not be acceptable if they would be likely to result in the encouragement of the use of the network for short local trips or compromise the safe movement and free flow of traffic on the network or the safe use of the road. "

6.41. The impacts of the development on the operational and safety characteristics of the surrounding highway and transport networks have been comprehensively assessed in the TS, which concludes that “there are no residual cumulative impacts in terms of highway safety or the operational capacity of the surrounding road network and therefore planning permission should not be withheld on transport grounds.” 

6.42. The proposed drive-thru restaurant has the potential to generate 33-43 two-way vehicle trips during weekday AM and PM peak hourly periods rising to some 82-115 two-way vehicle trips during the weekend hourly periods. However very few vehicular trips generated by the proposed development will be wholly ‘new’, or sole purpose trips.

6.43. Local Plan Policy TR5: CAR AND CYCLE PARKING AND ELECTRIC VEHICLE CHARGING states that:

“Development should provide car parking and cycle parking that is appropriate to the accessibility of locations within the Borough to sustainable transport facilities, particularly public transport. 
	Development should make the following provision for electric vehicle charging points: 

All new houses with dedicated off-street parking should provide charging points; 
Within communal car parks for residential or non-residential developments of at least 
10 spaces, 10% of spaces should provide an active charging point”

6.44. The proposed car park will incorporate 22 car parking spaces which are considered to cater for the expected visitor volume and are within the maximum allowed by the Council’s current standards.  5 x active EV charging bays (23%) will also be provided and requirements for motorcycle and disabled parking within the overall provision are met in accordance with the Adopted SPD (2011).

6.45. A full Transport Assessment has been provided in support of this planning submission.   


E) Flood Risk

6.46. Paragraph 159 of the NPPF states that: 


“Inappropriate development in areas at risk of flooding should be avoided by directing development away from areas at highest risk (whether existing or future). Where development is necessary in such areas, the development should be made safe for its lifetime without increasing flood risk elsewhere.”

6.47. The local Plan Policy EN18: FLOODING AND SUSTAINABLE DRAINAGE SYSTEMS states the following:
 
“Development will be directed to areas at lowest risk of ﬂooding in the ﬁrst instance, following     the sequential and Exceptions Test set out in the NPPF, and taking into account the eﬀects of climate change. It will consider ﬂooding from all sources, including ﬂuvial, surface water, groundwater and sewer ﬂooding. Where development in areas at risk of ﬂooding is necessary, it will not reduce the capacity of the ﬂood plain to store ﬂoodwater, impede the ﬂow of ﬂoodwater or in any way increase the risks to life and property arising from ﬂooding. Wherever possible, development should be designed to reduce ﬂood risk, both on- and oﬀ- site.

All major developments must incorporate sustainable drainage systems (SuDS) as appropriate and in line with the Government’s Technical Standards 64. Smaller schemes are encouraged to incorporate SuDS, where possible. Runoﬀ rates should aim to reﬂect greenﬁeld conditions and, in any case, must be no greater than the existing conditions of the site. Schemes should ensure that the movement of water through vertical inﬁltration as well as horizontal run-oﬀ does not worsen contamination eﬀects. Wherever possible, SuDS provision should maximise ecological beneﬁts, link into the existing Green Network, incorporate tree planting and landscaping and avoid damage to existing signiﬁcant trees, including through changes to the site hydrology. All new developments in areas of ﬂood risk  should give priority to SuDs. 
6.48. A floodrisk has been produced by Lanmor in support of this application.

6.49. The assessment and the data provided by the EA demonstrates the site is located within Flood Zone 1, the proposed use on site will be for a commercial “less vulnerable” use and is considered as appropriate in Flood Zone 1 and therefore the sequential test to allocate developments to low flood risk areas has been met.

6.50.  The Assessment concludes that the proposed development is considered suitable for development, as there will be no negative impact on the flood plain, flow paths or flood storage volumes; therefore, we see no reason why the proposal should be refused on the grounds of flooding.

Sustainability

6.51. According to paragraph 154 of the NPPF:

“New development should be planned for in ways that: 
a)  avoid increased vulnerability to the range of impacts arising from climate change. When new development is brought forward in areas which are vulnerable, care should be taken to ensure that risks can be managed through suitable adaptation measures, including through the planning of green infrastructure; and 
b)  can help to reduce greenhouse gas emissions, such as through its location, orientation and design. Any local requirements for the sustainability of buildings should reflect the Government’s policy for national technical standards.”

Paragraph 155 goes on to state that:

“To help increase the use and supply of renewable and low carbon energy and heat, plans should: 
a)  provide a positive strategy for energy from these sources, that maximises the potential for suitable development, while ensuring that adverse impacts are addressed satisfactorily (including cumulative landscape and visual impacts); 
b)  consider identifying suitable areas for renewable and low carbon energy sources, and supporting infrastructure, where this would help secure their development; and 
c) identify opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co- locating potential heat customers and suppliers.”

6.52. Local Plan Policy CC2: SUSTAINABLE DESIGN AND CONSTRUCTION states that:

Proposals for new development, including the construction of new buildings and the redevelopment and refurbishment of existing building stock, will be acceptable where the design of buildings and site layouts use energy, water, minerals, materials and other natural r resources appropriately, eﬃciently and with care and take account of the eﬀects of climate change.
To meet these requirements:
· All major non-residential developments or conversions to residential are required to meet the most  up-to-date BREEAM ‘Excellent’ standards, where possible;
· All minor residential developments or conversions to residential are required to meet the  most up to date BREEAM ‘Very Good’ standard as a minimum;
· All non-residential development or conversions to residential should incorporate  water conservation  measures  so  that  predicted  per  capita  consumption  does  not  exceed  the appropriate  levels  set  out  in  the  applicable  BREEAM  standard.  Both residential and non- residential development should include recycling greywater and rainwater harvesting where systems are energy and cost eﬀective.

6.53. An Energy Statement has been prepared in support of this applications. The proposed energy and water saving proposal are summarised as follows:

	“It is proposed that the following energy efficiency measures are provided to reduce energy demand for the building before low or zero carbon technologies have been considered:
· Improved building fabric 
· Energy efficient lighting. 
· Lighting Control Systems. 
· Space heating and domestic hot water provided by waste heat collected from refrigeration systems and supplemented by ASHP. 
· High Efficiency mechanical ventilation. 
· Improved services distribution.

Due consideration has been given to the different renewable technologies available, and a photovoltaic system has been selected to offset electrical energy consumed in the building. With the energy efficiency measures proposed; Air to Water: Air Source Heat Pumps to the domestic areas and heat recovery VRF is the most suitable technology for the site. “

6.54. A condition requiring a BREEAM “Very Good” standard as per adopted policy would be acceptable.

6.55. Local Plan Policy CC3: ADAPTATION TO CLIMATE CHANGE states the following;

All developments will demonstrate how they have been designed to incorporate measures to adapt to climate change. The following measures shall be incorporated into development:
· Wherever possible, new buildings shall be orientated to maximise the opportunities for both natural heating and ventilation and reducing exposure to wind and other elements;
· Proposals involving both new and existing buildings shall demonstrate how they have been designed to maximise resistance and resilience to climate change for example by including measures such as solar shading, thermal mass, heating and ventilation of the building and appropriately coloured materials in areas exposed to direct sunlight, green and brown roofs, green walls, etc;
· Use of trees and other planting, where appropriate  as  part  of  a  landscape  scheme,  to provide shading of amenity areas, buildings and streets and to help to connect habitat, designed with native plants that are carefully selected, managed and adaptable to meet the predicted changed climatic conditions; and
· All development shall minimise the impact of surface water runoﬀ from the development in the design of the drainage system, and where possible incorporate mitigation and resilience measures for any increases in river ﬂooding levels as a result of climate change.

6.56. The proposed development has been designed to positively contribute to long term objectives of environmental protection and resource management.

I) CIL

6.57. The Council adopted its Community Infrastructure Charging Levy in January 2015.  However, the proposed development falls below the 2000 sq. m floor area for changes relating to new retail floor space.  Therefore CIL is not chargeable in relation to this development.

7. CONCLUSIONS

7.1. [bookmark: Planning_permission_is_being_sought_for_]The drive through unit is proposed to be constructed on an area of unused land but will operate to serve the local area, including residents as well as occupiers and users of the adjoining commercial park.
7.2. The design parameters of the proposals respect the existing build environment with regards to building heights, bulk and massing as well as materials and layout. The proposed development provides a well-designed and accessible space and incorporates enhanced landscaping.
7.3. With regards to sustainable transport, the location of the site reflects the requirements of the NPPF and local policy in ensuring any change of use operation will make the fullest possible use of public transport, walking and cycling opportunities.
7.4. The site offers good connections to a comprehensive network of existing pedestrian and cycle infrastructure. In addition bus stops are within short walking distance of the site providing frequent services to a variety of destinations; including Slough town centre and railway station.
7.5. All deliveries and servicing will take place on-site, out of hours, in order to minimise conflict with customer parking and pedestrian movements.
7.6. With regards to trip generation the TS demonstrates that anticipated trips generated from the proposed use can be accommodated within the existing road network, and baseline service and trip generation analysis indicate that the car park can more than adequately accommodate the anticipated demand for car parking generated by the retail. On this basis of the findings within the TS and the context of the guidelines within the NPPF it is concluded that there are no residual cumulative impacts in terms of highway safety or operational capacity of the surrounding transport network and therefore planning permission should not be withheld on transport grounds.
7.7. The proposal aims to deliver a development that is in accordance with the best practise principles of sustainable development and the scheme has been designed to positively contribute to long term objectives of Environmental Protection and resource management. Energy efficiency and renewable energy options have been considered in the design process. 
7.8. The FRA concludes that there is no practical reason to preclude development on this site on grounds of flood risk, or be there being insufficient capacity to cater for surface water run off generated from the proposed development.
7.9. Having regard to all the above, it is felt that the proposal has balanced planning merits and meets key objectives of national and regional planning policy with regards to sustainable development, and as such planning permission should be granted and would be of benefit to all those that work, reside or are travelling through the area.
[bookmark: This_Planning_Statement_demonstrates___t]
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