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Dear Sirs,

Town and Country Planning Act 1990 - section 77

Application by Crowngate Heathrow Ltd
Land at Poyle Manor, Poyle Road, Colnbrook, Slough
Ref: P0914/005

1. I am directed by the First Secretary of State to say that consideration has been given to
the report of the Inspector, PE Dobsen MA (Oxon) DipTP MRTPL FRGS, who held a

public inquiry between 6 to 8 January 2004 into your client's application for planning
permission for the erection of a data centre (the electronic storage and distribution of
data) at Poyle Manor, Poyle Road, Colnbrook, Slough. On 6 May 2003, the Secretary

of State directed, in pursuance of section 77 of the Town and Country Planning Act
1990, that the application be referred to him rather than being dealt with by the Local
Planning Authority, Slough Borough Council.

2.

3.

The Inspector, whose conclusions are reproduced as an annex to this letter,
recommended that planning permission be granted, subject to conditions. A copy of
the Inspector's report is attached.

For the reasons given below, the Secretary of State accepts the Inspector's
recommendation.

Procedural matters

4. The Secretary of State notes that the application drawings were revised following
negotiations between the applicant and Slough Borough Council and has determined
the application on the basis of the revised drawings, as set out in paragraph 3 of the

Inspector's report.

5. At the inquiry, the applicant tabled a draft s106 planning agreement, which concerned

the non-implementation of a previous planning permission for a hotel on the application

site. The Secretary of State notes that an agreement was not completed before the

close of inquiry, but agrees with the Inspector that a completed agreement along these

lines is not necessary as if the data centre were to be implemented, the hotel could not

physically be built (IR4 and IR94).
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6.

Policy considerations

Section 54A of the Town and Country Planning Act 1990 requires that proposals are

determined in accordance with the development plan unless material considerations

indicate otherwise. At the time of the inquiry, the development plan comprised the
Berkshire Structure Plan 1997 and the Spelthorne Borough Local Plan 1991. The draft

Slough Borough Local Plan, which was awaiting adoption at the time of the inquiry, was

formally adopted on 22 March 2004. Upon its adoption, it replaced the Spelthorne
Borough Local Plan as the adopted local plan in respect of the application site and now
forms part of the development plan for the purposes of S54A of the Town and Country

Planning Act 1990. The Secretary of State notes that a replacement Berkshire

Structure Plan is emerging, with the EiP Panel Report published in December 2003. In

view of the advanced stage that the review process has reached, the Secretary of
State has accorded some weight to draft structure plan policies in reaching his
decision.

7. Other material considerations of which the Secretary of State has taken account are

Planning Policy Guidance Note 2: Green Belt (PPG2); Planning Policy Guidance Note
4: Industrial commercial development and small firms (PPG4); Planning Policy
Guidance Note 7: Countryside (PPG7) and; Planning Policy Guidance Note 25:
Development and flood risk (PPG25).

Main considerations

8. The Secretary of State thinks that the main consideration in determining this application

is Green Belt policy - whether the proposals represent appropriate development in the
Green Belt and, if not, whether there are other material considerations that amount to

the very special circumstances necessary to clearly outweigh the harm from

inappropriate development plus any additional harm. In making his assessment he will

consider the matters outlined by the Inspector at paragraph 96 of his report.

Harm from the development

9. The Secretary of State agrees with the Inspector that the proposal represents
inappropriate development in the Green Belt (IR 97). It would, therefore, result in harm

to the Green Belt and the Secretary of State accords this substantial weight.

10. In accordance with PPG 2, the Secretary of State has considered whether the

proposed development would result in any additional harm.

11. The Secretary of State agrees with the Inspector that the data centre would be a very
substantial building which would undermine the openness of the Green Belt and would

be visible from many external viewpoints (IR 109). However, he notes that the site is
not in open countryside and that it is strongly influenced by the proximity of a large
industrial estate, a distributor road and adjacent land uses which include a recycling

centre and gravel workings (IR 112). The Secretary of State considers therefore that
there would be limited additional harm to the Green Belt in terms of loss of openness

and visual impact. The Secretary of State agrees with the Inspector that while this

factor does not by itself justify inappropriate development in the Green Belt, the

proposals should be seen in that site context (IR 112).

12. The Secretary of State notes that that there would be opportunities to retain existing
trees and to create new-planted areas. He agrees with the Inspector that the external
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22. Both the building's siting and footprint, and its overall height, would be very similar to
those of the permitted hotel. However, its bulk and massing, architectural style, external

materials and appearance would be rather different. [Plans A, Doc 8.14].

23. Contemporary in its design, the building would exhibit a variety of external materials.
There would be concrete panelling to the ground floor to create a "plinth effect": beige

coloured terracotta cladding above that; with opaque glazing and dark grey screening grilles
at the topmost levels [Plans A]. In some external viewpoints, the latter would be visible
above the level of the highest trees.

24. The building would contain a small number of administrative offices etc. Based on similar

facilities elsewhere, it would have about 40 permanent employees.

25. I understand from Mr Chadwick's evidence that BT (British Telecommunications plc) are

the intended occupiers, and that both high levels of site security and access to purpose-built

on-site power supplies are prerequisites of the development [Doc 6.2]. Thus the site would

be securely fenced, and would have other (unspecified) security measures in place, and

would be served by its own small on-site electricity sub-station. This would be located a

little to the south of the building, between the Poyle Channel and Poyle Road. The sub-

station might, or might not, be externally clad (this remains undecided), but would not

exceed 6m. in height (see suggested conditions, Doc 11). It would have a footprint of

1225sq.m [Doc 9].

26. The development would not require large amounts of car parking (very little, compared

with the hotel). Of the total 47 spaces, 40 would be sited just north of the sub-station [Plans

A].

27. The remainder of the site would be landscaped, such as to place the building and the sub-
station within a well-wooded and landscape-managed setting. Some trees would be felled,

but many more planted. Most of those subject to the TPO would be retained. Several of the

site's existing features, including the Poyle Channel and a pond in the north west corner of

the site, would also be retained. A portion of the site west of the building would be

reserved essentially for nature conservation, with provision for some public access.

Otherwise, as at present, the public would have no access to the site.

Other Agreed Facts

28. The SCG [Docs 4 and 5] contains a description of the application and supporting material; a

description of the proposals and the site; a summary of consultations on the application; a

summary of the site's planning history; a summary of the parties' case on the main planning

issues, and a list of suggested planning conditions (subsequently revised, see Doc 11).

The Case for Crowngate Heathrow Ltd [the applicants].

The material points are:

29. The proposed data centre would meet a requirement of BT and others to enable confidential

and sensitive computer data to be stored in a highly secure environment.. The application
site is very suitable in size, being large enough to accommodate the building within a
spacious, well wooded setting.

30. It would also be highly suitable in location, with its close proximity to Heathrow,

knowledge based and IT industries, and to London generally.
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