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 Mill Lane, Taplow Opportunity Site 
Sustainability Appraisal Report 

Post - Adoption Statement 

In accordance with the Environmental Assessment of Plans and Programmes 
Regulations 2004 (16) (4), this Post-Adoption Statement sets out:  
 

• How the Sustainability Appraisal Report (the SA) has been 
integrated into the plan; 
•  How opinions expressed through public consultation have been 
taken into account;  
• The reasons for choosing the plan as adopted, in the light of 
other reasonable alternatives dealt with; and  
• The measures that are to be taken to monitor the significant 
effects of the implementation of the plan.  

 
This is the last stage in the SA process, which accompanies the Mill Lane, 
Taplow Supplementary Planning Document (SPD). The SPD was adopted by 
South Bucks District Council on 16th July 2013.  
 
Copies of the SPD, along with the accompanying SA Report, Statement of 
Consultation and Adoption Statement are available for public inspection on 
South Bucks Dictrict Council’s website at Supplementary Planning Document 
Mill Lane, Taplow. The documents are also available for inspection at South 
Bucks District Council Offices, Capswood, Denham, UB9 4LH free of charge 
between the hours of 9:00am, and 5:30pm on Mondays to Wednesdays, and 
9:00am to 5:00pm on Thursday and Fridays.  

 
Further information is available by contacting the Planning Policy Team at 

the Council Offices on 01835 837315 or via email at LDF@southbucks.gov.uk.  
 

How the Sustainability Appraisal has been integrated into the Mill Lane, 
Taplow SPD  
 
The SA process has been prepared in accordance with the requirements of 
the EU Strategic Environmental Assessment (SEA) Directive 2001/42/EC1, 
(the SEA Directive)1. This was transposed into UK law by the Environmental 
Assessment of Plans and Programmes Regulations 20042, (the SEA 
Regulations). Under these requirements, plans that set out the framework 
for future development consent of projects must be subject to an 
environmental assessment to determine if the plan, the SPD, will have any 
significant effects on the environment.  

                                                 
1
 European Parliament. (2001) “The Assessment of the Effects of Certain Plans and Programmes on the 

Environment”, Directive 2001/42/EC of the European Parliament, Luxembourg, 2001 
http://eurlex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2001:197:0030:0037:EN:PDF  
 
2 2 The Town and Country Planning (Local Development) (England) Regulations 2004: 
http://www.legislation.gov.uk/uksi/2004/2204/pdfs/uksi_20042204_en.pdf  
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Whilst SA and SEA are required by separate legislation there are many 
crossovers between the two processes. It is for this reason that a joint SA / 
SEA has been prepared for the Mill Lane site, Taplow SPD. Throughout the 
documentation, the term SA is used in the context of compliance with both 
sets of requirements.  
 
Due to the size of the site, dereliction and location alongside the Thames, 
any re-development of the site has the potential for significant 
environmental impacts. In addition, due to the nature of the previous uses, 
there is considerable potential for contamination on the site. The site also 
has a valuable biodiversity. The Council therefore chose to undertake an SA 
incorporating the SEA requirements as it is considered that the SPD could 
give rise to significant effects which have not been formally assessed in the 
context of a higher-level planning document.  
 
The NPPF at paragraph 165 recognises that a SA should be an integral part 
of the plan preparation process, which considers all the likely significant 
effects on the environment, together with economic and social factors.  
 
The original SA published at the same time as the draft SPD (October 2012) 
gave rise to objections that the report did not comply with the 2004 
regulations. The SA was subsequently revised and re-consulted upon for a 
further 4 week period in April 2013. The SPD has now been tested against a 
set of sustainability objectives to predict and evaluate the effects of the 
SPD, examine ways of mitigating any adverse effects and maximising 
beneficial effects, as well as seeking to improve the sustainability of options 
as the SPD evolved. The findings of the SA were then incorporated within 
the SPD. A revised SA Report was published in June 2013 along with the 
revised development brief, which incorporated changes suggested following 
the consultation.  
 
Both documents were adopted by Cabinet on 16th July 2013. 
 
How opinions expressed through public consultation have been taken 
into account  
 
Scoping Report  
The SA Scoping Report set out the scope and level of detail of the SA as well 
as the social, environmental and economic baseline information relevant to 
the site and surrounding area. The Scoping Report was circulated to the 
three statutory consultees (Environment Agency, English Heritage and 
Natural England) in late summer/Autumn 2011. The landowner’s 
representatives and potential developer were also consulted at this stage.  
The proposed scope of the SA work was then endorsed by the EA and NE in 
autumn 2011.  
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Draft SPD Consultation  
The first SA Report was published alongside the draft Mill Lane, Taplow 
brief, which was agreed by the Sustainable Development PAG at their 
meeting in October 2012 and subject to a 6 week period of public 
consultation between 2nd November and 14th December 2012. The initial 
consultation on the draft brief and SA attracted 88 comments in total but 
only one which specifically mentioned the SA.  This comment however 
pointed out that there was not sufficient consideration given to the 
alternatives or why the preferred options were chosen. This did not meet 
the requirements of SEA and there was no Non-Technical Summary.   
 
After taking legal advice it was agreed to rewrite the SA in the correct 
format and re-consult. 
 
Following the consultation in November 2012 changes were made to the 
development brief.  These changes were principally aimed at addressing 
factual errors and improving the clarity of the draft SPD.  None of the 
changes made any significant changes to the development principles and 
therefore the findings of the sustainability work (as reported in the October 
2012 draft) remained robust. 
 
An additional scoping was carried out with English Nature and Environment 
Agency in January 2013.  This confirmed that they were both happy with the 
proposed course of action. 
 
The revised SA was subject to an additional 4 week public consultation 
between 5 April and 3 May 2013. 18 responses were received.  10 of these 
however treated the consultation as an additional way to comment on the 
content of the development brief.  5 responses were No Comments.  The 
remaining 3 were from English Heritage who welcomed the description of 
the historic environment and recognition of non-designated heritage assets, 
they also suggested minor changes; Natural England made no further 
comments except to note that amendments suggested in their January 2013 
letter had been incorporated at para. 7.3; Environment Agency were 
satisfied with the scope and approach and suggested one correction on page 
23. 
 
Changes were made to the document reflecting comments made by English 
Heritage to the rating of Areas 1,2, 4 and 8 to achieve consistency and the 
Environment Agency on page 23 to reflect that the Northern Tip (Area 1) 
was not suitable for any development due to flood risk and biodiversity 
issues. No other changes apart from correcting typos were made. ` 
 
The reasons for choosing the plan as adopted, in the light of other 
reasonable alternatives dealt with  
 
In preparing the Mill Lane, Taplow SPD alternative options were considered 
to be heavily constrained by the requirement for the Development Brief to 
be consistent with the broad policy framework for the Mill Lane site as set 
out in the adopted Core Strategy.  The Development Brief could not propose 
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or promote alternative options that would be contrary to the strategic 
policy framework.  This includes the broad mix of land uses on the site, no 
net loss of jobs, the location of the new hotel, the broad location of the 
new footbridge and the need to provide an acceptable means of access in to 
the site.  In addition new development has to have no greater impact on the 
openness of the Green Belt and the need to generally direct development to 
those areas with the lowest risk of flooding. 
 
In that context the two main areas where there were potential alternative 
options to consider were in relation to where within the site development 
should be accommodated and given the sensitivity of the site, the impact of 
accommodating different scale of development.  
 
The site was divided into different areas and options for each were 
considered. 
 
Once flood risk and biodiversity value were taken into account, the land left 
was identified as potential development areas.  These are identified in 
Appendix E of the SA. 
 
In addition two scales of residential development were considered. Option 1 
is based upon the provision of about 100 homes and Option 2 a higher 
amount. It was not considered realistic to consider larger amounts of 
employment space as viability work had identified potential issues of 
viability. This work concluded that there was no preferred option  as it was 
considered that there would not be any significant adverse effects which 
could not be adequately mitigated.  See Appendix F of the SA. 
 
The SA Report identified conflicts and assessed the combined effects 
between the options identified and the SA objectives.  

 
The positive effects include: 
 

• New market and affordable housing helping to deliver the 
district housing requirement of 2.200-2,800 new dwellings 
between 2006-26. 

• Creation of a new junction between Mill Lane and the A4 Bath 
Road, thus improving access to the site. 

• A new network of footpaths and cycle routes. 
• New and improved public open space. 
• New development designed to reduce the impacts of climate 

change. 
• Reuse of previously developed land and the remediation of 

contaminated soil. 
• A net gain in biodiversity resources. 
• Conservation and enhancement of the historic environment. 
• Enhanced landscape and townscape character, including the 

removal of unsightly buildings and the renovation of semi- 
derelict buildings. 
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• New development guided towards areas of lowest flood risk. 
• New employment opportunities including on the Skindles site 

and through the conversion of Glen Island House and Mill 
Island House into offices. 

 
Negative effects are primarily to do with the proposed new access which 
will have a potentially adverse impact on the character of the area, 
including the need to remove a number of mature TPO trees. 
 
 
The measures that are to be taken to monitor the significant effects of 
the implementation of the plan  
 
The success and implementation of the SPD will be monitored through a 
range of indicators (set out within Appendix L of the SA Report) that will be 
reported annually in the Council’s Monitoring Report. The Monitoring Report 
is produced each year and measures various indicators to assess the 
performance of the individual planning policies set out in the adopted Core 
Strategy. It will enable the Council to monitor the impact of the SPD but 
also to provide a general portrait of the social, economic and environmental 
conditions in the District.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 


