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1 Introduction 

1.1 Overview 

1.1.1. Berkeley Homes (Three Valleys) Ltd (the ‘Applicant’) is seeking planning permission (through separate 

planning applications) for a residential-led, mixed use new development (the ‘Masterplan Development’) 

located at Mill Lane, Taplow (referred to as the ‘Site’). The majority of the Site falls within the administrative 

boundary of South Bucks District Council (SBDC), with a small portion within the Royal Borough of Windsor 

and Maidenhead (RBWM). The Site extends to approximately 20 hectares in size and is located between the 

towns of Maidenhead and Taplow, situated between the River Thames to the west, the Jubilee Relief River to 

the east and directly north of the A4 Bath Road, forming a triangular shaped peninsular to the north with the 

northern tip immediately to the east of Ray Mill Island. The location of the Site is shown bound in red in Figure 

1 below. 

 

Figure 1: Site Location  
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1.2 What is Proposed? 

1.2.1 The Masterplan Development aims to deliver 257 homes comprising 217 dwellings and 40 senior 

living apartments, a restaurant, improvements to the existing boatyard, new Jubilee Public Square, retention 

and refurbishment of historic buildings, 10,000 sqft of commercial space and a footbridge over the River 

Thames from Mill Island to Ray Mill Island. Access into the Site will be provided via a new junction at the 

intersection of Mill Lane and the A4 Bath Road. Additional restricted / emergency access to the Site will be 

across the bridge at the weir. 

1.3 What is an Environmental Impact Assessment? 

1.3.1 The Town and Country Planning (Environmental Impact Assessment) Regulations 2011 require that 

before planning permission is granted for certain types of development an Environmental Impact Assessment 

must be undertaken.  

1.3.2 EIA is a process that identifies the likely significant environmental effects of a development and 

suggests ways in which any significant adverse effects on the environment can be prevented, reduced and/or 

offset.  

1.3.3 Given the size of the Site and nature of the Masterplan Development, an Environmental Impact 

Assessment was undertaken by WSP UK Ltd on behalf of the Berkeley Homes (Three Valleys) Ltd. 

Environmental Impact Assessment requires consideration of likely significant environmental effects which may 

arise during all stages of a development, including the construction works and following completion (often 

referred to as operation). SBDC has identified the requirement for an Environmental Impact Assessment of the 

Masterplan Development to inform the planning applications. The findings of this process are reported in a 

document called an Environmental Statement, which has been submitted with the applications and is publicly 

available for anyone to review to understand the nature and form of the Masterplan Development and the 

outcome of the Environmental Impact Assessment process.    

1.3.4 A number of other Technical Reports / Plans are also submitted with the planning applications with 

pertinent information incorporated into the Environmental Statement as appropriate: 

■ Application Plans; 

■ Existing and Proposed Architectural Drawings; 

■ Landscape Drawings; 

■ Planning Statement; 

■ Design and Access Statement; 

■ Statement of Community Involvement; 

■ Transport Assessment; 

■ Heritage Statement; 

■ Site Wide Waste Management Strategy; and 

■ Flood Risk Assessment. 
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1.4 What is a Non-Technical Summary? 

1.4.1 The full results of the Environmental Impact Assessment (baseline information, survey information and 

technical assessments) that has been completed for the assessment of the Masterplan Development are 

presented in the Environmental Statement submitted with the planning applications. A summary of the findings 

are presented here in non-technical language. This document is presented as a series of key questions and 

answers regarding the Masterplan Development and identifies any likely significant effects and describes how 

any significant adverse effects are proposed to be mitigated, prevented and /or offset by the Applicant during 

the construction and future operation of the Masterplan Development. 

2 The Site  

2.1 What is the existing Site and the surrounding areas like?  

2.1.1 The site is approximately 20 hectares in size and has been identified as a Major Developed Site in the 

Green Belt, and comprises a triangular peninsula between the River Thames and the Jubilee Relief River, at 

Mill Lane, Taplow. The Site runs from south to north, with the northern most point of the Site located 

immediately to the east of Ray Mill Island. The Site is currently occupied by a mix of land uses including the 

former St Regis Paper Mill buildings and a now inactive gas-holder.  

2.1.2 The northern and western part of the Site is characterised by broad-leaved woodland and lies within 

the Taplow Riverside Conservation Area which covers the Grade II listed Glen Island House. This part of the 

Site includes the St Regis Paper Mill and associated buildings, and Mill Island House. Two inlets extend into 

the Mill buildings in the northern part of the Site.  

2.1.3 The eastern and central part of the Site was previously industrialised, with the gas-holder and other 

properties. Large industrial units front onto the Jubilee River on the eastern boundary of the Site.  

2.1.4 The south of the Site has had limited existing development (two residential properties) and is a 

predominantly natural open meadow that spreads across the Jubilee River into the land in the east. The 

meadow is accessible to the public, and a public footpath crosses the Jubilee River and intersects the 

southern and central part of the Site.  

2.1.5 The south-western edge of the Site is currently occupied by the now derelict Skindles Hotel, existing 

townhouses and Sea Cadets Boathouse that front onto the River Thames and which marks the crossing of the 

River Thames across the Grade I Listed Maidenhead Bridge. The south-western part of the Site is also 

occupied by an old boat-yard and occupied commercial premises. There are no designated wildlife sites within 

the Site. Three statutory designated sites were identified within 2km of the Site. The closest statutory 

designated site is South Lodge Pit SSSI, which is located 40m to the east of the Site. 

2.1.6 Berry Hill (Grade II Listed garden) is located approximately 25 m from the eastern edge of the Site and 

Taplow Court (Grade II Listed gardens) is located approximately 25 m from the north-eastern edge of the Site, 

with the attached Scheduled Saxon Barrow. 

2.1.7 The Environment Agency’s Flood Risk Maps show the majority of the site to be within flood zone 2 

(Medium Risk), with some areas to the north and west falling into flood zone 3 (High Risk).  
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2.2 Why is the Site being developed? 

2.2.1 The South Bucks Core Strategy (adopted 2011) has identified the need to deliver between 2,200 and 

2,800 new residential dwellings between 2006 and 2026. Core Policy 15 of the SBDC Core Strategy providing 

a range of suitable uses to be incorporated within the Site, including residential, leisure, commercial, a new 

hotel and landscaped open spaces 

2.2.2 Policy 15 of the South Bucks Core Strategy (2011) identifies the Site as a Major Developed Site in the 

Green Belt, for the comprehensive, conservation–led regeneration and required that a Development Brief be 

prepared for the Mill Lane Opportunity Site in conjunction with SBDC, prior to any planning application being 

submitted for development.  

2.2.3 The 2013 adopted Mill Lane Taplow Supplementary Planning Document (SPD) establishes the 

principles that will guide future development on the Site and acts as a “stepping stone” between the broad 

policy framework established by the Core Strategy and the detailed work required for any planning application. 

The development and design principles identify a range of suitable uses, including residential, leisure, 

commercial, a new hotel and landscaped open space. 

2.2.4 The need for development of the Site is focused primarily around the need to regenerate the disused 

and decaying former St Regis Paper Mill and surrounding industrial land, including the disused gas-holder, 

and deliver a new vibrant and sustainable neighbourhood that contains well designed new homes and facilities 

that conserve the heritage and natural assets of the Site. The proposed new homes would help to address the 

housing needs and help prevent the further decay of the land and structures currently occupying the Site. 

2.2.5 The Applicant is currently in discussion with National Grid to acquire the gas-holder land and riverbank 

land with the intention of incorporating this land within the overall development. Subject to agreeing terms with 

National Grid, it is intended that the National Grid land which includes the former gas works and existing gas -

holder will be subject to a separate application known as Application D. The intention is that this is to be 

submitted shortly. Nonetheless the Environmental Statement reports the assessment of the comprehensive 

Masterplan approach including development of the National Grid land as this also respects the ambition and 

objectives of the adopted SPD for the Mill Lane Taplow Opportunity Area.    
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2.3 How has the design evolved over time? 

2.3.1 The design of the Masterplan Development has undergone a number of iterations, which responded to 

environmental considerations and feedback from a series of meetings and public consultation events that have 

been held between the Applicant/Project Team with the Public and Statutory Consultees. 

Masterplan Version 1 (14th March 2014) 

2.3.2 The original Masterplan prepared in March 2014 illustrated the concept and principle elements of 

three separate apartment blocks on the footprint of the former St Regis Paper Mill, overlooking the Jubilee 

Relief River, the regeneration of the existing structures on Site including the Grade II listed Glen Island 

House, Stables, Mill Island House and associated cottage and the on Site Powerhouse.  

2.3.3 New build houses were concentrated in a central cluster on the footprint of the dis-used gas-holder 

and workshops and associated industrial hardstanding.  

2.3.4 The southern portion of the Site included the provision of a new junction at the meeting of Mill Lane 

and the A4 (Bath Road), the demolistion of the Skindles Hotel and the provision of a new restaurant and a 3 

storey apartment block on the vacant footprint. The Masterplan also included Senior Living blocks wrapped 

around the existing Windrush VW car dealership. 

 

Figure 2: Masterplan 1 

 

Masterplan Version 2 (2
nd

 April 2014) 

2.3.5 The first revision to the original Masterplan in April 2014, was in response to the Council Workshops 

in March 2014, and maintained the same basic layout as the original Masterplan, with some minor 

noticeable alterations including a more architecturally sensitive approach to the redevelopment of the 

Skindles Hotel section of the Site to reflect the Site’s historical heritage. More attention was focused on the 

landscaping of the Site which resulted in the plan to retain the existing meadowland at the centre of the Site, 

the addition of a Public Square near to the Jubilee Apartments, walkways, and the inclusion of “green 

corridors” between the Jubilee Apartments. 

2.3.6 Another noticeable addition was the inclusion of a pedestrian footbridge on the north-western 

section of the Site over the River Thames, linking Taplow Mill Island to the landscaped gardens behind 

Boulters Lock restaurant. The new junction onto Bath Road incorporates an improved landscape setting.  

The residential development in the 

Jubilee Riverside south area will 

comprise lower density houses in a 

traditional street pattern and back to 

back gardens.  The former paper mill 

will have three finger blocks of 

apartments, these are arranged to 

provide visual connectivity between 

the buildings towards the waterfront.  

The woodland area comprising 

existing buildings is to be retained and 

the buildings converted for residential 

use. Mill Lane will be closed to traffic 

improving safety to Bath Road, but 

this section of road will be retained for 

existing resident’s access to the 

properties on Mill Lane. 
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Figure 3: Masterplan 2 

Masterplan Version 3 (14
th

 May 2014) 

2.3.7 Further revisions were introduced to the Masterplan, in response to Stakeholder consultations and 

design team reviews, This  maintained the same overall structure, but included an additional apartment 

block mirroring the Skindles Restaurant to create a new Gateway to the Site. The massing heights of the 

Senior Living accommodation, as a result of the consultation, has been reduced from 3 storeys to 2.5 

storeys and the overall footprint of the Senior Living blocks has resultantly been increased. Additionally, to 

add focus to the landscaping aspect of the Senior Living section of the Site, the eastern wing has been 

shifted north to accommodate a small garden and pavilion building. 

2.3.8 More focus to the landscaping associated with the Jubilee Riverside South housing has resulted in a 

more “organic” layout and there has been an addition of a modest sized commercial building and car park 

on the National Grid Land, arranged around a landscaped garden. There have also been amendments to 

the Jubilee Riverside apartments, with the addition of external balconies. 

 

Figure 4: Masterplan 3 
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Masterplan Version 4 (18
th

 June 2014) 

2.3.9 A further amendment to the  Masterplan evolved out of design team meetings and feedback from 

pre-application meetings held on 14th May 2014. The Masterplan  introduced further landscaping and the 

houses on the Jubilee Riverside South section of the Site were slightly altered to incorporate a pavilion style 

design to reflect the heritage of the Site. The proposed homes were re-orientated  to front onto  the open-

space on the Site. 

2.3.10 The most notable changes to the Masterplan were the addition of a public square (Jubilee Square) 

in the centre of the Site, to  accommodate public art and a water-wheel to reflect the Site’s industrial history, 

and the retention and conversion of the existing buildings on the Site, including Mill Island House and 

Cottage, the Stables, Powerhouse, Dunloe Lodge and the Grade II listed Glen Island House. Additionally, 

confirmation of the location of the proposed pedestrian footbridge over the River Thames was included in 

the Masterplan.  

 

Figure 5: Masterplan 4 

 

2.4 Who has been consulted about this Development? 

2.4.1 Consultation has been undertaken with various organisations during preparation of the planning 

applications and the Environmental Statement, including SBDC, RBWM, Thames Water, the Environment 

Agency, Natural England and Buckinghamshire County Council and members of the public as part of the 

Environmental Impact Assessment Scoping exercise and technical studies for this Environmental Statement. 

The purpose of these consultations was to agree the assessment methodologies for technical studies and 

identify any sensitivities or concerns associated with the Masterplan Development which needed to be 

considered in the design process and assessed as part of the Environmental Statement. Regular meetings 

have been held with SBDC throughout the design process which has helped to inform the interactions to the 

Masterplan as referred to above. 

2.4.2 A public exhibition attended by the Applicant and representatives from the Project Team was also held 

on 2nd July 2014 for the local community to view the plans and the proposals and respond to any questions.  

A summary of the feedback received is set out in the Statement of Community Involvement submitted in 

support of the planning applications. The submitted Plans reflect that feedback where appropriate.  
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2.5 Have any alternatives been considered? 

2.5.1 A ‘no development’ scenario has been considered. However, as the majority of the Site and structures 

are currently derelict with possible ground contamination, the Site would remain this way- and possibly get 

worse - if the Site were not redeveloped. In addition, the Site is identified as a Major Developed Site, which 

encourages regeneration and redevelopment. .Given the policy context and adopted SPD, it is likely that if the 

Masterplan Development did not go ahead, similar alternative proposals would be submitted for the Site. If the 

Site were not developed at all, new dwellings would need to be built elsewhere in the District. If no sites were 

available, this would risk a lower overall level of housing provision within SBDC. 

2.5.2 No alternative sites have been considered by Berkeley Homes (Three Valleys) Ltd. as the Site is 

identified as a Major Developed Site and an area for mixed use development.  There are no reasonable or 

feasible alternative sites to assess given the clear planning policy context which supports comprehensive 

redevelopment. 

2.6 What will it look like?  

2.6.1 The Masterplan Development will deliver 257 homes comprising 217 dwellings and 40 senior living 

apartments, a restaurant, improvements to existing boatyard, new Public Square, retention and refurbishment 

of historic buildings, commercial space and a footbridge over the Thames from Mill Island to Ray Mill Island. A 

description of each planning application is provided below. 

Application A 

2.6.2 Full planning and Conservation Area consent for demolition of the existing mill buildings, existing 

warehouses, associated structures and former Skindles hotel to provide 187 new dwellings and 40 senior 

living apartments, restaurant, improvements to existing boatyard, new public square, new open space, new 

pedestrian footway and cycle links, car parking, enhanced biodiversity, flood mitigation measures, removal of 

Tree Preservation Order (TPO) trees and re-provision on-site, retention and refurbishment of historic buildings 

on site into 18 further dwellings, new road junction, landscaping and associated works. Please see Figures 6, 

7, 8, 9, 10 and 11 below for the Application A site boundary and layout. 

 

Figure 6: Application A Site Boundary  
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Figure 7: Skindles Restaurant. Houses and Gateway 

 

Figure 8: Skindles Restaurant. Houses and Gateway 
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Figure 9: Jubilee Meadow 

 

Figure 10: Jubilee Riverside South 
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Figure 11: Jubilee Riverside North 

Application B 

2.6.3 Listed Building Application for works to Glen Island House, involving the removal of modern external 

accretions and internal alterations to provide four residential units. Please see Figure 12 and 13 below for the 

Application B site boundary and layout. 

 

Figure 12: Application B Site Boundary  
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Figure 13: Glen Island House 

Application C 

2.6.4 Full application and Conservation Area consent for construction of a footbridge over the River Thames 

from Mill Island to Ray Mill Island, with the landing area of the footbridge within the Royal Borough of Windsor 

and Maidenhead (RBWM). Please see Figure 14 below for the Application C site boundary and layout. 

 

Figure 14: Application C Site Boundary and Layout 
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Figure 15: Footbridge  

Application Site D  

2.6.5 As confirmed above, the Applicant is currently in landowner negotiations with National Grid in respect 

of their land interests at the Site to include land upon which is situated a gas-holder and operational gas 

infrastructure. Subject to agreeing terms with National Grid, it is intended that the National Grid land will be 

subject to a separate application known as Application D. As a result the ES reports the assessment of the 

comprehensive Masterplan approach including the development proposed by Application D as this also 

respects the ambition and objectives of the adopted SPD for the Mill Lane Taplow Opportunity Area. For 

reference, Application D comprises the following: 

■ Full application and Conservation Area consent for demolition of existing gas holder and associated 
structures and restoration of the land to provide 930m

2
 of commercial space and 12 no. homes, car 

parking, landscaping and associated works. 

Parking and Access 

2.6.6 Residents and visitors can gain access to the Masterplan Site by car via Mill Lane from the A4 Bath 

Road. To ease congestion a new junction is proposed at the junction of Mill Lane and the A4 (Bath Road). 

Additionally, the current Mill Lane will be retained and access to the Site via the bridge on the Jubilee River will 

be limited to emergency services, eliminating through Site traffic. 

2.6.7 The proposed houses will either have parking on the curtilage of the property, or have garage 

facilities. For all other residential units, parking is provided in shared dedicated parking areas, with some 

additional parking associated with the Skindles Restaurant and the offices. Further parking spaces are 

provided off the streets. 

2.6.8 The parking provision for Application A comprises the following: 

■ Residential – total 392, in a mixture of on plot, on garage, undercroft and off street; and 

■ Restaurant – total 15 off street;  

2.6.9 Disabled parking will make up 6% of the car-parking spaces on Site, with 18 residential disabled 

spaces and 1 disabled restaurant space. 

2.6.10 Parking associated with Application D will consist of: 

■ Residential – total 28, with a mix of on street and on garage; 

■ Offices – total 55 off street; and  

■ Visitor Parking – total 28 off street. 

2.6.11 Disabled parking will make up 6% of the car-parking spaces on Site, with 4 office disabled spaces and 

2 disabled visitor spaces. 

2.6.12 The street network within the Masterplan Development will provide functional and recreational 

connections with the adjacent footway, cycle and highway network within the wider area. The street network 

has been designed to encourage low vehicle speeds and reduced traffic, and will be of sufficient width for on-

street cycling. 
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Landscaping 

2.6.13 A landscape led approach has been adopted for the Site to create an attractive public and private area 

to enhance the overall appearance of the Masterplan Development that seamlessly reconnects the Site to its 

surroundings and its unique historical and industrial character. The landscape and conservation led design 

approach aims to provide enjoyable, engaging spaces for both the residents and local people. The Site will be 

opened up to improve the accessibility to pedestrians and leisure seekers, including the existing meadows and 

woodland. The Masterplan Development will also include a landscaped Public Square (Jubilee Square) in the 

heart of the development that will provide a meeting point for residents and visitors. The key objectives of the 

landscape drawings include the following: 

■ The creation of interconnected spaces of varying character and formality, which provides a variety of 
recreational routes and a cohesive development framework; 

■ The retention of existing views and the creation of new views of the River Thames; 

■ The retention of existing character areas and the creation of new ones, to create different experiences 
over the Site; 

■ The creation of new habitats; 

■ The management of the existing wide-open meadowland to provide informal recreational opportunities, a 
spacious setting for new homes and a chance to interact with nature; and 

■ The creation of a network of cycle and footpath routes to create pleasant routes for residents to enjoy 
their environment. 

2.7 When will the development be built? 

2.7.1 The Site preparation and construction works will be designed and programmed to minimise disruption 

to local residents, businesses and the general public. Subject to the grant of planning permission and the 

discharge of relevant conditions, construction of the Masterplan Development is anticipated to occur in a 

number of construction phases. Building is expected to commence in 2014 for approximately 5 years until 

2019. It is estimated that construction will be relatively continuous throughout the programme.  

3 Environmental Effects of the Masterplan 
Development 

3.1 Will the existing local community be disrupted as a result of the 
construction phase?  

3.1.1 Unavoidable temporary negative effects on nearby existing residents may arise from the disturbance 

during the construction works including noise from construction works, dust during certain activities and 

construction traffic. To mitigate the effects, a Construction Environmental Management Plan (CEMP) will be 

agreed with SBDC and the contractor will sign up to the Considerate Constructors Scheme, which will set out 

the management measures that the contractors will adopt and implement for the construction of the 

Masterplan Development to reduce and manage any construction effects on the environment and the local 

community. In addition regular liaison with the local community will be held throughout the construction period. 

The construction phase is not anticipated to have significant long-term negative effects on the local 

community. 

 



 

 

Mill Lane, Taplow 

Non-Technical Summary of the Environmental Statement 

 

17 

 

Berkeley Homes (Three Valleys) Ltd 

   

3.2 Will the new development benefit the local economy?  

3.2.1 Based on the proposed 257 homes, (217 dwellings and 40 senior living apartments), a restaurant, 

improvements to existing boatyard, new public square, retention and refurbishment of historic buildings, 

commercial space and a footbridge, it is estimated that the construction phase will support approximately 64 

full time or equivalent jobs and 129 temporary or part-time jobs per year over the course of the 5 year 

construction period. Measures will be taken to encourage local recruitment at the construction and operational 

stages. During the construction phase, there will also be an increase in spending as a result of contractors and 

purchases made from local suppliers that will benefit the local economy. This is likely to continue throughout 

the supply chain.  

3.2.2 The Masterplan Development includes commercial floor space that will, upon completion of the 

development, yield a range of employment opportunities. With low rates of unemployment in South Bucks and 

a large proportion of the workforce already in professional sectors, the proposed employment uses are 

considered to be a good match for the current local workforce. This also accords with Policy 15 of the Core 

Strategy which states: 

“Suitable uses on site would include residential, commercial development (for example B1 offices, a 

café/restaurant, and a marina/boatyard)…” 

3.2.3 It is expected that employees on Site would be given suitable skills training. Residents of the 

Masterplan Development will have easy access to skills centres in Maidenhead and Slough. It is estimated 

that approximately 109 jobs will be created, in addition to the circa 100 existing jobs currently on site, once the 

Masterplan Development is complete.  

3.2.4 The Masterplan Development will provide a range of housing, including market and affordable 

housing, which will help to meet the housing demand in SBDC. In addition, the new residents of the 

Masterplan Development will increase in spending in the local area, providing a positive economic benefit to 

SBDC. 

3.3 Will the existing community facilities be able to accommodate existing 
and new residents? 

3.3.1 Due to the increase in the population following the completion of the Masterplan Development, it is 

anticipated that there will be an increase in demand on local healthcare facilities. However, a review of existing 

facilities indicates that the local GP surgery and dental practices in the local area are accepting new patients 

and can accommodate the new community.  Existing secondary school facilities are understood to have 

sufficient future capacity to accommodate the number of children (approximately 84 children) predicted to 

arise from the Masterplan Development and the Applicant will also provide a contribution to schools capacity. 

The open spaces within the Masterplan Development will meet the demands of the new residents and will also 

serve the wider community. 

3.4 Will the new development affect on-site ecology? 

3.9.1 The Site comprises a variety of habitats typical of previously developed sites as well as areas of 

woodland and grassland. The majority of development will occur on previously developed land, with generally 

only a small proportion of other habitat parcels directly affected, resulting in habitat loss. 
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3.9.2 The Site provides suitable habitat for use by foraging bats, nesting birds, amphibians, badgers, 

breeding birds, invertebrates, and reptiles. As the Masterplan Development includes habitat replacement and 

significant enhancement opportunities; there will be an increase in semi-natural habitat on the Site which will 

be established throughout the construction phase of the scheme and on into operation. The recommended 

lighting and planting will provide an increase in suitable habitats for bats, birds and reptiles, and have long 

term positive effects for ecology and nature conservation. 

3.9.3 The rivers form habitat corridors of significant nature conservation value and the Masterplan 

Development seeks to avoid direct effects both during the construction and operational phase.  During the 

construction phase, pollution prevention measures will be implemented to avoid deterioration of water quality 

and the operational phase through sensitive design measures to degradation of water quality and bankside 

habitat through future management of vegetation.   

3.9.4 To ensure negative effects are avoided where possible, an Ecological Mitigation and Management 

Strategy will form the basis of more detailed measures to be incorporated into the wider CEMP. Measures 

include seasonal timing of works, provision of replacement of habitat, sensitive design to include green 

infrastructure and a lighting strategy designed to reduce potential effects upon species and the future habitat 

management. 

3.5 Will I be able to see the new development? 

3.7.1 The design of the Masterplan Development has carefully considered the landscape setting and 

context and has been designed to reflect the existing and surrounding built form and character.  

3.7.2 During the construction phase there are not likely to be any negative effects on local landscape 

character or the Green Belt, due to the previously developed nature, condition of the Site and natural 

screening for much of the surrounding area. A few areas will however experience some negative effects, but 

these will be of a temporary nature. 

3.7.3 Once the Masterplan Development is complete it is largely expected to improve the character and 

appearance of the local landscape by replacing abandoned and derelict buildings with high-quality buildings 

and infrastructure with integrated open space and recreational areas, as well as redeveloping existing 

buildings that have local heritage importance.  

3.7.4 New areas of landscaped open space will create new areas for public recreation and enjoyment, with 

the proposed planting becoming more established and shielding the development. 

3.6 Will there be more traffic on the surrounding local road network during 
the construction and operation of the new development?  

3.4.1 The majority of construction traffic movements will be generated from workers’ cars and vans, having 

a largely incidental impact on the surrounding highway network. It is anticipated that there will be 

approximately 130 HGV trips per weekday during the construction period.  

3.4.2 Construction traffic will primarily be distributed eastbound along the A4 to the M4 via Junction 7.  

There will be no HGV traffic through Taplow or Maidenhead Town Centre.   
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3.4.3 A CEMP will be implemented in order to minimise the environmental effects during the construction 

phase and to reduce the impact associated with construction activities, including use of defined haulage routes 

and timing of heavy and abnormal load deliveries to avoid peak hours. Construction traffic movements will be 

kept to agreed working hours where practicable and arranged to minimise disruption to the highway network 

and local residents (including during the night-time). Overall, the Masterplan Development will result in small 

changes in traffic flows and speeds. Therefore, there is expected to be a limited change in respect to drivers 

using the local road network. The Site has good existing public transport links and will be close to a range of 

local facilities and cycle ways, thereby reducing reliance on private car use. The Masterplan Development 

includes the incorporation of a new road junction at the meeting of Mill Land and Bath Road A4 and the 

retention of the current traffic system to help alleviate congestion. Careful consideration has also been given to 

providing a safe environment for the movement of pedestrians and cyclists across the Site by connecting new 

foot and cycle paths to the existing network.  

3.7 What will happen to air quality during the construction and operation of 
the new development?  

3.5.1 The Masterplan Development has the potential to generate dust and particulate matter during the 

construction works. However, through good site practice and the implementation of appropriate mitigation 

measures as part of the CEMP, for example through the use of appropriate equipment and implementation of 

screening and dampening measures, the effect of dust and particulate matter releases will be reduced and the 

risk of excessive releases minimised.  

3.5.2 Localised, temporary effects of exhaust emissions from construction traffic and plant used during the 

construction works will arise in the areas immediately adjacent to the principal means of site access for traffic 

and along designated haulage routes. However, these effects will be short-lived and intermittent and are 

considered to be negligible. 

3.5.3 A quantitative assessment of the potential air quality changes during the operational phase of the 

Masterplan Development was undertaken to predict the changes in concentrations of nitrogen dioxide (NO2) 

and particulate matter (PM10), pollutant emitted in the exhausts from petrol and diesel vehicles, with and 

without the Masterplan Development. The results show that the change to local air quality conditions would be 

small to imperceptible and new and existing residents will not be negatively affected due to low concentrations 

of pollutants. Predictions of future NO2, PM10 and PM2.5 concentrations at the Site and in the local area are 

well below the air quality objectives as set out in the UK Air Quality Strategy.  

3.8 Will the construction and operation of the new development cause a lot 
of noise? 

3.6.1 Noise and vibration effects during the construction phase have been predicted based on a worst case 

assessment of construction phasing and construction plant, further assessment will be undertaken when a 

contractor has been appointed and details relating to the construction methods and equipment are available. 

Best practice measures have been set out that will be adopted in the CEMP. These measures include using 

the quietest possible machinery for a particular activity and ensuring that works are limited to weekdays where 

possible. For existing residents situated close to the Site boundaries, there is likely to be a temporary 

significant noise effect whilst certain phases of construction and specific demolition activities are taking place. 

Following completion of the Masterplan Development, noise from road traffic associated with the new 

community will be minor. 
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3.9 Are there any concerns relating to contaminated land or ground 
conditions within the Site? 

3.8.1 The Site has historically been developed for industrial uses, with the most recent activity associated 

with the St Regis Paper Mill production, ceasing in 2006. Additional industrial uses have included the now dis-

used gas-holder in the centre of the Site. 

3.8.2 Site investigations have been completed and small areas of contamination have been identified as 

expected from the previous site uses. There have been areas of contamination discovered as a result of the 

activities relating to the gas-holder, electricity sub-stations, generators, the powerhouse and chemical storage 

areas in the central areas of the Site. Areas affected by fly-tipping (containing some potential Asbestos 

containing materials) and the dumping of general waste have also been identified and the warehouses 

associated with the St Regis Paper Mill have been noted to have been constructed using some Asbestos 

containing materials. 

3.8.3 In the north-west of the Site around the fire-damaged Dunloe Lodge, potentially Asbestos containing 

roof tiles were found, as well as over ground piping relating to the St Regis Paper Mill. Additionally around the 

Skindles Hotel, fuel storage facilities were identified as well as empty fuel drums, which could pose a threat if 

leaking was to occur. 

3.8.4 In relation to soil contamination, previous site investigations have returned results confirming the 

presence of widespread heavy metal contamination. Additionally levels of the organic pollutant polycyclic 

aromatic hydrocarbon (PAH) were found in the soil, which can indicate the presence of coal deposits, crude oil 

or waste from the burning of carbon containing materials. The introduction of mitigation measures would 

provide substantial environmental improvements, with some negative effects becoming positive. 

3.8.5 In the area of the Jubilee Riverside South, asbestos was identified in the shallow soil and asbestos 

containing rubble and materials were located in the areas around the Skindles part of the Site. 

3.8.6 Best practice measures will be implemented by the contractor that will ensure any potential effects 

from contamination are minimised during construction. This will be achieved through implementation of 

procedures detailed within the CEMP and remediation strategy. Following the implementation of mitigation 

measures, no significant effects relating to ground conditions are anticipated as a result of the Masterplan 

Development. 

3.10 Will the development increase the risk of flooding? 

3.10.1 The Environment Agency’s Flood Risk Maps show the majority of the site to be within flood zone 2 

(Medium Risk), with some areas to the north and west falling into flood zone 3 (High Risk). The Site has had 

varying degrees of flooding in the past, however since the introduction of the Jubilee Relief River in 2002; the 

Site has not experienced any major flooding. 

3.10.2 The Masterplan Development will result in additional areas of hardstanding and paved areas both 

during and after the construction phase, which may increase surface run-off into the surrounding River 

Thames and Jubilee Relief River. However, the likelihood of any additional flooding as a result of the 

Masterplan Development is low, due to the minimal changes to the volume of discharge entering the Rivers. 

Additionally, the adoption of the CEMP will ensure that any potential increases to the risk of flooding will 

remain minimal during the construction phase. 
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3.11 Does the Site have archaeological potential? 

3.11.1 There is medium potential for assets to be present from the Early Medieval/Anglo-Saxon period; low 

and high potential for remains to be present from the Roman and Prehistoric periods respectively. There is low 

potential for archaeological deposits from the Medieval and Modern periods; medium potential for assets to be 

present from the Post-Medieval period. However, there has been in places, substantial disturbance at the Site 

from the construction of elements of the late 19
th
 century and 20

th
 century St Regis Paper Mill, and the gas-

holder located to the centre and beyond towards the north-east of the Site which may have truncated and or 

obliterated underlying archaeological deposits and features.  

3.11.2 Site preparation, earthworks and construction activities have the potential to damage or destroy buried 

heritage assets.  It is expected that SBDC will impose a planning condition requesting a programme of further 

archaeological works to further investigate the potential buried/surface archaeological remains within the Site. 

Such works would include trial trench evaluation and the production of a geoarchaeological deposit model of 

the area. All works will be completed in accordance with current Institute for Archaeologists guidance for field 

practice, as well as being formally agreed through a Written Scheme of Investigation (WSI).  

3.12 What measures will be used to avoid and reduce the environmental 
effects of the Masterplan Development? 

3.12.1 A summary of the proposed measures which will be implemented to avoid and reduce any adverse 

environmental effects and enhance environmental benefits associated with the Masterplan Development is 

provided in the table below. It is expected that SBDC will impose appropriate planning conditions to secure 

such mitigation. 
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Topic area 

Measures to avoid or offset potential negative environmental effects / Enhancement measures 

Construction Phase Completed Development 

Transportation & 

Access 

■ Implementation of a CEMP 

■ Traffic Management Plan 

 

■ New footways the entire length of Mill Lane 

■ New pedestrian footbridge 

■ New pedestrian user-friendly intelligent crossing (PUFFIN crossing) on A4 Bath Road 

Air Quality ■ Implementation of a CEMP 

■ Appropriate timing of construction vehicles 
along approriate routes 

■ Maintenenance of construction plant and 
equipment 

■ No mitigation measures required 

Noise & Vibration ■ Implementation of a CEMP and community liaison 
and communication regarding construction works 

 

■ High specification glazing, mechanical ventilation, passive attenuation, close boarded garden 
fencing 

■ Low noise emission plant, enclosures and barriers, attenuators, operating plant at reduced 
duty 

 

Ecology & Nature 

Conservation 

■ Measures to protect retained bankside habitat incl. 
tree protection measures in line with BS5873:2012 

■ Measures to translocate individuals animals prior 
to and during construction 

■ Measures to displace badgers from construction 
zone prior to works 

■ Measures to displace bats from the construction 
zone prior to works and provision of alternative 
roost locations 

■ Seasonal timing / appropriate working method to 
reduce direct effects 

■ Provision of replacement nesting habitat 

■ Measures to reduce risk of pollution events as set 
out in drainage chapter  

■ Measures to protect retained habitat incl. tree 
protection measures in line with BS5873:2012 

■ Measures to ensure direct effects upon otter are 
avoided (pre-works checks and pollution 
prevention controls as above) 

■ Measures to translocate individuals animals prior 
to and during construction 

■ Measures to protect retained habitat 

■ Measures to reduce risk of pollution events as set out in drainage chapter  

■ Sensitive lighting scheme 

■ Measures to retain and protect suitable habitat for otter on site along the River Thames and 
Jubilee River 

■ Habitat creation within landscaping proposals, and management of newly created habitats 

 



 

 

Mill Lane, Taplow 

Non-Technical Summary of the Environmental Statement 

 

23 

 

Berkeley Homes (Three Valleys) Ltd 

   

Topic area 

Measures to avoid or offset potential negative environmental effects / Enhancement measures 

Construction Phase Completed Development 

Artificial Lighting ■ Implementation of a CEMP including good 
working practice and good housekeeping 

■ Care should be taken to ensure the correct luminaire is selected and installed  

■ Post installation checks 

■ Lighting to comply with English Heritage guidance 

Water Resources, 

Water Quality, 

Flood Risk & 

Drainage 

■ Implementation of a CEMP  

 

■ No mitigation measures required 

Socio-Economics ■ Where feasible, local people to be employed 
during construction works 

■ CEMP to be prepared 

■ Contractor to sign up to the Considerate 
Contractors Scheme 

■ Expectation for Applicant contribution to schools capacity 
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Topic area 

Measures to avoid or offset potential negative environmental effects / Enhancement measures 

Construction Phase Completed Development 

Landscape & 

Visual Effects 

 

Landscape Effects 

■ Adherence to best practices set out in the CEMP 
to minimise adverse landscape effects, including 
tree protection measures 

■ Adherence to best practices set out in the 
CEMP to minimise adverse visual effects of 
adjacent developments on the Site, 
including sensitive location of larger 
construction equipment, for example, mobile 
cranes 

 

■ Retention, where possible, of most valuable existing trees on the Site, particularly along 
the two river frontages, in order to maintain the landscape setting of the River Thames. 
New tree and shrub planting to enhance existing landscape character and to replace 
planting where removed due to its poor condition/to facilitate the Masterplan 
Development. 

■ Landscape management to enhance existing trees and woodland and help ensure 
successful establishment of new planting. 

■ Retention of existing trees and tree belt on west bank of Jubilee River to help absorb 
Masterplan Development into the existing landscape character. New tree and shrub 
planting to enhance existing landscape character and to replace planting where removed 
due to its poor condition/to facilitate the Masterplan Development  

■ Landscape management of grassland 

■ Retention of most existing riverside trees, to maintain riverside setting and to soften 
views of proposed buildings. Use of recessive colour for building materials to minimise 
visual prominence 
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Topic area 

Measures to avoid or offset potential negative environmental effects / Enhancement measures 

Construction Phase Completed Development 

Visual Effects 

■ Adherence to best practices set out in the CEMP 
to minimise adverse visual effects, including 
sensitive location of larger construction equipment 
and site compound areas 

■ Adherence to best practices set out in the CEMP 
to minimise adverse visual effects, including 
sensitive location of larger construction 
equipment, for example, mobile cranes 

■ Adherence to best practices set out in the CEMP 
to minimise adverse visual effects, including 
sensitive location of site compound areas and use 
of perimeter site hoardings to screen views of low 
level construction clutter 

■ Retention of existing riverside trees, to maintain riverside setting and to conceal views of 
proposed apartments behind Glen Island House. Sensitive restoration of Glen Island 
House 

■ Landscape management to enhance existing trees, as well as helping to establish new 
planting 

■ Location of new apartment buildings closely related to footprint of existing disused paper 
mill building. Retention of most existing riverside trees, to maintain riverside setting and 
to soften views of proposed buildings. Use of recessive colour for building materials to 
minimise visual prominence 

■ Landscape management to enhance existing trees through phased replanting 
programme to replace trees in poor condition and improve canopy structure. 

■ Location of new apartment buildings closely related to footprint of disused paper mill 
building. Retention of existing trees flanking the proposed apartments on the east bank 
of the River Thames basin. Use of recessive cladding colour to minimise visual 
prominence. Creation of a new public realm area with associated tree planting 

■ Location of new housing related to footprint of disused warehouse, hardstanding and 
gasholder. Retention and enhancement of existing hedgerow flanking the east side of Mill 
Lane.  Provision of a roadside landscape buffer to new commercial building. Selection of 
building materials for new housing in keeping with the local river frontage architectural 
character typical of the locality and selective use of recessive colour to minimise visual 
prominence 

■ Location of new riverside restaurant related to footprint of existing disused Skindles Hotel and 
Senior Living dwellings in part to existing area of hardstanding. Selection of building materials 
in keeping with the local river frontage architectural character typical of the locality. 

■ Location of new riverside townhouses related to footprint of existing disused Skindles Hotel 
and existing car dealership car park. Selection of building materials in keeping with the local 
river frontage architectural character typical of the locality and selective use of recessive colour 
to minimise visual prominence. 

■ Location of new rgateway apartments related to footprint of existing disused Skindles Hotel. 
Selection of building materials in keeping with the local river frontage architectural character 
typical of the locality and selective use of recessive colour to minimise visual prominence. 

■ Retention of existing riverside trees, to maintain riverside setting and to conceal views of 
proposed apartments behind Glen Island House. Sensitive restoration of Glen Island House. 

Archaeology & 

Cultural Heritage 

■ Historic Building Recording 

■ Programme of further archaeological works 

■ Historic Building Recording 
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Topic area 

Measures to avoid or offset potential negative environmental effects / Enhancement measures 

Construction Phase Completed Development 

Ground 

Conditions, 

Hydrogeology & 

Contamination 

■ Implemenattion of a CEMP including good 
working practice and good housekeeping  

■ Suitable site method statements 

■ Incorporation of adequate health and safety 
measures 

■ Additional Ground Investigation  

■ Piling (or ground improvement) risk assessments 
included in remediation strategy 

■ Waste strategy  (e.g. SWMP) 

■ No mitigation measures required 



 

 

3.13 What happens next? 

3.13.1 The Environmental Statement has been submitted together with the planning applications documents 

and drawings to SBDC for the Officers to consider in consultation with various stakeholders in the context of 

planning policy before making a recommendation to the Planning Committee on the planning applications. 

During the period of determination, SBDC will contact government bodies and agencies and other consultees 

regarding the Masterplan Development. Members of the general public are also invited to make comments on 

the planning applications. The feedback from these discussions will be taken into account by SBDC in 

reaching the decision on the planning applications. 

3.14 Who can I contact if I want some more information? 

3.14.1 Further information, including a copy of the planning application documents, the Environmental 

Statement and this Non-Technical Summary, is available at the following website: 

 

http://www.southbucks.gov.uk/planning  

Any comments can be sent to: 

 

Planning Department 
South Bucks District Council 
Capswood,  
Oxford Road  
Denham 
UB9 4LH 

 

Email: planning@southbucks.gov.uk 

3.15 Can I have a copy of the Environmental Statement or this Non-Technical 
Summary? 

3.15.1 The Environmental Statement and the Non-Technical Summary will be available to view online on 

SBDC’s planning website. Paper copies of the ES documents can be provided at a cost, via WSP.  

WSP UK Ltd. 

WSP House  

70 Chancery Lane 

London  

WC2 1AF 

UK 

Tel: +44 (0)20 7314 5000 

Fax: +44 (0)20 7314 5111 

www.wspgroup.co.uk 

 

http://www.southbucks.gov.uk/planning
mailto:planningapps@royalgreenwich.gov.uk

