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1 Introduction 

1.1 Background and Context 

1.1.1 This Environmental Statement (ES) is part of a suite of documents that supports the separate planning 

applications by Berkeley Homes (Three Valleys) Ltd. (the ‘Applicant’), relating to a residential led mixed use 

development, across adjoining parcels of land designed as a masterplan and located at Mill Lane, Taplow the 

majority of which falls within the administrative area of South Bucks District Council (SBDC). For the purposes 

of this ES, the adjoining parcels of land which are the subject of the separate applications are referred to as the 

Site.  

1.1.2 The Site extends to approximately 20 hectares (ha) 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. Figures 1.1 and 1.2 show the location and the extent of the 

collective  boundary of the Applications Sites which forms part of the Mill Lane,Taplow Supplementary Planning 

Document (July 2013 (Ref. 1.1). The SPD flows from the Core Strategy Opportunity Area (adopted February, 

2011) which identifies the Mill lane Opportunity Site as an area where comprehensive redevelopment would 

offer the potential to address existing planning constraints. Each site and form of development for that site 

(which is the subject of each application below) would be capable of implementation and operation  

independent of the others. The  overall design of the proposed  form  of  development  however,  has  been  

developed  on  a  comprehensive  basis  as  part  of  a Masterplan approach that has informed the detailed 

design of the separate Applications, at the heart of which has been the objective to conserve, enhance and 

regenerate the area on a phased basis in direct response to the existing constraints. 

1.1.3 The ES presents the findings of the Environmental Impact Assessment (EIA) in accordance with the 

Town and Country Planning (Environmental Impact Assessment) Regulations 2011 (the ‘EIA Regulations 

2011’) (Ref. 1.2) of the comprehensive development proposed in the separate four full planning applications 

described below and is based on the total extent of the development as defined on the Application Plans and 

the Access Plans submitted for approval for the Masterplan Development as follows: 

■ Application A:  Full planning and Conservation Area consent for demolition of 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 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, see Figure 1.3 for 
Application A boundary. 

■ Application B: Listed Building Application for works to Glen Island House involving the removal of modern 
external accretions and internal alterations to provide four residential units see Figure 1.4 for Application B 
boundary. 

■ Application C: Full application and Conservation Area consent for construction of a footbridge over the 
Thames from Mill Island to Ray Mill Island see Figure 1.5 for Application C boundary which includes the 
landing area of the footbridge within the Royal Borough of Windsor and Maidenhead (RBWM). 

1.1.4 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. For reference, Application D comprises 

the following: 
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■ Full application and Conservation Area consent for demolition of existing gas holder and associated 
structures and restoration of the land to provide 930 sqft of commercial space and 12 no. homes, car 
parking, landscaping and associated works see Figure 1.6 for Application D boundary. 

1.1.5 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.    

1.1.6 In total, the applications (“the Masterplan Development”) will deliver 257 dwellings comprising 217 

dwellings (187+12+18 including refurbished Glen Island House) 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.  

1.1.7 Further details of the Masterplan Development, including the anticipated construction phasing, 

construction methods and details of the evolution of the scheme design are provided in Chapter 4 ‘The 

Masterplan  Development’.  

1.2 Planning Policy Context  

1.2.1 The planning issues raised by the Masterplan Development have been assessed  against  relevant 

national, regional and local planning policy in the Planning Statement that accompanies the applications.   

1.2.2 The Site falls within the SBDC Core Strategy Opportunity Area (adopted February, 2011) (Ref. 1.3), the 

Taplow Riverside Conservation Area, and the Maidenhead Riverside Conservation Area, which is adjacent to 

the west of the Site. The Site is designated as a Major Developed Site in the Green Belt, with Core Policy 15 

confirming it as an opportunity for the comprehensive, conservation–led regeneration and requires that a 

Development Brief is prepared for the Mill Lane Opportunity Site in conjunction with SBDC, prior to any 

planning application being submitted for development. The Supplementary Planning Document (SPD) as 

adopted by SBDC in July 2013 (Ref 1.4) sets out the site characteristics, policy requirements and principle 

considerations to help determine the appropriate scale and form of future development for the site and 

identifies uses.  

1.2.3 Chapter 5 ‘Planning Policy Context’ and the technical chapters of this ES (Chapters 6 – 15) provide 

an overview of the relevant policy where appropriate, and demonstrate that the Masterplan Development has 

been assessed against relevant national and local planning policy.  

1.3 The Site and Surrounding Area 

Overview of the Existing Site 

1.3.1 The Site consists of approximately 20.8 ha of Green Belt Land that has been designated under the 

non-statutory Land Based-Designations as a registered Park and Garden, located directly between the Jubilee 

Relief River, which borders the Site to the east and the River Thames which makes up the western border of 

the Site (Figure 1.2). To the north the Site forms a triangular shaped tip with the northern tip immediately to the 

east of Ray Mill Island and to the south by the A4 main road (Bath Road), which leads onto Bridge Road. 

Approximately 300 meters (m) beyond the A4, lies the Maidenhead to Taplow railway line. Mill Lane runs 

through the Site, linking the A4 to the south and Taplow village to the north-east. 

1.3.2 The Site is currently occupied by the former St. Regis Paper Mill and associated buildings. The Site 

also contains a number of Victorian Gentlemen’s Cottages, including the Grade II Listed Glen Island House and 

the unlisted non-designated heritage assets; Dunloe Lodge, the Skindles Hotel and Mill Island House.  

1.3.3 The northern and western part of the Site lies within the Taplow Riverside Conservation Area which 

includes the Grade II Listed Glen Island House. To the north-east of the Site is the Taplow Conservation Area. 
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Adjacent to the west of the Site is the Maidenhead Riverside Conservation Area and adjacent to the Site, to the 

south-west, is the Grade I Listed Maidenhead Bridge on the A4 (Bath Road).  

Overview of the Surrounding Area 

1.3.4 The Site is located between the predominantly urban residential area of Maidenhead which is 

approximately 0.4 km to the west and Taplow village which is approximately 0.4 km to the north-east. The town 

of Burnham is situated approximately 1.5 km to the east, which is separated from the Site by an area of Green 

Belt Land and Berry Hill. Beyond the northern tip of the Site, continues the residential area of Maidenhead, and 

south of the Site, beyond Bath Road (A4) are Armaden Ponds and Green Belt Land. 

1.3.5 The M4 Motorway is located approximately 2.2 km to the south of the Site and approximately and 8 km 

to the south-east is the historic City of Windsor and Windsor Castle. 

1.3.6 The Site and surrounding areas are located within the Thames Basin Heaths National Character Area 

(NCA) and the nearest statutory designated site is the South Lodge Pit area of Special Scientific Importance 

(SSSI), located approximately 50 m to the east of the Site.  

1.3.7 Bray Meadows SSSI is located approximately 1.5 km to the south of the Site, Cannoncourt Farm Pit 

SSSI is located approximately 2.7 km to the north-west of the Site and Bray Royalpenny Field SSSI is located 

3.29 km to the south-east of the Site. 

1.3.8 Three local wildlife sites (LWS) lie within 2km of the Site, the closest of which is Cliveden Estate LWS 

located approximately 50m east of the Site across Jubilee River. 

Historical Context 

1.3.9 The Site has an industrial history that can be traced back to the 12
th
 century (Ref. 1.4), when the Site 

was home to ongoing paper production which continued for almost 240 years due to the Site’s ideal location 

next to the River Thames. The first definitive record of paper production was in the mid-18
th
 century, where the 

Mill was recorded as one of the 12 largest mills in England. Additionally, the Site has been home to cotton filling 

and corn industries. 

1.3.10 The industrial decline of the Site began in the mid-to-late 19
th
 Century when changes in demand and 

overseas competition eventually led to bankruptcy and the closure of the Mill in the 1930’s. Since the 1930’s, 

the Mill has undergone a number of acquisitions before paper production reached its peak in the 1970’s and 

80’s, where paper production reached 50,000 tonnes per year. The Mill continued to operate and produce 

paper until 2006, before the Mill formally closed down. 

1.3.11 Further information on the Site and surrounding area is provided in Chapter 3 ‘The Site and 

Surrounding Area’ and the technical chapters within this ES (Chapters 6 - 15). 

1.4 Legal Framework for the ES 

1.4.1 The EIA Regulations 2011 require that an EIA is undertaken prior to the granting of planning 

permission for certain types of development projects. EIA is mandatory for those projects listed within Schedule 

1 of the EIA Regulations 2011. For projects listed within Schedule 2, EIA is only required if the Site is either 

located within a ‘sensitive area’ or it exceeds the relevant thresholds and criteria in Schedule 2 and is likely to 

have significant environmental effects. 

1.4.2 The Masterplan Development does not fall within any of the types of development set out in Schedule 

1. However it does fall within 10(b) of Schedule 2 ‘Urban Development Projects’ as the size threshold of 0.5 

hectares identified in Schedule 2 for ‘Urban Development Projects’ is exceeded. 

1.4.3 This ES presents an overarching assessment of the likely significant environmental effects of the 

Masterplan Development during construction and once the development is completed and operational following 
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completion (also referred to as the operation phase); any mitigation measures recommended to prevent, 

reduce, and where possible, offset any significant adverse effects on the environment; referred to as mitigation 

measures and the residual effects remaining thereafter. The results of the assessment and recommended 

mitigation measures are described in each of the technical chapters of this ES 

1.4.4 The scope of the ES was agreed with SBDC through the Scoping Opinion received from SBDC in April 

2014. Further details are provided in Chapter 2 ‘Approach to the Assessment’ and a copy of the Scoping 

Report and Scoping Opinion are provided in Appendix 2.1 and 2.2 of this ES. Where, deemed appropriate, 

additional consultations have been undertaken with the relevant consultees as part of the EIA process. Further 

details are included in the respective technical chapters within this ES (Chapters 6 - 15).  

1.4.5 The Planning Applications set out full details of the following aspects of the Masterplan Development 

which have been assessed and reported in this ES:  

■ Quantum, type, size and tenure of residential units; 

■ Maximum building heights; 

■ Proposed land uses; 

■ Floor spaces of non-residential uses; 

■ Transport infrastructure; 

■ Public open space and landscaping; 

■ Building materials; and 

■ Phasing of construction works. 

1.5 Structure of the ES 

1.5.1 This ES has been prepared in accordance with the EIA Regulations 2011 and the Department for 

Communities and Local Government’s (DCLG) National Planning Practice Guidance ‘Environmental Impact 

Assessment’ (Ref. 1.5) and best practice guidance issued by the Institute of Environmental Management and 

Assessment (IEMA).  

1.5.2 An overview of the methodology adopted for each technical study is provided in the respective 

technical ES chapters (Chapters 6 - 15). The ES contains the information specified in Part 1 (where relevant) 

and Part 2 of Schedule 4 of the EIA Regulations 2011 (see Table 1.1 below) and comprises 2 volumes 

incorporating Volume 1: Text and Figures and Volume 2: Appendices. The Non-Technical Summary, which 

provides a summary of the Masterplan Development and the findings of the ES in non-technical language, is 

presented as a separate document. 

1.5.3 Volume 1 and 2 contains the full text of a number of surveys and technical assessments undertaken as 

part of the EIA, as well as relevant survey and modelling data, such as the Site Investigation Report, 

Archaeological Desk Based Assessment, results of modelling for air quality and noise and the ecological survey 

reports and a Transport Assessment. Pertinent information from these studies has been incorporated into this 

ES, and the technical reports related to these studies are submitted in support of the planning applications for 

the Masterplan Development. 

1.5.4 Regulation 2 (1) of the EIA Regulations 2011 defines an “environment statement” as a statement: 

“that includes such of the information referred to in Part 1 of Schedule 4 [of the EIA Regulations 2011] as is 
reasonably required to assess the environmental effects of the development and which the applicant can, 
having regard in particular to current knowledge and methods of assessment, reasonably be required to 
compile, but that includes at least the information referred to in Part 2 of Schedule 4”. 

1.5.5 The EIA Regulations (Part 1 of Schedule 4) requires information that is “reasonably required to assess 

the environmental effects of the development and which the applicant can, having regard in particular to current 
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knowledge and methods of assessment, reasonably be required to compile” to be provided in an ES. This 

information is presented in Table 1.1, which also indicates where the relevant information is located within this 

ES. 

Table 1.1: Location of Required Information within this ES 

 Required Information Location within this ES 

1 Description of the development, including in particular:  

(a) Description of the physical characteristics of the development and 
the land-use requirements during the construction and operational 
phases. 

Chapter 4: The Masterplan Development 

(b) Description of the main characteristics of the production 
processes, for instance, nature and quantity of materials used. 

Chapter 4: The MasterplanDevelopment 

(c) An estimate, by type and quantity, of expected residues and 
emissions (water, air and soil pollution, noise, vibration, light, heat, 
radiation, etc.) resulting from the operation of the development. 

Technical Chapters 6 - 15 

2 An outline of the main alternatives studies by the applicant or 
appellant and an indication of the main reasons for his choice, 
taking into account the environmental effects. 

Chapter 4: The MasterplanDevelopment 

3 A description of the aspects of the environment likely to be 
significantly affected by the development, including in particular, 
population, fauna, flora, soil, water, air, climate factors, material 
assets including the architectural and archaeological heritage, 
landscape and inter-relationship between the above factors. 

Technical Chapters 6 - 15 

4 A description of the likely significant effects of the development on 
the environment, which should cover the direct effects and any 
indirect, secondary, cumulative, short, medium and long-term, 
permanent and temporary, positive and negative effects of the 
development, resulting from: 

(a) the existence of the development; 

(b) the use of natural resources; 

(c) the emissions of pollutants, the creation of nuisances and the 
elimination of waste; and  

(d) the description by the applicant of the forecasting methods 
used to assess the effects on the environment. 

Technical Chapters 6 - 15 

5 A description of the measures envisaged to prevent, reduce and 
where possible offset any significant adverse effects on the 
environment. 

Technical Chapters 6 - 15 

6 A non-technical summary of the information provided. Non-Technical Summary (included as a 
separate document) 

7 An indication of any difficulties (technical deficiencies or lack of 
know-how) encountered by the applicant in compiling the required 
information.  

Chapter 2: Approach to the Assessment, and 
technical chapters as relevant. 

 

1.5.6 The Non-Technical Summary (NTS) is a separate volume of the ES which provides a concise summary 

in ‘non-technical language’ of the development proposals, likely significant environmental effects and measures 

proposed to mitigate or avoid these effects. 

1.6 Planning Application Documents 

1.6.1 The planning applications are supported by the following documents outlined in Table 1.2. 
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Table 1.2:  List of Planning Application Documents 

Planning Application Documents Application A Application B Application C Application D 

Planning Strategy Statement     

Application Form & Covering Letter     

Planning Statement     

Existing and Proposed Architectural Drawings     

Landscape Drawings  
   

Design and Access Statement  
   

Transport Assessment  
   

Consultation Statement  
   

Flood Risk Assessment   
   

Energy and Sustainability Assessment     

This ES and a Non-Technical Summary of this 
ES 

 One Overarching ES to cover all 4 applications 

1.7 Project Team 

1.7.1 WSP prepared the ES in conjunction with a full project team, the details of which are identified in Table 

1.3 below and which also includes the authors of the above Reports submitted in support of the planning 

applications. 

Table 1.3:  Project Teams  

Team Members Role 

Berkeley Homes (Three Valleys) Limited 

 

Applicant  

 

Maddox and Associates 

 

Planning Consultant 

 

PRP Architects 

 

Architects 

SLR Consulting 

 

Landscape Architects and Landscape and Visual 
Impact Assessment 

Thrive architects Energy and Sustainability 

http://www.google.co.uk/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=2DJeOxAbppUxhM&tbnid=CLL7fCsMue1gLM:&ved=0CAUQjRw&url=http://www.jam96.com/&ei=wrgMUpu3O8ib0QX1kICoAQ&bvm=bv.50723672,d.d2k&psig=AFQjCNFGNjT9a_ZNjweppMfGNk9F0AbMAA&ust=1376651826413881
http://www.ciwmdirectory.co.uk/users_content/users_images/images/39306243e1e7cf3dc542b2f097857779.jpg
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Team Members Role 

 

Ramboll 

 

Noise and Vibration 

Air Quality 

Contaminated Land 

The Built Heritage Consultancy Ltd 

 

Built Heritage and Historic Landscape 

 

 

Transportation and Access  

Flood Risk Assessment and Drainage 

WSP  Environmental Impact Assessment Project 
Coordination; Scoping and EIA Strategy and 
Approach and Technical Disciplines: Socio-
Economics and Population, Nature Conservation and 
Ecology, Artificial Lighting, Archaeology and 
Cumulative and Residual Effects. 

http://www.thrivearchitects.co.uk/
http://www.google.co.uk/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&docid=94WrId0W-1h76M&tbnid=PbtsuJdujmxJAM:&ved=0CAUQjRw&url=http://www.ramboll.com/media/logo&ei=Jl6kU_OfC8iLqAaJo4CwBg&bvm=bv.69411363,d.ZGU&psig=AFQjCNG_TDrf1Sy7VtaWBkiHy5s9jQ4MSg&ust=1403367330030738
http://www.google.co.uk/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&docid=oTcSPZhTSWNjOM&tbnid=F2zV-rdT68OfBM:&ved=0CAUQjRw&url=http://www.zoominfo.com/c/The-Built-Heritage-Consultancy-Ltd/357090182&ei=f16kU5TzEoSSqAa6nIDQDw&bvm=bv.69411363,d.ZGU&psig=AFQjCNGSYCdWqfDCA50Fx4J7R-sqWGdiIg&ust=1403367419309696
http://www.glanvilles.co.uk/home
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