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4 The Masterplan Development 

4.1 Introduction 

4.1.1 The Masterplan Development that forms the basis of the Planning Applications to South Bucks District 

Council (SBDC) is described below and defined in the Application Plans and documents submitted with each 

Application that collectively comprise the residential led mixed use development across the adjoining parcels 

of land.   

4.1.2 The alternatives which have been considered by the Applicant during the iterative design process to 

reach the defined position now proposed in the Application Plans, are also described below together with a 

description of the activities that can be expected during the construction and operational phases with 

reference to Figures 4.1 – 4.27 which show the construction phasing, general arrangement and elevations.  

This forms the basis of the assessment of the likely significant effects associated with the Masterplan 

Development as reported in the technical chapters (Chapters 6 – 15). 

4.2 Consideration of Main Alternatives 

Legislative Framework 

4.2.1 The Town and Country Planning (Environmental Impact Assessment) Regulations, 2011 (the EIA 

Regulations) (Ref. 4.1), require an ES to provide:  

“… an outline of the main alternatives studied by the applicant or appellant and an indication of the main 

reasons for this choice, taking into account the environmental effects.” 

No Development Scenario 

4.2.2 The ‘no development’ alternative would retain the Site in its current existing use, i.e. principally, a mix 

of buildings and uses with the gas holder together with mature trees and open areas. Under this alternative, 

other than where development already exists, the Site would remain undeveloped. In this circumstance there 

is the potential for adverse social and economic effects caused by failure to meet current acknowledged 

housing needs of SBDC and also deliver associated employment with both the construction and operation of 

development consistent with the ambitions of the SPD and Core Policy 15. Other effects could include: 

■ Existing vacant and derelict buildings and structures on Site (Including the Grade II Listed Glen Island 
House) continue to deteriorate over time which could have negative effects on the adjacent conservation 
areas and habitats; 

■ The continued deterioration of the Site could result in increased Health and Safety issues relating to both 
the Public and potential developers; and 

■ Any potential existing ground contamination on the Site would remain and not be remediated. 

(i) Alternative Sites  

4.2.3 As confirmed above and detailed in Chapter 5 ‘Planning Policy Context’, the Site is designated 

Green Belt land, albeit the SBDC Core Strategy identifies the Site as a Major Development Site in the Green 

Belt able to deliver environmental enhancements, recreational opportunities and new housing and 

employment accommodation. 

4.2.4 There are no reasonable or feasible alternative sites to assess given the policy context. Based on the 

above, no alternative sites have been considered by the Applicant.  
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(ii) Design Evolution and Alternative Forms of the Masterplan Development  

4.2.5 As part of the evolution of the Masterplan Development, as now defined in the Application Plans, 

detailed consideration has been given to the existing environmental constraints and opportunities within and 

surrounding the Site and the adjoining areas, to inform the land uses, nature, scale and massing and 

proposed layout of the built form and the areas of open space and public realm of the Masterplan 

Development. Such considerations have occurred over a period of time in the context of relevant national and 

local planning policies, best practice guidance and development standards as operated by SBDC and other 

decision making bodies.   

4.2.6 The over-arching objective has been to ensure the creation of a deliverable, sustainable development, 

as defined by the National Planning Policy Framework (2012) (NPPF) (Ref. 4.2), which responds to local 

needs, environmental conditions and the Site context, and development plan policies and objectives, 

paramount of which has been the opportunity for the comprehensive, conservation–led regeneration of this 

major development site in the green belt.  

4.2.7  The design evolution has been an iterative process that has been informed by the baseline studies 

for the EIA and where practicable, measures to mitigate likely significant negative environmental effects are 

now inherent in the application plans assessed in this ES.  The key environmental considerations and on or 

off-site environmental receptors which have informed the scheme evolution are described below and the 

details of the key sensitive receptors are set out within each of the technical chapters of this ES (Chapters 6 – 

15).  

4.2.8 The original scheme Masterplan was created on 14
th

 March and revised on the 2
nd

 April 2014, 14
th
 

May 2014 and 18
th
 June 2014. The evolution of the Masterplan Development is described in the Design and 

Access Statement (DAS) submitted with the Planning Applications and included changes which have been 

made to the Masterplan Development in response to the public exhibitions/community engagement process, 

and to discussions with Planning and Design Officers at SBDC and other consultees and key stakeholders 

such as RBWM (Royal Borough of Windsor and Maidenhead) the Environment Agency, Natural England and 

Buckinghamshire County Council.  The design iterations and the reasons behind the scheme evolution are 

summarised below. 

Masterplan 1 - 14
th

 March 2014 

4.2.9 The original draft Masterplan, which was prepared in March 2014, illustrates the concept of the 

Masterplan Development and was presented to SBDC Officers on 14th March 2014. The principle elements of 

the original draft Masterplan included: 

■ New vehicular and pedestrian access from the A4 (Bath Road); 

■ The redevelopments of the former Skindles Hotel river frontage, with the addition of a restaurant and 
residential accommodation; 

■ The development of a Senior Living building wrapping around the Volkswagen garage, creating a gateway 
entrance to the Site; 

■ The closing of Mill Lane to traffic, improving safety to the A4 (Bath Road). This section of road was to be 
retained for existing resident’s access to the properties on Mill Lane; 

■ Residential development of the former Severnside area with low density housing in a traditional street 
pattern and back-to-back gardens in general; 

■ Three “Finger Blocks” of apartments (Jubilee Riverside Apartments) on the site of the former St Regis 
Paper Mill, arranged to form visual connectivity between the buildings towards the waterfront; and 

■ The woodland area comprising existing buildings on the north of the Site, to be retained and converted for 
residential use. 

Masterplan 2 - 2
nd

 April 2014 
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4.2.10 The second revised Masterplan from April 2014 illustrated the overall design with regard to Urban 

Design and Landscape approach, following on from comments raised at the design Council Workshop held on 

24th March 2014. Changes also reflected the results of preliminary environmental baseline surveys and 

assessment, including ecology, flood risk, heritage and landscape and visual. Noticeable changes to the 

Masterplan included: 

■ A more refined design of the proposed junction on to the A4 (Bath Road), with a stronger landscaping 
setting; 

■ Amendments to the design of the Skindles redevelopment to include an articulated roof to reflect the 
architecture of the boathouse along the River Thames; 

■ The proposal for the Senior Living area is similar to the previous Masterplan; 

■ The National Grid Land is shown as undeveloped in this Masterplan as discussions were ongoing 
between Berkeley Homes and National Grid to secure the se additional areas of land and to deliver a fully 
comprehensive Masterplan as stated in the SPD; 

■ The retention of the open meadowland in the centre of the Site to preserve the ecological habitat within 
the Site.  Additional landscape improvements were included, such as a boardwalk.  Swales were also 
introduced to facilitate improved surface water drainage across the Site; 

■ Refinements to the Urban Design and Landscape setting incorporated into the Severnside housing area; 

■ The inclusion of public space (Jubilee Square) informed by the form of development; 

■ The creation of “green corridors” between the Jubilee Apartment blocks, to enhance the ecological habitat 
across the Site; 

■ The addition of public footpaths within the wooded area to the north of the Site to allow enhanced 
accessibility and interconnectivity to the wider surrounding network of footpaths;  

■ Confirmation of an engineering solution to deliver a pedestrian foot-bridge connecting Taplow Mill Island 
to the landscaped garden behind Boulters Lock Restaurant; and 

■ The creation of a Riverside Walkway along the Jubilee Relief River. 

Masterplan 3 - 14
th

 May 2014 

4.2.11 The second review of the original draft Masterplan was created following feedback from the 

Stakeholder consultation and various design team reviews and it includes greater detail of the overall 

Masterplan Development. Again, changes also reflected the results of preliminary environmental baseline 

surveys and assessment, including ecology, flood risk, heritage and landscape and visual. 

4.2.12 The third Masterplan contained the following noticeable amendments: 

■ A new gateway feature with two similar buildings – the riverside restaurant and a pavilion building of 
apartments, creating an important location of the Masterplan; 

■ The junction at the A4 (Bath Road) is reduced in scale from a signalised junction with four lanes to a 
smaller junction design, compromising only three lanes and a right hand turn “ghost island” junction. The 
existing Mill Lane will additionally remain as  “left-In” only, to ensure the removal of fewer mature trees. 

■ The design of the senior living accommodation is altered to reduce the massing height from 3 – 2.5 
storeys, increasing the footprint of the building. The eastern wing of the Senior Living has been moved 
north to accommodate a pavilion building to the south; 

■ An additional modest sized building and car-parking space on the National Grid Land is proposed,, 
arranged around a landscaped garden; 

■ An indicative design for the Inclusion of the National Grid land to provide 12 new build homes; 

■ Alterations to the houses at Severnside, resulting in a more “organic” character to the layout, with back to 
back distances determining where houses are plotted;  

■ The addition of external balconies to the Jubilee Riverside Apartments;  
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■ Additional landscaping across the Site to provide ecological habitat;  

■ Retention of trees along Mill Lane to provide natural screening and edge habitats for bats, amphibians 
and invertebrates; and 

■ Retention of woodland in northern portion of the Site, to maintain existing habitat. 

Masterplan 4 - 18
th

 June 2014 

4.2.13 The third amendment to the original Masterplan was developed after further design team meetings 

and from further feedback as a result of the pre-application meeting held on 14th May 2014. Again, changes 

also reflected the results of preliminary environmental baseline surveys and assessment, including ecology, 

flood risk, heritage and landscape and visual. 

4.2.14 The amended Masterplan contained the following notable amendments: 

■ Improvements to the existing Mill Lane to incorporate additional visitors and improved parking for existing 
residents , with refined landscape screening on the National Grid Land and incorporated public access to 
the River Thames waterfront; 

■ The alteration to the design of the houses on the National Grid Land to more ‘pavilion’ style homes facing 
the existing open-space; 

■ Slight changes to the layout of the houses on the Severnside section of the Site; 

■ The addition of a Public Square (Jubilee Square) with incorporated local art and a water-wheel to reflect 
the areas industrial heritage and landscaping with shared surface treatment; 

■ Amended and detailed access arrangements for the retained structures in the wooded areas in the north 
of the Site. In particular, access to Dunloe Lodge from Mill Lane, access to Mill Island House and Mill 
Island Cottage (Victorian Cottage) from the road associated with the new estate and access to Glen 
Island House (Grade II Listed) and Stables; 

■ The confirmation of the location of the proposed footbridge over the River Thames;  

■ The confirmation of points of access into the building areas and additional parking areas that is not 
contained within the proposed footprint of the Jubilee Apartment Buildings; and 

■ Retention of existing Riverside habitat along the River Thames and Jubilee Relief River. 

4.3 Description of the Masterplan Development 

Overview of the Masterplan Developments 

4.3.1 The Masterplan Development for which permission is sought is described in detail in the Planning 

Statements and DAS which are submitted in support of the four separate planning applications for the 

Masterplan Development. These documents provide guidance on how the design aspirations for the 

Masterplan Developments will be achieved and describe the key design principles and an initial development 

concept which will inform further design work. 

4.3.2 Four separate planning applications are to be submitted for residential led mixed use development, 

across adjoining parcels of land located at the Site, the design of which has evolved as a Masterplan intended 

to come forward in phases and comprises the following: 

4.3.3 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; 
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4.3.4 Application B - Listed Building Application will be submitted for works to Glen Island House (Grade II 

Listed) involving the removal of modern external accretions and internal alterations to provide four residential 

units; 

4.3.5 Application C - Full application and Conservation Area consent for construction of a footbridge over 

the Thames from Mill Island to Ray Mill Island to the east crossing a distance of 35m with a clearance of 

approximately 4m from the River level to the bottom of the footbridge and ramp at a gradient of 1:12 

supported by reinforced concrete abutments; and 

4.3.6 Application D - Full application and Conservation Area consent for demolition of existing gas holder 

and associated structures and restoration of the land to provide 10,000 sqft of commercial space and 12 no. 

homes, car parking, landscaping and associated works. 

4.3.7 The built form and quantum of development proposed for Application Sites A and D is described 

below.  

Buildings and Structures to be Demolished 

4.3.8 Table 4.1 and Figure 4.24 confirm the existing buildings and structures proposed for demolition for 

each Application Site. No demolition is required to accommodate the proposed footbridge.  

Table 4.1: Buildings and Structures to be Demolished 

Application Site A Application Site D 

The former St Regis Paper Mill and warehouses 

and portacabins across the Site  

Former gas holder and some small associated 

buildings. 

The weighbridge   

The derelict Skindles Hotel  

Massing and Building Heights  

4.3.9 The Masterplan Development consists of a mixture of conversions to existing buildings and new 

builds. A description of these is provided below, with a comparison of the existing and proposed building 

footprints provided in Table 4.2. 

Application Site A 

Conversions 

■ The existing 2 storey Glen Island House will be converted into 4 x apartments (1 x 2 bedroom and 3 x 3 
bedroom) following the demolition of all the existing modern additions to the building. 

■ The existing 1.5 storey Stables will be converted into 2 x 1 bedroom apartments and 2 x 2 bedroom 
houses.  

■ The existing 2 storey Mill Island House will be converted into 3 x 3 bedroom houses.  

■ The existing 1.5 storey Powerhouse will be converted into a 4 x 1 bedroom houses (loft).  

■ The existing 2.5 storey Dunloe Lodge will be converted into 1 x 6 bedroom house.  

■ The existing 2 storey Mill Island Cottage will be converted into 1 x 3 bedroom house.  

■ The existing 3 storey No.5 Mill Lane located on the southern edge of the Site will be converted into 1 x 5 
bedroom house.  

New Builds 
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■ The Jubilee Riverside North Apartments are to be located in the northern portion of the Site, replacing the 
demolished St Regis Paper Mill.  The Riverside Apartments will consist of 3 rectangular blocks, with 
heights up to 6 storeys. 

■ The Jubilee Riverside South Apartments and Houses are to be located south of Jubilee Riverside North. 
These Houses and Apartments will range in height from 1 to 3 storeys. 

■ On the site of the existing Skindles Hotel (to be demolished), seven riverside houses are proposed. The 
houses will be 2.5 storeys in height. In addition, three Gatehouse Apartments are proposed, which will be 
3 storeys in height. 

■ Adjacent to the riverside houses and Gatehouse Apartments will be the proposed Senior Living dwellings, 
made up of a single “U” shaped block with a height of 2.5 storeys. These Senior Living dwellings will be 
made up of new dwellings and further non-age restricted Affordable Apartments/ Shared Ownership. 

Application Site B 

Conversions 

■ Works to Glen Island House involving the removal of modern external accretions and internal alterations 
to provide four residential units. 

New Builds 

■ No new builds. 

Application Site C 

Conversions 

■ No conversions. 

New Builds 

■ Construction of a footbridge over the River Thames from Mill Island to Ray Mill Island. 

Application Site D 

New Builds 

■ Located in the centre of the Site following the removal of the existing as-holder. 12 houses are proposed 
with a range of between 2 – 3 storeys, 10 with a maximum height of 2.5 storeys and 2 with a height of 3 
storeys. A car park is also proposed. 
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Table 4.2: Comparison of Existing Building Footprints and Proposed Building Footprints 

Area within Site Existing Footprint Proposed Building Footprint Difference (m
2
) 

Building SPD Areas (m
2
)

1
 Building Proposed Area (m

2
) 

Jubilee Riverside North 

St Regis Mill Buildings 5,538 Jubilee Riverside Apartments 3,432  

Ancillary Mill Buildings 1,156 Powerhouse 288 

 Mill Island Cottage 76 

Stables 295 

Glen Island House 790 Glen Island House 634 

Mill Island House 497 Mill Island House 462 

 Jubilee Riverside North 
Existing 

 Jubilee Riverside North Proposed 5,187 -2,794 

Jubilee Riverside South 

Gas holder 1,600 Gasholder 1,600  

Severnside Sheds 1,910 Jubilee Residential Apartments 384 

  Jubilee Residential (Houses) 4,044 

 Jubilee Riverside South 
Existing 

 Jubilee Riverside South Proposed 6,028 +2,518 

Riverside/Skindles 

Dunloe Lodge 281 Dunloe Lodge 327  

Boat Yard 0 BH Boat Yard 100 

National Grid 500 National Grid 500 

Skindles 1,723 3 Apartments 180 

Skindles Planning Extension  1,490 7 Houses 545 

Windrush (VW) Garage 1,400 Restaurant 251 

 Senior Living 1,965 

Windrush (VW) Garage 1,133 

 Riverside Skindles Existing 5,394 Riverside Skindles Area 5,001 -393 

Total Existing Footprint to be Developed (as SPD) 16,885 Total Proposed Footprint 16,216 -669 (under-
development) 

1
As per the SBDC Supplementary Planning Document (Ref. 4.3) 
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Residential Provision 

4.3.10 The Masterplan Development will provide 40% affordable housing. A proportion of the affordable 

element will be delivered through the Senior Living and general needs intermediate housing, which relates to 

homes for sale and rent provided at a cost above social rent, but below market levels. These can include 

shared equity (shared ownership and equity loans), other low cost homes for sale and intermediate rent, but 

not affordable rented housing. The outstanding balance will be delivered through an off-site commuted sum 

following the principles set out within SPD.  The residential mix of the Masterplan Development is summarised 

in Tables 4.3 & 4.4. 

Table 4.3: Proposed Housing Mix Conversions 

   

Block / Plot Reference Application A Application D 

5 Mill Lane   

5 Bedroom 1 0 

Dunloe Lodge   

6 Bedroom  1 0 

Glen Island House   

2 Bedroom 1 0 

3 Bedroom 3 0 

Mill Cottage   

3 Bedroom 1 0 

Mill Island House   

3 Bedroom 3 0 

Powerhouse   

1 Bedooom 4 0 

Stables   

1 Bedroom 2 0 

2 Bedroom 2 0 

Total  18 0 

Table 4.4: Proposed Housing Mix - New Build 

   

Block / Plot Reference Application A Application D 

Gatehouse Apartments   

1 Bedroom  1 0 

2 Bedroom  2 0 

Jubilee Riverside North Apartments   

1 Bedroom 24 0 

2 Bedroom 72 0 

3 Bedroom 12 0 

Jubilee Riverside South Apartments
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Block / Plot Reference Application A Application D 

1 Bedroom  2 0 

2 Bedroom  10 0 

Jubilee Riverside South Housing   

3 Bedroom 18 0 

4 Bedroom 19 0 

Senior Living Building   

1 Bedroom  26 0 

2 Bedroom  34 0 

Skindles Houses   

4 Bedroom 7 0 

National Grid Residential    

3 Bedroom 0 10 

4 Bedroom 0 2 

Total 227 12 

Non Residential Provision  

4.3.11 The Masterplan Development provides commercial opportunities in the Skindles and Southern 

sections of the Site, see Table 4.5. 

Table 4.5: Non-Residential Provision (Gross External Area) 

Use Application Use Class Approximate Size (GEA) 

Restaurant A A3 251 m
2 

/ 2,702 ft
2 

Boathouse A D2 100 m
2 

/ 1,076 ft
2 
 

National Grid Offices D B1 523 m
2
 / 5,382 ft

2 

Transportation and Access 

Access 

4.3.12 Figure 4.25 shows the proposed highway layout, with the main vehicular and pedestrian access 

points into the Site.   

4.3.13 The proposed main vehicular access to the Site will be via a new junction onto the A4 (Bath Road). 

Additional restricted / emergency access to the Site across the Bridge at the Weir, with the intention that this 

will discourage through traffic via Mill Lane.  

4.3.14 The main current constraint relating to Site access is the need for a new junction at the intersection of 

Mill Lane and the A4 (Bath Road). 

Pedestrian and Cycle Routes 

4.3.15 The Masterplan Development incorporates a series of circular pedestrian and cycle routes, as well as 

a new footbridge (Application C) that will provide a connection to the existing Thames Path and the wider 

pedestrian and cycle networks, encouraging residents to explore the surrounding area combining leisure and 
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exercise and limiting vehicular activity on the Site. Figure 4.28 shows the final design for the proposed 

footbridge. 

4.3.16 The inter-connection of the pedestrian and cycle routes provide direct links to surrounding amenities 

and facilities such as Taplow railway station and Berry Hill to the east. 

Public Transport  

4.3.17 The Site is well placed in relation to public transport. The train stations of Taplow (approximately 805 

m south-east) and Maidenhead (approximately 1.6 km south-west) are within easy reach via the A4 (Bath 

Road), which allow access from Central London (Paddington) in 20 minutes. Additionally, the stations allow 

easy access from Reading, Oxford, Twyford and Slough. Taplow and Maidenhead stations will also form part 

of the Crossrail network, anticipated to be completed in 2018. 

4.3.18 The Site is accessible by bus, with services provided along the A4 (Bath Road). The 75 provides 

service to the Maidenhead Bridge, which is less than 5 minutes’ walk from the Site. The 75 provides access to 

Heathrow Airport (51 minutes), Langley (31 minutes), Slough (22 minutes) and Maidenhead (5 minutes). 

4.3.19 Further services are provided along the A4 (Bath Road), including 1, 45, 47, 63 and 68, which provide 

access from Reading, Maidenhead, Eton and Slough. 

4.3.20 Further information on the accessibility of the Sites and public transport connections can be found in 

Chapter 6 ‘Transportation and Access’ and the Transport Assessment. 

Parking 

4.3.21 The houses within the Masterplan Development 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. 

4.3.22 The parking provision of Application Site 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;  

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

spaces and 1 disabled restaurant space. 

4.3.24 Parking associated with Application Site D will consist of: 

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

■ Offices – total 55 off plot; and  

■ Visitor Parking – total 28 off plot. 

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

2 disabled visitor spaces. 

Service Arrangements 

4.3.26 The service arrangements for Application A include the residential areas of Jubilee Apartments and 

Jubilee Houses. Access to the Site for Heavy Goods Vehicles (HGV’s) will follow the same route as residents, 

entering the Site via the A4 (Bath Road) on to Mill Lane. 

4.3.27 The Jubilee Houses associated will be serviced on street, with residents leaving refuse bins on the 

curtilage of properties. The apartment blocks adjacent to the Jubilee Houses will share communal refuse 

points at the rear of the dwellings. 
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4.3.28 The Jubilee Apartments will each share 1,100 litre refuse and mixed recycling bins which will be 

moved to dedicated refuse points at the rear of each block, on collection day. 

4.3.29 The converted houses associated (Dunloe Lodge and Mill Island Cottage) will be serviced from Mill 

Lane and the converted apartments (Powerhouse and Glen Island House) will have communal refuse bins 

that will be collected from Mill Lane. Additionally the same strategy will be adopted when servicing the 

commercial buildings, adjacent to the River Thames. 

4.3.30 The Jubilee South houses will be serviced via the cul-de-sac, with refuse bins being placed at the 

front of each property by residents. The layout of the houses provides a turning point for the HGV. 

4.3.31 The Senior Living accommodation has a provision of 1,100 litres of both refuse and mixed recycling 

bins that will be collected in a designated area within the car-park at the rear of the dwellings. 

4.3.32 The commercial space will be serviced via Mill Lane, from a designated refuse point outside of the 

building. A waste management strategy for the Proposed Masterplan can be found as Appendix 4.1. 

Public Realm and Landscaping 

Overview 

4.3.33 The Site has historically supported a disparate range of industrial, commercial and residential uses 

which have created contrasting character areas. But around these built developments, there remains a 

network of open spaces which have been left unmanaged for many years and which provide the key to unified 

scheme across the Masterplan Development. The strategy is a comprehensive landscape led approach to 

harness the latent areas of open space so that new, high-quality and bespoke buildings can be set within 

extensive, connected and flowing areas of open space, providing contact with nature, varied recreational 

opportunities and attractive views across the Masterplan Development. 

4.3.34 Figure 4.26 shows the proposed location of the landscaping and amenity space across the 

Masterplan Development.  

Publically Accessible Open Space / Connectivity 

4.3.35 The key objectives of the Masterplan Development landscape strategy are listed below: 

4.3.36 The creation of interconnected spaces of varying character and formality, which provides a variety of 

recreational routes and an overarching, cohesive framework for development; 

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

4.3.38 The retention of existing character areas and creation of new ones which create different experiences 

across the Masterplan Development for residents and visitors alike; 

4.3.39 The creation of extensive new habitats whilst maintaining the current habitats on the Masterplan Site; 

4.3.40 The management of the existing wide-open meadowland to provide informal recreational 

opportunities, a spacious setting for new homes and the chance to experience informal contact with nature; 

and 

4.3.41 There is potential to link the Masterplan Development with the existing surrounding network of foot 

and cycle paths to create internal and external meeting places that are attractive and functional and that link 

the Masterplan Development to the wider community. The creation of a wider network of interconnected paths 

will create pleasant routes to encourage residents and visitors to enjoy the environment. The interconnectivity 

will include the construction of the new pedestrian footbridge (Application C). 

4.3.42 The Masterplan Development will include the creation of a public square (Jubilee Square) which will 

contain public art and other facilities, providing a meeting place for residents and visitors alike. 
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4.3.43 The northern extent of the Site is made up of accessible natural woodland and ecologically rich land 

which will be open for visitors and residents. 

4.3.44 On the Site, there is an area of publicly accessible meadow land that spans across the Jubilee Relief 

River which has been incorporated in to the overall development.  

4.3.45 Residents and visitors will have access to the River Thames for leisure activities via the boat house at 

jetties at the Skindles Hotel. 

Children’s Playspace  

4.3.46 The public accessible open space and landscaped Jubilee Square is designed to create natural 

spaces that are child friendly and encourage play. The current Natural Landscape features that encourage 

play will be integrated into the Masterplan Development. 

Materials  

4.3.47 The predominant materials for the Masterplan Development are facing brick, render, weatherboarding 

and curtain walling. Further details on the types of materials to be used are presented in the DAS (Ref. 4.4). 

Drainage 

4.3.48 The site is bordered by The River Thames on the west and The Jubilee River (Flood Relief Channel) 

on the east, both flowing from north to south.  The Jubilee River is classified as a flood defence and has weir 

controls operated by the Environment Agency to divert flows from The River Thames as a flood control 

measure.  The site is relatively flat with slight gradients generally towards The River Thames and higher 

ground adjacent to the Jubilee River.  Groundwater is relatively shallow and there is a natural flow across the 

site from east to west partially due to the hydraulic gradient created by Boulters Lock and the weir control on 

The Jubilee River.  The site groundwater has an overall ‘poor’ classification, identified by the Environment 

Agency and the ground is largely river terrace gravels over chalk, with significant amounts of moderately 

contaminated made ground in previously developed parts of the site.   

4.3.49 The majority of the site is in flood zone 2, (Medium Risk), with some areas to the north and west 

falling into flood zone 3 (High Risk) site.   Thames Water have foul sewers within the site but there are no 

surface water sewers.  There are no records of foul sewer flooding within the site. 

4.3.50 With regard to flooding, drainage, water quality and water resources the following potential effects 

have been assessed: 

■ Risk of contamination of surface or ground waters; 

■ Risk of fluvial flooding; 

■ Risk of groundwater flooding; 

■ Risk of surface Water flooding; 

■ Risk of sewer flooding; 

4.3.51 The development proposals include adequate mitigation within the design to address these risks 

satisfactorily.  The only additional mitigation suggested is a CEMP, to agreed be prior to construction, to 

ensure the construction phase is completed with suitable procedures to control particular construction phase 

risks of contamination and flooding. 

4.3.52 The residual effects after mitigation measures for the construction phase are all negligible or minor 

and no further mitigation is required.  As no mitigation is required for the operational phase, residual effects 

remain negligible or minor. 

4.3.53 The Development complies with the NPPF / LDF and relevant legalisation by: 
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■ Using a sequential approach to the location of new development; 

■ Avoiding alterations to the watercourses; 

■ Avoiding any loss of floodplain; 

■ Using SuDS for surface water drainage, incorporating water quality improvements, at source attenuation, 
surface drainage features and local attenuation features; 

■ Surface water drainage systems and surface areas are designed to cater for 1:100 year plus climate 
change rainfall and river flow events; 

■ Masterplan Development foul water discharges are lower than existing fully occupied discharges;  

4.4 Demolition and Construction Programme  

Programme of Works  

4.4.1 Subject to the grant of Planning Permission and the discharge of relevant conditions, construction of 

the Masterplan Development is anticipated to be carried out in approximately 6 separate Phases and 

completed over a 5 year period with construction beginning in 2014 and being completed in 2019. Figure 4.27 

shows the proposed construction phases for the Masterplan Development. 

4.4.2 Hoarding will be installed along the site boundary to protect the public from construction activities. 

This is to be followed by piling, the erection of the frames / cladding of the construction of the masonry super-

structures. Finishing and fit out will commence when the buildings are weather proof.  

4.4.3 Demolition and Construction is assumed to include the following mix of activities: 

■ Demolition and site clearance; 

■ Enabling works, including, site preparation (excavation and grading); 

■ Construction of substructures and provision of infrastructure, distributor and estate roads, footpath / 
cycleway links, mains drainage and other services etc.; 

■ Construction of buildings / groups of buildings, parking and other hard surfaced areas; 

■ Diversion and under-grounding of utilities and installation of new services; 

■ Structural Landscaping; 

■ Construction of the green infrastructure; and 

■ Completion of development areas. 

4.4.4 It is expected that construction is likely to be, more or less, continuous throughout the programme. 

Site hours will be as follows: 

■ Monday to Friday 07:30 – 18:00; 

■ Saturday 08:00 – 13:30; and 

■ Sundays and bank holidays – Closed. 

Plant and Equipment 

4.4.5 At this stage, the precise equipment which may be used in the construction of the Masterplan 

Development cannot be fully determined, because new machinery may be available during construction 

period. For the purposes of this ES, it has been assumed that the machinery and equipment identified in 

Table 4.6 would be used.  
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Table 4.6:  Assumed Construction Plant and Equipment 

Plant Stage 

Sub-structure Building 
Construction 

External Works 

Crawler Mounted CFA Rig    

Concrete Mixer Truck and Pump    

Poker Vibrator    

Tracked Excavator    

Dump Truck    

Mobile Crane    

Telescopic Handler    

Delivery Lorry    

Dumper    

Scaffold Access Platforms    

Angle Grinder    

Diesel Generator    

Asphalt Paver and Tipper Lorry    

Vibratory Roller    

Environmental Management During Construction 

4.4.6 The likely significant environmental effects that could arise during construction of the Masterplan 

Development are reported in each of the technical chapters within this ES (Chapters 5 – 16, and Chapter 16 

‘Cumulative Effects’). 

4.4.7 A Construction Environmental Management Plan (CEMP) will be prepared in line with best practice 

construction management approaches. The aims of the CEMP will be to reduce the risk of likely significant 

adverse effects on sensitive environmental resources and other receptors as a result of construction activities, 

and to minimise disturbance to local residents and disruption to train journeys and local businesses.  

4.4.8 The CEMP will be finalised prior to commencement of construction activities taking into account the 

recommendations in this ES and any relevant planning conditions or Section 106 agreements. The CEMP will 

be implemented during the construction works and will demonstrate the Applicant’s commitment to 

undertaking the construction activities in such a way as to avoid or minimise likely significant environmental 

effects. The CEMP will provide a mechanism for the implementation of recommended mitigation and 

monitoring measures throughout the construction phase. 

4.4.9 The final content of the CEMP will be agreed with SBDC and other authorities as appropriate prior to 

the commencement of construction. The Principal Contractor and appointed sub-contractors will be required 

to comply with the requirements of the CEMP. 
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