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5 Planning Policy Context  

5.1 Introduction 

5.1.1 This Chapter of the ES outlines the planning policy designations relevant to the Site and Masterplan 

Development and the planning policy context which will be considered in the determination of the application 

proposals for the redevelopment of the Site. A more detailed assessment of how the Masterplan Development 

complies with planning policy is contained within the Planning Statement (Ref. 5.1) prepared by Maddox 

Associates. 

5.2 Planning Policy Framework 

5.2.1 The relevant planning policy context which will be considered in the determination of the application 

proposals comprises of three levels of adopted and emerging policy – national, regional and local. This 

planning policy comprises the following documents: 

■ National Planning Policy Framework (NPPF) (Ref. 5.2); 

■ Planning Practice Guidance (Ref. 5.3); 

■ South Bucks Core Strategy (2011) (Ref. 5.4);  

■ Mill Lane, Taplow - Supplementary Planning Document (Ref. 5.5); 

■ Residential Design Guide Supplementary Planning Guide (Ref. 5.6); and 

■ Taplow Parish Plan (Ref. 5.7). 

National Policy 

National Planning Policy Framework (2012) 

5.2.2 On 27
th
 March 2012, the Department for Communities and Local Government (DCLG) published the 

NPPF, which replaced the majority of the Government’s Planning Policy Statements (PPSs) and Planning 

Policy Guidance notes (PPGs). PPSs and PPGs previously explained statutory provisions and provided 

guidance to local authorities and others on planning policy and the operation of the planning system. The NPPF 

is a key part of the reforms to the planning system and is an attempt to make it less complex and more 

accessible whilst at the same time protecting the environment and promoting sustainable economic growth.  

5.2.3 The most relevant policies and supporting text in the NPPF are set out in the following paragraphs. 

5.2.4 Policy 4 ‘Promoting Sustainable Transport’ – requires transport policies to be balanced in favour of 

sustainable transport modes with the appropriate Transport Assessment or Transport Statement provided. 

Decisions must take account of whether the opportunities for sustainable transport modes have been taken up, 

depending on the nature and location of development and whether improvements can cost effectively limit the 

significant impacts of the development. 

5.2.5 Policy 6 ‘Delivering a Wide Choice of High Quality Homes’ – establishes the Government’s objectives 

for housing provision and allows for a rolling five year housing supply (plus 5% additional buffer). It also 

considers the location of new housing in sustainable locations with the requirement for affordable housing 

provision. 

5.2.6 Policy 6 ‘Requiring Good Design’ – outlines the importance to plan for good design that optimises the 

potential of the Site to accommodate development; a key part of this process is working with those directly 

affected by the proposals to evolve designs that take into consideration the views of the community. 
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5.2.7 Policy 8 ‘Promoting Healthy Communities’ – sets out the importance of access to high quality open 

spaces and opportunities for sport and recreation as contributing to health and well-being of communities. 

5.2.8 Policy 10 ‘Meeting the Challenge of Climate Change, Flooding and Coastal Change’ – outlines the key 

role that planning has in helping to shape places to secure radical reductions in greenhouse gas emissions, 

minimising vulnerability and providing resilience to the impacts of climate change, and supporting the delivery 

of renewable and low carbon energy and associated infrastructure. This is described as central to the 

economic, social and environmental dimensions of sustainable development. 

5.2.9 This policy also outlines that Local Planning Authorities (LPA’s) should ensure flood risk is not 

increased elsewhere and only consider development appropriate in areas at risk of flooding where an 

appropriate flood risk assessment is carried out. 

5.2.10 When new development is brought forward (in vulnerable areas) care should be taken to ensure that 

risks can be managed through sustainable measures including the planning of green infrastructure. 

5.2.11 Policy 11 ‘Conserving and Enhancing the Natural Environment’ – places great emphasis on enhancing 

and protecting the natural environment; minimising impacts on biodiversity and providing net gains in 

biodiversity where possible and preventing new development from contributing or being put at unacceptable 

risk from soil, air, water and noise pollution by remediating and mitigating where appropriate. This policy 

encourages the effective reuse of brownfield land provided that it is not of high environmental value. 

5.2.12 This policy states that when determining planning applications, LPA’s should aim to conserve and 

enhance biodiversity by applying the following principles: 

■ If significant harm resulting from a development cannot be avoided (through locating on an alternative site 
with less harmful impacts), adequately mitigated, or, as a last resort, compensated for, then planning 
permission should be refused; 

■ Masterplan Development on land within or outside a Site of Special Scientific Interest likely to have an 
adverse effect on a Site of Special Scientific Interest (either individually or in combination with other 
developments) should not normally be permitted. Where an adverse effect on the Site’s notified special 
interest features is likely, an exception should only be made where the benefits of the development, at this 
site, clearly outweigh both the impacts that it is likely to have on the features of the Site that make it of 
special scientific interest and any broader impacts on the national network of Sites of Special Scientific 
Interest; 

■ Development proposals where the primary objective is to conserve or enhance biodiversity should be 
permitted; 

■ Opportunities to incorporate biodiversity in and around developments should be encouraged; 

■ Planning permission should be refused for development resulting in the loss or deterioration of 
irreplaceable habitats, including ancient woodland and the loss of aged or veteran trees found outside 
ancient woodland unless the need for, and benefits of, the development in that location clearly outweigh 
the loss; and 

 The following wildlife sites should be given the same protection as European sites: 

 Potential Special Protection Areas and possible Special Areas of Conservation; 

 Listed or proposed Ramsar sites; and 

 Sites identified, or required, as compensatory measures for adverse effects on European sites, 
potential Special Protection Areas, possible Special Areas of Conservation, and listed or proposed 
Ramsar sites. 

5.2.13 Policy 12 ‘Conserving and Enhancing the Historic Environment’ – places emphasis on the preservation 

and enjoyment of the historic environment. There is recognition that heritage assets are irreplaceable resources 

and that they should be conserved in a manner appropriate to their significance and provides guidance to 

LPA’s in determining applications that may affect heritage assets or their setting. 
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5.2.14 The NPPF outlines that LPA’s should approach decision taking in a positive way to foster the delivery 

of sustainable development. The right information is crucial to good decision-taking, particularly where formal 

assessments such as EIAs are required. This includes participation of other consenting bodies to enable early 

consideration of all the fundamental issues.  

Planning Practice Guidance (2014) 

5.2.15 In March 2014, the DCLG published the Planning Practice Guidance. The Planning Practice Guidance 

is a web based resource providing information on various topic areas.  

5.2.16 The most relevant policies and supporting text in the Planning Practice Guidance are highlighted in 

Table 5.1.  

Table 5.1  Relevant Policies and supporting text from the Planning Practice Guidance  

Policy Name Summary of Policy 

Environmental Impact 
Assessment 

The aim of the Environmental Impact Assessment (EIA) is to protect the environment by 
ensuring that a Local Planning Authority (LPA) when deciding whether to grant planning 
permission for a project, which is likely to have significant effects on the environment, does so 
in the full knowledge of the likely significant effects, and takes this into account in the decision 
making process. The regulations set out a procedure for identifying those projects which should 
be subject to an EIA, and for assessing, consulting and coming to a decision on those projects 
which are likely to have significant environmental effects. 

Air Quality When there are concerns about air quality, the LPA may want to know about: 

■ The ‘baseline’ local air quality; 

■ Whether the Masterplan Development could significantly change air quality during the 
construction and operational phases; and / or 

■ Whether there is likely to be a significant increase in the number of people exposed to a 
problem with air quality, such as when new residential properties are proposed in an area 
known to experience poor air quality. 

Assessments should be proportionate to the nature and scale of development proposed and the 
level of concern about air quality, and because of this are likely to be locationally specific. The 
scope and content of supporting information is therefore best discussed and agreed between 
the LPA and Applicant before it is commissioned. Air quality is a consideration in EIA, if one is 
required, and also in a Habitats Regulations Appropriate Assessment. 

The following could figure in assessments and be usefully agreed at the outset: 

■ A description of baseline conditions and how these could change; 

■ Relevant air quality concerns; 

■ The assessment methods to be adopted and any requirements around verification of 
modelling air quality; 

■ Sensitive locations; 

■ The basis for assessing impact and determining the significance of an impact; 

■ Construction phase impact; and/or 

■ Acceptable mitigation measures. 

Mitigation options where necessary will be locationally specific, will depend on the Masterplan 
Development and should be proportionate to the likely impact. It is important therefore that 
LPAs work with applicants to consider appropriate mitigation so as to ensure the new 
development is appropriate for its location and unacceptable risks are prevented. Planning 
conditions and obligations can be used to secure mitigation where the relevant tests are met. 

Examples of mitigation include: 

■ The design and layout of development to increase separation distances from sources of 
air pollution; 

■ Using green infrastructure, in particular trees, to absorb dust and other pollutants; 

■ Means of ventilation; 

http://planningguidance.planningportal.gov.uk/blog/guidance/environmental-impact-assessment/
https://www.gov.uk/government/publications/guidance-on-competent-authority-coordination-under-the-habitats-regulations
http://planningguidance.planningportal.gov.uk/blog/guidance/use-of-planning-conditions/
http://planningguidance.planningportal.gov.uk/blog/guidance/use-of-planning-conditions/
http://planningguidance.planningportal.gov.uk/blog/guidance/planning-obligations/
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Policy Name Summary of Policy 

■ Promoting infrastructure to promote modes of transport with low impact on air quality; 

■ Controlling dust and emissions from construction, operation and demolition; and 

■ Contributing funding to measures, including those identified in air quality action plans and 
low emission strategies, designed to offset the impact on air quality arising from new 
development. 

Conserving and 
Enhancing the Historic 
Environment 

The conservation of heritage assets in a manner appropriate to their significance is a core 
planning principle. Heritage assets are an irreplaceable resource and effective conservation 
delivers wider social, cultural, economic and environmental benefits. 

Any decisions relating to listed buildings and their settings and conservation areas must 
address the statutory considerations of the Planning (Listed Buildings and Conservation Areas) 
Act 1990 as well as satisfying the relevant policies within the NPPF and the Local Plan. 

Natural Environment 
(Landscape) 

One of the core principles in the NPPF is that planning should recognise the intrinsic character 
and beauty of the countryside. Local plans should include strategic policies for the conservation 
and enhancement of the natural environment, including landscape. This includes designated 
landscapes but also the wider countryside. 

Where appropriate, landscape character assessments should be prepared to complement 
Natural England’s National Character Area profiles. Landscape Character Assessment is a tool 
to help understand the character and local distinctiveness of the landscape and identify the 
features that give it a sense of place. It can help to inform, plan and manage change and may 
be undertaken at a scale appropriate to local and neighbourhood plan-making.  

Natural Environment 
(Biodiversity) 

Section 40 of the Natural Environment and Rural Communities Act 2006, places a duty on all 
public authorities in England and Wales to have regard, in the exercise of their functions, to the 
purpose of conserving biodiversity. A key purpose of this duty is to embed consideration of 
biodiversity as an integral part of policy and decision making throughout the public sector, which 
should be seeking to make a significant contribution to the achievement of the commitments 
made by Government in its Biodiversity 2020 strategy. 

The NPPF is clear that pursuing sustainable development includes moving from a net loss of 
biodiversity to achieving net gains for nature, and that a core principle for planning is that it 
should contribute to conserving and enhancing the natural environment and reducing pollution. 

Local and neighbourhood plans and planning decisions have the potential to affect biodiversity 
or geodiversity outside as well as inside designated areas of importance for biodiversity or 
geodiversity. LPAs and neighbourhood planning bodies should therefore seek opportunities to 
work collaboratively with other partners, including Local Nature Partnerships, to develop and 
deliver a strategic approach to protecting and improving the natural environment based on local 
priorities and evidence.  Equally, they should consider the opportunities that individual 
development proposals may provide to enhance biodiversity and contribute to wildlife and 
habitat connectivity in the wider area. 

In considering how development can affect biodiversity, and how biodiversity benefits could be 
delivered through the planning system, it is useful to consider: 

■ The policies and commitments in Biodiversity 2020; 

■ The contents of any existing biodiversity strategies covering the relevant local or 
neighbourhood plan area and any local biodiversity action plans; 

■ The potential effects of a development on the habitats or species on the Natural 
Environment and Rural Communities Act 2006 section 41 list (in Biodiversity 2020) 

■ Whether an ecological survey is appropriate; 

■ The factors listed in guidance on local ecological networks that supports NPPF paragraph 
117. 

The statutory obligations in regard to international and national designated sites of importance 
for biodiversity must also be considered. 

Information on biodiversity impacts and opportunities should inform all stages of development 
including, for instance, site selection and design including any pre-application consultation as 
well as the application itself. An ecological survey will be necessary in advance of a planning 
application if the type and location of development are such that the impact on biodiversity may 
be significant and existing information is lacking or inadequate. Pre-application discussion can 
help scope whether this is the case and, if so, the survey work required. 

http://www.legislation.gov.uk/ukpga/2006/16/section/40
https://www.gov.uk/government/publications/biodiversity-2020-a-strategy-for-england-s-wildlife-and-ecosystem-services
https://www.gov.uk/government/policies/protecting-biodiversity-and-ecosystems-at-home-and-abroad/supporting-pages/local-nature-partnerships
https://www.gov.uk/government/publications/biodiversity-2020-a-strategy-for-england-s-wildlife-and-ecosystem-services
https://www.gov.uk/government/publications/biodiversity-2020-a-strategy-for-england-s-wildlife-and-ecosystem-services
http://planningguidance.planningportal.gov.uk/blog/guidance/natural-environment/biodiversity-ecosystems-and-green-infrastructure/#paragraph_018
http://planningguidance.planningportal.gov.uk/blog/guidance/natural-environment/biodiversity-ecosystems-and-green-infrastructure/#paragraph_009
http://planningguidance.planningportal.gov.uk/blog/guidance/consultation-and-pre-decision-matters/
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Policy Name Summary of Policy 

LPAs should only require ecological surveys where clearly justified, for example if they consider 
there is a reasonable likelihood of a protected species being present and affected by 
development. Assessments should be proportionate to the nature and scale of development 
proposed and the likely impact on biodiversity.  

Noise 

 

Noise needs to be considered when new developments may create additional noise and when 
new developments would be sensitive to the prevailing acoustic environment. When preparing 
local or neighbourhood plans, or taking decisions about new development, there may also be 
opportunities to consider improvements to the acoustic environment. 

LPAs’ plan-making and decision taking should take account of the acoustic environment and in 
doing so consider: 

■ Whether or not a significant adverse effect is occurring or likely to occur; 

■ Whether or not an adverse effect is occurring or likely to occur; and 

■ Whether or not a good standard of amenity can be achieved. 

In line with the Explanatory Note of the Noise Policy Statement for England, this would include 
identifying whether the overall effect of the noise exposure (including the impact during the 
construction phase wherever applicable) is, or would be, above or below the significant 
observed adverse effect level and the lowest observed adverse effect level for the given 
situation. As noise is a complex technical issue, it may be appropriate to seek experienced 
specialist assistance when applying this policy. 

■ Significant observed adverse effect level: This is the level of noise exposure above which 
significant adverse effects on health and quality of life occur. 

■ Lowest observed adverse effect level: this is the level of noise exposure above which 
adverse effects on health and quality of life can be detected. 

■ No observed effect level: this is the level of noise exposure below which no effect at all on 
health or quality of life can be detected. 

At the lowest extreme, when noise is not noticeable, there is by definition no effect. As the noise 
exposure increases, it will cross the no observed effect level as it becomes noticeable. 
However, the noise has no adverse effect so long as the exposure is such that it does not 
cause any change in behaviour or attitude. The noise can slightly affect the acoustic character 
of an area but not to the extent there is a perceived change in quality of life. If the noise 
exposure is at this level no specific measures are required to manage the acoustic 
environment. 

As the exposure increases further, it crosses the lowest observed adverse effect level boundary 
above which the noise starts to cause small changes in behaviour and attitude, for example, 
having to turn up the volume on the television or needing to speak more loudly to be heard. The 
noise therefore starts to have an adverse effect and consideration needs to be given to 
mitigating and minimising those effects (taking account of the economic and social benefits 
being derived from the activity causing the noise). 

Increasing noise exposure will at some point cause the significant observed adverse effect level 
boundary to be crossed. Above this level the noise causes a material change in behaviour such 
as keeping windows closed for most of the time or avoiding certain activities during periods 
when the noise is present. If the exposure is above this level the planning process should be 
used to avoid this effect occurring, by use of appropriate mitigation such as by altering the 
design and layout. Such decisions must be made taking account of the economic and social 
benefit of the activity causing the noise, but it is undesirable for such exposure to be caused. 

At the highest extreme, noise exposure would cause extensive and sustained changes in 
behaviour without an ability to mitigate the effect of noise. The impacts on health and quality of 
life are such that regardless of the benefits of the activity causing the noise, this situation should 
be prevented from occurring. 

The subjective nature of noise means that there is not a simple relationship between noise 
levels and the impact on those affected. This will depend on how various factors combine in any 
particular situation. 

These factors include: 

■ The source and absolute level of the noise together with the time of day it occurs. Some 
types and level of noise will cause a greater adverse effect at night than if they occurred 
during the day – this is because people tend to be more sensitive to noise at night as they 

http://planningguidance.planningportal.gov.uk/blog/guidance/noise/noise-guidance/#paragraph_004
http://planningguidance.planningportal.gov.uk/blog/guidance/noise/noise-guidance/#paragraph_004
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Policy Name Summary of Policy 

are trying to sleep. The adverse effect can also be greater simply because there is less 
background noise at night; 

■ For non-continuous sources of noise, the number of noise events, and the frequency and 
pattern of occurrence of the noise; 

■ The spectral content of the noise (i.e. whether or not the noise contains particular high or 
low frequency content) and the general character of the noise (i.e. whether or not the 
noise contains particular tonal characteristics or other particular features). The local 
topology and topography should also be taken into account along with the existing and, 
where appropriate, the planned character of the area. 

More specific factors to consider when relevant: 

■ Where applicable, the cumulative impacts of more than one source should be taken into 
account along with the extent to which the source of noise is intermittent and of limited 
duration; 

■ Consideration should also be given to whether adverse internal effects can be completely 
removed by closing windows and, in the case of new residential development, if the 
proposed mitigation relies on windows being kept closed most of the time. In both cases a 
suitable alternative means of ventilation is likely to be necessary. Further information on 
ventilation can be found in the Building Regulations. 

■ In cases where existing noise sensitive locations already experience high noise levels, a 
development that is expected to cause even a small increase in the overall noise level 
may result in a significant adverse effect occurring even though little to no change in 
behaviour would be likely to occur. 

Land Affected by 
Contamination 

If there is a reason to believe contamination could be an issue, developers should provide 
proportionate but sufficient site investigation information (a risk assessment) to determine the 
existence or otherwise of contamination, its nature and extent, the risks it may pose and to 
whom / what (the ‘receptors’) so that these risks can be assessed and satisfactorily reduced to 
an acceptable level. A risk assessment of land affected by contamination should inform an EIA 
if one is required. 

The risk assessment should also identify the potential sources, pathways and receptors 
(‘pollutant linkages’) and evaluate the risks. This information will enable the local planning 
authority to determine whether further more detailed investigation is required, or whether any 
proposed remediation is satisfactory. 

At this stage, an applicant may be required to provide at least the report of a desk study and 
site walk-over. This may be sufficient to develop a conceptual model of the source of 
contamination, the pathways by which it might reach vulnerable receptors and options to show 
how the identified pollutant linkages can be broken. 

Unless this initial assessment clearly demonstrates that the risk from contamination can be 
satisfactorily reduced to an acceptable level, further site investigations and risk assessment will 
be needed before the application can be determined. Further guidance can be found on the 
Environment Agency website. 

Flood Risk and Coastal 
Change 

Developers and Applicants need to consider flood risk to and from the development site, and it 
is likely to be in their own best interests to do this as early as possible, in particular, to reduce 
the risk of subsequent, significant additional costs being incurred. The broad approach of 
assessing, avoiding, managing and mitigating flood risk should be followed. 

The assessment should demonstrate to the decision-maker how flood risk will be managed now 
and over the development’s lifetime, taking climate change into account, and with regard to the 
vulnerability of its users. 

The objectives of a site-specific Flood Risk Assessment are to establish: 

■ Whether a Masterplan Development is likely to be affected by current or future flooding 
from any source; 

■ Whether it will increase flood risk elsewhere; 

■ Whether the measures proposed to deal with these effects and risks are appropriate; 

■ The evidence for the local planning authority to apply (if necessary) the Sequential Test, 
and; 

■ Whether the development will be safe and pass the Exception Test, if applicable. 

http://planningguidance.planningportal.gov.uk/blog/guidance/environmental-impact-assessment/
http://www.environment-agency.gov.uk/research/planning/121619.aspx
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Policy Name Summary of Policy 

Water Supply, 
Wastewater and Water 
Quality 

 

Water Supply  

Planning for the necessary water supply would normally be addressed through the Local Plan. 
Water supply is therefore unlikely to be a consideration for most planning applications. 
Exceptions might include: 

■ Large developments not identified in Local Plans that are likely to require a large amount 
of water; and / or 

■ Where a Local Plan requires enhanced water efficiency in new developments as part of a 
strategy to manage water demand locally and help deliver new development. 

Water Quality 

Water quality is only likely to be a significant planning concern when a proposal would: 

■ Involve physical modifications to a water body such as flood storage areas, channel 
diversions and dredging, removing natural barriers, construction of new locks, new 
culverts, major bridges, new barrages/dams, new weirs (including for hydropower) and 
removal of existing weirs; and / or 

■ Indirectly affect water bodies, for example, 

 As a result of new development such as the redevelopment of land that 
may be affected by contamination, mineral workings, water or wastewater 
treatment, waste management facilities and transport schemes including 
culverts and bridges; 

 Through a lack of adequate infrastructure to deal with wastewater. 

Assessing Impacts on Water Quality  

Where water quality has the potential to be a significant planning concern an applicant should 
be able to explain how the Masterplan Development would affect a relevant water body in a 
river basin management plan and how they propose to mitigate the impacts. Applicants should 
provide sufficient information for the local planning authority to be able to identify the likely 
impacts on water quality. The information supplied should be proportionate to the nature and 
scale of development proposed and the level of concern about water quality. 

Where it is likely a proposal would have a significant adverse impact on water quality then a 
more detailed assessment will be required. The assessment should form part of the 
environmental statement, if one is required because of a likely significant effect on water. 

When a detailed assessment is needed, the components are likely to include: 

■ The likely impacts of the Masterplan Development (including physical modifications) on 
water quantity and flow, river continuity and groundwater connectivity, and biological 
elements (flora and fauna). 

■ How the Masterplan Development will affect measures in the river basin management plan 
to achieve good status in water bodies. 

■ How it is intended the development will comply with other relevant regulatory requirements 
relating to the water environment (such as those relating to bathing waters, shellfish 
waters, freshwater fish and drinking water) bearing in mind compliance will be secured 
through the Environment Agency’s permitting responsibilities. 

Core Strategy 

South Bucks District Council Core Strategy (2011) 

5.2.17 The South Bucks Core Strategy (2011) is the overall strategic plan for the District, and sets out a fully 

integrated economic, environmental, transport and social framework for the development of the District to 2031. 

It addresses important local issues, including ways the character of the area can be maintained and enhanced, 

the need for more affordable housing and protection of the Green Belt. 

5.2.18 Notable policies relevant to the applications for the Masterplan Development are set out in the following 

paragraphs. 

http://planningguidance.planningportal.gov.uk/blog/guidance/local-plans/
http://planningguidance.planningportal.gov.uk/blog/guidance/environmental-impact-assessment/preparing-an-environmental-statement/#paragraph_034
http://planningguidance.planningportal.gov.uk/blog/guidance/water-supply-wastewater-and-water-quality/water-supply-wastewater-and-water-quality-considerations-for-planning-applications/#paragraph_017
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5.2.19 Core Policy 1 – Housing Provision and Delivery – includes the provision of between 2,200 and 2,800 

dwellings between 2006 and 2026, 80% of which will be accommodated on Previously Developed Land. 

5.2.20  Core Policy 2 – Housing Type and Size – a commitment to the delivery of mixed and sustainable 

communities with a range of housing types and sizes that take into account the existing housing mix in the 

area. A proportion of the new dwellings on sites of five or more units should be to the full Lifetime Homes 

standard.  The council will support the provision of new accommodation for older people in sustainable 

locations. 

5.2.21 Core Policy 3 – Affordable Housing – between 2006 and 2026 350-500 affordable dwellings will be 

provided. At least 40% of dwellings on sites of five or more units, or above 0.16ha in size, should be affordable 

with two thirds of the affordable units provided to be social rented. Reference is also made to the option of off-

site provisions where the council and developer agree this is appropriate. 

5.2.22 Core Policy 5 – Open Space, Sport and Recreation – highlights the need for new residential 

developments to provide adequate open space and recreation facilities. The loss of open space and 

recreational facilities will only be permitted in exceptional circumstances. 

5.2.23 Core Policy 6 – Local Infrastructure Needs – Any new development will be required to provide all 

necessary infrastructure needs that arise from the proposed development, either directly or via financial 

contribution.  

5.2.24 Core Policy 7 – Accessibility and Transport – The Council will seek to improve accessibility to services 

and ensure a safe and sustainable transport network. The rebalancing of the transport system in favour of more 

sustainable modes of transport will be supported (whilst recognising in rural areas cars will continue to be the 

primary mode of transport).  

5.2.25 Core Policy 8 – Built and Historic Environment – Protection and enhancement of the Districts historic 

environment is of paramount importance, in particular SAM’s and Grade I, II* and II listed buildings will have the 

highest level of protection.  All new developments should be of a high standard design and make a positive 

contribution to the character of the surrounding area. New development should be resilient and help tackle 

climate change. 

5.2.26 Core Policy 9 – Natural Environment – States that landscape characteristics and biodiversity resources 

within South Bucks will be conserved and enhanced by not permitting new development that would harm 

landscape character, by seeking conservation/enhancement/net gain in local biodiversity resources, by 

maintenance of corridors/habitats, and by conserving the landscape through Policy. 

5.2.27 Core Policy 10 – Employment – Important employment sites will be retained in employment use, and 

any change of use from employment land to retail use will only be permitted in limited circumstance. Paragraph 

3.4.3 states ‘local planning authorities should plan positively and proactively to encourage sustainable 

economic growth’. Paragraph 3.4.4 states an overarching aim of maintaining local economic prosperity through 

accommodating the needs of existing and new businesses, supporting new business formation and 

encouraging a greater proportion of people to live and work locally. 

5.2.28 Core Policy 12 – Sustainable Energy – The Council will promote and encourage energy efficiency and 

renewable / low carbon energy in all new development through a range of measures in order to contribute to 

nation targets for reducing CO2 emissions. Developments of 10 or more dwellings should secure at least 10% 

of their energy from decentralised and renewable/low carbon sources unless it is demonstrated that it is not 

feasible. 

5.2.29 Core Policy 13 – Environmental and Resource Management – The Council will seek to ensure the 

prudent and sustainable management of the Districts environmental resources by promoting sustainable design 

and construction. All new developments must be water efficient and incorporate SuDs and all new residential 

development should achieve a minimum water efficiency target of 105 litres per person per day. Vulnerable 

development will be steered away from areas at risk of flooding wherever possible. 
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5.2.30 Core Policy 15 – Mill Lane (Opportunity Site) – Identifies the Site as a Major Developed Site in the 

Green Belt as an opportunity for the comprehensive, conservation–led regeneration of 23 hectares (ha) of land 

at Mill lane, Taplow. Core Policy 15 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, including: 

■ Any redevelopment proposals should see the gasholder and sheds removed, no greater impact on the 
Green Belt and retain the open character of the site;  

■ Height and massing should ensure a reduced visual impact and development should be of a similar height 
on the former Mill site; 

■ Development should be sympathetic to the historic nature of the site and the surroundings and 
preserve/enhance the appearance of the riverside setting; 

■  Maidenhead Bridge and Glen Island House should be conserved or enhanced and development should 
deliver a net gain in biodiversity; 

■ Access to the site should minimise the impact of the new traffic generated on the A4 Bath Road and be 
provided to the Thames through a new riverside walk with footbridge;  

■ There should be no net loss of jobs should occur as a result of the development; 

■ New development should be in areas of the lowest flood risk, with only water compatible development in 
Flood Zone 3b, with all other development in Flood Zone 2 with the exception of the redevelopment of the 
Skindles site for a hotel; 

■ Development should adhere to minimum requirements set out in the Level 2 Strategic Flood Risk 
assessment for the site which includes demonstrating a measurable reduction in the risk of flooding as a 
result of the development;  

■ The risk of groundwater pollution as a result of historic contamination should be minimised; 

■ Decentralised, renewable or low carbon technologies should be incorporated and deliver at least 10% of 
the developments energy needs; and 

■ Prior to the granting of planning permission it should be demonstrated that the necessary planning 
permission can be put in place within agreed timescales. 

Non-Statutory Policies 

5.2.31 The Council has adopted a number of other documents in the form of Supplementary Planning 

Documents (SPD), Supplementary Planning Guidance (SPG) and interim policies which are material 

considerations in the determination of applications. 

Mill Lane Taplow – Supplementary Planning Document (2013) 

5.2.32 The adopted 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. 

5.2.33 The SPD provides a range of policies relevant to the Site and the Masterplan Development, including 

the aforementioned NPPF, South Bucks District Council Core Strategy (February 2011) and Buckinghamshire 

County Council Local Transport Plan 2011 – 2016, Saved Local Plan Policy (TR5, EP3, EP4, EP5, EP6, L4), 

the Residential Design Guide and The Taplow Parish Plan 2005. 

5.2.34 Residential Design Guide (2008) promotes secure, well designed and sustainable residential 

developments within South Bucks through 12 design objectives. 

5.2.35 The Taplow Parish Plan (2005) has a key objective for the Mill Lane site which is to improve the 

physical environment and access to leisure and amenity, improve access to the Thames and Jubilee Rivers, 

and rationalise land uses.  
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5.3 Assessment of the Development Proposals 

Relevant Elements of the Masterplan Development  

5.3.1 The assessment of the Masterplan Development in light of relevant national, regional and local 

planning policy guidance is considered in detail in the Planning Statement prepared by Maddox Associates. 

This document forms part of the planning submission. 

5.3.2 In summary, it is clear from consideration of the planning policy that the principle of a residential led 

mixed use development on the Site is acceptable. 

5.3.3 The nature of the Masterplan Development complies with the aspirations of the SBDC Core Strategy 

and SPD through the provision of the following: 

■ Regeneration of the disused and decaying former St Regis Paper Mill and surrounding industrial land, 
including the disused gas holder; 

■ Conversion of Glen Island House and enhancement of Maidenhead Bridge; 

■ Delivery of a net gain in biodiversity; 

■ Delivery of a high quality mix of development, watercourses and parkland; and 

■ Provision of suitable uses including: residential, commercial development (for example offices, a 
restaurant, boatyard), a hotel and open space that collectively conserve the heritage and natural assets of 
the Site. 

5.3.4 In accordance with planning policy, site analysis and design evolution resolved the scale and layout of 

buildings on the Site.  A key approach to the design has been to reduce building footprints, restrict the spread 

of development and limit impacts of development on the openness of the Green Belt.  The design took into 

account the existing buildings and provides a design that is sympathetic to the historic nature of the Site and 

the surrounding area. The composition of the converted and new buildings, creation of high quality public realm 

and open space, architectural treatment, and use of high quality materials seeks to ensure that the Masterplan 

Development is integrated into the existing landscape and of a similar height to the former St Regis Paper Mill.   

5.3.5 The assessment of potential heritage, visual and landscape impacts concludes that the Masterplan 

Development would largely have a positive effect. This is due to the enhancement and conversion of the 

currently derelict and buildings on Site into high quality built form within green open space. 

5.3.6 The Mill Lane, Taplow Transport Assessment (Ref. 5.8) demonstrates that the traffic flow changes 

resulting from the Masterplan Development would not increase in relation to the committed developments and 

would not impact on the operation of the local highways network.  Furthermore, proposed new routes through 

the Site would enhance pedestrian and cycle facilities in the area.  

5.3.7 The proposed vehicle accesses have been designed to accommodate the vehicle trips estimated by 

the Transport Assessment and refuse/servicing vehicles accordingly. Cycle parking is provided at convenient 

and secure locations within the Masterplan Development. The cycle parking provision within the development 

accords with uses proposed; in this regard, the scheme provides mechanisms and advice to encourage 

sustainable patterns of travel. 

5.3.8 The Sustainability Statement (Ref. 5.9) sets out how the Masterplan Development seeks to achieve the 

principles of the SBDC Core Strategy.  

5.3.9 The use of SuDS is considered in the Mill Lane, Taplow Flood Risk Assessment (Ref. 5.10) (Appendix 

11.1), including their potential to be used within the Masterplan Development to control surface water as close 

to the source as possible and to reduce the potential increased flood risk as a result of the Masterplan 

Development. Overall, it is considered that the proposed drainage strategy will improve the Site’s hydrology in 

terms of reducing the volume of surface water run-off in order to reduce the risk of on-site and downstream 
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flooding. The approach of the Masterplan Development regarding water resources and flood risk response to 

the planning policy requirements to reduce surface water runoff and all forms of flood risk.  

5.3.10 Potential risk to local receptors resulting from the ground condition and possible contamination has 

been assessed and the ES considers appropriate mitigation measures to be implemented and design 

measures to minimise the potential adverse effects from contamination. 

5.3.11 The habitats and ecological features at the Site will be retained and enhanced by the Masterplan 

Development. The proposals include the provision of a number of measures to retain and enhance the 

ecological potential on the Site, resulting in a net gain in biodiversity across the Site. The ecological 

assessment in the ES identifies suitable locations to encourage enriched ecology on the Site. 

5.3.12 The nature of the proposed uses on the Site is suitable in terms of the acoustic environment. The ES 

contains suggested mitigation measures to minimise the impact of noise on local receptors during the 

construction phase. Similarly, the Site is suitable for the proposed use in terms of air quality and mitigation 

measures could be employed to minimise the impact of the construction phase. 

5.3.13 Having regard to the national, regional and local planning policy and taking into consideration of the 

quality of the Masterplan Development and the benefits it would deliver, it is considered that the Masterplan 

Development is acceptable and on balance accords with relevant planning policies. 
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