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13  Landscape and Visual 

13.1 Introduction 

13.1.1 This Chapter reports the assessment of the likely significant environmental effects of the Masterplan 
Development on landscape and visual receptors during both the construction and operational phases. It has 
been prepared by SLR Consulting, chartered landscape architects, on behalf of the Applicant. 

13.1.2 This Chapter should be read together with the introductory Chapters of this Environmental Statement 
(ES) (Chapters 1 - 5), as well as Chapter 16 ‘Cumulative Effects’. For detailed heritage information on 
Conservation Areas, reference should be made to Chapter 14 ‘Archaeology and Cultural Heritage’. 

13.1.3 This Chapter comprises the findings of a desktop study, complemented by site survey work undertaken 
in March 2014, and considers the following: 

■ Landscape planning context of the Site; 

■ The physical landscape of the Site; 

■ The landscape character of the Site and surrounding area; and 

■ Views towards the Site. 

13.1.4 The methodology used to prepare this Chapter is set out in Appendix 13.1. 

13.1.5 Reference is made to the following documents, figures and appendices: 

Documents: 

■ Arboricultural Impact Assessment and Tree Condition Survey (2014), produced by Ruskins Group 
Consultancy (Ref 13.1). 

Figures: 

■ Figure 13.1: Topography and Long Distance Viewpoint; 

■ Figure 13.2: Landscape Planning Context; 

■ Figure 13.3: Landscape Character: Published Sources; 

■ Figure 13.4: Visual Appraisal; 

■ Figure 13.5: Landscape Appraisal of the Site; and 

■ Figure 13.6: Local Representative Views: Geographical Extent. 

Appendices: 

■ Appendix 13.1: Landscape and Visual Impact Assessment Methodology; 

■ Appendix 13.2: Site Photographs: Viewpoints 1 – 22 and A; 

■ Appendix 13.3: Landscape Effects Table; 

■ Appendix 13.4: Visual Effects Table; and 

■ Appendix 13.5: Photomontages and Methodology: Viewpoints 2, 4 and 10. 
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13.2 Legislation, Policy and Guidance 

Legislation 

13.2.1 The applicable legislative framework is summarised as follows. 

13.2.2 The Metropolitan Green Belt is a statutory designation around London. Surrounding counties 
incorporating land within the Metropolitan Green Belt include Buckinghamshire. The Green Belt (London and 
Home Counties) Act 1938 permitted local authorities around London to purchase land to be protected as open 
space and enter into covenants with landowners that open spaces would not be given over to development. 
The Town and Country Planning Act 1947 permitted local authorities to designate areas to be protected as part 
of the Green Belt within their development plans. Green Belt policy has since evolved in successive Town and 
Country Planning Acts and related guidance, culminating in the current National Planning Policy Framework as 
referred to below. 

Planning Policy 

13.2.3 This section highlights current planning policies that specifically relate to landscape and visual amenity. 

National Policy 

National Planning Policy Framework (Ref. 13.2) 

13.2.4 In relation to protecting Green Belt land, the National Planning Policy Framework (NPPF) states, at 
Section 9, paragraph 79, that: 

'The Government attaches great importance to Green Belts. The fundamental aim of Green Belt policy is to 
prevent urban sprawl by keeping land permanently open; the essential characteristics of Green Belts are their 
openness and their permanence.' 

13.2.5 Paragraph 89 of the NPPF continues: 

'A local planning authority should regard the construction of new buildings as inappropriate in Green Belt. 
Exceptions to this are: 

■ ...limited infilling or the partial or complete redevelopment of previously developed sites (brownfield land), 
whether redundant or in continuing use (excluding temporary buildings), which would not have a greater 
impact on the openness of the Green Belt and the purpose of including land within it than the existing 
development.' 

County Level Policy 

Buckinghamshire Green Infrastructure Strategy (Ref. 13.3) 

13.2.6 The Buckinghamshire Green Infrastructure Strategy sets out to ensure a clear vision and direction for 
Green Infrastructure (GI) in Buckinghamshire, identifying strategic level opportunities and constraints and 
establishing priorities for delivery. 

Buckinghamshire Green Infrastructure Delivery Plan (Ref. 13.4) 

13.2.7 The Delivery Plan identifies a suite of area specific GI proposals and projects within the strategic GI 
framework, and provides guidance on how these can be achieved. 

13.2.8 The Site lies within the Burnham-Farnham proposals area identified within the Plan, which includes a 
number of significant parkland estates such as Cliveden, and extends to the Thames Path and river corridor to 
the west. It states that the area forms: 

'a valuable accessible natural green space resource in proximity to large scale urban areas such as Slough and 
Maidenhead... It is a biodiversity rich area which is sensitive to visitor pressure and, historically, encroachment 
in the form of ribbon development and settlement edge expansion.' 

Local Policy 

South Bucks District Council Core Strategy (Ref. 13.5) 
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13.2.9 Policy 5: Open Space, Sport and Recreation states that: 

'...New residential development should be supported by adequate open space and recreation facilities in terms 
of quantity, quality and accessibility... the potential to provide or improve such provision will need to be explored 
at the Wilton Park and Mill Lane Opportunity Sites when they are redeveloped...' 

13.2.10 Core Policy 9: Natural Environment advises that the landscape characteristics within South Bucks will 
be conserved and enhanced by: 

■ '...Not permitting new development that would harm landscape character... unless the importance of the 
development outweighs the harm caused... 

■ Conserving and enhancing landscapes, informed by Green Infrastructure Plans and the District Council's 
Landscape Character Assessment...' 

13.2.11 Core Policy 15: Mill Lane (Opportunity Site) identifies the Mill Lane (Opportunity Site) between the 
River Thames to the west, the Jubilee River to the east and the A4, Bath Road to the south as a 'Major 
Development Site' in the Green Belt, and states that Masterplan Development should: 

■ '...Result in no greater impact on the openness of the Green Belt, and retain the largely open character of 
the site... the height and massing of development should ensure a reduced visual impact... 

■ Preserve, and where possible enhance, the character and appearance of the riverside setting, including 
views to and from the site...' 

Saved Policies in the South Bucks District Local Plan (Ref. 13.6) 

13.2.12 Saved Policy L4: River Thames Setting states that: 

■ 'The loss of features associated with the special character, landscape or amenity of the river setting will 
generally be resisted.' 

13.2.13 The explanation goes on to state that: 

■ '...The river and its setting is an important landscape feature in its own right and ought therefore to be 
protected from the negative effects of development...' 

13.2.14 The extent of the River Thames setting includes: 

■ '...land which is important to the setting of the river and where development would be likely to affect the 
special character, landscape or amenity of the river and its environs..' 

13.2.15 In addition, Policy L10: Proposals Involving Felling or Other Works Affecting Trees Covered by a Tree 
Preservation Order relates to the protection of trees and states that: 

■ '...Proposals for felling or other tree works which would negate the objectives of a Tree Preservation Order 
or otherwise damage the public amenity of the trees or their contribution to the character of the locality will 
not be granted consent except where special circumstances can be demonstrated and acceptable 
alternative planting and management proposals agreed.' 

13.2.16 There are three Conservation Areas with intervisibility to the Site, and these are indicated on Figure 
13.2 and include: 

■ Taplow, on rising land approximately 100m east of the Site; 

■ Taplow Riverside, encompassing the north and west portions of the Site and wrapping around the Site's 
southern boundary; and 

■ Maidenhead Riverside, adjacent to the Site to the west and encompassing the River Thames and adjoining 
residential areas to the west. 

13.2.17 Saved Policy C1: Development within a Conservation Area states that: 

■ 'Development within a Conservation Area that fails to preserve or enhance its character or appearance will 
not be permitted. Development will only be permitted where: 

a) the proposal would preserve or enhance important features which contribute to the character or 
appearance of the Conservation Area including: 
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i) views into or out of the Conservation Area, 

ii) hedges or trees, 

iii) walls and other means of enclosure, 

iv) spaces between buildings, 

v) roofscape...' 

13.2.18 Relevant descriptions of the key landscape issues and views for each area, taken from their respective 
Conservation Area Appraisals, are included below. For detailed heritage information on Conservation Areas, 
reference should be made to Chapter 14 ‘Archaeology and Cultural Heritage’. 

Taplow Conservation Area Character Appraisal (Ref. 13.7) 

13.2.19 Page 4 of the appraisal includes a photograph and description of the designed view to Taplow Court 
travelling up the River Thames from the south, now gained from the Jubilee River (illustrated by one of SLR 
Consulting's twenty two representative viewpoints, (Viewpoint 15), included within this Chapter at Appendix 
13.2). 

13.2.20 Chapter 5 of the appraisal describes landscape and views to and from the area, and a map on page 9 
identifies key views. Of relevance to this Site is a panoramic view identified from Taplow Court (represented by 
SLR Consulting's Viewpoints 19 and 20 of this Chapter) and a general view from just outside the southern 
boundary of the Conservation Area (included as SLR Consulting's Viewpoint 4 of this Chapter). 

13.2.21 The appraisal states: 

'Taplow's wooded hillside location makes a significant contribution to the character of the conservation area. 
The terrain affects the views in, out and across the conservation area. Some larger properties are shielded from 
view by trees and hedges, contributing to the feeling of privacy and seclusion...' (Chapter 5, page 10) 

'Regardless of the direction of approach, a feeling of enclosure and seclusion is experienced on entering the 
conservation area. The factors which contribute to this are the sloping site, the winding streets which are 
particularly narrow in the village centre (High Street and Rectory Road), the closeness of buildings to the roads 
and the prevalence of boundary walls, hedges and trees.'  
 (Chapter 6, page 12) 

Taplow Riverside Conservation Area Character Appraisal (Ref. 13.8) 

13.2.22 Chapter 5 of the appraisal describes landscape and views to and from the area. There are a number of 
views or receptors that are described as important; the appraisal states: 

'...The view into the conservation area from the Maidenhead bank is particularly important... Since this stretch 
of the Thames is heavily used by boats, the views from the river itself are important... 

Tall conifers form a particularly important backdrop to buildings in the vicinity of Dunloe Lodge when viewed 
from the river, the Maidenhead bank and from the south along Mill Lane... 

The burial mound next to Taplow Court serves as a panoramic viewing platform whilst the footpath from Mill 
Lane across the Jubilee River gives several high level vantage points over the Northern Zone making this a 
sensitive site for development...' 

13.2.23 SLR Consulting's Viewpoints 1, 2, 11, 12 and 22, included at Appendix 13.2 of this Chapter, illustrate 
views towards the Conservation Area from the Maidenhead Bank. Viewpoints 19 and 20 illustrate views from 
Taplow Court, near the viewing platform, and Viewpoint 4 illustrates a panoramic view from the footpath leading 
from Mill Lane to the footbridge across the Jubilee River. 

Maidenhead Riverside Conservation Area Appraisal (Ref. 13.9) 

13.2.24 Chapter 7 of the appraisal describes special features of the area and states: 

'Trees are of huge significance to the Conservation Area, with the green nature of the riverside being one of its 
key characteristics...' (paragraph 7.16) 

'The trees in the Conservation Area are well maintained and have a positive impact on both views to and from 
the Conservation Area.' (paragraph 7.17) 
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'The green character of the Conservation Area is assisted by the large number of open spaces. These areas of 
open space are a contributing element in the special character of the area. The most significant open space is 
of course the River Thames and as such the related promenade and tow path are significant linear open 
spaces...' (paragraph 7.18) 

13.2.25 Chapter 7 of the appraisal also describes important views, vistas and landmarks and states: 

'Views both in to and from the Conservation Area are one of the most significant features of the area. 
Components such as the River Thames, the Maidenhead Bridge and Brunel's Bridge and the picturesque 
Boulters Lock combine to make this area recognisable and distinctive not only within the Borough, but at a 
national level.' (paragraph 7.24) 

'There are views to the wooded escarpment of the Cliveden Estate on the Taplow side of the river, as well as 
glimpses of Taplow Court from Maidenhead Bridge, which form a distinctive element to the landscape setting. 
The views over the Thames to South Bucks are of importance and reflect the traditional commercial emphasis 
of the Thames through the remaining Boathouses.' (paragraph 7.28) 

13.2.26 Chapter 8 of the appraisal describes how the Maidenhead Riverside Conservation Area can be divided 
into four character areas. The character area adjacent to the Site with intervisibility to it is defined as 'The 
Promenade, Parks and Bridges'. The appraisal states: 

'The Promenade, parks and bridges represent the central core of the Conservation Area and this zone is most 
dominated by the River Thames, providing a visual focus to the area.' 
 (paragraph 8.14) 

'The character of this area is less defined by the buildings of the area, but more the unique setting of this area 
on the Thames. However, the built form is still significant and key buildings within the area are the existing 
hotels, the Thames Hotel, the Grade II listed Oldfield and the Thames Riviera. The boathouse style buildings 
along the waterfront are also significant. All dominate the streetscape and river frontage and have a positive 
impact on the character and appearance of the area.' 

Masterplan Development Compliance with Legislation and Landscape Planning Policy 

13.2.27 The Site lies within the Green Belt, where the construction of new buildings is generally considered as 
inappropriate development. However, as set out in Paragraph 89 of the NPPF, exceptions to this include limited 
infilling or the partial or complete redevelopment of previously developed sites. However, the Site also lies 
within the Mill Lane Opportunity Site, where the opportunity for redevelopment of the Site is acknowledged in 
South Bucks District Council (SBDC) Core Policy 15, provided that the proposals would result in no greater 
impact on the openness of the Green Belt and would preserve and where possible enhance the character and 
appearance of the riverside setting, including views. In this respect, the landscape and visual effects of the 
proposed Masterplan Development would be policy compliant. 

13.2.28 Green Belt openness is generally considered in planning policy terms as a perceived absence of urban 
sprawl or urbanisation. A key principle for the proposed Masterplan Development from the outset has been to 
concentrate new development locations on previously developed land and to retain as many existing trees as 
possible, to minimise the visual effects or in other words, the perception of the proposed Masterplan 
Development in key views. This ES chapter provides an assessment of the visual effects from key views drawn 
from Plan 7: Constraints, in Part 5: Constraints, Opportunities and Potential Development Areas in the Mill 
Lane, Taplow, Development Brief, Supplementary Planning Document (2013) and supplemented by additional 
views identified by SLR Consulting on site, agreed with SBDC. 

13.2.29 Much of the Site also lies within River Thames Setting, for which Saved SBDC Local Plan Policy L4 
states that the loss of features associated with the special character, landscape or amenity of the river setting 
will generally be resisted. Viewpoints used in the visual impact assessment therefore include representative 
views from across both the Thames and Jubilee Rivers, also agreed with SBDC, including the Thames Path 
and other local public footpaths, in order to also assess the likely visual effects on the River Thames Setting. 

13.2.30 The findings of the LVIA show that on completion of the proposed Masterplan Development, there will 
be no significant negative effects on views from the range of key views identified in the SPD, or on other 
representative public viewpoints agreed with SBDC. The findings also show that there would be no significant 
negative effects on landscape character. The proposed Masterplan Development will not therefore result in any 
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significant negative impact on the openness of the Green Belt, or the River Thames Setting. Instead, positive 
enhancements to the Green Belt in terms of access, recreation and visual amenity have been incorporated as 
part of the landscape masterplan. 

Guidance 

13.2.31 The Landscape Institute/Institute of Environmental Management and Assessment 'Guidelines for 
Landscape and Visual Impact Assessment', Third Edition, 2013 (GLVIA3) (Ref. 13.10) provide the key source 
of guidance for preparation of this ES Chapter. 

13.3 Assessment Methodology and Significance Criteria 

13.3.1 The assessment of landscape and visual effects aims to be as objective as possible, however, as 
GLVIA3 explains: 

'Professional judgement is a very important part of LVIA. While there is some scope for quantitative 
measurement of some relatively objective matters, for example the number of trees lost to construction... much 
of the assessment must rely on qualitative judgements, for example about what effect the introduction of a new 
development or land use change may have on visual amenity, or about the significance of change in the 
character of the landscape and whether it is positive or negative.' 

Relevant Elements of the Masterplan Development 

13.3.2 A full description of the proposals is set out in Chapter 4 ‘The Masterplan Development’ of the ES. 
The following main components of the Masterplan Development are relevant to the landscape and visual 
assessment: 

■ 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: A separate Listed Building Application is to be submitted 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); and 

■ 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, see Figure 1.6 for Application D boundary. 

13.3.3 The methodology used to undertake the Landscape and Visual Impact Assessment (LVIA) is set out at 
Appendix 13.1 of this Chapter. 

Scope of the Assessment 

13.3.4 The assessment considers landscape and visual matters as separate, but linked, issues. Landscape 
impact relates to physical changes to the landscape resource, including changes to landform, land use and 
trees, as well as to landscape character. Visual impact relates to the changes in the composition of existing 
views. 

13.3.5 The Guidelines (GLVIA3) note that: 
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'The [EU] Directive [covering EIA] is clear that the emphasis is on the identification of likely significant 
environmental effects...' (para.1.17, page 9) 

13.3.6 The Guidelines also note in relation to Scope, at paragraph 6.2, page 98, that: 

'...The emphasis must be on a reasonable approach which is proportional to the scale and nature of the 
proposed development...' 

13.3.7 The EIA Scoping Report (Appendix 2.1) was submitted to the Local Planning Authority in February 
2014. The EIA Scoping Opinion (Appendix 2.2) provided by South Bucks District Council (SBDC), dated April 
2014, provided advice on which issues should be addressed concerning the landscape and visual impact of the 
Masterplan Development. These are summarised in Table 13.1 below, together with the response in this 
assessment: 

 

Table 13.1: Summary of Scoping Report Responses 

Scoping Opinion Comment Assessment Response 

The impact on the openness of the Green Belt will need to be 
assessed in detail. A landscape character assessment will need to 
be carried out. The impact on the preservation or enhancement of 
the Conservation Area will need to be assessed in detail as will the 
impact on the historic character and appearance and setting of the 
listed buildings. Consideration of the implications of the setting of 
the River Thames will also be valuable. 

Green Belt: 'Openness' in Green Belt planning policy terms is 
normally defined as an absence of built development or other 
urbanising elements (not openness of landscape character, or 
views). The Landscape and Visual ES Chapter provides an 
assessment of landscape and visual effects, including 
consideration of the likely effects of the Masterplan Development 
on landscape character and people's views. The findings of the 
LVIA therefore informs planning judgements about the extent to 
which the openness of the Green Belt is likely to be affected. 

 

Conservation Area and Listed Buildings: The effects on the 
Conservation Area and setting of Listed Buildings are assessed 
within the cultural heritage ES Chapter. 

 

Landscape Character Assessment: The Landscape and Visual ES 
Chapter assesses the likely effects of the Masterplan Development 
on existing landscape character, as defined in published sources 
including both the National Landscape Character Areas and district 
level SBDC Landscape Character Assessment, October 2011, as 
well as an assessment of the effects on the six main parts of the 
Site (the north, east, central, west, south and south-west portions). 

 

River Thames Setting: The implications on the setting of the River 
Thames is assessed in the Landscape and Visual ES Chapter, by 
reference to representative views across the river to the Site of the 
Masterplan Development and by the above assessment of 
landscape character. 

Views to and from the Site, including those relating to Taplow 
Court, must be assessed in detail. The visual impact of the 
proposal should include the production of drawings of the zone of 
visual influence along with plans indicating stretches of roads, the 
river and all other rights of way from which there are views from the 
Site. 

Figure 13.6 illustrates the extent to which the Site is visible from 
publicly accessible locations and provides a comprehensive range 
of representative views from which the Masterplan Development is 
potentially visible. 

Three dimensional images should be used to illustrate the 
proposed visual impact and compare it with the existing. 

Photomontages have been prepared from viewpoints agreed with 
SBDC and RBWM. (See below for further details.) 

Temporary impacts during demolition, excavation and construction 
should be assessed. 

The LVIA includes an assessment of the landscape and visual 
effects during site preparation and construction. 

Representative view should be agreed with RBWM. Including views 
from Maidenhead Bridge and Taplow Court and Cliveden. The 
views should be verified. 

Effects on Views: The effect on people’s views has been assessed 
from existing publicly accessible viewpoints, providing 
representative views of the Site from the surrounding area. 
Viewpoints have been agreed with SBDC and RBWM, including 
views from Maidenhead Bridge, Taplow Court and Cliveden. Figure 
13.4 shows the location of the agreed views. As shown on Figure 
13.4: Visual Appraisal, the first ten viewpoints are taken from Plan 
7: Constraints, in Part 5: Constraints, Opportunities and Potential 
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Scoping Opinion Comment Assessment Response 

Development Areas in the Mill Lane, Taplow, Development Brief, 
Supplementary Planning Document (2013). Viewpoints 11-22 
inclusive were identified on site by SLR Consulting to provide 
further additional representative viewpoints on which to assess the 
visual effects of the proposed Masterplan Development. 

Surveyed photomontages have been prepared from three key 
views, which have also been agreed with SBDC and RBWM, in 
order to inform the visual impact assessment. The location of these 
views, (Viewpoints 2, 4 and 10) is also shown on Figure 13.4. 
Photomontages have not been prepared from Taplow Court or 
Cliveden, from where there are not likely to be any significant visual 
effects due to dense intervening woodland and a combination of 
intervening landform, woodland and distance respectively. 

An indication of the geographical extent to which views of the Site 
along local public rights of way and the river are available is shown 
on Figure 13.6, which provides an indication of the approximate 
Zone of Visual Influence of the Site and Masterplan Development. 

EIA should include a Landscape Character Assessment. See above. 

EIA should refer to National Character Areas. See above. 

 

Temporal Scope 

13.3.8 This assessment considers negative impacts and positive impacts (termed 'benefits', for brevity), as 
follows: 

■ Construction: a worst case period, in winter, during construction; the construction period is assumed to be 
five years duration, including demolition, temporary compounds, the storage of materials, vehicles 
movements and the erection of buildings; 

■ Operation: on completion of the Masterplan Development, in winter, without the benefit of effective 
mitigation; and 

■ After 15 Years: fifteen years after completion, in summer. 

13.3.9 In all cases, the assessment of impacts makes comparison with the baseline year 2014, during which 
the survey work was carried out. 

Extent of the Study Area 

13.3.10 Initially, a broad study area extending to 4km and beyond from the Site boundary was adopted as a 
desk study to understand the relationship of the Site to its surrounding landform, as illustrated on Figure 13.1: 
Topography and Long Distance Viewpoint. However, following a site visit, at which the visibility of the Site was 
assessed, available views were found to be very localised, as shown on Figure 13.4: Visual Appraisal. 

13.3.11 Although views to the Site are very constrained, as shown on Figure 13.6: Representative Views: 
Geographical Extent, the study area for the LVIA extends to over 1km from the Site boundary in order to 
consider issues such as the landscape planning context and surrounding landscape character, as illustrated on 
Figures 13.2 and 13.3. A landscape appraisal of the principal features of the Site is shown on Figure 13.5. 

Consultation 

13.3.12 SBDC and the Royal Borough of Windsor and Maidenhead (RBWM) were consulted on the selection of 
representative viewpoints to form the basis of the visual impact assessment, as well as on the selection of 
views from which to prepare photomontages illustrating how the Masterplan Development is likely to appear 
from key views. Agreement was reached on the selection of views shown on Figure 13.4: Visual Appraisal, as 
follows: 

■ SBDC: Simon Gray, Landscape Officer, email dated 25 March 2014; and 
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■ RBWM: Daniel Gigg, Principal Planning Officer, email dated 28 March 2014. 

Method of Baseline Data Collation 

Desk Study 

13.3.13 After establishment of the initial study area, a data trawl was undertaken to collect baseline information, 
including topography, landscape planning policy designations, published sources of landscape character and 
other relevant information. 

13.3.14 The sources of baseline data or copyright details are acknowledged on relevant drawings. 

Site Visit 

13.3.15 Following the data trawl, a site visit was made in March 2014 by two Chartered Members of the 
Landscape Institute to review the desk study information as it applies to the Site, identify representative 
viewpoints from publicly accessible locations, and assess the landscape composition of the Site as a basis for 
the LVIA. 

Identification of Sensitive Receptors 

13.3.16 The identification of sensitive receptors commenced with an initial data trawl of planning policy and 
landscape character to inform the Scoping Report submitted to SBDC. Following receipt of the Scoping Opinion 
from SBDC, a full baseline study was undertaken, which included the identification and appraisal of sensitive 
landscape and visual receptors. The baseline study included a site visit to identify representative viewpoints on 
which to base the assessment of sensitive visual receptors. The identification of sensitive receptors potentially 
affected by the Masterplan Development has had regard to the importance attached to the landscape in 
planning policy terms and to the type of viewer and extent to which their attention is focussed on the views. The 
sensitivity of landscape and visual receptors is described within Section 13.4: Baseline Conditions. 

Significance Criteria 

13.3.17 The assessment of potential effects as a result of the Masterplan Development has taken into account 
both the construction and operational phases. The significance level attributed to each effect has been 
assessed based on the magnitude of change due to the development proposals, and the sensitivity of the 
affected receptor/receiving environment to change, as well as a number of other factors that are outlined in 
more detail in Chapter 2 ‘Approach to the Assessment’ of this ES. Magnitude of change and the sensitivity 
of the affected receptor/receiving environment are both assessed on a scale of high, medium, low and 
negligible (as shown in Table 2.2 in Chapter 2 ‘Approach to the Assessment’, and reproduced below for ease 
of reference: 

 

Table 13.2: Matrix for Determining the Significance of Effects 

Magnitude of Change/ 
Effect 

Sensitivity of Receptor/Receiving Environment to Change/Effect  

High Medium Low Negligible 

High Major Moderate to Major Minor to Moderate Negligible 

Medium Moderate to Major Moderate Minor Negligible 

Low Minor to Moderate Minor Negligible to Minor Negligible 

Negligible Negligible Negligible Negligible Negligible 
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Significance of Effects 

13.3.18 The following terms have been used to define the significance of the effects identified, with Major 
effects and Moderate to Major effects considered to be significant in EIA terms: 

■ Major Effect: Where the Masterplan Development could be expected to have a very significant effect (either 
positive or negative) on landscape or views; 

■ Moderate to Major Effect: Where the Masterplan Development could be expected to have a significant 
effect (either positive or negative) on landscape or views; 

■ Moderate Effect: Where the Masterplan Development could be expected to have a noticeable effect (either 
positive or negative) on landscape or views; 

■ Minor to Moderate Effect: Where the Masterplan Development could be expected to have a small 
noticeable effect (either positive or negative) on landscape or views; 

■ Minor Effect: Where the Masterplan Development could be expected to result in a small, barely noticeable 
effect (either positive or negative) on landscape or views; and 

■ Negligible: Where no discernible effect is expected as a result of the Masterplan Development on 
landscape or views. 

Limitations and Assumptions 

13.3.19 This report has been prepared by SLR Consulting Limited with all reasonable skill, care and diligence. 
Information reported herein is based on the interpretation of data collected and has been accepted in good faith 
as being accurate and valid. 

13.4 Baseline Conditions 

13.4.1 The following section describes the baseline landscape and visual conditions of the Site and 
surrounding area. 

Landscape Character 

National Landscape Character (Published Sources) 

13.4.2 The Site lies within the wider landscape context of National Character Area (NCA) 115: Thames Valley 
(Ref. 13.11), identified by Natural England. Key characteristics of relevance to the Site and locality include: 

■ 'Flat and low-lying land, rising to low, river-terraced hills... 

■ The underlying geology is dominated by the London Clay which, over much of the area, is overlain by river-
lain sands and gravels. 

■ The numerous hydrological features provide unity to an area which otherwise lacks homogeny; these 
features include the River Thames and its tributaries... canals... 

■ Woodlands characterise the north-western area, with the wooded character extending up to the southern 
edge of the Chiltern Hills. 

■ Farming is limited... 

■ Although densely populated and developed, pockets of woodland, open grassland, parkland, wetlands and 
intimate meadows provide escape and tranquillity, and include a variety of habitats supporting important 
populations of many species, notably stag beetle, shoveler, gadwall and other invertebrates and wildfowl... 

■ To the south, the open Thames flood plain dominates, with its associated flat grazing land, becoming 
characterised by a number of formal historic landscapes on higher ground... 

■ The area has an urban character, and there are very few villages of more traditional character, although 
almost half of the area is greenbelt land and development has been restricted... 
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■ The river is closely associated with numerous historic places and cultural events... 

■ The area is important for recreation, both for residents and visitors. Historic parkland and commons provide 
access to green space, the Thames Path National Trail runs the length of the NCA, and a variety of 
activities are enjoyed on the river and other waterbodies.' 

13.4.3 NCA 110: Chilterns lies approximately 1.2km to the north-west of the Site. There is no intervisibility with 
this area. 

County Landscape Character (Published Sources) 

13.4.4 The Buckinghamshire Landscape Character Assessment (Ref. 13.12) describes the area 
encompassing the Site as LCA 115: Thames Valley and associated Landscape Character Zone Z11: Valley 
Floodplain. The key characteristics of this area are: 

■ 'Well defined river valley 

■ Historic riverside towns surrounded by recent development 

■ Sensitive attractive landscape close to river including parkland remnants 

■ Woodland cover approximately 12%, predominantly on steeper upper slopes' 

District Landscape Character (Published Sources) 

13.4.5 The South Bucks District Landscape Character Assessment (Ref. 13.13) characterises the area 
encompassing the Site as described below and shown on Figure 13.3. 

13.4.6 The north and west parts of the Site are described as Landscape Character Type (LCT) 24: Wooded 
Terrace and associated LCA 24.1: Burnham Beeches Wooded Terrace. The key characteristics of this 
landscape typology, of relevance to the Site and locality, are: 

■ 'An undulating terrace landform, formed on river terrace deposits, and gently rising from the south to the 
north, forming the higher ground in between the surrounding landscape types... 

■ Settlement is low density and highly dispersed, typically individual large properties or small hamlets located 
in the south, and isolated farmsteads scattered throughout then north. Settlement sits nestled within the 
landscape, often surrounded by woodland. 

■ ...extensive woodland cover... wood-pasture and veteran trees, a rich network of hedgerows and scrubby 
road side verges... 

■ Registered parks and gardens, particularly in the south west, add to the character of the area, and 
demonstrate important social and cultural significance. Namely, Cliveden... 

■ Limited views as a result of dense woodland cover, and restricted by winding rural roads, which create a 
sense of interest and intrigue. Views largely contained within character area, and limited inter-visibility with 
adjacent landscapes... 

■ A tranquil landscape, with a strong sense of enclosure and intimacy. Well balanced and harmonised by 
woodland cover. 

■ Recreational opportunities, including a network of footpaths and bridleways, nature reserves (e.g. Burnham 
Beeches), and historic parks and gardens.' 

13.4.7 The assessment goes on to state that the landscape and visual sensitivities include: 

■ '...Veteran trees/ancient pollards... 

■ The strong sense of tranquillity and intimacy, associated with low settlement and quiet roads. 

■ Registered parks and gardens, including... Cliveden... 

■ Sense of enclosure resulting from the dense woodland and undulating landform. 

■ Dominance of woodland and paddocks, and their recreational and ecological uses. 

■ Low level of dispersed settlement, vulnerable to infill.' 

13.4.8 The assessment states that the strength of character and intactness is 'Strong'. The strategy for the 
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area is to conserve and manage the area as a peaceful, natural landscape to maintain its intimate and 
enclosed character. 

13.4.9 Landscape guidelines of relevance include: 

■ '...Ensure that new buildings and development is sensitively integrated into the landscape through careful 
siting. 

■ Conserve the character and setting of historical parks and gardens... 

■ Promote the conservation and interpretation of rich historic environment.' 

13.4.10 The majority of the south parts of the Site are described as LCT 26: Floodplain and associated LCA 
26.2: Dorney Floodplain. The key characteristics of this character type, of relevance to the Site and locality, are: 

■ 'A flat, low lying floodplain, with very slight local topographic variation, underlain predominately with 
alluvium, and supporting free draining, loamy soils. 

■ ...smaller field enclosures of rough grazing and some pasture... 

■ A network of rivers, ponds and streams, with the River Thames running along the western and southern 
boundary and the Jubilee River meandering through the centre of the character area... 

■ Low hedgerows commonly define fields, with scattered or clumped trees along these boundaries. Trees are 
often associated with watercourses. Isolated trees and small pockets of woodland are widely dispersed, 
and overall woodland cover is sparse. 

■ Settlement is dispersed and spread linearly along roads or as common edge settlement, with a strong 
historic character... Isolated properties... are also scattered through the landscape... 

■ ...Views are occasionally interrupted and enclosed by wooded field boundaries. 

■ Varying levels of movement within this landscape, with pockets of tranquillity and calm, away from busy 
roads and settlement.' 

13.4.11 The assessment goes on to state that the landscape and visual sensitivities include: 

■ 'River courses... and the associated habitat and wildlife value. 

■ Occasional long views and panoramic vistas... 

■ Hedgerow field boundaries and scattered trees. 

■ The public rights of way access, particularly along the Thames path and Jubilee River. 

■ The flat landscape and the limited woodland, accentuates the visual sensitivity of the landscape. 

■ ...Historic parkland located at Berry Hill, Taplow...' 

13.4.12 The assessment states that the strength of character and intactness is 'Moderate'. The strategy for the 
area is to conserve and enhance the area with its important waterbodies of important ecological and 
recreational value and proving a valuable GI resource. To conserve elements of historic interest and maintain 
pockets of tranquillity away from overt human influence. 

13.4.13 Landscape guidelines of relevance include: 

■ '...Encourage management and protection of water bodies, and seek opportunities to enhance biodiversity 
interest. 

■ Encourage management and restoration of hedgerows, filling in gaps where necessary and seek 
opportunities to recreate and extend these habitats... 

■ Monitor vertical development along the floodplain, which will impact greatly on the low lying, open 
character... 

■ Protect and ensure good management of public rights of way... 

■ Conserve historic elements, such as archaeological features and parkland, which provide evidence of past 
use of the land.' 
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13.4.14 Rising land within the east part of the Site is described as LCT 20: Undulating Farmland and 
associated LCA 20.2: Burnham Undulating Farmland. The key characteristics of this character area, of 
relevance to the Site and locality, are: 

■ 'Undulating, transitional lowland topography gently rising between the Thames floodplain in the south and 
the higher wooded terrace to the north... 

■ A strong network of hedgerows with trees delineates field boundaries and roadside edges often providing 
dense and irregular wooded backdrops. Oak trees are characteristic of the area. 

■ Settlement is relatively sparse comprising linearly spread settlement along roads... and individual scattered 
farmsteads and isolated properties dispersed throughout... 

■ Registered parkland occurs... and contributes to the character of the area. 

■ An intimate and calm landscape with little movement... 

■ Varying degrees of enclosure contrasting between enclosed rural roads, dense woodland edges and open, 
expansive fields... 

■ The regular rolling landscape, extensive hedgerows and wooded field boundaries creates an organised and 
rhythmic landscape.' 

13.4.15 The assessment goes on to state that the landscape and visual sensitivities include: 

■ 'The strong hedgerow and tree network, which provides visual unity and an important wildlife corridor... 

■ Wooded field boundaries and small pockets of woodland, which provide enclosure and ecological interest... 

■ The relatively small scale, low density of settlement, which would be vulnerable to further expansion and 
over development. 

■ The visual unity of the landscape, and organised, well balanced nature...' 

13.4.16 The assessment states that the strength of character and intactness is 'Strong'. The strategy for the 
area is to conserve and manage the area as a peaceful landscape of mixed farmland and wooded field 
boundaries. Maintain the intimate rural and enclosed character.  

13.4.17 Landscape guidelines of relevance include: 

■ 'Conserve and manage the network of dense hedgerows, hedgerow trees and infield trees. Consider 
replanting hedgerows which have been lost... 

■ Ensure that new buildings and development is sensitively integrated into the landscape through careful 
siting. 

■ Conserve historic parkland and estates...' 

Townscape Character (Published Sources) 

13.4.18 The urban area to the west of the Site comprise Maidenhead, and there is intervisibility from residential 
areas bordering the River Thames to the west and south of the Site. 

13.4.19 The RBWM Townscape Assessment, Volume 1 (Ref. 13.14), characterises the urban townscape type 
to the west of the Site as 7: Victorian/Edwardian and Riverside Villa Suburbs and associated component 
Townscape Character Area 7A: Maidenhead Riverside. The key characteristics of this character area, of 
relevance to the Site's locality, are: 

■ 'Historically low density Victorian/Edwardian residential suburbs with some riverside bars and hotels. 

■ Built form is characterised by large buildings in generous plots, set well back from the road but with a 
riparian aspect. 

■ Later and modern infill development has increased density, but maintained orientation in relation to the 
river. 
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■ Architecture is late Victorian/early Edwardian Jacobean/Gothic revival styles with tile hung and applied 
timber details, ornate fenestration and porches. 

■ A roofscape of steep pitched, gabled roofs with chimneys and cupolas provides rich detailing and visual 
interest... 

■ Large, well vegetated gardens containing mature trees provide a well wooded setting. 

■ Some of the more ornate villas provide landmarks. 

■ The river provides a tranquil setting - wooded 'eyots' and riverside willows make reference to the underlying 
physical landscape. Other species include poplar.' 

13.4.20 The assessment guidelines state: 

'...enhance the management of the riverside greenspace within the settlement boundary, particularly where a 
more municipal character is apparent, and to conserve views to Cliveden, Boulter's Lock and Ray Mill Island, 
the historic Maidenhead Bridge (one of the historic gateways into Maidenhead, and key landmark)... Any 
changes to built form in terms of building lines, massing and roofscape, or the relationship of buildings to open 
space, should conserve the setting of and views to landmarks. Maidenhead Bridge also acts a key node, as 
does Boulters Lock Hotel, the riverside park and Ray Mill Island - these should be conserved as key points of 
focus for the character area. In addition, when planning any change to the character area, consider the 
appearance of such change in views from Cliveden. 

...Maidenhead Riverside lies on a chalk substrate where appropriate native tree species include oak, beech, 
ash, sycamore, whitebeam, yew, hazel, hawthorn, field maple, elder, birch, rowan and holly. Appropriate 
wetland species for the riverbank and associated open space include willow, ash and alder.' 

(It is noted that the above guidelines were written prior to the 'Ash Die-back' outbreak.) 

Description of the Site Landscape 

13.4.21 Figure 13.1 shows the Site in its wider topographical context. 

13.4.22 The Site lies predominantly on the flat valley bottom between the River Thames and the Jubilee River. 
A triangular plot of land within the Site, east of the Jubilee River, extends up the gently rising slopes of the 
valley south of Mill Lane. The northern part of the Site lies adjacent to the scarp slope on the east bank of the 
Jubilee River, forming part of Taplow Court. 

13.4.23 The Site is outlined in red on Figure 13.5, and comprises a narrow, triangular parcel of land between 
the River Thames and the Jubilee River, although the Site extends east of the Jubilee River to land sloping up 
towards Taplow Court and adjoining Berry Hill, two Registered Park and Gardens. 

13.4.24 Although externally much of the Site appears undeveloped and enclosed within a belt of mature trees, 
internally it contains a number of built features. 

13.4.25 A general description of the Site is provided at Section 3 of this ES. For the purposes of the LVIA and 
as illustrated on Figure 13.5, the Site has been broadly split in to five parts/portions, following a site appraisal 
visit undertaken in March 2014. The following text describes the landscape baseline for each portion with 
reference to the Ruskins Group Consultancy, Arboricultural Impact Assessment and Tree Condition Survey, 
August 2014, for the condition of existing trees: 

■ North Portion: The area is bounded to: 

 the east, by Jubilee River, beyond which lies the steeply wooded scarp slope of Taplow Court, a 
Registered Park and Garden; 

 the west, by the River Thames with the A4094 running parallel on its west bank, fronted by large 
residential properties and apartments; 

 the north, by a deciduous woodland which covers the narrowing strip of land between the River 
Thames and Jubilee River; and 

 the south-east, by Mill Lane, largely lined by trees, and to the south-west a water inlet to the former St. 
Regis Paper Mill. 
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13.4.26 This area largely comprises the grounds associated with two large disused Victorian villas on its 
western edge, comprising: 

■ Glen Island House (listed Grade II), designed to take in views of the River Thames. Its grounds are largely 
formed by areas of managed lawn and ornamental planting nearer the house and parkland trees, mostly 
comprising Category B or C Ash, Sycamore, Lawson Cyprus and Willows, with exception of two Category A 
Lime trees to the north-east. The parkland trees give way to deciduous woodland with occasional open 
glades to the north; and 

■ Mill Island House, which is relatively modest and does not have extensive views of the River Thames due 
to trees surrounding it largely comprising Category B and C Sycamore, Willow, Yew, Horse Chestnut and 
Ash, covered by a TPO. Near the house lies managed lawn and ornamental planting, though to a lesser 
extent than Glen Island House. 

13.4.27 The former St. Regis Paper Mill lies to the east, parallel with the Jubilee River. The disused mill 
buildings have a hard interface with the Jubilee River and a general air of abandonment. 

13.4.28 This area also includes a small plot of land on the west side of the River Thames, the site of the 
proposed footbridge abutment. 

■ South Portion: This area is bounded to: 

 the east, by Jubilee River; 

 the west, by Mill Lane, largely lined by woodland or properties fronting onto the road; 

 the north, by a PROW crossing the Jubilee River to the east and a large and visually intrusive disused 
gasholder; and 

 the south, by the busy A4, fronted largely by residential properties. 

13.4.29 This area largely comprises meadow, roughly sub-dived into three parcels by scrubby hedges and 
bounded by Category C Willow, Ash and Sycamore trees. A Volkswagen car dealership lies in the south-west 
corner, fronting onto the A4. To the north-east and north-west of the car dealership, two tree groups comprise a 
number of Category B trees, largely Sycamores. A single Category A Sycamore lies within the north-west 
group, which is also covered by a TPO. 

■ East Portion: This parcel is bounded to: 

 the east and south, by mature trees within the Registered Park and Garden of Berry Hill; 

 the west, by the Jubilee River; and 

 the north, by Mill Lane lined by trees. 

13.4.30 This meadow has an open aspect to the Jubilee River, gently sloping down to its banks. Vegetation 
around the perimeter generally consists of small trees and scrubby vegetation. A public footpath from the 
south-west crosses the north-west corner of the Site. Taplow Court lies on higher land to the north. 

■ South-west Portion: This small area comprises the disused Skindles Hotel bounded to the east by Mill 
Lane, to the west by the River Thames, to the north by residential properties, and to the south by the A4. 
Three trees lie between the hotel and the river, one being a prominent Category A Willow. 

■ West Portion: This area comprises a boatyard with a few small buildings and portacabins bounded to the 
east by Mill Lane, to the west by the River Thames, and to the north by the river inlet associated with the 
former St. Regis Paper Mill. To the south, the area is bounded by properties along Mill Lane and Dunloe 
Lodge, with some views of the river set within woodland and a strip of secondary woodland. 

13.4.31 The boat yard is largely unrelieved by vegetation, other than two Category C trees (Sycamore and 
Poplar) on its southern edge. 

13.4.32 The woodland around Dunloe Lodge is covered by a TPO, and is of mixed species and condition, 
however, towards its edges are a number of Category B trees largely comprising Sycamore, Pine and Ash, with 
a line of Category A Cedars and Pines adjacent to the river. 

■ Central Portion: This area is bounded to: 
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 the east, by Jubilee River; 

 the west, by Mill Lane, largely lined by woodland; 

 the north, by Mill Lane, beyond which lies the former St. Regis Paper Mill; and 

 the south, by a PROW. 

13.4.33 This area comprises the large existing Severnside industrial building with its extensive yard area to the 
north, and a large and visually intrusive gasholder to the south. Both areas are largely unrelieved by vegetation 
other than perimeter trees, largely comprising Category B and C Sycamore and Pine. 

Landscape Sensitivity 

13.4.34 The sensitivity assessment of landscape character and the constituent landscape elements of the Site 
potentially affected by the Masterplan Development is set out in Appendix 13.3. The assessment of sensitivity 
has been based on an assessment of landscape value, in conjunction with the susceptibility of a given receptor 
to change. 

Landscape Value 

13.4.35 The landscape value of the existing site and surrounding area is recognised in planning policy by a 
number of important designations, which comprise three Conservation Areas, two Registered Parks and 
Gardens of Special Historic Interest, and the River Thames Setting. The landscape value of the River Thames 
Setting is therefore generally considered to be high, including the Victorian/Edwardian and Riverside Suburbs 
of the Maidenhead townscape character area. 

13.4.36 The Site and surrounding area is also designated as a Major Development Site in the Green Belt. 
However, Green Belt is a planning rather than a landscape policy designation. The purpose of this extensive 
policy designation is to maintain openness within the area to which it applies; the Green Belt designation has 
not been therefore been made on the basis of landscape quality, and the landscape character of the areas 
beyond the River Thames setting has generally been assessed as medium landscape value. 

13.4.37 The landscape value of the Site is to some extent compromised by the dilapidated existing buildings of 
the former St. Regis Paper Mill, the redundant Severnside Industrial Area and adjacent gasholder. This is 
reinforced in planning policy terms by designation of the Site as an 'Opportunity Site' in the Core Strategy and 
identification of much of the Site as a 'Potential Development Area' in the Mill Lane, Taplow SPD. Other 
detracting elements, such as urban features on the A4 and some unsympathetic recent infill development along 
the A4094, lessen the overall landscape value. In overall terms, the landscape character of the Site and 
immediately adjoining area is therefore considered to be of generally medium value, in recognition of both its 
landscape context and condition. However, the landscape value of the central part of the Site occupied by the 
former Severnside Industrial Estate and redundant gasholder is considered to be low. 

13.4.38 The condition of existing trees on the Site varies from Category A (High) to U (Remove), however, 
overall the existing trees and woodland on the Site comprise an important element of the River Thames setting 
and taken together are therefore considered to be of high landscape value. 

13.4.39 An assessment of the landscape value of specific landscape receptors is presented at Appendix 13.3. 

Susceptibility of Landscape to Change 

13.4.40 The assessment of landscape susceptibility to change considers how the components of landscape 
character or landscape features potentially affected by the proposals would be able to accommodate new 
development of the type proposed, without undue harm. 

13.4.41 Direct landscape effects will be confined to within the Site or immediately adjoining landscape 
character areas. There is also potential for indirect effects on outlying landscape character areas with 
intervisibility to the Site. Within the Site boundary, there are a number of brownfield plots set within a framework 
of existing trees and woodland. The potential therefore exists for sensitive redevelopment of these plots, in 
conjunction with retention of existing trees and woodland, without compromising existing landscape character. 
Conversely, the removal of unsightly, derelict or disused buildings on the Site, excluding those of cultural 
heritage value, offers the potential for landscape enhancement. 
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13.4.42 The degree of landscape susceptibility to change on the Taplow Mill Site is therefore to a large extent 
dependant on the amount of proposed development. The existing landscape structure has considerable 
capacity to accommodate well considered new development, before the woodland character of the Site, the 
enclosure it provides and the important contribution it makes to the River Thames Setting is likely to be 
compromised. On balance, it is therefore considered that much of the landscape character of the Site and 
surrounding area generally has a medium susceptibility to change, with some ability to accommodate change of 
the nature proposed. However, on some parts of the Site most affected by existing development and with good 
visual enclosure, there is substantial capacity to accommodate change, and susceptibility has therefore been 
assessed as low, for example on the north and central parts of the Site. 

13.4.43 Conversely, it is considered that the east portion of the Site has a higher susceptibility to change due to 
its more open character and the lack of brownfield land. 

13.4.44 The assessment of landscape susceptibility to change is set out at Appendix 13.3: Landscape Effects 
Table. 

Overall Landscape Sensitivity 

13.4.45 Overall landscape sensitivity has been assessed as a combination of landscape value and 
susceptibility to change, and has therefore generally been assessed as medium, with limited areas of high to 
medium sensitivity, comprising: 

■ the Burnham Terrace Undulating Farmland LCA partly encompassing the east portion of the Site; and 

■ the east portion of the Site. 

13.4.46 The sensitivity of the central portion of the Site is considered to be low, and the north portion of the Site 
medium to low. 

Visual Appraisal 

13.4.47 The visibility of the Site was established by site observation and survey work, undertaken in March 
2014 by two Chartered Landscape Architects. 

13.4.48 Following a desk study and site visit made on 14 March 2014, twenty two publicly accessible 
viewpoints have been selected by agreement with SBDC and RBWM to provide a representative range of 
typical views towards the Site from different geographical locations and types of visual receptor (viewer). The 
locations of these views is shown on Figure 13.4, with panoramic photographs taken from each viewpoint 
included at Appendix 13.2. 

13.4.49 As shown on Figure 13.4: Visual Appraisal, the first ten viewpoints are taken from Plan 7: Constraints, 
in Part 5: Constraints, Opportunities and Potential Development Areas in the Mill Lane, Taplow, Development 
Brief, Supplementary Planning Document (2013). Viewpoints 11-22 inclusive were identified on-site by SLR 
Consulting to provide further additional representative viewpoints on which to assess the visual effects of the 
Masterplan Development. 

13.4.50 Viewpoints 21 and 22 were added as follows: 

■ Viewpoint 21: To provide a west-facing view towards Skindles Hotel and Maidenhead Bridge; and 

■ Viewpoint 22: To provide an additional view across the River Thames towards Maidenhead Bridge and 
Skindles Hotel. 

13.4.51 The visual impact assessment assesses the likely effects of the Masterplan Development on peoples' 
views from publicly accessible locations looking towards the Site, including views from the edge of Maidenhead 
across the River Thames and views from the Conservation Area (Viewpoint nos. 1, 2, 10, 11, 12, 13 and 14). 

13.4.52 An illustrative viewpoint (A) from the main terrace at Cliveden has also been provided for information. 
However, this viewpoint has been identified as not likely to experience any noticeable visual effects at the 
baseline stage and comprises Viewpoint A from Cliveden Court, as shown on Figure 13.1. Viewpoint A is 
included at Appendix 13.2 for information, but is not included in detailed reporting. From the panoramic 
photograph, approximately 2.5km from the Site, it can be seen that the Site is indistinguishable from this 
viewpoint within the overall wooded character of the Thames Valley bottom. It can be seen that much of the 
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Site to the east is concealed from this viewpoint by the steep scarp slope of the Thames Valley. 

13.4.53 In order to inform the visual impact assessment, three photomontages from agreed viewpoints have 
been prepared, in order to illustrate the visual effects of the Masterplan Development, from Viewpoints 2, 4 and 
10.The viewpoint locations for the three photomontages were carefully selected to represent the most sensitive 
viewpoint locations, based on the landscape and visual study, including review of the Mill Lane Taplow SPD 
which also highlights these views on Plan 7, Part 5.  

13.4.54 Site photographs illustrating these views are contained in Appendix 13.2, and are described in the 
Visual Effects Table at Appendix 13.4. 

13.4.55 Views towards the Site are restricted to local views (up to 0.5km distance) from adjacent river corridors, 
roads and public footpaths due to the screening effect of the adjacent urban areas and existing vegetation. 
Views are frequently restricted by trees and buildings, with more elevated views tending to be seen against the 
backdrop of the suburbs of Maidenhead. 

13.4.56 Typical local views include: 

■ from the west: 

 Viewpoint 1 - taken from Ray Mead Road (A4094) and Thames Path National Trail looking across the 
River Thames towards the north portion of Site in its heavily wooded setting, with Glen Island House 
prominent on the river bank; 

 Viewpoint 2 - taken from Ray Mead Road (A4094) and Thames Path National Trail looking across the 
River Thames towards the north portion of the Site in its heavily wooded setting; St. Regis Paper Mill is 
partly visible, filtered by trees in the mid-ground, as is Dunloe Lodge; 

 Viewpoint 10 - view from Maidenhead Bridge and Thames Path National Trail looking across the River 
Thames towards the south-west portion of the Site, comprising the disused Skindles Hotel partly 
screened by trees adjacent to existing residential properties and houseboats. The west portion of the 
Site is heavily screened by a wooded island (eyot) in the river. Taplow Court in its wooded setting can 
be seen on the skyline; 

 Viewpoint 11 - view from small public park and footpath in the vicinity of Maidenhead Bridge looking 
across the River Thames towards the south-west portion of the Site, comprising the disused Skindles 
Hotel partly screened by trees adjacent to existing residential properties and houseboats. The west 
portion of the Site is heavily screened by a wooded island (eyot) in the river; 

 Viewpoint 12 - passing view from Ray Mead Road and Thames Path National Trail looking across the 
River Thames towards the west portion of the Site, comprising Dunloe Lodge (set within and partly 
filtered by woodland), and a boatyard seen between three heavily wooded islands (eyots) in the river, 
and with a woodland backdrop; 

 Viewpoint 13 - view from the vicinity of Boulters Restaurant looking across the River Thames towards 
the north portion of the Site in its heavily wooded setting behind moored houseboats. A single flue of 
St. Regis Paper Mill can be seen above the woodland, as can a chimney of Glen Island House; 

 Viewpoint 14 - view from Ray Mill Island public open space in the vicinity of Boulters Restaurant looking 
across the River Thames towards the north portion of the Site in its heavily wooded setting; 

 Viewpoint 22 - view from public footpath along the River Thames towards the south portion of the Site 
comprising the disused Skindles Hotel, filtered by mature riverbank trees in the midground, adjacent to 
Maidenhead Bridge. Existing residential properties on the west bank of the River Thames with 
balconies overlooking the river are prominent in the foreground; 

 Viewpoint 9 - passing view from the A4, looking towards the Site comprising the Volkswagen car 
dealership and disused Skindles Hotel in the foreground, with mature trees at Taplow Court and Berry 
Hill on the skyline beyond; 

 Viewpoint 15 - view from PROW alongside Jubilee River, looking towards the east portion of the Site 
comprising a meadow sloping gently down towards the river bounded by mature trees within Berry Hill 
and set below Taplow Court which is prominent on the skyline. Part of the south portion of the Site area 
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is screened by hedgerow trees and a single flue of St. Regis Paper Mill on the north portion of the Site 
can be seen above trees in the distance; 

 Viewpoint 21 - passing view from the A4 before it crosses Maidenhead Bridge, looking towards the 
south and south-west portions of the Site which comprises the car dealership and the disused Skindles 
Hotel; 

■ from the east: 

 Viewpoint 4 - an elevated view from a PROW, looking across the east portion of the Site comprising 
meadows adjacent to the Jubilee River. Large industrial buildings at Severnside and the large 
gasholder on the central portion of the Site can be seen on the opposite side of the river filtered by 
riverbank trees, set in front of the car dealership and Skindles Hotel on the south-west portion of the 
Site; 

 Viewpoint 16 - view from PROW footbridge crossing the Jubilee River, looking towards the central 
portion of the Site comprising large industrial buildings at Severnside and its yard (densely filtered by 
trees lining the river), the north portion comprising large industrial buildings and flues of the former St. 
Regis Paper Mill, and the east portion comprising meadow filtered by a low boundary hedgerow; 

 Viewpoint 17 - view from PROW footbridge crossing the Jubilee River, taking in the tip of the east 
portion of the Site comprising meadow adjacent to mature trees within Berry Hill; and the south portion 
of the Site, largely screened by hedgerow trees running parallel to the river. The car dealership on the 
A4 can be glimpsed through trees, as can properties fronting the A4 in the distance; 

 Viewpoint 18 - passing view from Mill Lane as it crosses the Jubilee River, looking into the north portion 
of the Site comprising the large industrial buildings and flues of the former St. Regis Paper Mill and 
mature woodland; 

 Viewpoint 19 - elevated view from the grounds of Taplow Court looking towards the Site and the large 
industrial buildings of the former St. Regis Paper Mill on the north portion of the Site (which it is just 
possible glimpse through trees in winter), and the east portion of the Site which is screened by the 
dense hedgerow and trees along Mill Lane. The built-up area of Maidenhead, including high rise flats, 
can be seen in the distance to the west; 

 Viewpoint 20 - elevated view from the grounds of Taplow Court looking south-west towards the Site 
which is screened by trees. The suburbs of Maidenhead and existing residential properties on the A4 
can be seen in the distance; 

■ from the centre of the Site (along Mill Lane): 

 Viewpoint 3 - a passing view taken from taken from Mill Lane looking towards the north portion of the 
Site, comprising large industrial buildings at St. Regis Paper Mill, along with clutter at its entrance 
(fencing, security camera columns, barriers and portacabins), partly filtered by trees. A fenced area of 
disused hardstanding on the south portion of the Site can also be seen in front of an enclosure and 
lighting column associated with the Jubilee River; 

 Viewpoint 5 - passing, glimpsed view through gateway and trees on Mill Lane, looking into the south 
portion of the Site which comprises the Severnside large industrial buildings and extensive yard with 
lighting and security camera columns. Woodland on the west portion of the Site can be seen to the right 
(west); 

 Viewpoint 6 - passing view along Mill Lane towards the west portion of the Site, comprising scrubby 
vegetation and trees beyond tall metal fencing and a medium height wall; 

 Viewpoint 7 - view from PROW looking across the south and east portions of the Site, comprising 
meadows bounded by a concrete post and wire fence, scrubby hedgerow trees and mature trees within 
Berry Hill in the distance. The large gasholder on the central portion of the Site represents a prominent 
feature in the view; 

 Viewpoint 8 - passing view from Mill Lane looking across the south portion of the Site, comprising an 
area of woodland, area of hardstanding (partly in use as car park) and the Volkswagen car dealership 
in the foreground. Meadows forming the east portion of the Site can be seen in the midground enclosed 
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by the line of trees on the west bank of the Jubilee River with mature trees at Berry Hill beyond. 
Existing residential properties line Mill Lane in the foreground; 

■ from the north: 

 Viewpoint A - an elevated, long distance view looking along a designed vista towards the Site, 
screened by intervening topography and trees. 

Visual Sensitivity 

13.4.57 The sensitivity assessment of the above representative views potentially affected by the Masterplan 
Development has been assessed, with the findings set out at Appendix 13.4. The assessment of sensitivity 
has been based on an assessment of the value of views, in conjunction with the sensitivity of a given visual 
receptor to change. 

Value of Views 

13.4.58 As with landscape value, the value of views has been informed by planning policy designations 
applicable to those areas from where representative views of the Site have been identified. The assessment of 
the value of views also has regard to the quality of the view, which in a number of instances is compromised by 
the presence of dilapidated buildings on the Site, or discordant urbanising influences which detract to some 
extent from the character of Conservation Areas. 

13.4.59 A number of views from Ray Mead Road/the Thames Path National Trail, views from Ray Mead Island, 
Maidenhead Bridge and the Jubilee River footpath looking towards Taplow Court and views from Taplow Court 
are considered to be of high value, reflecting the planning policy importance attached to their location, as well 
as the quality of view. However, a number of views from Mill Lane are considered to be of low value, due to the 
visually detracting influences of existing industrial/urban elements, many of which are in a dilapidated condition. 
All other representative views are considered to be of medium value. An assessment of the value of each of the 
22 representative views identified and the illustrative view from Cliveden Court is presented at Appendix 13.4. 

Susceptibility of Viewers to Change 

13.4.60 The assessment of a viewer's susceptibility to change considers a person's occupation or activity at 
representative locations and the extent to which their attention or interest is therefore focussed on the view and 
can accommodate change of the type proposed without undue harm to their visual amenity. 

13.4.61 Users of the Thames Path National Trail are generally considered to have a high susceptibility to 
change, especially where the trail is being used for outdoor recreation and enjoyment of riverside views. Users 
of Ray Mead Island Park are similarly considered to have a high susceptibility to change, since for many people 
the attractive landscape setting of the park forms an important part of their recreational experience. 

13.4.62 In reality, the susceptibility of viewers from each location varies substantially according to the extent to 
which the view forms an important part of their enjoyment. However, the assessment in this ES Chapter 
assumes a worst case scenario for each representative location. For example, pedestrians and cyclists along 
the River Thames would generally have a higher susceptibility to change than people travelling in vehicles 
whose views would tend to be more fleeting. In this instance, the higher susceptibility has been used in the 
assessment. 

13.4.63 Other users considered to have a high susceptibility to change are considered to be users of the public 
footpath across Maidenhead Bridge, and visitors or residents of Taplow Court parkland. 

13.4.64 Users with a lower susceptibility to change are considered to be vehicle travellers along Mill Lane, 
where views are generally very enclosed and vehicle travellers on the A4 where views are relatively fleeting. 

13.4.65 The assessment of the susceptibility of viewers to change, by reference to representative viewpoint 
locations, is set out at Appendix 13.4. 

Overall Visual Sensitivity 

13.4.66 The sensitivity of viewers from the 22 representative viewpoints identified by the baseline assessment 
varies from high to low, reflecting a combination of the assessment of the value of views in relation to the 
susceptibility of viewer's enjoyment of these views to change, as set out above. 
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13.4.67 Representative viewpoints considered to be of high sensitivity comprise: 

■ Viewpoint 1: View from Ray Mead Road (A4094) and Thames Path National Trail adjacent to the River 
Thames, looking south-east towards the Site; 

■ Viewpoint 2: View from Ray Mead Road (A4094) and Thames Path National Trail adjacent to the River 
Thames, looking east towards the Site; 

■ Viewpoint 10: View from A4 bridge and Thames Path National Trail over the River Thames, looking north-
east towards the Site; 

■ Viewpoint 11: View from small public park and footpath along the River Thames, looking north-east towards 
the Site; 

■ Viewpoint 13: View from Ray Mead Road East bridge, near Boulters Restaurant, looking south-east 
towards the Site; 

■ Viewpoint 14: View from Ray Mead Island public open space behind Boulters Restaurant, looking east 
towards the Site; 

■ Viewpoint 15: View from PROW, just north of the A4, adjacent to the Jubilee River, looking north towards 
the Site; 

■ Viewpoint 19: View from Taplow Court grounds, looking south-west towards the Site; 

■ Viewpoint 20: View from Taplow Court grounds, looking south-west towards the Site; and 

■ Viewpoint 22: View from a footpath adjacent to the River Thames, looking south-east towards the Site. 

13.4.68 The sensitivity assessment for each representative view is set out at Appendix 13.4: Visual Effects 
Table. 

Future Baseline 

13.4.69 Much of the Mill Lane site comprises derelict or disused buildings, including the former St. Regis Paper 
Mill, the Severnside compound, gasholder, Glen Island House, Mill Island House, Dunloe Lodge and Skindles 
Hotel. The disused nature of the Site means that ongoing maintenance and management of buildings, 
structures and associated external areas will be minimal and the condition of the Site will therefore gradually 
decline further. During the landscape and visual appraisal of the Site undertaken in March 2014, there was 
some evidence of fallen trees resulting from wind-blow. Without positive landscape management, the condition 
of existing trees on the Site is also likely to deteriorate. 

13.5 Assessment of Effects, Mitigation and Residual Effects 

13.5.1 The likely changes to landscape character and views have been assessed using the methodology set 
out previously in this Chapter. The results are set out in full within the Landscape and Visual Effects tables, at 
Appendices 13.3 and 13.4. The significant effects identified in the Landscape and Visual Effects tables are 
summarised below. Photomontage visualisations, together with the methodology used for their preparation, are 
provided on Figures 13.7 - 13.12, at Appendix 13.5. Photomontages have been prepared to illustrate existing 
and proposed views in both winter to show what is sometimes referred to as the ‘worst case’ view and in 
summer for comparison. The methodology used to prepare the photomontages is also included at Appendix 
13.5. 

Construction 

Description of First Effects 

13.5.2 During the site clearance and construction phase, a number of disused and derelict existing buildings 
on the Site will be demolished. The Site will be gradually redeveloped, with potential impacts arising as a result 
of demolition and construction activities which may, for example, include the use of mobile cranes for the 
construction of taller buildings, which could be visible from the surrounding landscape. 
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13.5.3 It is anticipated that it is likely to take approximately 5 years to complete construction of the Masterplan 
Development. 

13.5.4 The LVIA considers the effects of construction in worst case terms. This means that the LVIA considers 
construction activities taking place simultaneously across the whole site. In practice, however, construction 
works are likely to be progressed incrementally in a number of phases, although it is not possible to confirm the 
exact timescales at this point in time. The landscape and visual effects of demolition and construction work in a 
specific location may in practice, therefore, be lower than predicted, because the scale of construction activities 
at any given point in time is likely to be incremental. 

13.5.5 The phased approach would offer the potential to implement the corresponding phases of landscape 
mitigation early on in the overall construction period, with the result that the initial phases of landscaping could 
potentially have had approximately 5 years to mature by the time that the overall Development has been 
completed. 

13.5.6 The principal demolition and construction activities likely to affect the LVIA are anticipated to be as 
follows: 

■ site clearance, including selected tree removal and demolition of existing buildings; 

■ the potential use of mobile cranes and other large construction equipment; 

■ construction compounds and site offices with associated contractor parking; 

■ temporary perimeter site hoardings; 

■ excavation and earthworks; and 

■ construction of buildings, roads and associated infrastructure and landscaping. 

Mitigation 

13.5.7 The LVIA takes account of the following proposed landscape and visual mitigation measures, which are 
also set out in the Landscape and Visual Effects tables. 

13.5.8 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 
negative effects on sensitive environmental resources, for example, existing trees, and other receptors, such as 
people's views, as a result of construction activities. 

13.5.9 Other mitigation measures to be utilised during construction will include: 

■ adherence to best practices set out in the CEMP to minimise negative landscape effects, including 
sensitive location of construction equipment and site compound areas to minimise potential negative visual 
effects; 

■ application of tree protection measures in accordance with BS 5837:2012 'Trees in Relation to Design, 
Demolition and Construction'; and 

■ perimeter site hoardings to screen views of low level construction activities, materials stockpiles and 
associated visual clutter. 

13.5.10 Further mitigation measures which could be considered comprise: 

■ consideration given to the temporary landscape treatment of areas awaiting redevelopment to minimise any 
negative visual impacts; and 

■ consideration given to the potential for advanced phasing of planting and landscaping, subject to 
development phasing 

Landscape Effects 

13.5.11 Full details of the assessment of landscape effects are set out in the Landscape Effects Table, at 
Appendix 13.3. The following provides a summary of any significant effects likely to occur during demolition 
and construction, together with the reasons for those effects. 

13.5.12 There are not likely to be any significant negative effects or benefits at the national level on the Thames 
Valley Landscape Character Area (LCA) at the regional level on the Thames Valley Floodplain LCA, or at the 
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district level on the Burnham Beeches Wooded Terrace Landscape Character Type (LCT), the Dorney 
Floodplain LCT, or Burnham Undulating Farmland LCT, which together encompass the Site and adjoining area. 

13.5.13 There are also not likely to be any significant effects at the local level on the landscape character of the 
Site, which for the purposes of the LVIA has been sub-divided into six site areas (portions), described within the 
baseline section of this Chapter. This is largely due to the sensitivity of the Site, which has generally been 
assessed as medium, but with some pockets of low sensitivity because of the previously developed nature and 
condition of much of the Site in conjunction with the enclosure provided by existing mature trees and woodland. 
There are, however, likely to be a moderate negative effect on the landscape character of the north, south, 
west and south-west portions of the Site, where construction activities would be mainly focussed, but these 
effects are not considered to be significant. 

13.5.14 The effects on existing trees are considered in the Arboricultural Impact Assessment. 

Visual Effects 

13.5.15 Full details of the assessment of the effects on views are set out in the Visual Effects Table, at 
Appendix 13.4. The following provides a summary of significant effects likely to occur during demolition and 
construction, together with the reasons for those effects. 

13.5.16 There are likely to be short-term temporary moderate to major negative effects during construction on 
views from Maidenhead Bridge (Viewpoint 10) from the small public park adjacent to Maidenhead Bridge 
opposite the Site (Viewpoint 11) and from Ray Mead Island Park (Viewpoint 14), as a result of views of 
construction activities. These significant effects would result of a medium magnitude of visual effect on 
receptors of high sensitivity. 

13.5.17 With the exception of the above Viewpoints 10, 11 and 14, there are not likely to be any other 
significant negative visual effects during construction, due in the main to either the enclosed nature of much of 
the Site, or in some cases the dilapidated nature of parts of the Site, which lowers the sensitivity of visual 
receptors. There are, however, likely to be moderate negative effects on views from two very limited sections of 
Ray Mead Road, opposite the proposed Jubilee Riverside North apartments (Viewpoint 2) and obliquely south-
west towards Skindles Hotel (Viewpoint 22), the public right of way (PROW) crossing the central part of the Site 
(Viewpoint 7), and from the continuation of this PROW from the Jubilee River footbridge (Viewpoint 16), but 
these effects are not considered to be significant. 

Description of Residual Effects 

13.5.18 For the purposes of the LVIA, residual impacts have been defined as those remaining 15 years after 
completion, when proposed planting will have had the benefit of 15 years growth. A summary of the significant 
residual effects likely to remain 15 years after completion is set out at the end of the following section 
describing landscape and visual effects of the Masterplan Development during operation. 

Operation 

Description of First Effect 

13.5.19 This assessment stage represents completion of the Development summarised at paragraph 13.3.2, as 
shown on the Landscape Masterplan, during the first year of operation. 

Mitigation 

13.5.20 The LVIA takes account of the following proposed landscape and visual mitigation measures, which are 
also set out in the Landscape and Visual Effects Tables. The principal proposed landscape mitigation 
measures comprise: 

■ concentration of new development locations on previously developed land; 

■ retention of existing trees to soften the appearance of the Masterplan Development in key views from 
across both the Thames and Jubilee Rivers, including the Thames Path and other local public footpaths, 
and to provide a strong mature landscape framework to the Masterplan Development from the outset; 

■ substantial new tree planting to supplement existing trees and woodland; 
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■ implementation of a long-term landscape management plan, to enhance existing trees and woodland and 
help ensure successful establishment of new landscape planting; 

■ selection of building materials in keeping with the local river frontage architectural character typical of the 
locality, to predominantly comprise facing brick, render, weatherboarding and curtain walling; 

■ provision of a high quality residential landscape environment, including tree-lined streets and landscaped 
gardens to the front of the properties; and 

■ landscaping of key new road junctions to form attractive public realm areas, in order to help integrate the 
proposed access arrangements into the existing landscape; 

Landscape Effects 

13.5.21  Full details of the likely landscape effects on completion are set out in the Landscape Effects Table, at 
Appendix 13.3. The following provides a summary of the significant landscape effects at completion, together 
with the reasons for those effects. 

13.5.22 On completion, there will be no significant negative landscape effects. This is in part because effects 
on landscape character at both the district level and the local site level are likely to be positive, as a result of 
redevelopment of the previously developed and derelict parts of the Site and landscape enhancements. There 
are therefore likely to be moderate benefits to the North and West parts of the Site, resulting from: 

■ north portion of Site: redevelopment of the former St. Regis Paper Mill and associated landscaping and 
restoration of the Glen Island House and Mill Island House Listed Buildings in restored landscape settings; 
and 

■ west portion of Site: restoration of the Dunloe Lodge Listed Building in a restored landscape setting, 
enhancement of the existing boat yard and new landscaping and riverside tree planting associated with the 
new car park. 

13.5.23 However, the above landscape character benefits are not considered to be significant in relation to the 
character of the Site portions as a whole. 

13.5.24 There is also likely to be a moderate effect on the south-west portion of the Site, as a result of the 
replacement of the derelict Skindles Hotel, with new appropriately designed riverside apartments. However, the 
nature of these effects are considered to be neutral, since the proposals are in keeping with the existing 
landscape elements and are also not considered to be significant. 

Visual Effects 

13.5.25 Full details of the likely visual effects on completion are set out in the Visual Effects Table, at Appendix 
13.4. The following provides a summary of the significant visual effects at completion, together with the reasons 
for those effects. 

13.5.26 On completion, there are likely to be moderate to major benefits to views from Maidenhead Bridge 
(Viewpoint 10), from the small public park adjacent to Maidenhead Bridge opposite the Site (Viewpoint 11). In 
these views, there would be a medium magnitude of visual effect on receptors of high sensitivity, and visual 
benefits would result from replacement of the existing derelict Skindles Hotel with new attractively designed 
riverside apartments and riverside tree planting and landscaping. The moderate to major visual effects from 
Ray Mill Island Park (Viewpoint 14) are considered to be neutral, as a well-designed pedestrian footbridge 
would not obscure existing views and would be in keeping with the typical elements associated with River 
Thames views. 

13.5.27 There are however, likely to be moderate negative effects on the view from a very limited section of 
Ray Mead Road, looking obliquely south-west towards Skindles Hotel (Viewpoint 22), as a result of the removal 
of existing trees. 

13.5.28 There are also likely to be moderate benefits on views from the PROW crossing the central part of the 
Site (Viewpoint 7), and from the Jubilee River footbridge (Viewpoint 16), but these effects are not considered to 
be significant. 

Description of Residual Effects 

13.5.29 For the purposes of the LVIA, residual impacts have been defined as those remaining 15 years after 
completion, when proposed planting will have had the benefit of 15 years growth. Full details of the likely visual 
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effects 15 years after completion are set out in the Landscape and Visual Effects Tables, at Appendices 13.3 
and 13.4. The following provides a summary of the significant and residual impacts 15 years after completion. 

Residual Landscape Effects 

13.5.30 15 years after completion, there are not likely to be any significant residual negative landscape effects 
as a result of the Masterplan Development. 

Residual Visual Effects 

13.5.31 Long-term visual benefits are likely to arise in a number of views as a result of redevelopment of the 
Site and the associated landscape proposals, albeit these many benefits are not considered to be significant 
because the Masterplan Development will remain visually well enclosed by existing trees with limited views 
from publicly accessible viewpoints within the surrounding landscape. 

13.5.32 However, 15 years following completion of the Masterplan Development, the moderate to major 
benefits to views from Maidenhead Bridge (Viewpoint 10) from the small public park adjacent to Maidenhead 
Bridge opposite the Site (Viewpoint 11) would remain. Visual benefits are likely to further develop as riverside 
tree planting and landscaping establishes and matures. The moderate to major neutral visual effect from Ray 
Mill Island Park (Viewpoint 14) would also remain. 

13.6 Summary 

13.6.1 The Site lies within the Green Belt and almost entirely within the River Thames Setting, designated in 
the South Bucks and Royal Borough of Windsor and Maidenhead Local Plans. The northern part of the Site 
and its western margin also lie within the Taplow Riverside Conservation Area and two Registered Parks and 
Gardens of Special Historic Interest, Taplow Court and Berry Hill, adjoin the Site to the east. The Thames Path, 
a National Trail, passes close to the Site on the west bank of the River. Much of the Site, which lies within the 
overarching Thames Valley landscape character area, has been previously developed and currently 
accommodates a number of large-scale disused or derelict buildings and structures, which are not particularly 
noticeable from the surrounding area due to the visual enclosure provided by the large numbers of trees on the 
Site, some of which carry Tree Preservation Orders. 

13.6.2 There are not likely to be any significant negative effects on the landscape character of the surrounding 
area or on the Site during construction. This is largely due to the previously developed nature and condition of 
much of the Site in conjunction with the enclosure provided by existing mature trees and woodland. There are, 
however, likely to be some significant temporary negative visual effects during construction on views from 
Maidenhead Bridge, from the small public park adjacent to Maidenhead Bridge opposite the Site and from Ray 
Mead Island park, as a result of views of construction activities, however these negative effects would only be 
temporary. On completion of the Masterplan Development, effects on landscape character at both the district 
level and the local site level are on balance likely to be positive, but these are not considered to be significant. 
There are likely to be some significant benefits to views from Maidenhead Bridge and from the small public park 
adjacent to Maidenhead Bridge opposite the Site, as a result of replacement of the existing derelict Skindles 
Hotel with new attractively designed riverside apartments and new riverside tree planting and landscaping. The 
visual effects of the proposed pedestrian footbridge would not obscure existing views, and a well-designed 
footbridge would be in keeping with the typical elements associated with River Thames views. 

13.6.3 15 years after completion of the Masterplan Development, when proposed planting will have had the 
benefit of 15 years growth, there are not likely to be any significant residual negative landscape effects. Long-
term visual benefits are likely to arise in a number of views as a result of redevelopment of the Site and the 
associated landscape proposals, albeit, these many benefits are not considered to be significant because the 
Masterplan Development will generally remain visually well enclosed by existing trees. However, the significant 
benefits to views identified at completion would remain and increase as the extensive new tree planting and 
landscaping becomes established and matures. 

13.6.4 Within the Green Belt, the construction of new buildings is generally considered as inappropriate 
development. Exceptions to this include limited infilling or the partial or complete redevelopment of previously 
developed sites. The Site also lies within the South Bucks District Council, Mill Lane Opportunity Site, where 
the opportunity for redevelopment of the Site is acknowledged, provided that the proposals would result in no 
greater impact on the openness of the Green Belt and would preserve and where possible enhance the 
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character and appearance of the riverside setting, including views. 

13.6.5 The definition of Green Belt openness in planning policy terms is generally considered to be a 
perceived absence of urban sprawl or urbanisation. The findings of the LVIA have shown that on completion of 
the Masterplan Development there will be no significant negative effects on views from a range of 
representative public viewpoints agreed with the District Council. The findings also show that there would be no 
significant negative effects on landscape character. The Masterplan Development will not therefore result in 
any significant negative impact on the openness of the Green Belt, or the River Thames Setting. Instead, 
positive enhancements to the Green Belt in terms of access, recreation and visual amenity have been 
incorporated as part of the landscape masterplan for the Site. 
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