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South Bucks District Council 
Planning Committee 

 
 
Date of Meeting: 17 December 2014  Parish:   Taplow 

 

Reference No: 14/01716/FUL                                               Full Application 

Proposal: Construction of a footbridge over the Thames from Mill Island to 
Ray Mead Island.  

Location: Proposed Footbridge, Mill Lane, Taplow, Buckinghamshire  

Applicant: Berkeley Homes (Three Valleys) Ltd 

Agent: Maddox And Associates Ltd 

Date Valid Appl Recd: 17th September 2014 

Recommendation: PER 

 
 
 
SEE MAP ATTACHED 
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LOCATION PLAN – This plan is supplied only to identify the location of the site and for no other purpose whatsoever. 

 

Reproduced from the Ordnance Survey Mapping with the permission 

of the Controller of Her Majesty’s Stationery Office  Crown Copying.   
Unauthorised reproduction infringes Crown Copyright and may lead to 
prosecution or Civil proceedings. 

South Bucks District Council 
Licence Number LA 100025874 

 
SCALE  : NOT TO SCALE 
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THE PROPOSAL: 
 
This application is for a footbridge over the Thames from Mill Island to Ray Mead Island. 
The application is submitted in conjunction with applications 14/01714/FUL, 
14/01715/LBC and 14/01760/FUL for a comprehensive redevelopment of the Mill Lane 
site. The bridge forms part of that overall development and whilst this is a separate 
application it should not be viewed in isolation.  
 
Please read this report in conjunction with the report on application 14/01714/FUL for the 
full appraisal of all the issues relevant to this and the full scheme for the Mill Lane site.    
      
 
LOCATION & DESCRIPTION OF SITE: 
  
The overall site, which is the subject of the 4 applications, extends to approximately 20.8 
hectares (ha) in size and is designated as a Major Developed Site in the Green Belt, under 
Core Policy 15. The bridge which is the subject of this application would be located to the 
north of all of the existing and proposed buildings for the site. The eastern half of the 
bridge falls within South Bucks District. The western half of the bridge falls within the 
Royal Borough of Windsor and Maidenhead (RBWM). The application has been submitted 
separately from the comprehensive scheme for the whole site due to the due to the fact 
that it straddles the administrative boundaries. 

Please see the report on application 14/01714/FUL for the full location and description of 
the site. 
  

RELEVANT PLANNING HISTORY: 
 
Please see the report on application 14/01714/FUL for the relevant planning history for 
the site as a whole. 
 
 
REPRESENTATIONS AND CONSULTATIONS: 
 
PARISH COUNCIL COMMENTS: 
 

When the application was first submitted the Parish made the following comment:- 
 

‘The proposed footbridge to the north of the site is welcomed in principle.  This 
will provide much needed linkages across the River Thames to Maidenhead.  
However, we have reservations regarding the detailed design proposals submitted 
in the application, and feel unable to support the design as it stands.  The 
proposed bridge design appears to be more appropriate to a motorway and 
unfortunately, would not result in the positive contribution that TPC (and the 
SPD) requires in this setting.  We believe that a higher quality design which is 
more sensitive to the special protected character of this prominent site would be 
a much more appropriate intervention in this conservation area setting.’ 

 
When the amended design for the bridge was received the Parish made this further 
comment:-  

 
‘We note that a revised design for the proposed footbridge has been submitted.  
These appear to show a more elegant approach to the sensitive environment in 
which the bridge is proposed to be constructed.’ 
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CORRESPONDENCE: 
 
Please see the report on application 14/01714/FUL for details of all the correspondence 
received. Many of the letters quote the application number for all 4 applications but most 
of the points focus on the other two planning applications. With regard to the proposed 
bridge the representations include the following:- 
 
- Strongly support the plan for the redesigned footbridge; clever design would be a 

wonderful feature and is much more appealing than the original plan; 
- Commitment to public footbridge is very welcome; sitting between 2 conservation 

areas it needs a stylish design – the initial design was heavy and industrial, the new 
design is light, elegant and appears to float across the water; 

- Bridge will enable circular walk down either side of the river, but would like to see 
wider set of footpaths within the development; 

- Danger sign in Thames needs to be taken into account; 
- It must be a requirement of the approval that the bridge be completed at a reasonably 

early stage of the development of the wider site as could all too easily be left out at a 
late stage. 

 
2 letters from residents of Boulters Lock Island, where the bridge would land on the 
Maidenhead side, object for grounds including the following:- 
 
- Inadequate consideration has been given to the impact of the bridge on the 

Maidenhead side of the river and functionality of proposed cycleway and footpath 
linkages on either side of the river has not been thought through; 

- The road on Boulters Lock Island is inadequate, poorly signed and already has mixed 
use (this is in RBWM); 

- There is no effective parking and traffic management on Boulters Island (in RBWM); 
Other detailed issues are raised about the wildlife and potential anti-social behaviour 
on the RBWM side of the bridge; 

- No cycling is allowed on Ray Mill Island nor the footpath alongside the river; 
- Bridge will further encourage parking on the RBWM side of the river. 
 
 
SPECIALIST ADVICE: 
 
Environment Agency:  
 

No objection as have agreed the amended bridge design with the developer 
through their ongoing engagement and request 1 informative. 
 

Bucks County Rights of Way: 
 

Rights of Way – whilst it is called a ‘footbridge’, the opportunity for cycling is 
facilitated by its minimum width of 2m which complies with the relevant standards 
for unsegregated walking and cycling across a bridge. To compliment this, the 
approach track to the east should be at least 3m wide. (That particular approach 
along the island by boardwalk is not designed as a cycle route, though cyclists can 
walk their bikes across it, because it has been kept to a 2m width in order to avoid 
building a larger structure across this environmentally sensitive island area). 
 
Due to concern about possible disturbance to wildlife by walkers and cyclists after 
dark, and the ecological sensitivity of the area for the approach boardwalk, 24 
hour access to the bridge is not considered to be a requirement.  
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Bucks County Policy and Sustainability Services: 
 

Crucial that bridge is shared use including cycling. County has funding for off-road 
cycle route along A4 and scheme should be designed to link safely into that. 

 
Bucks County Archaeology: 
 
 No objection subject to condition. 
 
English Heritage: 
 

Scheme should be determined on the basis of local specialist conservation advice. 
 
South Bucks Conservation and Design Officer: 
 

Objected to the initial bridge design. Raises no objection to the amended bridge 
design which is considered to enhance the character of the Conservation Areas. 

 
South Bucks Landscape Adviser: 
 

Tree coverage will minimise impact of bridge on landscape. Lighting details should 
be explored as could impact on wildlife. 
 

South Bucks Arboricultural Adviser: 
 
No objection subject to 4 conditions. 

  
 
ISSUES & POLICY CONSIDERATIONS: 
 
RELEVANT POLICY 
 
Please see report on 14/01714/FUL 
 
1.0  KEY POLICY ASSESSMENT 
 
1.1 The 8th bullet point of Core Policy 15 states that any redevelopment of the Major 
developed Site in the Green Belt should include a new footbridge provided across the 
Thames to Maidenhead in the vicinity of Boulters Lock. This proposal accords with that 
requirement.  
 
1.2 Box 4 on page 50 of the Mill Lane Taplow Supplementary Planning Document (SPD) 
sets out the more detailed requirements for the new footbridge and footpath to Mill 
Lane. For consistency with the main report on 14/01714/FUL and to ensure all issues 
are taken into account, the relevant section from the SPD is repeated in full in italics 
below, with a comment as to how the proposal addresses the points raised. 
 

‘Location 
 

The proposed location of a new footbridge is indicated in Appendix C. Whilst the 
exact landing points will be subject to more detailed work; it is likely that these 
will be on Ray Mead Island to the west and on land on the northern part of the 
site, to the east. This location is considered to be the most suitable in terms of 
the optimum span of the bridge and ease of construction. The bridge will link to 
the existing footpath network on Ray Mead Island and also link to a new footpath 
that will extend down to Mill Lane, within the site.’  
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1.3 The bridge would be in the position envisaged in Appendix C and would link to a 
new footpath to Mill Lane.  
 

‘Design and Feasibility of Footbridge 
 

The design of the footbridge will be developed in preparation for submission of a 
planning application. However, initial discussions have been undertaken with the 
Environment Agency with regard to likely landing points and design. The 
Environment Agency has confirmed that the provision of the footbridge in the 
approximate location proposed is feasible in design and layout terms. The River 
Thames will remain navigable upon completion of the footbridge and its 
construction will not adversely impact possible flooding issues.’ 
 

1.4 The Environment Agency has no objection to the proposed bridge. In aesthetic 
terms the design of the bridge has been improved from that initially submitted so that 
it would now be an attractive and positive addition to the local landscape and river-
scape and would enhance the character of the Conservation Areas. The new design is 
considered to be more appropriate for this location than the bridge indicated on page 
50 of the SPD and less intrusive than the tall structure indicated in Appendix C of the 
SPD. As access is likely to be restricted to approximately daylight hours there may be 
limited need for lighting, but to ensure any lighting is acceptable a condition requiring 
full details is considered appropriate.  
 

‘Accessibility 
 

Given the existing restricted cycle access to Ray Mead Island (and the western 
landing point of the footbridge), the footbridge should be designed for 
pedestrians only, allowing sufficient space for pedestrians to pass whilst pushing a 
bicycle. Within the site, the path leading from the bridge to Mill Lane should offer 
shared pedestrian and cycle access.’ 
 

1.5 The bridge will have significant benefits to the overall scheme in terms of 
accessibility and permeability. In pedestrian terms the scheme on the Mill would be a 
dead end if it were not for the new path and bridge. The bridge width does meet the 
requirement for shared use by pedestrians and cyclists, thereby exceeding what was 
envisaged in the SPD, however it is not considered this currently has a great practical 
advantage for cyclists as they currently have to dismount on the RBWM side of the 
bridge at Boulters Island anyway. The new footpath from the bridge to Mill Lane is 
intended to take the form of a raised boardwalk. This protects the low lying, 
ecologically undisturbed part of the island from significant public intrusion and footfall 
but it does mean cyclists would be expected to walk their bikes to the bridge. Given 
the arrangements for cyclists on Boulters Island it is not considered that this design 
issue represents grounds for objecting to the bridge.   
  

‘The footbridge should provide for disabled access.’ 

1.6 The design and Access Statement states on page 64 ‘The landing abutments on 
both river banks will be constructed to ensure a maximum ramp gradient of 1:12 is 
not exceeded to safeguard access to people with physical disabilities in accordance 
with the building regulations.’ Therefore the bridge includes no steps, has gentle 
inclines throughout and it and the boardwalk are more than adequate width for 2 
wheelchairs to pass each other. 

‘Loss of Trees 
 

The proposed location of the bridge will necessitate the loss of some trees to both 
banks of the River Thames. The loss of trees will be kept to an absolute minimum. 
It is also accepted that some trees will have to be lost during the course of 
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construction of the bridge, in order to provide an adequate amount of space for 
construction.  

 
Initial feasibility work concludes that it is likely that the bridge will be 
constructed on-site(as opposed to being ‘floated’ into place). Therefore a 
construction compound will be required in order to provide the footbridge.’  

 
1.7 The Arboriculturalist considers that tree loss has been kept to a minimum. If the 
application is to be approved, conditions would be essential to ensure protection of 
trees during the work.  
 

‘Route from Bridge to Mill Lane 
 

As Ray Mead Island is closed at night, the footbridge will also be closed during 
hours of darkness. The closure of the bridge and route to it from Mill Lane will 
require careful management, details of which should be provided when an 
application (or applications) to develop the site is submitted. The treatment of 
the path will have to be agreed with the Council, and a suitable boundary 
treatment provided to protect the woodland to the north that is recognised as 
having a high level of biodiversity.’ 
 

1.8 The Environment Agency and County Ecologist are satisfied with the proposals for 
the whole site including for the bridge and boardwalk to access the bridge. The closure 
of the bridge at night is consistent with what was envisaged in the SPD and what 
already occurs on Ray Mead Island. Boundary treatments on the wider site can be the 
subject of conditions if the main application is approved. The Management Company 
for the apartments will be responsible for the bridge including its closure at night. This 
is a matter that will be dealt with in the legal agreement should the application be 
approved.  
 
 
CONCLUSION  
 
In conclusion I am satisfied that a fair balance would be struck between the interests of 
the community and the human rights of the individuals in the event of planning permission 
being granted in this instance. 
 
However, taking account of the considerable local interest in this application it is 
considered that value would be added to the decision making process if Members were to 
carry out a SITE VISIT prior to determination of the application. 
 
 
RECOMMENDATION   
 
Full Planning Permission 
 
 
DELEGATE TO THE HEAD OF SUSTAINABLE DEVELOPMENT TO DETERMINE IN 
ACCORDANCE WITH THE INSTRUCTIONS OF THE COMMITTEE SUBJECT TO THE 
SATISFACTORY COMPLETION OF A S106 LEGAL AGREEMENT TO SECURE THE PROVISION, 
MAINTENANCE AND MANAGEMENT OF THE BRIDGE OR, IF AGREEMENT CANNOT BE 
REACHED, REFUSE FOR SUCH REASONS AS CONSIDERED APPROPRIATE. 
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Conditions and Reasons: 
 
1.  NS01   Standard Time Limit. 
2.  MS09a   Development to accord with application drawings.  
 
3.  No development shall take place until the applicant, or their agents or 

successors in title, have secured the implementation of a programme of 
archaeological work to include a ‘strip and record’ in accordance with a written 
scheme of investigation which has been submitted by the applicant and 
approved by the District Planning Authority. 

 
 Reason: To ensure the appropriate recoding and protection of archaeological 

remains (Core Policy 15 of the Core Strategy (adopted February 2011) and 
Section 12 of the NPPF refer.) 

 
4. NT01  Landscaping scheme to be submitted 
5. NT02  First planting season 
 
6. The destruction by burning, of materials within the site shall not take place within 

8 metres of the furthest extent of the canopy of any tree or group tree to be 
retained on the site or on land adjoining as shown on the submitted tree removals 
plan Project No. 0814-1436 Rev 1 TRP 1. Similarly, no building materials, 
equipment, vehicles, plant, oil or other petroleum products shall be stored or 
allowed to stand within the branch spread of the trees to be retained on site.   
(NT12) 

 
Reason: To ensure that the trees to be retained are adequately protected, in the 
interests of visual amenity.   (Policies EP3 and EP4 of the South Bucks District Local 
Plan (adopted March 1999) refer.) 
 

7. NT17  Requires Tree Constraints Plan and Method Statement. 
 
8. No development shall take place until full architectural detailed drawings at a 

scale of not less than 1:20 (elevations and plans) of: a 10 metre long typical 
section of railings (including spindals, handrails and joins); a 10 metre long 
typical section of one of the arches; the join between the concrete plinth 
where it meets the railings and the arch; the point where the bridge meets the 
retaining wall of Ray Mill Island have been submitted to, and approved in 
writing by, the District Planning Authority. The development(s) shall be carried 
out and maintained thereafter in accordance with the approved details.  

 
Reason: In the interests of the visual amenities of the area.  (Core Policy 15 of 
the Core Strategy (adopted February 2011) and the Taplow Mill Lane 
Supplementary Planning Document (adopted July 2013) refer).  
 

9. No development shall take place until details of the foundation design of the 
bridge to ensure the protection of the retained trees has been submitted to and 
approved in writing by the District Planning Authority. The foundation design 
shall be constructed as approved and retained as such thereafter. 

 
Reason:  To ensure a form of development that maintains, and contributes 
positively to, the character and appearance of the area. (Core Policy 15 of the 
Core Strategy (adopted February 2011) and the Taplow Mill Lane 
Supplementary Planning Document (adopted July 2013) refer).   
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10.  No construction works or any other development shall commence until a 

detailed Method Statement and mitigation strategy including a watching brief 
and enhancement measures, for amphibians, reptiles and river mussels has 
been submitted to and approved in writing by the District Planning Authority. 
The development shall then be carried out in accordance with the approved 
method statement, mitigation strategy and enhancement measures. 

 
Reason: In the interests of wildlife protection and to mitigate any adverse 
impact on the reptile population within or around the site, along with 
enhancement.  (Core Policy 15 of the Core Strategy (adopted February 2011) 
and the Taplow Mill Lane Supplementary Planning Document (adopted July 
2013) and Section 11 of the NPPF refer).   
 

11. No tree, shrub or hedgerow felling, or any vegetation management and/or cutting 
operations should take place during the period of 1st March to 31st August inclusive 
unless it is under the supervision of a suitably qualified ecological expert who has 
had at least 48 hours notice in order to check the site prior to works commencing.  

 
Reason: In the interests of wildlife protection and to mitigate any adverse impact 
on the bat population within or around the site. (Core Policy 15 of the Core 
Strategy (adopted February 2011) and the Taplow Mill Lane Supplementary 
Planning Document (adopted July 2013) and Section 11 of the NPPF refer).   
 

12. No construction works or any other development shall commence until further 
otter surveys have been undertaken and then submitted to and approved in 
writing by the District Planning Authority. Should otters be present then no 
construction or other development shall commence until a mitigation strategy 
and enhancement measures have been submitted to and approved in writing. 
The development shall then be carried out in accordance with the approved 
mitigation strategy and enhancement measures. 

 
Reason: In the interests of wildlife protection and to mitigate any adverse 
impact on the otter population within or around the site, along with 
enhancement. (Core Policy 15 of the Core Strategy (adopted February 2011) 
and the Taplow Mill Lane Supplementary Planning Document (adopted July 
2013) and Section 11 of the NPPF refer).   
 

13. Prior to the commencement of any construction works, 2 bat hibernation boxes of 
two different designs shall be erected on trees within the site or in the vicinity of 
the site. These bat boxes shall be retained thereafter. 

 
Reason: In the interests of biodiversity enhancement. (Core Policy 15 of the Core 
Strategy (adopted February 2011) and the Taplow Mill Lane Supplementary 
Planning Document (adopted July 2013) and Section 11 of the NPPF refer).  
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14. No development shall commence until an external lighting scheme has been 
submitted to, and approved in writing by, the District Planning Authority. The 
scheme shall be implemented prior to first use of the bridge and thereafter the 
lighting shall be operated in accordance with the approved scheme and 
maintained as operational. The scheme shall include the following: 

 
i)  The proposed design level of maintained average horizontal illuminance 

for the site. 
ii)  The proposed vertical illumination that will be caused by lighting when 

measured at windows of any properties in the vicinity. 
iii) The proposals to minimise or eliminate glare from the use of the lighting 

installation. 
iv)  The proposed hours of operation of the light. 
 
Reason: To ensure the development contributes to the visual amenities of the 
area and in the interest of the Green Belt and biodiversity. (Core Policy 15 of 
the Core Strategy (adopted February 2011) and the Taplow Mill Lane 
Supplementary Planning Document (adopted July 2013) refer).    

 
 
Informatives:- 
 
1. Under the terms of the Water Resources Act 1991, and the Thames Land Drainage 

Byelaws 1981, the prior consent of the Environment Agency is required for any 
proposed works or structures, in, under, over or within 8 metres of the top of the bank 
of the River Thames, designated a ‘main river’. This is separate to and in addition to 
any planning permission granted. 
 

2. It is the responsibility of the developer/applicant to ensure that the works hereby 
approved proceed in accordance with the approved details and in compliance with 
any conditions on the planning permission. The conditions on this permission that 
appear in bold text and are numbered 3, 4,7, 8, 9, 10, 12 and 14 are known as a 
conditions precedent. These are conditions which require compliance before any 
works whatsoever start on site. Where conditions precedent have not been 
complied with any works purporting to benefit from the consent will be 
unauthorised and a breach of planning control. The Development Management 
section will not normally approve details required by a condition precedent 
retrospectively. A new application will usually be required under these 
circumstances. 
 
Conditions precedent must be formally confirmed as being complied with by the 
District Planning Authority prior to commencement of work. Formal 
discharge/compliance may also be required for other conditions. Any requests for 
the discharge/compliance of conditions must be submitted to the District Planning 
Authority in writing. Each such written request to discharge/compliance any 
conditions will require payment of a separate fee. 
 

3. Whilst condition 14 requests details of lighting for the development, this is not to 
encourage lighting but is in the expectation that lighting will be kept to the 
absolute minimum functionally necessary. Any excess lighting could adversely 
impact on the biodiversity of the environment. 
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………………………………………………………………………………………………………………………………………………… 
 

LIST OF APPROVED PLANS 

 

 

Plan number/name Date received  by District 
Planning Authority 

TRP1 14.11.14 

KA075/TPA/201 14.11.14 

KA075/TPA/202 14.11.14 

KA075/TPA/101 14.11.14 

KA075/TPA/102   14.11.14 

KA075/TPA/301  14.11.14 

KA075/TPA/302  14.11.14 

KA075/TPA/303 14.11.14 

403.00534.00023.GA.006 Rev.P1 14.11.14 

403.00534.00023.GA.100  17.9.14 

403.00534.00023.GA.200   17.9.14 

403.00534.00023.GA.201  17.9.14 

AA4755/P/2100 Rev.B    14.11.14 


