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2 Approach to the Assessment 

2.1 Introduction 

2.1.1 This Chapter sets out the approach that has been taken to complete the EIA of the Masterplan 

Development, including reference to legal requirements, best practice and the assessment of the application 

plans. This reflects the requirements set out in the Town and Country Planning (Environmental Impact 

Assessment) Regulations, 2011 (the EIA Regulations) (Ref. 2.1) and relevant current best practice guidance, 

as follows: 

■ National Planning Practice Guidance (NPPG) document ‘Environmental Impact Assessment’ (Ref. 2.2) 

■ Department for Communities and Local Government (DCLG), 2006 - Amended Circular on Environmental 
Impact Assessment: A Consultation Paper, June 2006 (Ref. 2.3);  

■ Department of Environment (1995), Good Practice Guide to the Preparation of Environmental Statements 
(Ref. 2.4) 

■ Department for Communities and Local Government (DCLG) 2006 – Environmental Impact Assessment: A 
Guide to Good Practice and Procedures: A Consultation Paper (Ref. 2.5). 

2.1.2 An overview of the guidance and methodology adopted for each technical study is provided within the 

respective technical chapters within this ES (Chapters 6 – 15).  

2.2 Design and Environmental Interface 

2.2.1 The current Applications seek to address the concerns raised by SBDC and other consultees as 

reflected in the reasons for refusal as set out in the decisions notices (Appendix 1.1).   

2.2.2 The key amendments to the Applications can be summarised as follows which deliver a development 

compliant with the SPD (as outlined in Core Policy 15: Mill Lane (Opportunity Site)) (Appendix 1.2): 

■ Revisions to the overall proposed floorspace quantum, leading to a reduction of 46 residential dwellings; 

■ A full redesign including a reduction in heighs of both the proposed new residential dwellings and 
apartment buildings on both the mill side and severnside area; 

■ Improvement to the setting of Grade II Listed Glen Island House by replacing an apartment building with a 
terrace of Mews houses and creating a courtyard setting utilising the retained Stables; 

■ Redesign of internal residential layouts to address concerns of the Crime Prevention Officer; 

■ Improved parking provision;  

■ Further improvements to the quality of the open space on offer and circulation routes across the site; and 

■ Re-design of the access off the A4 Bath Road onto Mill Lane. 
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2.2.3 Throughout the design process for the Masterplan Development (Including the 2014 Applications and 

these current Applications), the environmental specialists involved in the assessment and the project design 

team have worked together to ensure that where possible, adverse environmental effects are avoided through 

revisions to the scheme design before the Application Plans as submitted for approval were finalised. 

2.2.4 The alternative scheme layouts that have been considered are discussed in Chapter 4 ‘The 

Masterplan Development’. 

2.2.5 Where significant effects have been identified, the designs of the Masterplan Development have, where 

possible, reduced these effects. In addition, enhancement opportunities have been identified to maximise the 

benefits and positive aspects of the proposed development to reflect the ambitions and objectives of the SPD 

for the opportunity site. For example the design and layout as shown on the Application Plans has been 

informed by the on-going landscape and ecology studies and modelling relating to flood risk. Such inherent 

mitigation measures are discussed further in each of the technical chapters (Chapters 6 – 15), and Chapter 17 

‘Summary of Effects and Mitigation Measures’ of this ES. 

2.3 Basis of the Assessment of the Masterplan  

2.3.1 The four detailed planning Applications are defined by the detailed plans submitted for approval 

including a Masterplan (Figure 4.1) as presented in Chapter 4 ‘The Masterplan Development’ have been the 

basis of the assessment for the purposes of the EIA using available information and knowledge of the Site and 

surrounding area to determine the potential for significant environmental effects. As this is an overarching EIA, 

there has been an overall approach to the four Applications as outlined below. The approach to this EIA is the 

same as the approach used for the 2014 EIA and agreed in principle with SBDC.  

2.3.2 As mentioned, these Applications form a redesign of the previous Masterplan development, and aim to 

address the concerns raised by SBDC and associated consultees.   

2.3.3 Figure 1.2 shows the location and the extent of the collective boundary of the Applications, which is the 

same as the previous boundary assessed as part of the previous Applications in 2014. 

Overall Quantum of Development and Uses  

2.3.4 Chapter 4 ‘The Masterplan Development’ confirms the quantum of development and land uses 

proposed by the four Applications and in particular defines and describes the principal components associated 

with the quantum of the land uses proposed.     

2.3.5 A total of 211 dwellings are proposed, a restaurant, improvements to the existing boatyard, enhanced 

open space, retention and refurbishment of historic buildings, commercial space and a footbridge across the 

Thames.  

2.3.6 For the purposes of the assessment of likely significant environmental effects, certain technical aspects 

of the EIA are based on the proposed quantum of development and the approach taken for those assessments 

are confirmed below:   

■ Socio-Economics specifically in relation to population and therefore demand for social infrastructure (e.g.  
doctors,  dentists, school places, open space etc.) and additional local spending. The quantum assumed is 
as defined in the total of the Planning Applications; and 

■ Traffic and Transportation specifically in relation to trip generation and modal split (and so indirectly, Noise 
and Vibration and Air Quality in relation to the assessment of road traffic noise and air quality effects).    
The modelling and assessment of transport effects (and associated effects on air quality and noise) has 
been completed based on a maximum development of 211 dwellings, a restaurant, improvements to the 
existing boatyard, enhanced open space, the retention of refurbishment of existing historic buildings, 
commercial space and a new pedestrian footbridge across the River Thames.  
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2.3.7 It is worth noting also that the transport assessment results also consider the cumulative effect in terms 

of the changes on the local highway network as a result of future developments as well as the future growth on 

the local highway network of 211 dwellings and other existing developments in the local area together. The 

traffic data that has been used in the assessments for noise and air quality also adopt the same approach. 

2.3.8 The technical chapters contained within the ES report the assessment and associated mitigation of the 

Masterplan Development based on the quantums and proposed uses identified above. It is likely that there is a 

direct correlation between the number of residential dwellings and the environmental effects the Masterplan 

Development will have on the Site and surrounding areas. In the event that fewer residential dwellings were to 

be provided, the significance of the environmental effects associated with the Masterplan Development will be 

less. 

Scale Dependent EIA Technical Studies   

2.3.9 There are a number of technical aspects of the EIA which use details of scale for the purposes of the 

assessment of the likely significant environmental effects. These are as follows:   

■ Landscape and Visual Assessment;  

■ Archaeology and Cultural Heritage; and 

■ Ecology and Nature Conservation (indirectly in relation to the amount of open space proposed).  

2.3.10 In relation to these scale-dependent studies of the EIA, the 3-dimensional envelope tested is that 

shown on the detailed plans submitted including height and built footprint as compared to the existing built 

development areas and areas of open space.  

2.4 Stages of the Assessment 

2.4.1 The following stages have been followed during the preparation of this ES: 

■ Scoping study and agreement of assessment methodologies and approaches resulting in a Scoping 
Opinion by SBDC; 

■ Establishment of the existing baseline environmental conditions within the Site and the surrounding area; 

■ Identification of planning policy context and applicable guidance; 

■ Consultation with statutory consultees, other organisations and the public; 

■ Assessment of alternatives;  

■ Identification of the aspects of the environment likely to be significantly affected by the Masterplan 
Development as identified at the Scoping stage, including in particular, population, fauna, flora, soil, water, 
air, climatic factors, material assets including the architectural and archaeological heritage, landscape and 
inter-relationship between the above factors; 

■ Determination of significance criteria to assess the level of any identified environmental effects of the 
Masterplan Development; 

■ Identification, prediction and assessment of the likely significance of the environmental effects, both 
positive and negative, of the Masterplan Development (during construction and operation) including effects 
on socio-economics; traffic and transportation; noise and vibration; local air quality, nature conservation 
and ecology; landscape and visual impact, archaeology, ground conditions and contamination; flooding, 
drainage, water quality and water resources; agriculture and soil resources and effects from the Masterplan 
Development in relation to climate change; and limitations and assumptions related to these assessments, 
including the management of uncertainty in the assessment process;  

■ Identification of suitable mitigation, enhancement and monitoring measures to prevent, reduce or remedy 
any likely significant negative environmental effects of the Masterplan Development; and 
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■ Assessment of the significance of any residual effects remaining following the implementation of the 
identified mitigation measures. 

Scoping Study 

2.4.2 A Scoping Report was prepared by WSP in February 2014 (Appendix 2.1), in accordance with 

Regulation 13 of the EIA Regulations and was submitted to SBDC with a request for a Scoping Opinion.  

2.4.3 A formal Scoping Opinion (Appendix 2.2) was received from SBDC in April 2014 and included 

responses from Buckinghamshire County Council (BCC), RBWM and a number of statutory consultees, 

including the Environment Agency, English Heritage and Natural England. The Opinion indicated that the 

Scoping Report was reasonable and comprehensive, subject to certain comments and amendments (Table 

2.1). WSP responded to the SBDC Scoping Opinion to clarify a number of points (Appendix 2.3), with a 

separate response provided to the BCC ecologist in relation to the ecological surveys (Appendix 2.4).  

2.4.4 For the purposes of these current Applications, a letter (Appendix 2.5) was issued to SBDC to agree 

that this ES would rely on the same scope and topics for discussion as outlined and agreed in the previous 

Scoping Report and Opinion (Appendix 2.1 and 2.2).  SBDC agreed to this in principle, and as before in the 

2014 EIA the matters raised through the Scoping Report (Appendix 2.1) and Scoping Opinion (Appendix 2.2) 

and any subsequent consultation responses from the 2014 Applications and reported in the officer’s reports to 

committee, have been addressed through the technical studies as presented within this ES. 

Table 2.1: Summary of ES Scoping Opinion 

Consultee Comment relevant to ES Discipline Location of 
Information in this 
ES 

SBDC Transportation and Access 

The potential trip generation during the construction and following 
occupation as a result of the Masterplan Development must be addressed. 

Access issues, including walking, cycling and public transport access need 
also be addressed. 

The environmental implications of such additional transport infrastructure 
need to be fully explored, including the new proposed accesses to the Site 
and access to the A4 (Bath Road). 

A walker/cyclist audit should be undertaken along with a feasibility study of 
footpaths/bridleways, and an appraisal of walking/cycling links. 

 

Chapter 6 
‘Transportation and 
Access’ 

Local Air Quality 

The short term impacts of carrying out demolition and remediation should 
be assessed along with the medium and long-term impacts of the 
Masterplan Development and new uses. 

The additional potential effects of increased emissions from traffic as a 
result of the Masterplan Development needs consideration and the 
proximity of the gas holder to the proposed new uses should fully be 
investigated. 

Chapter 7 ‘Local Air 
Quality’ 

Noise and Vibration 

The short term impacts of carrying out demolition and remediation should 
be assessed along with the medium and long-term impacts of the 
Masterplan Development and new uses. 

Chapter 8 ‘Noise and 
Vibration’ 

Nature Conservation and Visual Impacts 

Surveys should be undertaken to establish habitats, including the presence 
of mature trees, grass and meadow-land habitats, hedgerows and any 
potential aquatic habitats. 

Attention should be paid to species on the Site as there may be notable 
flora and fauna. 

Chapter 9 ‘Ecology 
and Nature 
Conservation’ 
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Consultee Comment relevant to ES Discipline Location of 
Information in this 
ES 

Direct impacts on habitats and biodiversity during the construction phase 
and operation need to be assessed and the consultation with the relevant 
national and local bodies must be demonstrated. 

Opportunities for ecological enhancement should be identified. 

River surveys should be scoped in to assess impacts to the Thames and 
Jubilee Rivers and the surrounding environment, along with a biodiversity 
offsetting assessment to demonstrate any loss / gain.  

Artificial Lighting 

The light-spill associated with the Masterplan Development, including as 
part of the setting of the River Thames and when viewed from the opposite 
time of the River. 

Chapter 10 ‘Artificial 
Lighting’ 

Flooding, Drainage, Water Quality and Water Resources 

The Site should be developed, based on its location, to be ‘Water Neutral’. 
Additionally the location and relationship of the Site to the River Thames 
and any potential flooding and any mitigation proposed must be 
considered. 

Water and waste management should be assessed and how they 
demonstrate sustainability. 

Chapter 11 ‘Water 
Quality, Water 
Resources, Flood 
Risk and Drainage’ 

Socio-Economic Effects and Population 

The effects on construction employment and the increase in direct and 
indirect jobs created as a result of the Masterplan Development have been 
addressed, as have the effects of the Masterplan Development on the 
Local and Regional Economies and the local amenities, including health 
facilities and education facilities. 

Analysis should be made relating to the contribution to the housing stock 
and the provision of affordable housing. 

Recreation, health and wellbeing should be assessed. 

Chapter 12 ‘Socio-
Economics and 
Population’ 

 Landscape and Visual Impacts 

There needs to be a detailed assessment of the openness of the Green 
Belt Land and a character assessment will need to be carried out. Impacts 
and implications need to be fully understood. 

The impact on the preservation or enhancement of the conservation area 
will need to be addressed in detail along with the impacts on the historic 
character and appearance and setting of the listed buildings on the Site. 
Consideration relating to the location of the River Thames must be 
considered. 

The visual impacts of the Masterplan Development on the Site and 
surrounding area, and the views associated with Taplow Court must be 
assessed in detail. 

Microclimatic impacts should be scoped in to cover shading / light on the 
rivers.  

Chapter 13 - 
‘Landscape and 
Visual Assessment’ 

Built Heritage and Historic Landscape 

A qualitative assessment of the heritage assets associated with the Site 
and surroundings must be conducted. Additionally the impact on listed 
buildings as well as conservation areas will need to be fully addressed. 

Chapter 14 
‘Archaeology and 
Cultural Heritage’ 

Ground Conditions and Contamination 

The potential implications of any remediation required on parts of the Site 
associated with the old Paper Mill and ‘Severnside’ must be fully assessed, 
as must the location and potential hazards associated with the gasholder. 

Potential impacts on surface and ground water will also need to be 
considered. 

Chapter 15 ‘Ground 
Conditions, 
Hydrogeology and 
Contamination’ 
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Consultee Comment relevant to ES Discipline Location of 
Information in this 
ES 

Inclusion of an NTS. ‘Non-Technical 
Summary’ 

Full description of the Development and Assessment of Alternatives. Chapter 4 ‘The 
Masterplan 
Development’ 

Consideration of the implications of the whole scheme and associated 
infrastructure. 

Chapter 16 
‘Cumulative Effects’ 

BCC Sustainable Transport 

The County Council would encourage the opportunity provided to deliver 
sustainable transport links to the A4 for east and south bound walkers and 
cyclists from Taplow Mill and makes suggestions for items to be 
incorporated into the planning development process for this site. 

Chapter 6 
‘Transportation and 
Access’ 

Cultural Heritage 

It is considered important that the historic environment is dealt with in one 
section (rather than across two, as currently) to assess the significance of 
the site. 

Chapter 14 
‘Archaeology and 
Cultural Heritage’ 

Landscape and Visual  

Reference should be made to the South Bucks District Landscape 
Character Assessment (2011), the Buckinghamshire Historic Landscape 
Character Assessment (2006) and specifics within the NPPF. 

Chapter 13 - 
‘Landscape and 
Visual Assessment’ 
and Chapter 14 
‘Archaeology and 
Cultural Heritage’ 

RBWM Landscape and Visual (including heritage assets) 

The temporary impacts during demolition, excavation works and during 
construction works should be assessed, as well as the effect of noise, 
vibration and other construction activities on heritage assets.  

Additionally, the views from the Site to the Maidenhead Riverside 
Conservation Area (MRCA), including heritage assets within the MRCA 
and on the River Thames should be assessed, in particular the views from 
Maidenhead to the listed Taplow Court and Maidenhead Bridge. 

A full British Standard compliant Tree Survey and Implications Assessment 
and all hedgerows that could be affected by the Masterplan Development 
must be included in the ES, with details as to whether they would meet the 
criteria under the Hedgerows Regulations 1997 for being categorised 
‘important’. 

Chapter 13 - 
‘Landscape and 
Visual Assessment’ 

Traffic and Transport 

The Traffic and Transport Assessment should include the remediation, 
construction and operational phases, existing site information and existing 
Site access, baseline transport assessment, walking/cycling assessment, 
road network assessment, traffic data and traffic forecast, a construction 
management pikan, and particular attention should be paid to junctions 
with the A4 (Bath Road), Ray Mead road, Oldfield Road and an 
assessment of the proposed new roundabout and the Stafferton Link 
Road. 

Chapter 6 
‘Transportation and 
Access’ 

Environmental Protection Matters 

The RBWM Environmental Protection Officer considers the following 
impacts on existing and planned 'sensitive receptors' in RBWM should be 
assessed on a 2 phases basis: remediation of contaminated material and 
importation of clean material; and construction of the development. It is 
requested that monitoring locations in Maidenhead be agreed with the 
RBWM Environmental Protection Team. 

 

Socio-economics Chapter 12 ‘Socio-
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Consultee Comment relevant to ES Discipline Location of 
Information in this 
ES 

This should include an assessment of the indirect population impacts 
during construction and operational phases, including the effects on local 
health services, primary school and secondary education in Maidenhead. 
Additionally, any benefits for Maidenhead Town Centre through indirect / 
induced economic benefits should be assessed, including the impact of 
attracting additional visitors to the town centre. 

The impact on health and well-being should be assessed. 

Economics and 
Population’ 

Flood Risk 

The impacts on the RBWM relating to fluvial, ground-water and surface 
water flooding. 

Chapter 11 ‘Water 
Quality, Water 
Resources, Flood 
Risk and Drainage’ 

 

2.4.5 The agreed scope of the assessment for individual technical topics is set out in the respective technical 

chapters (Chapter 6 - 15) and Chapter 16 ‘Cumulative Effects’ of this ES. 

Baseline Conditions and Consultation 

2.4.6 To identify the scale of potential effects as a result of the Masterplan Development, it was necessary to 

establish the existing baseline environmental conditions of the site and surrounding area and in some cases to 

also establish a future baseline scenario, i.e. the environmental conditions at the Site in the future, without the 

Masterplan Development.  

2.4.7 The baseline conditions used in this assessment were established by the following means: 

■ Site visits and surveys; 

■ Desk-based studies; 

■ Review of existing site specific information and reports;  

■ Modelling; 

■ Review of relevant national, regional and local planning policies.  

2.4.8 Since the submission of the September 2014 Applications, a number of site surveys have been 

ongoing, including ecological surveys and geo-environmental surveys, which have further informed the 

approach to establishing the baseline conditions of the Site.  

2.4.9 As indicated above the following statutory and non-statutory consultees were consulted during the 

design evolution, scoping exercise and the preparation of this ES. The purpose was to identify any sensitivities 

or concerns associated with the Masterplan Development which may need to be considered in the design 

process and assessed as part of this ES: 

■ Various departments and officers at SBDC; 

■ BCC; 

■ RBWM; 

■ Thames Water; 

■ Environment Agency; 

■ English Heritage; 

■ Highways Agency; and 

■ Natural England.  
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2.4.10 Comments made by the statutory consultees and other interested parties are discussed where 

appropriate in the relevant chapters and associated appendices of this ES. 

Assessment of the Main Alternatives  

2.4.11 An outline of the main alternatives considered by the applicant is provided in Chapter 4 ‘The 

Masterplan Development’.  This also includes a description of the main reasons for the preferred design 

approach taking into account the environmental effects. 

Sensitive Receptors 

2.4.12 Consistent with the EIA Regulations 2011 (Part 1 of Schedule 4) (Ref. 2.1) the identification of the 

aspects of the environment likely to be significantly affected by the Masterplan Development, have been 

identified and include in particular; population, fauna, flora, soil, water, air, climate factors, material assets 

including the architectural and archaeological heritage, landscape and inter-relationship between the above 

factors. 

2.4.13 Since the submission of the September 2014 Applications, no new sensitive receptors have been 

identified. 

2.4.14 The following receptors have been identified as being potentially sensitive to activities during the 

construction and operation of the Masterplan Development: 

■ Existing residential properties in the surrounding area; 

■ Proposed new residents and users of the Sites; 

■ Users of the local road network; 

■ Views to and from the Sites; 

■ SSSI; and 

■ Listed buildings and conservation areas. 

2.4.15 Further details of the likely significant effects on the above sensitive receptors are included within the 

technical chapters of this ES (Chapters 6 - 15).  

Identification of Likely Significant Effects 

2.4.16 Various methodologies were applied in order to determine the potential for significant environmental 

effects as a result of the demolition / construction works and operation of the Masterplan Development. The 

topic specific methodologies are provided in each of the technical chapters within this ES (Chapters 6 – 15). 

Assessment of Likely Significant Environmental Effects (Evaluation of Significance) 

2.4.17 The assessment of the likely significance of environmental effects arising from the construction and 

operational phases of the Masterplan Development has assumed it would be built out over a 5 year period with 

construction beginning in 2014 (assuming permission is granted) and being completed in 2019. It has included 

consideration of the following, in accordance with Part 1 of Schedule 4 of the EIA Regulations 2011: 

■ Positive and negative effects; 

■ Short (0 – 2 years), medium (2 – 10 years) and long (> 10 years) term effects; 

■ Direct and indirect effects; 

■ Permanent and temporary effects; and 

■ Cumulative effects. 
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2.4.18 Several criteria have been used to determine whether or not the likely environmental effects of the 

Masterplan Development will be deemed ‘significant’. The effects have been assessed quantitatively, where 

possible. 

2.4.19 Generally, the significance of effects has been assessed using one or more of the following criteria: 

■ International, national and local standards; 

■ Sensitivity of receiving environment; 

■ Extent and magnitude of the effect; 

■ Reversibility and duration of the effect; 

■ Inter-relationship between effects; and 

■ Nature and extent of cumulative effects. 

2.4.20 Where no published standards exist, the assessments presented in the technical chapters describe the 

professional judgements (assumptions and value systems) that underpin the attribution of significance. For 

certain technical topics, such as ecology and air quality, widely recognised published significance criteria and 

associated terminology have been applied and these are presented in the technical chapters and associated 

appendices where relevant. 

2.4.21 The assessment of significance has considered the magnitude of change (from the baseline 

conditions), the sensitivity of the effected environment / receptors and (in terms of determining residual effects) 

the extent to which mitigation and enhancement measures will reduce or reverse negative effects. 

2.4.22 In addition, further influences such as those listed below have been factored into the assessment using 

professional judgement: 

■ Likelihood of occurrence; 

■ Geographical extent; 

■ The value of the affected resource; 

■ Adherence of the proposals to legislation and planning policy; and 

■ Reversibility and duration of the effect. 

2.4.23 The magnitude (scale) of change for each effect has been identified and predicted as a deviation from 

the established baseline conditions, for the construction and operational phases of the Masterplan 

Development. The scale used (high, medium, low, and negligible) is shown in Table 2.2. 

2.4.24 The sensitivity of the receptors / receiving environment to change has been determined using 

professional judgement, consideration of existing designations (such as Air Quality Management Areas 

(AQMA’s), Sites of Special Scientific Interest (SSSIs)) and quantifiable data, where possible. The scale used 

(high, medium, low, and negligible) is also shown in Table 2.2. 

2.4.25 Each effect has been assessed against the change of magnitude and the sensitivity of the receptor as 

shown in Table 2.2. 

Table 2.2:  Matrix for Determining the Significance of Effects 

 Sensitivity of Receptor / Receiving Environment to Change / Effect 

High Medium Low Negligible 
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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 
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Negligible Negligible Negligible Negligible Negligible 

 

2.4.26 The likely significance of effects reflects judgements as to the importance or sensitivity of the affected 

receptor(s) and the nature and magnitude of the predicted changes. For example, a moderate negative effect 

on a feature or site of low importance will be of lesser significance than the same effect on a feature or site of 

high importance. 

2.4.27 The following terms
1
 are used to describe the significance of effects, where they are predicted to occur: 

■ Major positive or negative effect: where the Masterplan Development would cause a significant 
improvement (or deterioration) to the existing environment; 

■ Moderate positive or negative effect: where the Masterplan Development would cause a noticeable 
improvement (or deterioration) to the existing environment;  

■ Minor positive or negative effect: where the Masterplan Development would cause a barely perceptible 
improvement (or deterioration) to the existing environment; and 

■ Negligible: where the Masterplan Development would result in no discernible improvement or 
deterioration to the existing environment. 

2.4.28 Effects which are deemed to be significant for the purposes of this assessment are those which are 

described as being moderate or major positive or negative. 

2.4.29 Specific criteria have been developed for certain technical studies and are provided in the respective 

technical chapters of this ES. The inter-relationship between likely significant environmental effects and 

residual effects following implementation of mitigation measures has also been discussed. 

2.4.30 Tables summarising the likely significant effects associated with an environmental topic, potential 

mitigation measures and residual effects are provided at the end of each corresponding chapter. A distinction 

between direct and indirect, short and long-term, permanent and temporary; primary and secondary, positive 

and negative effects has also been made in the summary of effects tables.  

2.4.31 The characteristics of an effect will vary depending on the duration of the activity causing the effect, the 

sensitivity of the receptor and the resultant change. It is therefore necessary to assess whether the effect is 

short, medium or long term; temporary or permanent; positive and negative, and reversible or irreversible.  

Effects that are temporary are reversible and generally confined to the construction period.  

2.4.32 For the purposes of this ES the terms used in the assessment of effects are generally defined as 

follows:  

■ Short-term – where the effect would be of short duration and would occur for up to 2 years; 

■ Medium-term – where the effect occurs for a period of between 2 - 10 years;  

■ Long-term – where the effect occurs for 10 years or more and includes permanent effects;  

■ Temporary - where the effect occurs for a limited period of time and the change at a defined receptor can 
be reversed;  

■ Intermittent – where the effect occurs for short periods of time and may re-occur occasionally at regular or 
irregular intervals; 

■ Permanent – where the effect represents a long-lasting change at a defined receptor; 

■ Direct – where the effect is a direct result (or primary effect) of the Masterplan Development;  

                                                      
1
 These terms have been developed with reference to published best practice guidance as well as WSP EIA experience. 
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■ Indirect – a knock-on (or secondary) effect which occurs within or between environmental components, 
may include effects on the environment which are not a direct result of the Masterplan Development, often 
occurring away from the proposals or as a result of a complex biological or chemical pathway; and 

■ Cumulative – the collective effects of changes that may be insignificant individually but in combination, 
often over time, have the potential to be significant  (see Section on cumulative below).  

2.4.33 Where a more appropriate effect duration scale or definition of the above terms is applicable to a 

technical discipline this is clearly outlined with the technical chapters (Chapters 6 – 15). 

Identification of Mitigation Measures 

2.4.34 Mitigation measures have been recommended to prevent, reduce or remedy any potentially significant 

adverse environmental effects that remain and cannot be addressed through changes to the scheme design.  

Such measures will be implemented during design, construction and/or operation of the Masterplan 

Development. Where mitigation measures are recommended, they will be delivered in response to planning 

conditions or secured via a Section 106 Agreement as appropriate. Each technical chapter details the 

measures recommended to mitigate any identified significant effects, and a summary of the recommended 

mitigation measures is provided in Chapter 17 ‘Summary of Effects and Mitigation Measures’.  

Residual Effect Assessment 

2.4.35 Following the implementation of mitigation measures, an assessment of the significance of residual 

effects was undertaken. The findings are presented within each technical chapter of this ES (Chapters 6 - 15).  

2.5 Cumulative Effects 

Overview 

2.5.1 Schedule 4 of the EIA Regulations 2011 requires that the cumulative effects of a development are 

considered within an EIA. DCLG published a consultation draft of ‘Environmental Impact Assessment: A Guide 

to Good Practice and Procedures’ in June 2006 (Ref. 2.5) which identified two types of cumulative effects that 

required consideration within EIA: 

■ The combined effect of the Masterplan Development together with other reasonably foreseeable 
developments (taking into consideration effects at the site preparation and earthworks, construction and 
operational phases); and 

■ The combined or synergistic effects caused by the combination of a number of effects on a particular 
receptor (taking into consideration effects at the site preparation and earthworks, construction and 
operational phases), which may collectively cause a more significant effect than individually.  An example 
could be the culmination of disturbance from dust, noise, vibration, artificial light, human presence and 
visual intrusion on sensitive fauna (e.g. certain bat species) adjacent to a construction site. 

2.5.2 The ‘Guidelines for the Assessment of Indirect and Cumulative Impacts as well as Impact Interactions’ 

provides the following guidance on cumulative effects: 

“In practical terms, the extent of the assessment in terms of how far into the past and into the future will 

be dependent upon the availability and quality of information…” 

“…it is only reasonable to consider current events and those that will take place in the foreseeable 

future. Furthermore, the assessment can only be based on the data that is readily available.” 

2.5.3 The guidance above identifies that regard should be had to the possible cumulative effects with any 

existing or approved development. This is usually taken to be those schemes that are validated, registered or 

have the benefit of Planning Permission as identified on the relevant authority’s / authorities’ planning 

application Register(s). 
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Schemes to be Considered in the Assessment of Cumulative Effects 

2.5.4 Since the submission of the 2014 Applications, no new cumulative schemes have been identified and 

the assessment reported in this ES does not deviate from the 2014 assessment. The committed developments 

considered in respect of the potential for cumulative effects together with the Masterplan Development are set 

out in Table 2.3. and their locations in relation to the Masterplan Development Site are shown in Figure 16.1. 

Chapter 16 ‘Cumulative Effects’ presents the findings of the assessment of cumulative effects with other 

schemes and effect interactions arising from the Masterplan Development and provides the context for this 

assessment. 

Table 2.3:  Developments Considered in the Assessment of Cumulative Effects 

Committed 
development 

Status Description 

St Mary’s Park 
development  

 

Consented Redevelopment to provide 402 residential units 
comprising 288 one and two bed flats and 114 no. 
two, three and four bed houses and a 46-unit "Extra 
Care" Housing Scheme, plus associated open 
space, car parking and landscaping, with a principal 
access off Blackamoor Lane, limited secondary 
access off Simpson Close, a footway link to 
Deerswood and a separate pedestrian/cycleway 
connection to Blackamoor Lane. 

Stafferton Way Link 
Road 

 

Consented The creation of a new link road that will create a 
circular road surrounding Maidenhead Town Centre, 
incorporating 3 new roundabouts, to create a link 
between Stafferton Way and Oldfield Road. 

Former Canadian Red 
Cross Memorial 
Hospital, Cliveden 
Road, Phase 3 

Consented The demolition of the previous Canadian Red Cross 
Hospital at Cliveden Road, to be replaced with 135 
residential dwellings, medical community centre and 
a number of various sports and recreational 
facilities. Former Canadian Red 

Cross Memorial 
Hospital, Cliveden 
Road, Phase 4 

Dropmore Estate, 
Heathfield Road 
(remaining) 

Consented Conversion of the site into one residential dwelling-
house, including alterations and extensions 
(comprising orangery and link walkway); restoration 
of listed buildings and garden structures; and 
landscaping works. Construction of detached guest 
house. 

Dropmore Estate, 
Heathfield Road 

Consented 

SGT, Station Road Consented The redevelopment of the existing site to provide 
two blocks compromising of 48 2 bed flats, 15 one 
bed flats and 3 one bed studios, with 61 basement 
and 29 surface parking spaces. 

Bishop’s Centre 
development 
 
 
 

Consented Redevelopment of existing structure to provide up to 
3,000m

2
 of retail floor-space. It is anticipated that it 

will be occupied by a supermarket. Amendment was 
submitted to allow for the selling of food and drink 
on the premises. 

Sainsbury’s food store 
extension, Lake End 
Road, Taplow 

Consented The extension of the existing supermarket to 
provide additional storage at ground and 1

st
 floor 

level as well as the redevelopment and 
reconfiguring of the car park. 

New Thames Valley 
police building (adjacent 
to Bishop’s Centre) 

Consented The redevelopment of the existing building / site to 
provide 3 storey courtyard building, compromising 
road policing, training and offices with associated 
deck parking. 
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2.5.5 The assessment results presented in the Transport Assessment and Chapter 6 ‘Transportation and 

Access’ consider future growth on the local highway network (of 171 dwellings and 40 senior living 

apartments) associated with other developments in the local area together with the Masterplan Development. 

The cumulative effect in terms of the changes on the local highway network as a result of future developments 

is therefore also included within the traffic data that have been used in the assessments presented in Chapter 

6 ‘Transportation and Access’, Chapter 8 ‘Noise and Vibration’ and Chapter 7 ‘Air Quality’. This is 

discussed further in Chapter 16 ‘Cumulative Effects’. 

2.6 Structure of the Technical Chapters 

2.6.1 Each technical chapter (Chapters 6 - 15) is structured as follows: 

■ Introduction; 

■ Legislative Policy and Guidance; 

■ Assessment Methodology and Significance Criteria; 

■ Sensitive Receptors; 

■ Baseline Conditions; 

■ Assessment of Effects, Mitigation and Residual Effects;  

■ Limitations and Assumptions; and 

■ Summary. 

2.7 Assumptions and Limitations 

2.7.1 The key assumptions that have been made and any limitations that have been identified in producing 

this ES are set out below. Assumptions specific to certain topics are identified in the appropriate technical 

chapters: 

■ All of the principal existing land uses adjoining the Site remain;  

■ Baseline conditions have been established from a variety of sources, including historical data, and are 
assumed for the EIA to be unchanged, but due to the dynamic nature of certain aspects of the 
environment, conditions may change during the course of the construction and operation of the scheme; 

■ Information received from third parties is complete and up to date;  

■ Impact assessments for each EIA topic are based upon current or emerging legislative and policy 
framework; 

■ The scheme description will be as outlined in Chapter 4 ‘The Masterplan Development’ and 
assessments are based upon the layout plans and schedules submitted as part of the Applications;  

■ Construction activities will be as outlined in Chapter 4 ‘The Masterplan Development’; submitted as part 
of the Applications.  

■ Construction activities will be undertaken during normal construction industry working hours, assumed to 
be 07.30 – 18.00 Mondays to Fridays, Saturdays 08.00 – 13.30 and no noisy activities to occur on 
Sundays and Bank Holidays (out of hours works / deliveries will be subject to prior agreement and / or 
notice of SBDC); 

■ The design, construction and completed scheme will satisfy minimum environmental standards and be 
consistent with contemporary legislation, good practice and knowledge; 

■ The modelling and assessment of transport effects was completed based on a traffic generation data and 
distribution as discussed with BBC for the proposed Masterplan Development. This included traffic 
generation from the development going into Maidenhead, along the A4 and up Ray Mead Road. The noise 
and AQ assessments relied on earlier traffic data (June 2014) which did not include traffic generation 
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distributed west off the A4094 / A4 roundabout along Bridge Road into Maidenhead. There is therefore a 
discrepancy between the traffic data used in the Air Quality and Noise assessments and the Transport 
Assessment, the results of which are set out in the respective assessments; 

■ Conditions will be attached to the planning permissions, if approved, that will minimise disturbance during 
construction works; and  

■ Masterplan Development included with the Cumulative effect assessment (Chapter 16) will be 
implemented as per the information pertaining to these applications that is publicly available. It is assumed 
that these developments will be subject to the same environmental standards, legislation, policy and good 
practice conditions. 
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