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1 Introduction 

1.1 Background and Context 

1.1.1 WSP Environmental Ltd has been commissioned by Berkeley Homes (Three Valleys) Ltd to 

undertake a Scoping Study for an Environmental Impact Assessment (EIA) of their proposed 

development of the 23 hectare site located at Mill Lane Taplow. The Site is located between the 

towns of Maidenhead and Taplow situated broadly between the River Thames to the west, the Jubilee 

Relief River to the east and directly north of the A4 Bath Road forming a triangular shape reaching a 

tip to the north by Ray Mill Island. It falls wholly within the administrative area of South Bucks District 

Council (SBDC) bordered closely to the west by the Royal Borough of Windsor and Maidenhead 

(RBWM). Figure 1 confirms the site location.  

1.1.2 The proposed Application Site is currently occupied by the former St Regis Paper Mill Buildings, Glen 

Island House (Grade II Listed) Mill Island House (an unlisted non-designated heritage asset), the 

Skindles Hotel (an unlisted non-designated heritage asset; now derelict), a gasholder (not in active 

use), operational office accommodation and a number of riverside residential properties as well as 

other unlisted non-designated heritage assets (Dunloe Lodge). A large part of the site is open space 

consisting of grassland and tree lined verges predominantly bordering the Thames and Jubilee Relief 

River. 

1.1.3 The northern and western part of site lies within the Taplow Riverside Conservation Area which 

includes the Grade II listed Glen Island House. To the north east is the Taplow Conservation Area. To 

the west is the Maidenhead Riverside Conservation Area and adjacent to the site is the Grade I listed 

Maidenhead Bridge.  

1.1.4 The Site is identified as an ‘Opportunity Site’ under Core Policy 15 of the SBDC adopted Core 

Strategy (Feb 2011). It confirms that the site is a Major Developed Site in the Green Belt and requires 

a comprehensive, conservation-led approach to the regeneration of the site, with a high-quality mix of 

development, watercourses and parkland. Uses considered suitable on the site include residential 

and commercial development.  

1.1.5 A Supplementary Planning Document (SPD) was adopted for the Site by SBDC in July 2013 which 

sets out the site characteristics, policy requirements and principle considerations to help determine 

the appropriate scale and form of future development for the site. The development proposals for the 

site are expected to accord with the principles set out in the SPD. 

1.2 Proposed Development 

1.2.1 Figure 1 represents the expected maximum land area within which the Proposed Development will be 

situated, including built and non-built development (such as access arrangements, open space and 

areas for surface water attenuation). The scheme layout and form of development is evolving and is 

expected to occupy the four main development areas identified in the SPD and include the 

refurbishment of Glen Island House, Mill Island House and Dunloe Lodge. The derelict Skindles Hotel 

may be included for refurbishment and extension for which extant planning permission is available.  

1.2.2 The proposed development is expected to comprise the following component elements:  

■ Up to 300 dwellings (including Senior Living, land use Class C3); 

■ Employment/commercial space; and 
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■ Green infrastructure including areas of formal and informal open space, new planting and 
landscaping. 

■ Pedestrian and vehicular access and circulation. 

1.2.3 The expectation is that a hybrid planning application will be submitted in June 2014 for the majority of 

the proposed development (including any development affecting Listed Buildings or the Conservation 

Area) submitted in detail, with outline details for development within land currently owned by National 

Grid as shown on Figure 1. A separate Application will be submitted for a proposed new footbridge 

north of the Site with a link to land at Boulters Lock subject to land ownership and logistics.  

1.2.4 The emerging scheme layout is based upon the practicalities of achieving a suitable and viable 

development mix, and will be continue to be developed in discussion with SBDC and relevant 

consultees such as the Environment Agency, Natural England, Thames Water and other consultees. 

Throughout the design process the Applicants, their project design team and environmental 

specialists will work together and use the design iteration process as a tool to optimise the nature, 

form and layout of the development and to avoid, reduce or offset where possible, through revisions 

to the scheme design, the potential for any likely significant environmental effects arising, which have, 

as far as possible, be identified at an early stage so that appropriate measures are inherent in the 

final Application Plans. 

1.3 The Need for an Environmental Impact Assessment 

1.3.1 The Town and Country Planning (Environmental Impact Assessment) (England and Wales) 

Regulations 2011 (the “EIA Regulations”) require that, before consent is granted for certain types of 

development, an EIA must be undertaken. The EIA Regulations set out the types of development 

which must always be subject to an EIA (referred to as Schedule 1 development) and other 

developments, which may require assessments if they give rise to significant environmental effects 

(referred to as Schedule 2 development). 

1.3.2 The Proposed Development falls within Schedule 2 of the EIA Regulations, specifically part 10 

“Infrastructure Projects”. Part 10b specifically identifies “urban development projects, including the 

construction of shopping centres and car parks”, the applicable threshold and criteria being “the area 

of development exceeds 0.5 hectare” . Subsequently, it is at the discretion of SBDC to determine 

whether an Environmental Statement should accompany the planning application. 

1.3.3 As part of the discussions regarding the Site the Council has intimated, informally, that it considers an 

EIA should be undertaken. A formal EIA Screening Opinion for the Proposed Development has not 

been requested from SBDC  However, the on-going design process has led the Applicants to take the 

decision to submit an Environmental Statement (ES) with the planning application to demonstrate that 

the development will have no significant adverse environmental effects (or at least none that are not 

capable of being mitigated either through inherent design or otherwise) and the Site is a suitable 

location for the proposed development in policy and legislative terms. 

1.4 The Purpose of the Scoping Report 

1.4.1 Regulation 13 of the EIA Regulations provides for potential applicants to ask the Local Planning 

Authority (LPA) to state in writing the information that ought to be provided in an ES.  The Applicants 

recognise the value of agreeing the scope of the ES with the Council and is therefore requesting that 

the Local Planning Authority (LPA) provide a formal Scoping Opinion to state in writing the information 

that ought to be provided in the ES. The “Scoping Opinion” is to be offered only following discussion 

with the consultation bodies (Regulation 13 of the EIA Regulations 2011).   
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1.4.2 The relevant details of whether there are likely to be ‘significant’ environmental effects that should be 

included within the ES are set out in this Report and in the attached Appendices. The purpose of the 

Scoping Report is to ensure that all relevant issues have been identified and to confirm that the 

assessment process described will meet legislative requirements and provide sufficient information on 

the potential environmental effects of the proposals to enable the determination of any future planning 

application. The Scoping Report therefore provides the following details: 

■ Determines any key environmental issues and constraints associated with the Proposed 
Development to be included in the ES or scoped out;   

■ For those disciplines to be included in the ES, outlines the assessment scope and proposed 
methodology for assessing the likely significant environmental effects to be employed for each 
discipline.  

■ The format of the ES (including a description of the significance criteria to be used for the EIA);  

1.4.3 The key issues identified in this Scoping Report have been informed by current baseline information 

and data regarding the Site, and professional experience.  Various baseline ecological, landscape, 

heritage and archaeological studies have been completed at the Site since 2006/2007 and other 

baseline studies to inform the EIA are ongoing at the time of preparing this Scoping Report. 

1.4.4 This Scoping Report considers all the environmental topics identified in Schedule 4 of the EIA 

Regulations and identifies issues for consideration as part of the EIA.  These topics are population, 

fauna, flora, soils, water, air, climatic factors, material assets, including the architectural and 

archaeological heritage and landscape features. 

1.4.5 This report is issued to SBDC for circulation to statutory consultees (including Natural England and 

the Environment Agency) and those listed below: 

■ Buckinghamshire County Council;  

■ Royal Borough of Windsor and Maidenhead; 

■ Health and Safety Executive; 

■ British Waterways; and 

■ National Grid. 

1.4.6 SBDC is required to respond to a formal request for a Scoping Opinion within five weeks of 

registering receipt of the request, unless otherwise agreed in writing. 
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2 Scope of the EIA 
2.1.1 Following a desktop study and review of existing information, the following potential environmental 

effects have been identified for the nature and scale of the proposed development: 

■ Employment generation during construction and operation, increase in population, housing and 
associated effects on capacity of community facilities and the local economy once the 
development is complete and operational; 

■ Changes in landscape features, characteristics and views during construction and operation; 

■ Loss of habitats and features of ecological value within the Site during construction and potential 
for disturbance effects once the development is operational; 

■ Changes in distribution of traffic on local road network and effects on pedestrian and cyclist 
severance during construction and operation; 

■ Traffic related effects during construction and operation including changes in air quality and 
noise; 

■ Noise from any existing sources and arising from the operation of the proposed development on 
noise-sensitive receptors (including existing properties on and adjacent to the Site and proposed 
dwellings); 

■ Potential disturbance to archaeological remains and effect on listed buildings or the setting of 
listed buildings on and in proximity to the Site during construction and operation; 

■ Changes in drainage patterns on-site, potential changes in the risk of flooding and changes in the 
demand of water during construction and operation; and 

■ Potential exposure of construction workers and future occupants of the proposed development to 
potentially contaminative substances. 

2.1.2 The summary table in Chapter 16 sets out the Applicants current position of which environmental 

disciplines, or particular aspects of them, can be scoped in or scoped out of the ES. Disciplines that 

are scoped in are judged likely to have the potential to cause likely significant environmental effects. 

Disciplines that are scoped out of the ES are those which are not anticipated to result in significant 

environmental effects. The decision to scope out issues is based upon the results of the survey work 

carried out to date (as set out below) and factors such as: a high degree of separation between the 

development and receptor; the lack of effect pathways; or the known low value or sensitivity of 

affected resources.  

2.1.3 Several baseline environmental studies have been completed and additional studies are ongoing at 

the time of preparing this Scoping Report, including surveys/studies relating to ecology, transport and  

arboriculture. A list of the previous studies conducted can be found in Appendix A and have informed 

the scope of the EIA.  A summary of the ‘key’ findings of these studies is provided below. Further 

detail on specific discipline is provided within the respective chapters.  

2.1.4 The effects associated with climate change are linked to a number of technical disciplines which will 

be covered within the ES, including air quality, landscape and visual, ecology and nature conservation 

and water resources, flooding and drainage. Where relevant each technical discipline will consider the 

potential for significant effects related to climate change.  

2.1.5 The proposed development may incorporate low-carbon energy generation, the feasibility of which 

and the extent of facilities required are currently being investigated.  The proposed development will 

include infrastructure improvements and the installation of sewage, water, telecommunications, and 

gas and electricity infrastructure.  Impacts associated with these works will be considered within the 
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technical disciplines, where relevant.  The interrelationship between these disciplines will be 

considered in the ES in respect of potential cumulative effects (see Section 4.3 Cumulative Effects). 

2.1.6 The proposed structure and format of the Environmental Statement (ES) is set out in Appendix B 

(including a description of the significance criteria to be used for the EIA). The ES therefore will 

review and provide the findings of an assessment of the environmental issues identified in Part 1 of 

Schedule 4 of the EIA Regulations 2011 as is reasonably required to assess the environmental 

effects of the development, but would also include for consideration at least the information in Part 2 

as part of the ES, namely population, fauna, flora, soils, water, air, climatic factors, material assets, 

including archaeological, heritage and landscape features.  

2.1.7 The EIA Regulations 2011 also require that the ES contains ‘…an outline of the main alternatives 

studied by the applicant or appellant and an indication of the main reasons for his choice, taking into 

account the environmental effects.’ (Schedule 4; Part 1). The ES will therefore consider the main 

alternatives which have been studied by the applicant, in terms of the location, layout and design 

principles. 

2.2 Disciplines Scoped into the EIA 

2.2.1 Based on the scope above, the technical disciplines to be assessed are considered to be: 

■ Socio-Economics and Population; 

■ Transportation and Access; 

■ Noise and Vibration; 

■ Local Air Quality; 

■ Nature Conservation and Ecology; 

■ Landscape and Visual Impact; 

■ Artificial Lighting; 

■ Archaeology; 

■ Built Heritage and Historic Landscape; 

■ Ground Conditions and Contamination; 

■ Flooding, Drainage, Water Quality and Water Resources; and 

■ Cumulative Effects. 

2.2.2 Of the above disciplines it is apparent that some are likely to be of greater importance than others and 

the associated effects will be considered in the appropriate level of detail within the ES.  Section 6 

details the proposed assessment methodologies for each of the topics. 

2.2.3 The EIA will involve detailed consideration of several key topics (as listed above) and associated 

environmental effects.  These effects, which may be subject to change as the scheme evolves or as 

other potential effects are identified, are listed beneath their associated topic area in Chapter 16 (in 

no particular order of importance).   

2.3 Disciplines Scoped Out of the EIA 

 

2.3.1 The following topics have been ‘scoped out’ of the ES based on the technical evidence provided 

below.  
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Services and Utilities 

2.3.2 The Services and Capacity Report - Conestoga-Rovers & Associates (2006) confirms the following 

services and utilities are currently known within the Site: 

■ Water; 

■ Foul Drainage; 

■ Gas; and 

■ Electricity; and Telecommunications. 

2.3.3 The location and requirements for such services will be taken into consideration as part of the design 

evolution and suitable solutions will be agreed with the relevant service providers such that no 

significant effects are anticipated. A Utilities and Services Report will be submitted with the Planning 

Application. 

Microclimate (Wind, Daylight, Sunlight and Overshadowing) Wind 

2.3.4 The proposed development will not be taller than the surrounding structures hence the local 

microclimate environment (wind, daylight, sunlight and overshadowing) is not likely to change 

(deteriorate or improve) significantly from the existing conditions. Therefore microclimate effects are 

proposed to be scoped out of the EIA. 

Agriculture and Soil Resources 

2.3.5 5ha of The Site to the west and east of Jubilee River is shown on the provisional Agricultural Land 

Classification (ALC) map as undifferentiated Grade 3 land. In accordance with the ‘Code of Practice 

for the Sustainable Use of Soils on Construction Site’ (2009), there will be careful and controlled soil 

handling in accordance with best practice to minimise damage during the construction phases and 

during any transfers; diversion of surplus topsoil from construction works to beneficial on-site uses in 

areas of open spaces and soft landscaping; and diversion of surplus topsoil and subsoil to areas of 

ground modelling. Accordingly it is considered that there is unlikely to be significant environmental 

effects on agriculture and soil resources and it is proposed that this topic is scoped out of the EIA.  

Television, Radio and Telecommunications Reception 

2.3.6 Arqiva, who is the operator of all terrestrial TV and most radio broadcast radio in the UK, only requires 

potentially significant effects relating to television, radio and telecommunication to be considered on 

projects which include structures of greater than 15 metres in height.  The proposed development will 

include a variety of different building heights; however none of the proposed buildings are predicted to 

be taller than the 15 metre height threshold set by Arqiva. Therefore no potentially significant effects 

are anticipated from the Proposed Development and this topic is proposed to be scoped out of the 

EIA. 

Waste 

2.3.7 Waste generated during construction and operation of the proposed development will be managed in 

accordance with legal requirements and is not anticipated to result in any likely significant 

environmental effects since the waste is expected to be typical of that associated with residential 

properties.  In addition, no significant volumes of material are anticipated to be removed from the Site 

for off-site disposal during the construction phase, it is anticipated that an overall earthworks balance 

will be achieved.  

2.3.8 Waste has therefore been scoped out of the EIA; however, its importance is still recognised and it is 

proposed that a dedicated strategy will be developed which will be submitted in support of the hybrid 

planning application. 

2.3.9 The Waste Management Strategy will contain the following information: 

■ An overview of the relevant local waste policies; 
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■ Estimations of likely waste arising during both construction and operation; 

■ Identification of  opportunities to minimise waste generation, such as through utilising site-won 
materials;   

■ An outline management plan which will allocate responsibilities and provide advice with respect 
to the most effective options for reducing and managing waste from the construction phase; and 

■ Details regarding the design of waste storage facilities and collection arrangements to meet both 
Council planning requirements and national standards, following liaison with SBDC’s Planning 
and/or Waste and Recycling Officer and the project design team. 

2.4 Key Site issues 

Ecology 

2.4.1 Site consists of a range of diverse natural habitats included standing and running waterbodies, 

woodland and grassland.  The following list summarises species considered for further assessment 

within the EIA.  

■ Amphibians; 

■ Badgers; 

■ Bats; 

■ Breeding Birds; 

■ Otters; 

■ Reptiles; 

■ Water Vole; 

■ Invasive Species (Japanese Knotweed, Himalayan balsam and Virginia Creeper);  

Statutory Designations 
■ Burnham Beaches SAC (4.4km north-east) 

2.4.2 A number of statutory designations are located within 2km of the Site. These include: 

■ South Lodge Pit SSSI (within 2km) 

■ Brae Meadows SSSI (1.2km) 

■ Locally Designated Sites (Non-Statutory Sites) 

■ Braewick Park Local Nature Reserve (1.1km) 

2.4.3 The locally designated sites within 2km of the Site comprise the following: 

■ Three Local Wildlife Sites – Closest Cliveden Estate (50m north). 

Landscape and Visual 

2.4.4 The Site’s positioning, partially within the Taplow Riverside Conservation Area and adjacent to the 

Maidenhead Riverside Conservation Area and Taplow Conservation Area makes it an important 

element in some local views, including a number of cross river views from the Maidenhead 

Conservation Area. 

2.4.5 Footpaths in the vicinity of the site, with potential views of the Proposed Development include the 

Thames Path National Trail, footpath TAP/12/1 aligned diagonally across the Jubilee Meadows, and 

footpath TAP/27/1 on the west side of the Jubilee River. 

2.4.6 Using published assessments as a basis, the following local landscape character areas were 

identified for the site and its immediate setting:  
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■ River Thames and the Riverside: Includes the spacious and well vegetated suburbs of 
Maidenhead to the west, riverside development and tree belts, the small islands (eyots) in the 
river, and Boulter's Lock. 

■ Maidenhead Residential Area: Set back from the River, includes suburbs of Maidenhead that 
have no relationship with the River. 

■ Jubilee Riverside Woodland: Includes the woods of Taplow Court and the long, thin belt of 
woodland on Glen Island that separates the River Thames and Jubilee River. 

■ Jubilee River and Meadows: The Jubilee River and its associated meadows south of Mill Lane. 

■ Historic Parks and Gardens: Following generally high ground and including parkland and 
gardens, with Taplow Court and Berry Hill closest to the site. 

■ Industrial: Mostly lining the western bank of the Jubilee River, this area includes the gasholder, 
the Severnside site, and the former St. Regis paper mill. The mill has a hard interface with the 
river. 

■ Riverside Houses and Grounds: Glen Island House (Grade II), Mill Island House, and Dunloe 
Lodge, with grounds varying from overgrown to managed lawn and ornamental planting. 

2.4.7 A representative viewpoints list is to be agreed with South Bucks District Council, prior to undertaking 

the visual impact assessment. 

Built Heritage and Historic Landscape 

2.4.8 There are a number of designated heritage assets within/adjacent to the Site, which are listed below.  

Conservation Areas 
■ Taplow Riverside Conservation Area (covers part of the Site); 

■ Maidenhead Riverside Conservation Area (adjoining land); and 

■ Taplow Conservation Area (adjoining land). 

Heritage Assets 
■ Maidenhead Bridge (Grade I Listed); 

■ Glen Island House (Grade II Listed); 

■ Saxon barrow, church and cemeteries in Taplow Court Scheduled Monument (situated 240m to 
the north-east of the Site);  

■ Berry Hill Grade II Registered Park and Garden (adjacent to the east of the Site); 

■ Taplow Court Grade II Registered Park and Garden (adjacent to the north and east of the Site); 
and 

■ Cliveden Grade I Registered Park and Garden (to the north east of the Site). 

There are also a number of non-designated built heritage assets (‘Significant Unlisted Buildings) within 
and in close proximity to the Site, as follows: 

■ Mill Island House; 

■ Dunloe Lodge; and 

■ Skindles. 

2.4.9 The South Buckinghamshire and East Berkshire Historic Environment Record (HER) have identified a 

large number of non-designated assets within Site and in the surrounding area. In addition, the   north 

of the Site lies within a locally designated Archaeological Notification Area, due to the quantity of Iron 

Age finds recovered from the vicinity and the southern part of the Site leis within a separate Area 

designated due to a quantity of Bronze Age finds along with evidence of Iron Age industrial activity.  
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Ground Conditions and Contamination 

2.4.10 The site has historically been occupied by mixed uses including industrial, commercial and residential 

developments including a Paper Mill and ancillary buildings / infrastructure, a paper recycling facility, 

a garage and petrol filling station, a boat yard, manor houses, a hotel and nightclub and several 

undeveloped fields. It is also of note that a gas holder station and gas works were present at the site 

boundary. Historical ground investigations have identified areas of the site where soils and 

groundwater have been impacted by heavy metals, asbestos and hydrocarbons which potentially 

require remediation. Elevated concentrations of hazardous ground gases have also been historically 

recorded. 

Traffic and Transport 

2.4.11 Access to the A4 Bath Road from Mill Lane proposes a constraint on the site’s development. Previous 

studies (Campbell Reith, 2013) have indicated that the favoured junction location for signally is 

restricted by the planning restrictions related to the nearby Grade I listed Maidenhead Bridge.  

Water Quality and Flood Risk 

2.4.12 The current Environment Agency flood mapping indicate that a large part of the Taplow Mill site is at a 

‘High Risk’ of flooding and other areas are at a ‘Medium Risk’ of flooding, and therefore are classified 

as being in Flood Zones 2 and 3. 
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3 Planning Policy Context  

3.1 Introduction 

3.1.1 The EIA will be undertaken with specific consideration of the Mill Lane, Taplow Supplementary 

Planning document which details the principles which will guide the proposed development design 

and associated assessments.  

3.1.2 The EIA will be undertaken in the context of and considering the above and also relevant planning 

policy at national, regional and local levels. Legislation, policy or guidance which relates to a specific 

technical discipline will be considered as appropriate within the ES and discussed within the relevant 

technical chapters. This section presents an overview of the key planning policy which will be 

considered in the EIA. 

3.2 National Policy 

3.2.1 National Planning Policy is set out in the Government’s National Planning Policy Framework (NPPF, 

2012) which has an underlying presumption in favour of sustainable development and informs a 

series of topic-specific policies. The NPPF defines what this means for plan-making: 

■ ‘Local planning authorities should positively seek opportunities to meet the development needs of 
their area; 

■ Local Plans should meet objectively assessed needs, with sufficient flexibility to adapt to rapid 
change, unless: 

 Any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, 
when assessed against the policies in this Framework taken as a whole; or 

 Specific policies in this Framework indicate development should be restricted.’ 

3.2.2 In terms of delivering sustainable development, the NPPF identifies 13 planning principles, which are 

as follows: 

■ Building a strong, competitive economy; 

■ Ensuring the vitality of town centres; 

■ Supporting a prosperous rural economy; 

■ Promoting sustainable transport; 

■ Supporting high quality communications infrastructure; 

■ Delivering a wide choice of high quality homes; 

■ Requiring good design; 

■ Promoting healthy communities; 

■ Protecting Green Belt Land; 

■ Meeting the challenge of climate change, flooding and costal change; 

■ Conserving and enhancing the natural environment;  

■ Conserving and enhancing the historic environment; and 

■ Facilitating the sustainable use of minerals. 
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3.2.3 The EIA will also consider the following national strategy and policy documents as appropriate:  

■ Natural Environment White Paper (2011); 

■ Noise Policy Statement for England; and 

■ UK Biodiversity Action Plan (BAP). 

3.3 Local Policy 

3.3.1 At the local level, the policy framework is set out in the South Bucks Local Development Framework 

(LDF), including the adopted Core Strategy, the Site Allocations Development Plan Document (DPD) 

and the Supplementary Planning Document (SPD). 

SBDC Core Strategy (2011) 

3.3.2 The Core Strategy is the key document in the South Bucks Local Development Framework. It 

presents the 'big picture', setting a long-term vision, objectives and broad strategy for accommodating 

future development in the District in the period to 2026. 

3.3.3 The Core Strategy was adopted in February 2011.  The Spatial Vision states that by 2026 

‘Opportunities presented by redevelopment of key sites such as Wilton Park, Mill Lane and Court 

Lane will have been maximised to deliver environmental enhancements, recreational opportunities 

and new housing and employment accommodation.’  

3.3.4 The Spatial Strategy suggests that the Mill Lane site “…is likely to come forward for redevelopment 

early in the 2011-21 period, enhancing the Taplow Riverside Conservation Area, delivering housing 

(around 100 new homes), and providing better public access to the River Thames and Jubilee River”. 

Core Strategy Core Policy 15 relates specifically to the Mill Lane Opportunity Site.  It confirms that the 

site is a Major Developed site in the Green Belt, and requires a comprehensive, conservation-led 

approach to the regeneration of the site, with a high-quality mix of development, watercourses and 

parkland.  Uses considered suitable on the site include residential, commercial development (for 

example offices, a café / restaurant, marina / boatyard), a hotel (broadly on the current Skindles site) 

and open space.  

Saved Local Plan Policy EP3 South Buck Local Plan (1999) 

3.3.5 This policy relates to the land use design and layout of the Proposed Development and states: 

 ‘development will only be permitted where its scale, layout, siting height, design, external materials 
and use are compatible with the character and amenities of the site itself, and adjoining development 
and the locality in general’ 

3.3.6 Further saved policies are referenced within the relevant discipline sections.  

Mill Lane Taplow, Supplementary Planning Document (2013) 

3.3.7 South Bucks District Council adopted its Core Strategy on 22 February 2011. Core Policy 15 of the 

Core Strategy identifies an opportunity for the comprehensive, conservation-led regeneration of 23 

hectares of land at Mill Lane, Taplow. The site is designated as a Major Developed Site in the Green 

Belt, with Core Policy 15 providing for a range of potentially suitable uses, including residential, 

commercial development, and open space.   

3.3.8 The SPD Development Brief has been prepared for the Mill Lane Opportunity Site by the relevant 

landowners and developers, in conjunction with the Council prior to any planning applications being 

submitted for development. This Development Brief was prepared by Barratt Homes and Officers at 

South Bucks District Council and Transport for Buckinghamshire, in consultation with National Grid 

and Taplow Investments. In preparing the Development Brief, there has also been an ongoing 

dialogue with a range of other stakeholders.    
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3.3.9 The Development Brief establishes the principles that will guide future development on the site. It will 

act as a ‘stepping stone’ between the broad policy framework established in the Core Strategy (in 

particular, Core Policy 15) and the very detailed work that will need to be undertaken in support of 

future planning applications. A key objective for the Development Brief is to ensure that any future 

development on the Mill Lane Opportunity Site is of high quality, coordinated, respects its location and 

setting and delivers benefits to the local community. 
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4 Approach to the Assessment  
4.1.1 Set out below is the approach to the assessment which will be based on reasonable and informed 

judgement.  

4.2 Consideration of Alternatives  

4.2.1 The EIA Regulations 2011 require that the ES contains ‘…an outline of the main alternatives studied 

by the applicant or appellant and an indication of the main reasons for his choice, taking into account 

the environmental effects.’ (Schedule 4; Part 1). The design and planning of each component part of 

the Masterplan for the Site is iterative.  Details of alternative proposals which have been considered 

during the design process will be presented in the ES.  Such alternatives may include: 

■ The ‘Do Nothing’ scenario – the consequences of which would be a need to identify another site 
or sites to accommodate residential properties identified by RBKC as being required in the local 
area; 

■ Design layout - this will describe how the process by which the final design layout, scale, 
configurations and densities have been determined; and 

■ Site selection and location - this will describe the reasons for selection of the Site as opposed to 
another site or sites within the area, although this is determined by the nature of the existing use 
of the Site.  

4.3 Basis of the Assessment of the Environmental Effects  

4.3.1 The EIA will be based on Application Plans design guidance and on the likely ‘significant’ effects 

which may occur.  The assessment will also consider effects at each relevant stage of the proposed 

development. These are considered to be at the site preparation, construction and operational 

phases.  The definitions of these are presented below: 

■ Site Preparation: This will include work required to prepare the site for construction including 
demolition, earthworks, remediation (if required) and any archaeological excavation; 

■ Construction: This is to include all works associated with construction.  It is known that the 
construction of the development will extend over a significant number of years.  Therefore, where 
feasible and where sufficient information exists, construction effects identified within the ES will 
be time bound and location specific; and 

■ Operation: This relates to effects once the development is constructed and in use or occupied.  

4.3.2 Information relating to development phasing will not be applicable to the assessment process for all 

technical disciplines. For example, the Transport Assessment and, therefore, the noise and air quality 

assessments will be based on baseline year, operating year and years subsequent to this in 

accordance with relevant standards and assessment guidelines.. 

4.3.3 It should also be noted that effects arising at the time of construction may result in lasting changes.  

The assumption will not be made that these will be temporary where it is inappropriate to do so, for 

example in relation to below ground archaeological resources.  
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4.3.4 Each technical discipline will consider and assess effects considering the geographical extent of any 

given effect.  For example, species movement often cannot be confined to definitive boundaries and 

needs to be assessed based on the movement patterns of those individual species concerned.  

4.3.5 The impact assessment for each discipline will take into account the likely significant environmental 

effects of both the construction and operational phases of the proposed development.  A number of 

criteria will be used to determine whether or not the potential effects of the Development are 

‘significant’.  The effects will be assessed quantitatively wherever possible.  The significance rating of 

the potential effects will take account of the following criteria:  

■ Likelihood of occurrence; 

■ Geographical extent; 

■ Adherence of the proposals to legislation and planning policy; 

■ Adherence of the proposals to international, national and local standards; 

■ Sensitivity of the receiving environment or other receptor; 

■ Value of the affected resource; 

■ Whether the effect is temporary or permanent; 

■ Whether the effect is short, medium, or long-term in duration; 

■ Whether the effect is reversible or irreversible; 

■ Inter-relationship between effects (both cumulatively and in terms of potential effect interactions); 
and 

■ The consultation responses. 

4.3.6 The effects that are considered to be significant, prior to mitigation, will be identified in the ES.  The 

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 large adverse 

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

feature or site of high importance. 

4.3.7 The following terms will be used in the ES, unless otherwise stated, to determine the significance of 

effects: 

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

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

■ Minor positive or negative effect - where the Development would cause a small improvement (or 
deterioration) to the existing environment; and 

■ Negligible - no discernible improvement or deterioration to the existing environment as a result of 
the Development. 

4.3.8 Summary tables that outline the potential effects associated with an environmental topic (e.g. air 

quality), potential mitigation measures and residual effects will be provided in the ES.  A distinction 

will be made between direct and indirect; short and long-term; permanent and temporary; primary and 

secondary; cumulative; positive and negative effects. 

4.3.9 The matrix provided as Table 4.1 below will be used during the EIA to determine the significance of 

any given effect. 
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Table 4.1: Matrix for Determining the Significance of Effects 

 Sensitivity of Receptor/Receiving Environment to Change 

High Medium Low Negligible 

M
a
g

n
it

u
d

e
 o

f 

C
h

a
n

g
e

 

High Major Major Moderate Negligible 

Medium Major Moderate 
Minor to 
Moderate 

Negligible 

Low Moderate 
Minor to 
Moderate 

Minor Negligible 

Negligible Negligible Negligible Negligible Negligible 

      

 

4.3.10 Best practice and guidance requires that certain technical disciplines are required to follow topic-

specific criteria for determining significance. This includes air quality, noise and vibration, landscape 

and visual and ecology. Where this is the case, the criteria to be used will be presented clearly in the 

methodology section of the technical chapters within the ES. 

4.4 Cumulative Assessment 

4.4.1 A cumulative assessment section will be included in each discipline chapter to assess the effects of 

the Proposed Development against other permitted developments. 

Assessment of Cumulative Effects 

4.4.2 Within the ES consideration will also be given to the potential cumulative effects of the Development 

in combination with other committed developments in the locality, the scope and extent of which 

would need to be agreed with SBDC.  

4.4.3 The EIA Regulations 2011 require the likely significant cumulative environmental effects of a 

development to be considered.  As part of the ES, the technical assessments for each topic will 

consider the potential for cumulative or in-combination effects (at receptor level).  Cumulative effects 

will be considered in terms of:   

■ The interaction and combination of environmental effects, and indirect effects of the Proposed 
Development affecting the same receptor, either within the Site or in the local area; and   

■ The interaction and combination of environmental effects of the Development with committed 
projects and activities affecting the same receptor. Committed development is defined as 
development for which planning consent has been granted.   

4.4.4 There is no single widely accepted published methodology for the assessment of cumulative 

environmental effects. However a number of best practice guidance documents are available, 

including those published by Department of Communities and Local Government and the European 

Commission and these will be referred to during the completion of this element of the ES. 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.” 
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4.4.5 The guidance above identifies that a cumulative effects assessment should only consider those 

schemes that can reasonably be presumed to go ahead and for which sufficient information is 

available. This is usually taken to be those schemes that are have the benefit of Planning Permission 

as identified on the relevant authority’s Planning Application Register. 

4.4.6 Cumulative effects will be identified and assessed through a desk based study using professional 

expertise to make a judgement as to the likely significance of changes in baseline conditions in the 

area surrounding the Site arising from the completion of the Proposed Development together with 

relevant committed developments. A quantitative assessment approach will be adopted where 

appropriate and possible, and where data is available.  Consideration will be given to the timing and 

spatial influence of the Development and the identified committed developments. 

4.4.7 The results of the cumulative effects will be provided in the ES which will summarise the interactions 

between effects (as assessed in the individual chapters for each topic) and will describe the findings 

of the assessment of cumulative effects arising from the combination of the Development together 

with relevant committed developments in the locality.  

4.4.8 In relation to committed developments consultation will be made with SBDC Planning Application 

database for recently permitted developments and considered as part of the formal ES.   

Key Effects 

4.4.9 The key potential cumulative effects of the Proposed Development for consideration in the EIA may 

include the following: 

■ Road traffic generation during construction and operation; 

■ Effects on the landscape character and visual amenity of the area and the setting of nearby listed 
buildings, conservation areas and Mill Lane; and 

■ Potential effects arising from construction works, including increased disturbance from dust, 
noise, vehicle movements etc. 
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5 Socio-Economic Effects and Population 

5.1 Scope and Key Issues 

5.1.1 The effect that the proposed development will have on the local economy in terms of employment 

levels in the area and the effect on the economy together with the effect on local services and 

facilities and the requirements for housing provision following completion of the development will be 

assessed.  

5.2 Legislation, Policy and Guidance 

National Planning Policy Framework (NPPF) (2012) 

5.2.1 The NPPF, published on 27th March 2012, notes at paragraph 7 that there are three dimensions to 

sustainable development: economic, social and environmental. The planning system’s role is to 

contribute to building a strong, responsive and competitive economy, by ensuring that sufficient land 

of the right type is available in the right places and at the right time to support growth and innovation; 

and by identifying and co-ordinating development requirements, including the provision of 

infrastructure. 

Core Policy 10 – Mill Lane Opportunity Site (2011)  

5.2.2 The policy states that new employment development will be accommodated in a range of locations 

including Opportunity Sites.  

Sensitive Receptors 

5.2.3 The following are the sensitive receptors which will be assessed within the Community and Socio-

economic Effects chapter of the ES: 

■ Local economic receptors; 

■ Local community receptors; and 

■ Local housing receptors. 

Scope of the Assessment 

Desk Study 

5.2.4 A desk study will be carried out and comprise the following: 

■ A review of the socio economic policies relevant to the area, location and nature of the Proposed 
Development; and 

■ A desk-top review of available baseline information on current socio economic conditions in the 
study area primarily using data from the Online National Statistics. 

Assessment Modelling 

Assessment of Employment Effects 

5.2.5 Site Preparation, Earthworks and Construction Phase Site preparation, earthworks and construction 

effects on employment, direct, indirect and induced, will be assessed using standard multipliers. 

Potentially Significant Effects 

Site Preparation, Earthworks and Construction Phase 
■ Potential increase in direct on-site employment during the site preparation, earthworks and 

construction phase;  

■ Potential increase in indirect and induced employment during the site preparation, earthworks 
and construction phase; and 
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■ Potential increase in indirect spend in the area during the site preparation, earthworks and 
construction phase. 

Operational Phase 
■ Increase in housing stock – range and size of units and contribution to affordable housing needs 

that could be of benefit to those in the wider area, for example those currently on the waiting list 
for affordable housing; 

■ Provision of employment – there are potential positive effects for the local population associated 
with the permanent continued provision of employment capacity at this location – direct, indirect 
and induced.  This will be assessed in the context of historical levels of employment on site and 
overall employment provision in the wider area; 

■ Effects on pre-school, primary and secondary education – there is potential for a negative effect 
on school places that could impact on the existing population, depending on existing capacity 
and arrangements for mitigation;  

■ Effects on GPs and dentists– there is potential for a negative effect on existing services that 
could impact on the existing population, depending on existing capacity and arrangements for 
mitigation; and 

■ Spending from the new community – the community could benefit existing businesses through 
spend in the local economy.   

Proposed Methodology 

5.2.6 Effects associated with the construction phase will be quantified if information on the construction 

value of the project is available.   

5.2.7 The assessment of employment associated with the operational phase will be informed by: 

■ A Standard Approach to Assessing the Additional Impacts of Projects, Method Statement, Third 
Edition English Partnerships (now the Homes and Communities Agency), 2008;  

■ Employment Development Guidelines, 2nd Edition, Office of Project and Programme Advice and 
Training and the Homes and Communities, 2010; and 

■ Any information the Applicant can provide.  

5.2.8 The methodology for the socio-economic assessment will consider baseline information on 

demographic, economic and employment trends and relevant planning policy. Using this information 

the chapter will assess the scale, scope and significance of the impacts of the Proposed Development 

and, finally, identify any appropriate mitigation that may be necessary. 

5.2.9 Using established statistical sources (2001 and 2011 Census, Annual Business Inquiry, Annual 

Population Survey etc.) together with spatial analysis using GIS, the socio-economic baseline 

conditions for the Site and its surrounding area will be established.   

5.2.10 The assessment will draw on other technical work undertaken for the EIA and other aspects of the 

planning application. 
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6 Transportation and Access 

6.1 Scope and Key Issues 

6.1.1 The potential effects in the vicinity of the Site which could arise on the local transport network and 

which are attributable to changes in predicted travel demand associated with the proposed 

development will be assessed during both the construction and operational phases.  

6.1.2 The assessment will draw on the details within the SPD for the Site as well as previous Transport 

Constraints Report, Campbell Reith (2013).  

6.1.3 The TA will contain detailed operational analysis regarding the determination and assessment of 

travel characteristics associated with the proposed development. 

Scope of the Transport Assessment 

Vehicle Access 

6.1.4 Vehicular access to the site can be gained either directly from Bath Road or via accesses located 

along Mill Lane. The Mill Lane/Bath Road junction is considered substandard in terms of highway 

safety, it is therefore crucial that any proposal increasing the site’s traffic generation will stop-up the 

existing junction and provide a new, safe junction connecting the site to Bath Road.  

6.1.5 As stated in the Mill Lane SPD, the main constraint on the site transport access will involve the 

requirement for a junction on Mill Lane with A4 Bath Road. This will be addressed within the ES with 

consideration for transport options around the busy junction.  

6.1.6 Car parking associated with Site will be used to accommodate car parking for walkers and leisure 

users, providing a suitable management regime can be implemented.  

Pedestrian Access 

6.1.7 The site currently has poor pedestrian access. The only hard-surface pedestrian access connects the 

existing residential properties (adjacent to the former hotel building) to Bath Road.  Any development 

proposal would have to include a hard-surfaced pedestrian access connecting the proposed 

development to the existing pedestrian network on Bath Road and Berry Hill.  

6.1.8 The SPD suggests that consideration should be given to a proposed new footbridge which would 

provide the ability for a circular walk using the Thames Path. The proposed new footbridge would 

provide a new link between the site and Maidenhead, together with the existing Maidenhead Bridge 

which provides a means of crossing the Thames.  The delivery of the footbridge would be subject to 

relevant land acquisition.  

6.1.9 A desk study will be undertaken, combined with qualitative and quantitative surveys and audits, in 

order to determine baseline conditions, constraints and opportunities for movement by walking, 

cycling, public transport and the private car.  

6.1.10 The assessment year baseline conditions will take into consideration forecast changes in travel 

demand, other allocated or committed development sites and programmed transport infrastructure. 

6.1.11 The assessment of environmental effects will be carried out in accordance with: 

■ The “Guidelines for the Environmental Assessment of Road Traffic” published by the Institute of 
Environmental Assessment (IEA) (now the Institute of Environmental Management and 
Assessment); 
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■ Manual for Streets 1 and 2 published by the Chartered Institution of Highways and 
Transportation in 2007 and 2010 respectively; and 

■ Volume 11 of the Design Manual for Roads and Bridges (DMRB), published by the former 
Department of Environment, Transport and the Regions (DETR), now the Department for 
Transport (DfT); 

6.1.12 The TA will be prepared having regard to “Guidance on Transport Assessments”, March 2007, jointly 

published by the Department for Communities and Local Government and the DfT.  

6.2 Legislation, Policy and Guidance 

Mill Lane, Taplow Supplementary Planning Document (2013) 

6.2.1 Section 6.6 of the Mill Lane, Taplow SPD describes the Transport and Access principles should be 

applied to the site, some of which are detailed below:  

■ A new vehicular access into the site from Bath Road; 

■ The closure of Mill Lane will be by means of manual gates and/or gates, which will normally be 
closed to traffic but can be opened by the emergency services.  Both sets of gates will also 
automatically be unlocked in order to provide a direct safe escape route for vehicles to higher 
ground during a one in 100 year flood event;  

■ The southern-most section of Mill Lane will be retained for vehicle access to the Skindles 
building, with access to and from Bath Road for pedestrians, cyclists and emergency use only.  
New vehicular access to the Skindles Hotel will be from the north, from a new junction with Mill 
Lane;  

■ A new turning head to the east will be provided on the south side of Mill Lane, to the west of 
Taplow village, while the existing Thames Water access will be reconfigured and act as a turning 
head to the west. Access for pedestrians and cyclists will be maintained; 

■ A proposed new footbridge will be required to be provided across the River Thames between 
land to the north of the site and Boulter’s Lock (subject to land ownership and logistic 
agreements);  

■ Car and cycle parking for residential development should be provided in line with the Council’s 
adopted standards and both should be well overlooked by buildings to create a secure 
environment; 

■ Car parking associated with the Skindles site should be used to accommodate car parking for 
walkers and leisure users, providing a suitable management regime can be implemented.  
Additional car parking provision should also be made within the Severnside Development Area to 
cater for visitors and employees based on the Taplow Investments land, helping to reduce the on 
road parking along Mill Lane; 

■ Improvements should be made to the bus shelter on the A4 to the south of the site.  Within the 
Taplow Mill and / or Severnside development Area, provision should be made for Real Time 
Information on public transport services and improvements to bus services and provision of a 
crossing facility.  

Local Transport Plan – Buckinghamshire County Council (2011-2016) LTP3 

6.2.2 The Buckinghamshire County Council’s Local Transport Plans outlines the transport challenges, 

objectives and strategy for delivery which will be considered in the overarching Transport Assessment 

(TA).  

Core Policy 7 (Accessibility and Transport)  

6.2.3 This policy supports a sustainable transport network and encourages development that:  

■ Is accessible by public transport, walking and cycling;  
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■ Encourages safe and attractive improvements to pedestrian and cycle routes; and  

■ Ensures that the impact on the road network is minimised and mitigated through the use of 
‘mobility management’ measures (such as Travel Plans, parking charges and car parking levels). 

Saved Local Plan Policy TR5 (Accesses, Highway Works and Traffic Generation)  

6.2.4 The policy states that regard should be had to safety, congestion and the environment. Proposals 

should comply with relevant Highway Authority standards. 

Key Effects 

6.2.5 Transport related environmental effects arising from an increased travel demand will be identified and 

assessed through the TA process.   

6.2.6 In considering whether the expected changes in travel demand could lead to potentially significant 

effects, the IEA (1993) Guidelines recommend that the following screening test be applied: 

■ Test 1: include highway links where traffic flows will increase by more than 30% (or the number 
of heavy goods vehicles will increase by more than 30%); and 

■ Test 2: include any other specifically sensitive and congested areas where traffic flows have 
increased by 5% or more. 

6.2.7 Where the screening test outlined above identifies that significant effects could arise, the following 

transport-related effects will be investigated in greater detail:  

■ Junction of Mill Lane with A4 Bath Road; 

■ Highway severance and severance of Public Rights of Way; 

■ Driver delay; 

■ Pedestrian delay and amenity; 

■ Fear and intimidation; 

■ Accidents and road safety; and 

■ Hazardous loads. 

Construction 

6.2.8 The traffic movements generated during construction will be predicted on the basis of the expected 

number of workers on site, the number and frequency of material deliveries / removal of material and 

the movement of plant to and from the Site.  The phasing of the construction activities will also be 

taken into account. 

6.2.9 The assessment of construction effects will be based on the list of potential transport effects set out 

above, as recommended by IEA Guidelines. 

Operation 

6.2.10 The assessment of operational effects will use the list of potential effects set out above, as 

recommended by IEA Guidelines.  Particular consideration will be given to the effect of the proposed 

link road in terms of severance and other effects as appropriate.  Where significant adverse effects 

are identified, mitigation measures will be recommended.  The implementation of more sustainable 

travel patterns will be encouraged by developing a robust public transport strategy and designing 

facilities for pedestrians and cyclists.  Any residual adverse effects (where mitigation is not feasible / 

justifiable) will be identified, as will any residual benefits. 

6.2.11 An assessment of residual effects would be undertaken in order to identify and quantify any adverse 

effects remaining after any mitigation measures identified have been implemented.  

6.2.12 The effects on air quality and noise arising from changes in traffic levels would be considered in other 

chapters within the ES  
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7 Noise and Vibration 

7.1 Scope and Key Issues 

7.1.1 The Noise and Vibration section of the ES will report the likely significant environmental effects of the 

proposed development on the local noise and vibration climate in the context of the Site and 

surrounding area. Measures to prevent, offset or mitigate any negative adverse effects will be 

identified as well as methods that will enhance the Site and surrounding area. 

7.1.2 In particular, it will consider the likely significant effects on existing and proposed human receptors 

within the Site and surrounding area in terms of: 

■ Noise and vibration from works and activities associated with the construction of the Proposed 
Development, including the operation of on-site plant and construction traffic;  

■ Noise as a result of the operation of the Proposed Development including that from additional 
vehicles on the local road network and from any fixed plant items; and  

■ Noise from existing sources (e.g. from traffic on the local road network, and from any existing 
commercial/industrial activities in the vicinity) affecting the sensitive aspects of the Proposed 
Development.  

7.1.3 Whilst the proposed development includes mixed uses, a considerable residential element is 

proposed. Consequently, the ES Chapter will also provide an assessment of the suitability of the 

individual Sites for residential use in terms of ambient and maximum noise levels across the Site, and 

the need to provide an adequate internal and external noise environment for future occupants.  

7.2 Legislation, Policy and Guidance 

National Policy 

Control of Pollution Act 1974, Part III  

7.2.1 Section 60 of the Control of Pollution Act 1974 gives a local authority powers to control noise and 

vibration arising from construction and demolition works.  These powers may be exercised either 

before works start or after they have started. 

7.2.2 Section 61 of the Act provides a mechanism for the contractor or developer to take the initiative and 

approach the local authority to ascertain its noise requirements before construction work starts. An 

agreement is then entered into whereby the contractor obtains prior consent for the works to be 

undertaken within agreed parameters and may also include compliance monitoring. 

National Planning Policy Framework (NPPF) (2012) 

7.2.3 The National Planning Policy Framework (NPPF) was published by central government in 2012 and 

replaces all previous national policy documents, including Planning Policy Guidance Note 24 

(PPG24). The NPPF references the Noise Policy Statement for England (NPSE), published in 2010, 

which seeks to promote good health and quality of life through the effective management of noise. 

7.2.4 The NPSE aims, in the context of noise management, first to avoid and then to mitigate and minimise 

significant adverse impacts on health and quality of life, and where possible contribute to the 

improvement of health and quality of life. 
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National Planning Practice Guidance (NPPG) (2013)  

7.2.5 On 28 August 2013 the Government published a beta version of on-line National Planning Practice 

Guidance which includes a section on noise.  The consultation period has ended and the draft version 

is available on-line. The section on noise includes a table that summarises “the noise exposure 

hierarchy” which offers “examples of outcomes” relevant to the NOEL, LOAEL and SOAEL effect 

levels described in the NPSE. The effect levels NOAEL, LOAEL and SOAEL are defined within the 

NPPG as: 

■ No Observed Effect Level (NOEL): this is the level of noise exposure below which no effect on 
health or quality of life has been noted. 

■ Lowest Observed Adverse Effect Level (LOAEL): this is the level of noise exposure above which 
adverse effects on health and quality of life can become noticeable and intrusive; and 

■ Significant Observed Adverse Effect Level (SOAEL): this is the level of noise exposure above 
which significant adverse effects on health and quality of life become noticeable and disruptive or 
very disruptive.  

7.2.6 As with both the NPSE and NPPF this new document still provides no numeric definition of the effect 

levels. Target values set out in BS8233: 1999 Sound insulation and noise reduction for buildings – 

Code of practice and in the World Health Organisation (WHO) Guidelines for Community Noise 

(1999), and any requirements of the RBKC will be used to ensure acceptable internal and external 

noise levels. 

Local Policy  

Mill Lane, Taplow Supplementary Planning Document (2013) 

7.2.7 Core Policy 15 of the adopted Core Strategy identifies the Mill Lane Opportunity Site (Taplow) as a 

Major Developed Site in the Green Belt, and sets out broad policy for its redevelopment. The policy 

requires that the landowners/developers produce a development brief in conjunction with the Council 

prior to a planning application being submitted. A Supplementary Planning Document was prepared 

and, following consultation, it is expected that it will be adopted by the Council in the summer of 2013. 

 Residential Design Guide SPD 

7.2.8 This guide is relevant to all new residential development of one of more dwellings. It is intended as a 

tool for both applicants and decision makers to secure well-designed and sustainable residential 

development within South Bucks. It references pollution control and has the following specific advice 

with regard to noise: ‘Avoid using or introducing equipment and machinery which is likely to produce 

elevated noise levels or unnecessary noise at night.’ 

BS 8233: 1999: Sound Insulation and Noise Reduction for Buildings - Code of Practice 

7.2.9 The scope of this Standard is the provision of recommendations for the control of noise in and around 

buildings. It suggests appropriate criteria and limits for different situations, which are primarily 

intended to guide the design of new buildings or refurbished buildings undergoing a change of use, 

rather than to assess the effect of changes in the external noise climate. 

7.2.10 The Standard suggests suitable internal noise levels within different types of buildings, including 

residential dwellings, as shown in the table below.  BS 8233 states that the given internal noise levels 

should be assumed to be anonymous, such as from road traffic.  Accordingly, these levels are 

considered appropriate to this assessment given the sources affecting the Site. 
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Indoor Ambient Noise Levels in Spaces when they are Unoccupied 

Criterion 
Typical 

Situations 

Design Range LAeq,T, dB 

Good Reasonable 

Reasonable 

resting/ sleep-

ing conditions 

Living 

rooms 
30 40 

Bedrooms* 30 35 

* For a reasonable standard in bedrooms at night, individual noise events (measured with fast time-weighting) should 

not normally exceed 45 dB LAmax.The WHO document Guidelines for Community Noise identifies research which indi-

cates that 10-15 occurrences per night of the limiting maximum noise level may be considered acceptable. 

 

World Health Organisation (WHO) – ‘Guidelines for Community Noise’, 1999 

7.2.11 The WHO document is the basis for many of the acoustic criteria adopted by various groups. The 

night-time guidelines are generally concerned with avoiding negative effects on sleep disturbance.  As 

a result the night-time noise levels of 30 dB LAeq,8h and 45 dB LAmax are suggested. 

7.2.12 In addition, the guidelines suggest that in order to maintain speech intelligibility and a moderate living 

environment, internal daytime and evening noise levels should be below 35 dB LAeq,16h. 

7.2.13 The WHO document also states: 

“To protect the majority of people from being seriously annoyed during the daytime, the outdoor 
sound level from steady, continuous noise should not exceed 55 dB LAeq on balconies, terraces and 
in outdoor living areas.  To protect the majority of people from being moderately annoyed during the 
daytime, the outdoor sound level should not exceed 50 dB LAeq.  Where it is practical and feasible, 
the lower outdoor sound level should be considered the maximum desirable sound level for new 
development.” 

British Standard 5228: 2009 Code of Practice for Noise and Vibration Control on Construction and 

Open Sites, Part 1: Noise and Part 2: Vibration  

7.2.14 BS 5228 Part 1 provides recommendations for basic methods of noise control relating to construction 

and open sites where work activities/operations generate significant noise levels.  Amongst other 

things, the annexes to BS 5228 provide information on the following: 

■ relevant legislation (annex A); 

■ typical noise sources and advice on mitigating them (annex B); 

■ sound level data for use in the prediction methods described in the standard (annexes C and D); 

■ assessing the significance of noise effects (annex E); 

■ the estimation of noise levels (annex F); and 

■ how to implement noise monitoring (annex G). 

7.2.15 BS 5228 Part 2 is a companion standard for Part 1, providing recommendations for basic methods of 

vibration control relating to construction and open sites where work activities/operations generate 

significant vibration levels.  The annexes provide, amongst other things, information on the following: 

■ relevant legislation (annex A); 

■ assessing the significance of vibration effects (annex B); 

■ measured vibration levels for piling (annexes C and D); and 

■ prediction of vibration levels (annex E). 
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British Standard 4142: Method for Rating Industrial Noise Affecting Mixed Residential and Industrial 

Areas  

7.2.16 BS 4142 describes methods for determining and assessing noise levels from factories, industrial 

premises, fixed installations, or sources of an industrial nature in commercial premises with a view to 

determining the likelihood of complaints. 

7.2.17 As stated above, the SPD on noise states that any external plant should achieve a rating level of 15 

dB below background if the plant is tonal. Where the plant is not tonal, a rating level of 10 dB below 

background should be achieved. 

Calculation of Road Traffic Noise  

7.2.18 The Calculation of Road Traffic Noise (CRTN) describes procedures for predicting and measuring 

noise from road traffic in terms of the LA10 – the level exceeded for 10% of the time – and is suitable 

for environmental assessments of schemes where road traffic noise may have an effect. 

Design Manual for Roads and Bridges  

7.2.19 Advice note HD 213/11 revision 1, prepared by the Highways Agency, provides guidance on the 

assessment of the effects on noise and vibration that a road project might have.  Where appropriate, 

this advice may be applied to existing roads. 

Proposed Methodology 

7.2.20 Consultation will be undertaken with the SBDC Environmental Health Department to agree the 

relevant policies and guidelines applicable to the site and development and give due consideration 

given to the new National Planning Policy Framework (NPPF) the Noise Policy Statement for England 

(NPSE) and the recently published web guidance (NPPG). 

7.2.21 Following the identification of sensitive receptors in the vicinity, baseline noise monitoring will be 

undertaken at the boundary of the site and dwellings immediately adjacent to and surrounding the 

Site or agreed proxy locations. It is intended that the proposed monitoring locations and assessment 

methodology will be agreed with the SBDC Environmental Health Department. 

7.2.22 The assessment of noise and vibration effects arising during the demolition and construction phase of 

the Proposed Development will be undertaken in accordance with the methodology outlined in BS 

5228: 2009 Code of practice for noise and vibration control on construction and open Sites (Part 1: 

Noise and Part 2: Vibration). 

7.2.23 Noise from construction traffic on the local roads will be predicted either using CRTN or through the 

use of the haul route method in BS5228, where relevant information is available, and assessed in 

terms of noise change.  

7.2.24 Traffic noise arising from the Proposed Development will be predicted using the methodology 

contained in the Calculation of Road Traffic Noise (CRTN). The significance of predicted noise 

changes will be determined using relevant guidance, such as that contained in the Design Manual for 

Roads and Bridges (DMRB) published by the Highways Agency.  Section 3, Part 7 of Volume 11 of 

the DMRB (HD 213/11 Noise and Vibration) was most recently revised in November 2011. 

7.2.25 Noise from any fixed plant associated with the Proposed Development will be assessed in 

accordance with the BS 4142: 1999 Method for rating industrial noise affecting mixed residential 

areas and taking account of the requirements of SBDC’s Environmental Health Department.  

7.2.26 Any service yard and car park noise would be quantified using standard acoustic principles. The 

assessment of significance would utilise target values such as those set out in the World Health 

Organisation (WHO) Guidelines for Community Noise (1999) and BS 8233: 1999 Sound insulation 

and noise reduction for buildings.  
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7.2.27 Site suitability for residential development will be assessed in accordance with BS 8233 and the WHO 

Guidelines, and taking account of the requirements of SBDC’s Environmental Health Department. 

7.2.28 Based on initial desk based investigations the main existing anthropogenic noise sources are likely to 

include traffic on the local network, leisure craft on the river, some light industrial units surrounding 

the site and distant aircraft, as well as natural sources of noise such as river noise, wind in the trees 

and bird song.   

7.2.29 Recommendations for generic mitigation measures will be provided where necessary and appropriate 

and defined by assessment area.  These may include, but will not necessarily be limited to, the layout 

of the Proposed Development to protect amenity space; the layout and location of habitable rooms; 

and the use of appropriately specified glazing and ventilation units within habitable rooms. The need 

for and extent of mitigation measures will depend on the findings of the noise and vibration 

assessment. Consequently, measures to prevent, reduce and offset any adverse effects will be 

determined through the EIA process. 
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8 Local Air Quality 
8.1.1 The air quality assessment will consider the following: 

■ The generation of dust and particulate matter (PM10) during the construction phase;  

■ Emissions of nitrogen dioxide (NO2) and PM10 from construction vehicles accessing and leaving 
the Site;  

■ Emissions of NO2 and PM10 from traffic associated with the Proposed Development; and 

■ The potential exposure of future occupants of the Proposed Development to high concentrations 
of NO2 and PM10. 

8.2 Legislation, Policy and Guidance 

National Policy  

8.2.1 Reference to The National Planning Policy Framework  will be made regarding air quality. 

8.2.2 The following guidance documents and publications will be used in the assessment as detailed below. 

■ Guidance on the Assessment of Dust from Demolition and Construction ; 

■ Local Air Quality Management Technical Guidance ; and 

■ Development Control: Planning for Air Quality (2010 update) . 

Local Policy  

8.2.3 South Bucks Local Development Framework Core Strategy Development Plan Document was 

adopted in February 2011.  

8.2.4 Core Policy 13: Environmental and Resource Management includes air quality  

8.2.5 The Council will seek to ensure the prudent and sustainable management of the District’s 

environmental resources by: 

■ Seeking improvements in air quality, especially in the Air Quality Management Area adjacent to 
the motorways and close to Burnham Beeches SAC; and 

■ New development will be directed away from existing sources of noise and air pollution to avoid 
adverse impacts on local communities. The Council will work closely with other local authorities 
to minimise aircraft noise from Heathrow Airport. 

8.2.6 Within Appendix 7 of the Core Strategy, Delivery and Monitoring Framework, a Target is outlined of 

“Reduction in NO2 levels, leading to improvements in local air quality”.  

Mill Lane, Taplow Supplementary Planning Document (2013) 

8.2.7 The Mill Lane Taplow Supplementary Planning Document (SPD) is part of the South Bucks Local 

Plan. SBDC adopted its Core Strategy and Core Policy 15 identifies Land at Taplow for providing a 

range of suitable uses, including residential, commercial development, and open space. 

8.2.8 No specific air quality issues or concerns are raised within the SPD.    

Air Quality Management Areas  

8.2.9 SBDC has declared an Air Quality Management Area (AQMA) for “an area comprising the M4, M25 

and M40 and adjacent land” in October 2004.  This AQMA is for exceedence of the annual mean 

objective for NO2 and the M4 section is approximately 1.7km away from the Site to the south.  

8.2.10 The Royal Borough of Windsor and Maidenhead (RBWM) is adjacent to the Site. RBWM has 

declared an AQMA for “an enlarged area covering part of Maidenhead Town Centre, extending 
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northwest to where Norfolk Road meets Craufurd Rise and the railway line, southwest to Kingswood 

Court and Rushington Avenue, southeast to Oldacres and Guards Club Road, and northeast to Ray 

Mead Road and Lassell Gardens” in April 2005 and was amended in July 2009.  This AQMA is for 

exceedence of the annual mean objective for NO2 and is within 200m of the Site to the west.  

8.2.11 Both AQMAs have Air Quality Action Plans which detail actions and measures to improve air quality 

in each AQMA and within each borough as a whole. 

8.3 Proposed Methodology 

8.3.1 Consultation with SBDC and RBWM will be undertaken to obtain relevant air quality information in the 

vicinity of the Site and to confirm details regarding the assessment methodology. Notwithstanding 

this, the following scope of works is proposed. A qualitative assessment of the effects of the 

construction phase, including any demolition, in terms of sources of dust and PM10, generation will 

be undertaken using relevant publications and guidance and information regarding the prevailing wind 

direction within the vicinity of the Site.  

8.3.2 A quantitative assessment of the effect on air quality due to emissions from traffic associated with 

both the construction and operational phases of the Proposed Development and the future baseline 

traffic flows without the Proposed Development will be undertaken using an appropriate air quality 

dispersion model such as Breeze Roads based on traffic data. This will predict NO2 and PM10 

concentrations at sensitive receptors within the vicinity of the Site, both with and without the Proposed 

Development. Concentrations of NO2 and PM10 will also be predicted at a number of existing and 

proposed human receptor locations within the Site in order to assess the likely exposure of future 

users/occupants of the Proposed Development to air quality. The dispersion modelling assessment 

will also include the cumulative effects of committed schemes in the vicinity. 
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9 Nature Conservation and Ecology 

9.1 Scope and Key Issues 

9.1.1 The ES will consider the potential effects on ecological receptors that will arise as a result of the 

Proposed Development during both the construction and operational phases. 

9.2 Legislation, Policy and Guidance 

Mill Lane, Taplow Supplementary Planning Document (2013) 

9.2.1 In accordance with Core Policy 15, future development proposals should seek to deliver a net gain in 

biodiversity resources and avoid unacceptable impacts on the nearby South Lodge Pit SSSI.  This will 

require the protection and enhancement of those parts of the Mill Lane Opportunity Site and 

surrounding environment that provide valuable habitats.  It is also likely to mean that future proposals 

for development will need to demonstrate clearly habitat gain and loss both in terms of area and 

conservation value.  Particular consideration will need to be given to retaining wildlife corridors, 

ensuring that retained and newly created habitats do not become isolated. 

Previous Studies 

9.2.2 Previous site studies and survey work has helped inform the current baseline position.  This includes 

information contained with the SPD and the most recent Ecological Assessment conducted in 2013 

(BSG, 2013). A suite of ecological surveys are proposed for completion in 2014 to provide updated 

information about current baseline conditions, this will include: 

■ Bat surveys: 

 building inspections internal  and external to verify potential for bat roosts to be present; 

 activity surveys (manual walked transect and deployment of automated detectors); and 

 hibernation survey (deployment of automated detectors in voids suitable for use by hibernating 
bats). 

■ Breeding bird surveys; 

■ Otter and water vole surveys; 

■ Reptile survey; 

■ Great crested newt survey; and 

 habitat suitability survey, the results of which will be used to scope the requirement for further 
survey to determine presence or likely absence if appropriate. 

■ Reptile surveys. 

9.2.3 The following surveys are scoped out subject to consultation with SBDC: 

■ Invertebrate surveys (stag beetle and other SPI); 

■ Specific botanical survey; and 

■ Dormouse. 
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Proposed Methodology 

Ecological Impact Assessment  

9.2.4 The Proposed Development will be subject to a full Ecological Impact Assessment (EcIA) which will 

be presented as a chapter within the ES.  The EcIA will be prepared in accordance with the Institute 

of Ecology and Environmental Management’s Guidelines for Impact Assessment in the United 

Kingdom (IEEM, 2006).  Receptors will be scoped in to the assessment if effects could be significant 

at above site scale (in accordance to the geographic scale of reference (IEEM, 2006)), effects have 

legal implications, and should consultation with relevant stakeholders lead require their inclusion on 

other grounds.  Each will be evaluated within the geographic scale of reference and potential effects 

assessed in the absence of mitigation.  Mitigation measures will then be considered (taken in this 

context to include mitigation and compensatory measures), and residual effects assessed. 

9.2.5 This scoping study identifies potential ecological receptors likely to be significantly affected by the 

Proposed Development that will be scoped into the EcIA; the list of receptors considered will be 

refined further to additional survey programmed during 2014 as set out above. 

Potential Effects 

9.2.6 Potential effects upon ecological receptors resulting from the proposed development are summarised 

in the table below, which includes a preliminary scoping assessment pending the results of 

consultation. 

9.2.7 At this stage, potential effects upon Burnham Beeches Special Area of Conservation (SAC) are 

considered unlikely.  The SAC is located approximately 4.4km to the north-east, beyond the zone of 

influence of potential direct effects resulting from the proposed development.  We propose to consult 

with South Buckinghamshire District Council to confirm their opinion, and screen the project with 

respect to Habitats Regulations Assessment. 

 

Table 9 1: Preliminary Scoping of Ecological Receptors 
Receptor Preliminary 

Scoping 
(In/Out) 

Potential Effect Pathways to be Considered 

■ Statutory Sites 

(South Pit Lodge SSSI 
and Bray Meadows 
SSSI) 

■ Out ■ Given the distance between the SSSIs and the Site, effects are not 
considered likely at this stage.  Bray Meadows SSSI is located 1.2km to 
the south of the site beyond the potential zone of influence for indirect 
effects such as deposition of dust during construction.  South Lodge Pit 
SSSI is designated for geological features rather than ecological value 
and therefore it is not scoped into the EcIA. 

■ Non-statutory Sites 

(Cliveden Estate LWS 
and others) 

■ In No LWS are known to occur on Site; however three are present within a 2km 
radius of the site.  Although effects upon these sites are considered unlikely, 
on a precautionary basis at this stage they are scoped into the EcIA. Once 
scheme designs are available for review this will be reconsidered, and scoped 
in/out as appropriate in consultation with relevant stakeholders.  

■ Degradation resulting from disturbance (i.e. noise and visual disturbance) 
during the construction and operational phase; and 

■ Degradation resulting from fragmentation (reduced connectivity) of 
habitat parcels.   

■ Other habitat 
occurring on Site, 
and in proximity to 
the Site 

■ In ■ Direct habitat loss during the construction phase; 

■ Habitat fragmentation during the construction and operational phase; and 

■ Habitat creation and future management during the operational phase. 

■ Amphibians ■ In Wetland habitat present on site will be assessed for its suitability to support 
amphibians (notably great crested newt), common toad (as SPI) is known to 
be present on site. Further to the results of survey programmed for 2014 this 
receptor will be evaluated and scoped in/out as appropriate in consultation 
with relevant stakeholders.  If present, the following pathways will be 
assessed: 

■ Direct loss (mortality and injury) during the construction and operational 
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Receptor Preliminary 
Scoping 
(In/Out) 

Potential Effect Pathways to be Considered 

phase; 

■ Disturbance (light) during the construction and operational phase; and 

■ Direct habitat loss during the construction phase; and 

■ Habitat fragmentation during the construction and operational phase. 

■ Badgers ■ In A main badger sett is known to be present on Site, this species is scoped into 
the assessment primarily due to the legal protection afforded under the 
Protection of Badger Act 1992.  The following potential effect pathways will be 
considered: 

■ Direct loss (mortality and injury) during the construction and operational 
phase; 

■ Direct habitat loss (sett destruction) during the construction phase; 

■ Disturbance (noise and light) during the construction and operational 
phase; and 

■ Habitat fragmentation during the construction and operational phase. 

■ Bats ■ In Bat roosts are known to be present within some buildings present on Site, and 
habitat present on Site and in close proximity to the site provides high quality 
foraging habitat for bat species.  The following potential effect pathways are 
scoped into the assessment:  

■ Direct loss (mortality and injury) during the construction phase; 

■ Direct habitat loss (roost destruction) during the construction phase; 

■ Disturbance (noise and light) during the construction and operational 
phase; and 

■ Habitat fragmentation during the construction and operational phase. 

■ Birds (breeding) ■ In Habitat on site provides suitable opportunities for nesting birds, including 
Schedule 1 species such as kingfisher.  The following potential effects will be 
scoped into the assessment: 

■ Direct loss (mortality and injury) during the construction phase; 

■ Direct habitat loss (land take) during the construction phase; 

■ Disturbance (noise, visual disturbance and light) during the construction 
and operational phase; and 

■ Habitat fragmentation during the construction and operational phase. 

■ Dormouse ■ Out ■ None anticipated. 

Invertebrates 

(stag beetle) 

■ Out ■ Previous survey did not indicate that an invertebrate community of 
elevated conservation value was present on site.  Measures will be 
implemented to avoid a net loss in habitat available to invertebrates at a 
site level, however effects upon this species group are not proposed for 
inclusion in the EcIA. 

■ Otter ■ In Further to the results of survey programmed for 2014 this receptor will be 
evaluated and scoped in/out as appropriate in consultation with relevant 
stakeholders.  On a precautionary basis, at present it is scoped into the 
assessment and the following pathways will be assessed: 

■ Direct loss (mortality and injury) during the construction phase; 

■ Direct habitat loss (temporary works to bankside habitat) during the 
construction phase; 

■ Disturbance (noise, visual disturbance and light) during the construction 
and operational phase. 

■ Reptiles ■ In Further to the results of survey programmed for 2014, the following pathways 
will be assessed: 

■ Direct loss (mortality and injury) during the construction phase; 

■ Direct habitat loss during the construction phase; 

■ Disturbance (noise/vibration and light) during the construction and 
operational phase; and 

■ Habitat fragmentation during the construction and operational phase. 

■ Water vole ■ In Further to the results of survey programmed for 2014 this receptor will be 
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Receptor Preliminary 
Scoping 
(In/Out) 

Potential Effect Pathways to be Considered 

evaluated and scoped in/out as appropriate in consultation with relevant 
stakeholders.  On a precautionary basis, at present it is scoped into the 
assessment and the following pathways will be assessed: 

■ Direct loss (mortality and injury) during the construction phase; 

■ Direct habitat loss (temporary works to bankside habitat) during the 
construction phase; 

■ Disturbance (noise, visual disturbance and light) during the construction 
and operational phase. 

■ Invasive plant 
species (Japanese 
knotweed) 

In Schedule 9 plant species are known to be present on Site, in light of legislation 
covering activities affecting these species this receptor will be scoped into the 
assessment.  The following potential pathways will be considered: 

■ Direct habitat loss during the construction phase (resulting from 
spreading of invasive species into wider parts of the Site). 

Other SPI 

(hedgehog) 

Out Whilst suitable habitat occurs for other species of principal importance (SPI) it 
is considered unlikely that populations present on Site are of nature 
conservation value at above site level.  In preparation of the scheme designs 
consideration will be made to retaining suitable habitat for these species and 
avoiding direct effects, however this receptor is scoped out of the main EcIA. 
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10 Landscape and Visual Impact 

10.1 Scope and Key Issues 

10.1.1 The ES will consider the potential landscape and visual effects that could arise as a result of the 

Proposed Development during both the construction and operational phases.  

10.1.2 Then Proposed Development site has particular importance with regard to local views. Much of the 

Site lies within the Taplow Riverside Conservation Area and also lies adjacent Maidenhead Riverside 

Conservation Area. The key landscape and visual issues to be considered include: 

■ Important views into the Taplow Riverside Conservation Area, including those from the 
Maidenhead bank; 

■ Other views within the Taplow Riverside Conservation Area; 

■  attractive views over the river to Bridge Gardens; and, 

■ The perception of openness within the Green Belt. 

10.2 Legislation, Policy and Guidance 

National Planning Policy Framework 

10.2.1 In relation to protecting Green Belt land, the NPPF states 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”. 

10.2.2 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”. 

South Buck District Council Core Strategy (2011) 

10.2.3 Core Policy 15 - Mill  Lane Opportunity Site – states the Proposed Development should: 

■ Result in no greater impact on the openness of the Green Belt and retain the largely open 
character of the of the Site; 

■ The height and massing of development should ensure a reduced visual impact; and 

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

10.2.4 Core Policy 9  - Natural Environment - states that:  

■ Development that would harm landscape character or conservation interests will not generally be 
supported. 
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Saved Local Plan Policy 

10.2.5 Saved Local Plan 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. In addition, Policy L10 (Proposals Involving Felling or other 
Works affecting Trees Covered) relates to the protection of trees.  

Proposed Methodology 

10.2.6 The LVIA will be carried out in accordance with the Landscape Institute and the Institute of 

Environmental Management and Assessment’s “Guidelines for Landscape and Visual Impact 

Assessment”, Third Edition, (GLVIA3), (2013). These guidelines set out best practice principles for 

the scope and contents of landscape and visual impact assessments.  

10.2.7 Viewpoints are to be agreed for the assessment based on the Proposed Development.  

Key Effects 

10.2.8 The potential landscape and visual effects arising during the construction and operation phases are 

likely to be: 

Landscape Effects 
■ Change in local landscape character of the site and surrounding area; 

■ Changes to the vegetation structure, including existing trees; and, 

■ Change to publicly accessible green space through the provision of new Green Infrastructure; 

Visual Effects 
■ Changes to the visual amenity of views, including users of roads, public rights of way and cycle 

paths; and, 

■ Change to the perception of openness; 
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11 Artificial Lighting 

11.1 Scope and Key Issues 

11.1.1 The Proposed Development will introduce temporary lighting installations during the construction 

phase such as floodlighting and safety lighting and permanent lighting installations such as street 

lighting during the operational phase. Such additional external, artificial lighting may have the 

potential to cause nuisance through light spill and glare, and cause changes to the night-time scene 

which may affect sensitive receptors. 

11.2 Legislation, Policy and Guidance 

11.2.1 The Institute for Lighting Professionals (ILP) (2011) Guidance Notes for the Reduction of Obtrusive 

Light and the Commission Internationale De L’Eclairage (CIE) (2003) CIE 150 Guide on the Limitation 

of the Effects of Obtrusive Light from Outdoor Lighting Installations provide ‘Environmental Zone 

Criteria’ for light nuisance.  It is considered that although largely unlit, the Site is unlikely to be an 

Intrinsically Dark Landscape (E1) and is likely to be more representative of an E2 Environmental Zone 

characterised by a Low District Brightness. The surrounding residential areas are likely to fall within 

E2 Low District Brightness to E3 Medium District Brightness Areas. 

11.2.2 The key lighting issues are dependent on the sensitive receptors which may be affected by artificial 

lighting installations as a result of the Proposed Development, during both the construction and 

operational phases. Sensitive receptors which may be affected by artificial lighting installations 

associated with construction and operation of the Proposed Development include:  

■ Sensitive ecological species on the Site such as bats; 

■ Existing and proposed residential development located on Site and in the local vicinity; 

■ Existing and future motorists, cyclists and pedestrians including users of the public footpaths and 
the local road network; and  

■ Listed buildings located in the immediate vicinity of the Site. 

Key Effects 

11.2.3 All new artificial lighting installations will be designed in accordance with best practice and criteria in 

order to prevent/minimise nuisance or disturbance.  

Non-Significant Issues  

11.2.4 New lighting installations will be in place and operational prior to any future residential development, 

and therefor they will not experience a magnitude of change from the baseline conditions. Therefore, 

it is not intended to assess proposed residential receptors in relation to artificial lighting within the ES. 

Significant Effects 

Sensitive Ecological Receptors on Site 

11.2.5 Sensitive ecological receptors using the Site, such as bats, can be sensitive to light and may be 

affected by artificial lighting installations. Therefore, the potential effect on sensitive ecological 

receptors, will be considered within the Nature Conservation and Ecology Chapter of the ES.  
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Existing Residential Development  

11.2.6 The potential effects of artificial lighting on existing residential receptors (particularly those properties 

along the A4094 Ray Mead Road) will be assessed within the ES include:  

■ Potential light spill and glare (associated with lighting installations on the Site) on existing 
residential receptors with views of the Site during construction and operational phases; and  

■ Potential changes to the night-time scene during the operational phase.  

Existing and Future Motorists, Cyclists and Pedestrians 

11.2.7 The potential effects of artificial lighting on existing and future users of the road network and local 

public footpaths:  

■ Potential glare associated with temporary and permanent lighting installations on the Site.   

Proposed Methodology 

11.2.8 The lighting assessment will determine the existing lighting conditions on the Site and in the 

surrounding area and assess potential lighting effects during the construction and operational phases 

of the Proposed Development resulting from light spill and glare. In particular, an assessment of the 

effect of existing and proposed lighting on surrounding sensitive residential, landscape and ecological 

receptors will be undertaken. The technical input will comprise the following tasks: 

■ Review of the masterplan/parameter plans for the Proposed Development and other information 
relating to the scheme;  

■ A baseline lighting survey to measure the existing lit environment on the Site and, where possible 
the surrounding areas, to provide a description of the existing lighting conditions and identify any 
existing sources of light nuisance/pollution; 

■ An assessment of the existing and proposed lighting for various components of the Proposed 
Development with reference to the Environmental Zone Criteria and the guidance notes for 
reducing light pollution as defined by the ILP Guidance Notes for the Reduction of Obtrusive 
Light, CIE 150 Guide on the Limitation of the Effects of Obtrusive Light from Outdoor Lighting 
Installations and the Lighting in the Countryside: Towards Good Practice (DEFRA, 2001);  

■ Liaison with ecology and landscape specialists to develop appropriate measures to mitigate any 
potential adverse effects from lighting on surrounding receptors; and 

■ Identification of any additional mitigation measures and residual effects following the 
implementation of mitigation measures. 

11.2.9 It is assumed that the effect of artificial lighting on sensitive ecological receptors will be assessed 

within the Nature Conservation and Ecology ES chapter, the effects of lighting on the night-time 

scene will be considered within the Landscape and Visual Impact ES chapter and the effect of 

artificial lighting on the setting of listed buildings will be assessed within the Built Heritage and Historic 

Landscape ES chapter.  

11.2.10 Measures to prevent reduce and offset any significant adverse lighting effects will be determined 

through the EIA process and are not limited to any likely mitigation measures identified above. 
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12 Archaeology 

12.1 Scope and Key Issues 

12.1.1 The following key  effects will be assessed in the ES with respect to the individual development Sites: 

■ Disturbance of loss of potential buried/surface archaeological remains within the Site; 

■ Loss of disturbance of (direct effects) on known non-designated heritage assets within the Site 
from the South Buckinghamshire Historic Environment Record (HER), East Berkshire HER , 
English Heritage National Monuments Record (NMR) and any identified through the preparation 
of the Historic Environment Desk-Based Assessment (DBA) ; and 

■ Changes in the setting of (indirect effects) non-designated heritage assets. 

12.2 Legislation, Policy and Guidance 

National Planning Policy Framework (NPPF) (2012)  

12.2.1 The general approach to assessing the historic environment is now embedded within the definition of 

sustainable development.  Point 7 [P7] of the NPPF states: 

“sustainable development should contribut[e] to protecting and enhancing our… historic environment.  
There is also a need for positive inclusion of the historic environment in development design [P9]”. 

12.2.2 The historic environment is stated within the NPPF core principles: development should  

"conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed 
for their contribution to the quality of life of this and future generations".   

12.2.3 There is no distinction here between designated and non-designated heritage assets.  As such, all 

heritage assets need to be judged by this criteria and significance must be assessed in order to 

achieve this [P17]. 

Core Policy 15 - Mill Lane Opportunity Site – South Buckinghamshire District Council Core Strategy 

(2011) 

12.2.4 Core Policy 15 states the Proposed Development should: 

■ Be sympathetic to the historic nature of the site and its surroundings, including the Taplow 
Riverside and Maidenhead Riverside Conservation Areas and any remains of archaeological 
importance; 

■ The height and massing of development should ensure a reduced visual impact; and 

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

12.3 Proposed Methodology 

12.3.1 The assessment will be supported by an extended Historic Environment Desk-Based Assessment 

and will also provide further evaluation of relevant planning policy and review of other sources of 

mapping (e.g. the historic maps as part of the Envirocheck). The above is in line with the guidance 

produced by the Institute for Archaeologists (IfA), Standard and Guidance for Historic Environment 

Desk-based Assessment, 2012.  
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12.3.2 The Archaeology ES chapter will address potential effects and will classify them according to 

significance, considering both construction and operational phases of the Proposed Development, as 

well as any residual effects. Effects arising from the Proposed Development can be direct or indirect. 

In terms of identified heritage assets a direct effect is taken to imply the permanent or substantial 

alteration or loss of designated or non-designated heritage assets and indirect effects relates to 

changes in the setting of an asset. 

12.3.3 Where physical change occurs through direct interactions between the Proposed Development and 

non-designated heritage assets, the effects upon significance are considered to be readily 

identifiable.  

12.3.4 The evaluation of potential effects upon the setting of non-designated heritage assets where the 

Proposed Development has considered the following factors in accordance with the English Heritage 

guidance 'Setting of Heritage Asset' (2011): 

■ The scale of change with respect to the loss or addition of features in the view and changes in 
composition, including the proportion of the view to be occupied by the Proposed Development; 

■ The degree of contrast or integration of any new features or changes in the landscape with the 
existing elements and characteristics in terms of rom, scale, mass, line, height, colour and 
texture; 

■ The duration and nature of the effect;  

■ The angle of view in relation to the heritage asset; 

■ The distance of the viewpoint from the Proposed Development; and 

■ The extent of the area which the changes would be visible. 

12.3.5 It is important to note, that because a new development will be visible from, or falls within a certain 

distance of it, the Proposed Development will affect significance, in terms archaeological, artistic, 

architectural or historic interest.  

 Key Effects 

12.3.6 The following key archaeological effects will be assessed in the ES: 

■ Disturbance of loss of potential buried/surface archaeological remains; 

■ Loss of disturbance of (direct effects) on non-designated heritage assets; and 

■ Changes in the setting of (indirect effects) non-designated heritage assets. 
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13 Built Heritage and Historic Landscape 

13.1 Scope and Key Issues 

13.1.1 The Taplow Riverside Conservation Character Appraisal was adopted by the Council in 2007. The 

following Key issues are identified:  

■ The importance of the view into the conservation area from Maidenhead bank; 

■ The view of the Taplow riverbank if often dominated by the gasholder; 

■ Important views within the Conservation Areas. 

13.1.2 The Taplow Conservation Character Appraisal was adopted by the Council in 2007. The following 

Key issues are identified:  

■ The importance of views to Taplow Court from the riverside, and vice versa; 

■ The importance of the views into the site from the Taplow Conservation Area 

13.1.3 The Maidenhead Riverside Conservation Character Appraisal was adopted by RBWM in 2010. The 

following Key issues are identified:  

■ The importance of the views to and from the Maidenhead Riverside Conservation Area. 

13.2 Legislation, Policy and Guidance 

13.2.1 The following guidance and policy will be considered as part of the proposed development: 

Core Policy 15 - Mill Lane Opportunity Site – South Bucks District Council Core Strategy (2011) 

13.2.2 Core Policy 15 states the Proposed Development should: 

■ Protect, conserve and where possible enhance Maidenhead Bridge and Glen Island House, and 
their respective settings; and 

■ Be sympathetic to the historic nature of the site and its surroundings, including the Taplow 
Riverside and Maidenhead Riverside Conservation Areas and any remains of archaeological 
importance. 

Core Policy 8 – Built and Historic Environment – South Bucks District Council Core Strategy (2011) 

13.2.3 The policy states: 

“The protection and, where appropriate, enhancement of the District’s historic environment is of 
paramount importance. In particular, nationally designated historic assets and their settings... will 
have the highest level of protection. Locally important heritage features and their settings...  will be 
protected, conserved and enhanced where appropriate. The protection and where appropriate 
enhancement of historic landscapes...  especially those that make a particular contribution to local 
character and distinctiveness, will be informed by evidence, for example, characterisation studies 
such as the Bucks Historic Landscape Characterisation Study. All new development must be of a high 
standard of design and make a positive contribution to the character of the surrounding area. ...” 

Saved Local Plan Policy L4 (River Thames Setting) 

13.2.4 The policy states that the loss of features associated with the special character, landscape or amenity 

of the river setting will generally be resisted.  
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Policy C1 – Development within a Conservation Area – South Bucks District Council Local Plan 

Consolidated (2011) 

13.2.5 Policy C1 states that development within a conservation area that fails to preserve or enhance its 

character or appearance will not be permitted. 

Policy C6 – Alterations and Extensions to Listed Buildings – South Bucks District Council Local Plan 

Consolidated (2011) 

13.2.6 Policy C6 states that consent will not be granted for alterations or extensions which would harm the 

character or appearance of a listed building or its features of special architectural or historic interest.  

Key Effects 

13.2.7 The built heritage and historic landscape assessment will consider the following: 

■ The physical effects of construction activity associated with the Proposed Development on 
heritage assets within the Site; and 

■ The noise and visual effects of the Proposed Development on the setting of heritage assets in 
the vicinity of the Proposed Development during the construction and operational phases. 

13.2.8 Potential significant effects which would be considered in the assessment comprise the physical 

effects of construction activity on assets within the Site and the noise and visual effects on the setting 

of assets within and in the vicinity of the Proposed Development during the construction and 

operational phases. 

Proposed Methodology 

13.2.9 An assessment of effects on the historic buildings and historic landscape assets would be undertaken 

with reference to the methodology and guidance set out in the Design Manual on Roads and Bridges 

Volume 11 Section 3 Part 2 HA208/07 as appropriate to the Proposed Development. This would 

involve valuing each asset, assessing the potential impact on it of the Proposed Development and so 

calculating the significance of effect through the filter of professional judgement. 

13.2.10 For historic buildings an assessment of the assets identified in SPD would be undertaken. For historic 

landscape a baseline study would be completed and an assessment made of the effects on the 

assets identified through a methodology based on the Institute for Archaeologists’ Standard and 

Guidance for Desk-based Assessment (2011).  The assessment would comply with the policies within 

the NPPF requiring planning submissions to contain sufficient information to understand the 

importance of heritage assets present and also the effect of the Proposed Development. 

13.2.11 Consultation with English Heritage, and the Historic Building Conservation Officer at SBDC will be 

undertaken appropriately to obtain details of historic landscape characterisation and/or historic 

buildings. 

13.2.12 Potential significant effects which would be considered in the assessment comprise the physical 

effects of construction activity on assets within the Site and the noise and visual effects on the setting 

of assets within and in the vicinity of the Proposed Development during the construction and 

operational phases.  

13.2.13 Key historic landscape and built heritage evidence and an assessment of the effect of the Proposed 

Development upon those assets would be presented in the ES chapter. Details of mitigation 

measures that would be required as a result of the Proposed Development would be discussed with 

the project team. 
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14 Ground Conditions and Contamination 

14.1 Scope and Key Issues 

14.1.1 The Ground Conditions and Contamination section of the ES will assess the current and historical site 

setting in order to identify areas of potential contamination risks onsite, and in the immediate 

surrounds. The section will take a Conceptual Site Model (CSM) approach to risk assessment, 

looking at potential Source – Pathway- Receptor contaminant linkages relating to environmental 

receptors (current and future site users, potential intrusive construction works, and controlled waters).  

14.1.2 Recommendations for further intrusive investigation may also be made if plausible contaminant 

linkages are identified. 

14.2 Legislation, Policy and Guidance 

14.2.1 Legislation and guidance on the assessment of contaminated Sites are provided under Part IIA of the 

Environmental Protection Act 1990, as introduced by Section 57 of the Environment Act 1995, and 

National Planning Policy Framework.   

14.2.2 Further guidance on implementation of Part IIA requirements is provided by the Department for 

Transport, Local Government and the Regions Circular 02/2000, which provides guidance regarding 

identification and remediation of contaminated land. 

14.2.3 The presence of contaminated materials on a Site is generally only of concern if an actual or 

potentially unacceptable risk exists.  Within the context of current UK Legislation (Part IIA of the 

Environmental Protection Act), the interpretation of a “significant risk” is termed to be one where: 

14.2.4  “Significant harm is being caused or there is a significant possibility of such harm being caused, 

(where harm is defined as harm to health of living organisms or other interference with the ecological 

systems of which they form a part and, in the case of man, includes harm to his property); and/or, 

significant pollution of controlled waters is being caused.” 

14.2.5 The criteria for assessing the significance of the impacts and residual impacts that may arise from 

land contamination has been produced with reference to technical guidelines from the Department of 

Environment, Food and Rural Affairs (DEFRA) and the Environment Agency (EA). 

14.2.6 The contaminated land regime set out in the Environmental Protection Act (EPA) 1990 and its 

accompanying regulations deal with the existing condition of land.  However, the remediation of 

contamination from historic land uses is managed through the planning regime. The Local Planning 

Authority (LPA) may require remediation works to be undertaken as part of the development of a Site.  

These works usually encompass Site investigation, consultation and remediation works/risk 

management.   

Proposed Methodology  

14.2.7 Consultation will be made with various publicly accessible information databases together with 

enquiries with other data suppliers including: 

■ South Bucks District Council (SBDC);  

■ Buckinghamshire County Council (BCC); 

■ Environment Agency (EA); 

■ British Geological Survey (BGS); and 



 

 

 

 
 

 

Project number: 00044170   
Dated: 27/02/2014 46  
Revised:     

■ Landmark Information Group Limited. 

14.2.8 The baseline assessment will include: 

■ Assessment of the current and historical land uses on and surrounding the Site with historical 
maps and aerial photographs; 

■ Assessment of current land uses on and surrounding the Site through a Site walkover; 

■ Assessment of the 'sensitivity' of the Site as determined by factors such as hydrogeology, 
proximity of watercourses, neighbouring land use, ecologically sensitive uses, geology detailed 
on British Geological Survey boreholes etc; 

■ Informal enquiries with relevant environmental regulatory bodies such as the Local Authority and 
Environment Agency; 

■ Review of available previous ground investigation reports; 

■ Analysis of the significance of potential environmental risks identified in the context of the 
proposed site end use via the source-pathway-receptor pollutant linkage approach; 

■ Development of a Preliminary Conceptual Site Model; and 

■ Development of suitable mitigation measures to minimise any significant risks. This will include 
an assessment of risk to human health, the environment (controlled waters) and property.  

14.2.9 As the site has been subject to several historical ground investigations it is not expected that there 

would be a need for additional intrusive works at the Site to inform the baseline assessment prior to 

demolition or the determination of the Planning Application. The existing ground investigation reports 

pertinent to the Application Site would be reviewed and it is anticipated that further ground 

investigation is likely to be required once demolition of on-Site buildings has been undertaken, in 

order to confirm previous findings, address any data gaps and investigate areas below the existing 

building footprints. 

14.2.10 Following completion of the baseline assessment, the ES chapter on ground conditions and 

contamination will assess the Proposed Development in relation to potential effects on soil, geology 

and groundwater, as well as determining the potential effects of the ground/groundwater conditions 

on sensitive receptors, which may be exposed to such effects during the construction and operational 

phases.  The assessment will be undertaken in accordance with current industry best practice 

including the provisions of CLR11: Model Procedures for the Management of Land Contamination 

(Environment Agency/DEFRA, 2004). 

14.2.11 The assessment will include: 

■ Assessment of the potential for contaminated soil or groundwater (sources);  

■ Assessment of potential migration pathways within the saturated and unsaturated zones beneath 
the Site (pathways); and 

■ Potential effect of contaminated land on human health, controlled waters and other sensitive 
receptors (receptors). 

14.2.12 Mitigation measures will be suggested to minimise significant adverse effects and, if necessary, an 

additional ground investigation programme of works and indicative remediation strategy will be 

formulated. 



 

 

 

   
 47  
   

15 Flooding, Drainage, Water Quality and Water   
Resources 

15.1 Scope and Key Issues 

15.1.1 The Environment Agency flood mapping indicates a floodplains associated with the site containing 

land which is classified as both Flood Zones 2 (northern part of the site) and 3 (southern end of the 

site), which are defined as a 1 in 1000 (0.1%) and 1 in 100 (1.0%) chance or greater of flooding each 

year respectively. In addition, several small water bodies are present within and surrounding the Site. 

15.1.2 The Environment Agency’s Groundwater Protection Policy provides aquifer designations which reflect 

the importance of aquifers in terms of groundwater as a resource (drinking water supply) but also their 

role in supporting surface water flows and wetland ecosystems. The Site falls within a Groundwater 

Source Protection. Source Protection Zone 1, 2 and 3, however the Environment Agency have 

confirmed their zone designations are incorrect, as the water abstraction on the Mill site is no longer 

operational.  This is likely to change the site designation to zone 3 or 4. 

15.1.3 As part of the ES, a request will be made to the Environment Agency for any data that they may hold, 

along with a qualitative review of the potential quality of the surface water discharged from the Site. 

15.2 Legislation, Policy and Guidance 

15.2.1 The following guidance and policy will be considered as part of the proposed development: 

Core Policy 15 - Mill Lane Opportunity Site – South Buck District Council Core Strategy (2011) 

15.2.2 Core Policy 15 states the Proposed Development should: 

■ Minimise the risk of groundwater pollution through the mitigation of the effects of historic 
contamination; 

■ Guide new development towards areas of lowest flood risk within the site, with only water 
compatible development in Flood Zone 3b, with all other development in Flood Zone 2, with the 
exception of the redevelopment of the Skindles site (partly Flood Zone 3a) for a hotel; and 

■ Adhere to the minimum requirements set out in the Level 2 Strategic Flood Risk Assessment for 
the Site, which will include demonstrating a measureable reduction in the risk of flooding as a 
result of the development.  

Key Effects 

15.2.3 The key effects to be considered during construction and operation of the Proposed Development 

include the following: 

■ Flood Risk 

15.2.4 Areas of the Site fall within Flood Zones 2 and 3. The potential effects of the development on the 

storage and conveyance of flood waters within the Site will be investigated through a Flood Risk 

Assessment which will be undertaken in accordance with the NPPF and Technical Addendum.  The 

Flood Risk Assessment will also consider the flood risk to the site from pluvial, fluvial and 

groundwater flooding. The key findings of the Flood Risk Assessment will be incorporated within the 

ES as well as being presented in the Flood Risk Assessment which will be submitted in support of the 

hybrid planning application. 

■ Surface  Water Runoff 
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15.2.5 To ensure that there are no adverse effects from the Development on site or elsewhere, the rate of 

surface water discharge will be restricted that of the pre-developed site. The surface water 

management strategy will incorporate the principles of SuDS, where appropriate, and will ensure that 

the effects of climate change are considered in the design and incorporate the requirements of the 

Code for Sustainable Homes.  

■ Groundwater Quality 

15.2.6 The consideration of potential contamination linkages with any underlying groundwater will be 

considered in the Ground Conditions and Contamination ES chapter; however key findings in relation 

to groundwater will be summarised within the Flooding, Drainage, Water Quality and Water 

Resources ES chapter. 

■ Surface Water Quality 

15.2.7 The effects of the Proposed Development on the quality of surface water discharged from the Site 

and its impact on nearby watercourses, such as The River Thames, will be considered. 

■ Water Resources 

15.2.8 It is considered that the Proposed Development will place an increased demand on the local potable 

water supply and the existing foul drainage network. Changes to water demand at the Site in relation 

to the Proposed Development will be given consideration including review of the proposed services or 

utilities strategy and the drainage strategy. Foul water discharges will also be considered, along with 

the capacity of existing sewage treatment facilities to accommodate this increase. 

Proposed Methodology 

15.2.9 A desk based assessment will be undertaken comprising consideration of the findings of the Flood 

Risk Assessment (FRA) and drainage and services assessments; a review of the existing water 

regime and water quality in the area; as well as review of the ground contamination assessment. A 

qualitative assessment of construction and operational effects on water resources and flood risk will 

be completed, taking into consideration the supporting technical studies. 

15.2.10 A desk based assessment will be carried out to establish sensitive surface and groundwater receptors 

and consider the hydro-geological conditions beneath the Site. 

15.2.11 The desk based review of the baseline information will comprise: 

■ Determination of the Site’s geology and hydrogeology; 

■ Review of existing sources of data relating to the water regime (including water quality, discharge 
consents, abstraction licences, identification of other water users, etc.); 

■ Consideration of the historic uses, drainage regime and the soils and contamination status of the 
Site and surrounding area in order to determine the existing groundwater quality and regime; 

■ Review of the development proposals and reports from other technical studies being undertaken 
for the planning applications, such as the flood risk assessment (FRA), utility services appraisal, 
and drainage strategy; 

■ Consultation with the Environment Agency and SBDC; and  

■ Liaison with the project team, including the ecological and geo-environmental specialists. 

15.2.12 The assessment will consider the likely significant environmental effects on local water resources 

during construction and operation of the Proposed Development. The effect of the Proposed 

Development on the existing water environment will be determined in qualitative and quantitative 

terms. Compliance with relevant legislation and planning policy such as the NPPF and local policies 

and guidance will be considered during the assessment and where appropriate, mitigation measures 

such as the use of SuDS, will be identified and the significance of any subsequent residual effects will 

be assessed.   
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15.2.13 This assessment will be carried out in parallel with the ground conditions assessment, as ground 

conditions and water quality issues are closely interrelated. The assessment methodology for water 

resources will follow the same framework for the assessment of both construction and operational 

impacts. The key elements of the methodology are set out below. 

15.2.14 A desk-based assessment will be carried out in order to establish sensitive surface water and 

groundwater receptors, drawing on information collected through the ground conditions assessment. 

The desk-based review of baseline information will comprise: 

■ Determination of geological and hydrogeological conditions beneath the Site; 

■ Review of existing sources of data relating to the water regime (including discharge consents, 
abstraction licenses, identification of other water users); 

■ Consideration of the historic uses, drainage regime and the soils and contamination status of the 
Site and surrounding area in order to determine the existing groundwater quality and regime; 

■ Review of the development proposals and reports from other technical studies being undertaken 
in support of the planning application, such as the drainage strategy; and 

■ Liaison with the project team, including the ecological and geo-environmental specialists. 

15.2.15 As part of the desk study consultation will be carried out with relevant organisations, such as the 

Environment Agency. 

15.2.16 A FRA will be carried out, which demonstrates the sustainable management of flood risk at the site 

through appropriate mitigation measures where applicable. Consultation with SBDC and the 

Environment Agency will be undertaken as part of the FRA. 
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16 Summary of the Scope of the EIA 
16.1.1 A summary of the proposed scope of the EIA is provided in Table 16.1 below, including those effects 

which are proposed to be scoped out or excluded from the EIA. 

 

Table 16 1 Summary of the Proposed Scope of the EIA 

Topic Potential Effect Scoped  
In 

Scoped  
Out 

Reasons 

Socio-Economic 
Effects  
 

Effect on existing and 
future employment levels 
during construction and 
operation 

  The Proposed Development is 
anticipated to have a positive effect on 
employment levels due to the 
increased provision of jobs during both 
construction and operation. 

Effect on the economy of 
the area during 
construction and 
operation 

  The Proposed Development is 
anticipated to have a significant 
positive effect on the economy of the 
area and will contribute towards job 
provision within this area during both 
construction and operation. 

Effect on local community 
facilities, including health, 
education, etc. during the 
operational phase  

  The assessment will consider the 
effect of the operational phase of 
Proposed Development on the 
capacity of existing community 
facilities, including doctors’ surgeries, 
dentists, hospitals, primary and 
secondary schools and nurseries. 

Effect on local 
requirements for housing 
provision during the 
operational phase 
 

 
 

 The Proposed Development will 
provide up to 300 dwellings in a mix of 
sizes, types and tenures. 
 

Potential disruption to 
existing local residents 
and services during 
construction  
 

 
 

 Local residents and services may 
experience disruption during the 
construction phase. 

Transportation 
and Access 

Severance - the perceived 
division that can occur 
within a community when 
it becomes separated by a 
major traffic route 
(existing or proposed) 

  Based on the anticipated increase in 
traffic flows on the local road network, 
without mitigation the Development, 
including the proposed A4 Bath Road 
access could have an effect in terms 
of severance during the construction 
and operational phases. Existing 
Public Rights of Way cross the Site 
and may be affected during 
construction and operation. The 
Development will include footpaths 
and mitigation measures to reduce the 
risk of severance and ensure 
permeability within the Development 
as well as access to off-site facilities 
for the new community. 

Driver delay    The capacity of the local road network 
and the nature of junctions and 
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Topic Potential Effect Scoped  
In 

Scoped  
Out 

Reasons 

roundabouts may not be able to cope 
with additional traffic generated during 
the construction and operational 
phases and may cause increased 
congestion.  

Pedestrian delay    Increases in the volume, and speed or 
changes in the composition of traffic 
during the construction and 
operational phases may affect the 
ability of people to cross roads. 

Pedestrian amenity      The ‘relative pleasantness’ of a 
pedestrian journey may be affected 
during the construction and 
operational phase by traffic flow, traffic 
composition and footway width / 
separation from traffic.  Footpaths and 
cycleways will be included within the 
Proposed Development to minimise 
the potential for adverse effects on 
pedestrian amenity. 

Fear and intimidation – 
effect on the perceived 
vulnerability of 
pedestrians  

  There may be a fear and intimidation 
effect on pedestrians during the 
construction and operational phase, 
depending on the volume of traffic, its 
HGV composition, proximity to people 
or the sense of vulnerability caused by 
such factors as narrow footway widths 
and the degree of natural surveillance. 

Accidents and road safety    There may be an effect arising from 
site works (including highway works) 
and additional traffic from the 
Development on the existing accident 
record.  Visibility, speed restrictions 
and the suitability of junctions to cope 
with increased traffic flows will be 
considered. 

Hazardous loads   No hazardous loads are anticipated as 
a result of the Proposed Development. 

Noise and 
Vibration 

Noise and vibration 
associated with the 
construction works 
affecting neighbouring 
residential properties 

  Noise and vibration will inevitably 
occur during the construction of the 
Proposed Development and will 
therefore need to be assessed using 
such construction programme 
information as may be available. 

Noise from traffic 
associated with the 
construction of the 
Proposed Development 
on neighbouring 
residential properties 

  Noise generated by construction traffic 
has the potential to affect existing 
residents and other sensitive receptors 
and will be considered in the 
assessment, using details of expected 
traffic movements. 

Effect of a change in 
traffic noise associated 
with the operational phase 
on neighbouring 
residential properties and 

  The potential effect of changes in 
traffic flows affecting sensitive 
receptors during the operational phase 
will be considered.  
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Topic Potential Effect Scoped  
In 

Scoped  
Out 

Reasons 

other sensitive receptors 

The effect of noise from 
building services plant on 
neighbouring residential 
properties and future Site 
residents generated from 
activities of the Proposed 
Development post 
construction 

  Building services plant (e.g. chillers, 
generators, boilers etc) associated 
with the proposed retail units has 
potential to cause disturbance at 
existing and future dwellings, 
particularly at night. 

 Vibration during operation 
of the Proposed 
Development affecting 
neighbouring residential 
properties 

  No sources of vibration during 
operation of the Proposed 
Development have been identified. No 
baseline vibration monitoring is 
proposed as no existing sources of 
vibration have been identified. 

Local Air Quality Dust and PM10 generation 
during the construction 
phase 
 

  The scale of the Development could 
lead to increased emissions of dust 
and PM10. In addition, the construction 
phase is likely to take place over 
several years and dust and PM10 
generation could occur throughout this 
timeframe.   

Emissions of NO2 and 
PM10 from construction 
vehicles accessing and 
leaving the Site 

  Emissions to air from traffic associated 
with the construction phase of the 
Proposed Development will have an 
effect on local air quality within the 
vicinity of the Site. These effects have 
the potential to occur throughout the 
construction phase.  

Emissions of NO2 and 
PM10 from traffic 
associated with the 
Proposed Development 

  Emissions to air from traffic generated 
by the Proposed Development once 
operational will have an effect on local 
air quality in the vicinity of the Site. 

Effects of future air quality 
at the site on occupants 
on users of the 
development. 

  Concentrations of NO2 and PM10 at 
the application site may impact future 
occupants and users. 

Effects of emissions to air 
associated with energy 
generation during 
operation of the Proposed 
Development 

  Unknown at this stage. If energy 
facility has been identified for the 
Proposed Development and it is 
anticipated this will be addressed 
through the assessment. 

Effects of emissions of 
NOx from construction 
and operational traffic on 
sensitive vegetation. 

  No sites designated for sensitive 
vegetation within 200m of roads likely 
to be impacted by the development. 

Nature 
Conservation and 
Ecology 
 

Effects on features of 
ecological interest 
supported by the Site  

  A series of ecological surveys have 
been carried out to identify features of 
nature conservation interest supported 
by the Site. Whilst no constraints have 
been identified that would preclude 
development of the Site, development 
proposals will need to include 
measures to avoid potential effects on 
protected and notable species and 
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Topic Potential Effect Scoped  
In 

Scoped  
Out 

Reasons 

habitats, and maintain opportunities for 
the movement of wildlife within and 
across the Site following development.  

Effects on statutory and 
non-statutory designated 
areas 

  No Statutory or non- statutory area 
within the Site.  

Consideration will also be given to the 
presence of designated areas in the 
wider area which includes Cliveden 
Estate LWS. 

Landscape and 
Visual Impact  

Change in landscape 
character  

  Changes to the character of the 
landscape at the construction stage 
and during the operational phase. 

Changes to the vegetation 
structure 

 

  Potential removal of vegetation and 
trees to facilitate the development at 
the construction phase. Potential for 
new tree planting to be provided within 
the Proposed Development. 

Changes to publicly 
accessible green space 

  Potential to provide new Green 
Infrastructure  

Changes to the visual 
amenity of the view from 
visual receptors, including 
users of public roads, 
footpaths and cycle paths 

  Effects on views arising as a result of 
the Proposed Development, in 
particular cross river views from the 
Maidenhead Riverside Conservation 
Area and those from the Grade I 
Listed Maidenhead bridge. 

Change to the perception 
of openness. 

  Green Belt location of site. 

Artificial Lighting Effect of artificial lighting 
on sensitive ecological 
receptors within the Site 
and nearby during 
construction and 
operation 

  There is a potential effect on sensitive 
ecological receptors, in particular bats, 
from artificial lighting being used on 
the Site during construction and 
operation.  This will be covered in the 
ecology chapter.  

Effect of spill and glare on 
existing residential 
properties during 
construction and 
operation 

  Limited number residential properties 
on the Site. Due to their proximity to 
the Proposed Development, they may 
be affected by light spill and glare 
during construction and operation. 

Effect of spill and glare on 
existing and future 
motorists, cyclists and 
pedestrians within the Site 
and in the local area 

  Construction and operational lighting 
may affect users of Mill Lane to the 
east of the Site. In addition, several 
footpaths cross the Site, users of 
these may be affected by light spill and 
glare. 

Spill and glare affecting 
the setting of nearby listed 
buildings 

 
 

 Artificial lighting associated with the 
Proposed Development may 
potentially affect the setting of the 
nearby listed buildings due to their 
distance from the Proposed 
Development, including the Mill Island 
House listed building located on the 
Site.  

Archaeology Disturbance or loss of   The Proposed Development has the 
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Topic Potential Effect Scoped  
In 

Scoped  
Out 

Reasons 

 potential buried/surface 
archaeological remains 

potential to disturb  or  damage 
archaeological deposits within the Site 

Loss or disturbance of 
(direct effects) non-
designated heritage 
assets 

  The Proposed Development has the 
potential to disturb  or  damage non-
designated heritage assets within the 
Site  

Changes in the setting of 
(indirect effects) non-
designated heritage 
assets 

  The Proposed Development has the 
potential to change the setting of non-
designated heritage assets within the 
Site and the surrounding area 

Disturbance or loss of 
potential buried/surface 
archaeological remains 
 

  Any mitigation adopted for the 
construction phase will negate any 
effects during the operational phase; 
there would be no residual effects. 

Changes in the setting of 
(indirect effects) 
designated and non-
designated heritage 
assets 

  The Proposed Development has the 
potential to change the setting of non-
designated heritage assets within the 
Site and the surrounding area 

Built Heritage and 
Historic 
Landscape 

Effect on the setting of 
listed buildings within the 
1km study area during 
construction and 
operation 

  Listed buildings have been identified 
within approximately 1km of the Site, 
the closest of which is Glen Island 
House located on the Site. 

Effect on the setting of 
other designated features 
of historic importance 
(such as Scheduled 
Monuments)   

  Taplow Court Scheduled Ancient 
Monument.  

Effect of the Proposed 
Development on the 
setting of non-designated 
sites of known potential 
built heritage and historic 
landscape interest, and 
key views  

  The Conservation Officer and SBDC 
Archaeology will be consulted and 
locally listed buildings will be 
appropriately considered and 
assessed following the baseline study, 
as will historic landscape character 
areas and key views 

Effect of the Proposed 
Development on 
conservation areas and 
other designated historic 
landscape assets  

  English Heritage will be consulted and 
any assets identified will be 
appropriately assessed following the 
baseline study. 

Ground 
Conditions and 
Contamination 

Effects on statutory and 
non-statutory sites of 
geological importance  

  No designated sites of geological 
importance have been identified within 
the Site or the surrounding area. 
 

Presence and disturbance 
of contaminated ground 
and associated effects as 
a result of construction 

  There is risk for contamination from 
current and former land uses on and 
near the Site due to former use of the 
Mill Site as industrial use. The 
Severnside area was used for waste 
transfer and recycling/  

Appropriate treatment 
and/or disposal of 
contaminated soils during 
the construction phase 

  Any contaminated soils identified 
during the construction phase will be 
sampled to determine the treatment or 
disposal methodologies based on the 
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Topic Potential Effect Scoped  
In 

Scoped  
Out 

Reasons 

findings of the chemical analysis. 

Sensitivity of the proposed 
end-uses to contamination 

  The evidence collected identified 
potential contamination sources on-
site; therefore it is considered that 
remediation measures will be required. 

Potential effect of 
contaminated land, run-off 
or groundwater on surface 
and ground water 
resources and sensitive 
habitats and protected 
species 

  This effect will be assessed in 
conjunction with the Nature 
Conservation and Ecology, and the 
Flooding, Drainage, Water Quality and 
Water Resources chapters of the ES. 

Presence of ground 
conditions that may need 
significant engineering 
works in order to support 
the Proposed 
Development 

  Preliminary and baseline information 
on ground conditions will be 
considered as appropriate during the 
design of the Proposed Development. 

Flooding, 
Drainage, Water 
Quality and Water 
Resources 

Risk of flooding from tidal, 
fluvial or groundwater 
sources and impact upon 
floodplain storage and 
conveyance 

  Areas within the northern and southern 
ends of the Proposed Development fall 
within Flood Zones 2 and 3 and are 
therefore at risk of flooding. The SPD 
set specific design principles to be 
incorporated to limit development in 
areas of flood risk. 

Risk of flooding from 
sewers or water mains 

  Existing and proposed sewers and 
water mains will be evaluated for 
potential flood risk as part of the FRA 
and Drainage Strategy which will be 
prepared to accompany the planning 
application. 

Risk of localised flooding 
from new areas of 
hardstanding 

  Increased hardstanding at the Site 
reduce percolation rates. The potential 
for increased discharge rates to 
watercourses and exacerbation of 
flood risk in parts of the Site and 
elsewhere will be assessed. 

Potential effects of 
climatic change on flood 
risk and the drainage 
regime for the Site 

  The effect of future changes to rainfall 
patterns on potential flood risks at the 
Site will be considered in accordance 
with the NPPF. 

Risk of contamination of 
surface and/or ground 
waters during construction 
and associated effects on 
sensitive receptors 
 

  There is potential for contamination of 
surface and/or groundwater due to 
construction activities. 

Changes in run-off 
characteristics, leading to 
changes to on and off-site 
drainage regimes for 
surface water and 
groundwater 

  The introduction of hardstanding and 
compacted soil will affect surface 
water and groundwater regimes in the 
local area during the construction and 
operational phases.  

Deterioration in surface 
and groundwater quality 

  There is a potential for contamination 
of surface and groundwater from 
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Topic Potential Effect Scoped  
In 

Scoped  
Out 

Reasons 

during operation and 
associated impacts on 
sensitive receptors 

occupation of the Proposed 
Development due to the introduction of 
diffuse pollution sources such as 
contaminated runoff from roads and 
car parking areas.  

Loss or alteration of a 
watercourse or water 
feature  

  There is a potential for the loss or 
alteration of water features and 
watercourses on and surrounding the 
Site and consideration will be given to 
this within the scheme design. 

Increased demand on 
potable water supplies 

  The Proposed Development will have 
a greater demand for potable water 
than existing uses. The potential effect 
associated with providing additional 
potable water will be considered.  

Increased pressure on the 
surface water and/or foul 
sewerage network 

  The Proposed Development will 
generate surface water from increased 
hardstanding areas and will produce 
more wastewater than existing uses. 
The effect on the sewerage network(s) 
will be assessed. 

Cumulative 
Effects 

Effects arising from 
relevant committed 
developments within the 
local area in combination 
with effects from the 
Proposed Development 
(during construction and 
operation)  

  Environmental effects during both 
construction and operation of other 
committed developments within the 
local area in combination with effects 
from the Proposed Development may 
result in additional or indirect effects 
which may be of greater significance 
than when considered separately. 

Potential for several 
environmental effects 
from the Proposed 
Development to impact on 
certain sensitive receptors 
within and adjacent to the 
Site at the same time 
(during construction and 
operation) 

  The interaction of several effects on a 
sensitive receptor occurring at the 
same time and in the same location 
may result in indirect, secondary or 
cumulative effects which may together 
be of greater significance than when 
the effects are assessed individually.   
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Figure 1: Site Location 
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Appendix A: List of Information/Reports Received 
 

■ Mill Lane, Taplow Supplementary Planning Document (Part of the South Buckinghamshire Local 
Plan) Development Brief (July 2013) – South Buckinghamshire District Council 

■ Previous Environmental assessment reports (and list) 

 Archaeological Assessment (2006) - Conestoga-Rovers & Associates 

 Archaeological Assessment (2013) - Heritage Collective 

 Badger Survey Report (2007) – WSP 

 Bat Survey (2007) – WSP 

 Bird Report (Wintering & Breeding) (2007) – WSP 

 Botanical Report (2007) – WSP 

 Ecological Report (2013) – BSG 

 Ecological Report (Phase 1) 2006 – RPS 

 Environmental Assessment (Phase II) Ground Conditions Reports (2013) – Provectus 

 Environmental Statement- Part 1 (2009) – Hunterpage 

 Environmental Statement- Part 2 (2009) – Hunterpage 

 Hedgerow Report (2009) – WSP 

 Japanese Knotweed Control Report (2007) – WSP 

 Otter & Water Vole Report (2007) – WSP 

 Reptile Report (2007) – WSP 

 River Edge Treatment Plan (2009) – Cooper Partnership 

 Flood Risk Assessment (2009) – WSP 

 Flood Risk Assessment (2013) – Campbell Reith  

■ Ground Contamination Risk Assessment - Dunloe Lodge (2007) – AIG Engineering Group 

■ Ground Contamination Risk Assessment - Papermill (2007) – AIG Engineering Group 

■ Ground Contamination Risk Assessment - Skindles (2007) – AIG Engineering Group 

■ Ground Contamination Risk Assessment – Storage Area (2007) – AIG Engineering Group 

■ Ground Investigation Report (Phase II) (2006) - Conestoga-Rovers & Associates (Europe) 

■ Riverside Transport Assessment (2009) – WSP 

■ Transport and Access Report (2013) – Campbell Reith 

■ Design and Access Statement (2009) – Gaunt Francis Architects  

■ Utilities Services & Capacity Report (2006) - Conestoga-Rovers & Associates (Europe)  

■ Sustainability Statement (2009) – WSP 

■ Asbestos Type 3 Report (2006) -  Conestoga-Rovers & Associates (Europe)  

■ Topographical Survey (2013) – MK Surveys 

■ Arboriculture Report (2008) – Simon Pryce 
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Appendix B: Proposed Structure of the Environmental 
Statement 
 

Non-Technical Summary 

 

ES Volume 1 – Text and Figures: 

Front End 

1.0 Introduction 

1.1 Description of the Site and Surrounding Area 

1.2 Legal Framework for the ES 

1.3 Structure of the ES 

2.0 Approach 

2.1 Objectives 

2.2 Scope of the ES 

2.3 Consultation 

2.4 Assessment Criteria 

3.0 The Proposed Development 

3.1 Introduction 

3.2 Consideration of Alternatives 

3.3 Description of the Proposed Development 

4.0 Planning Policy and Context 

4.1 National Planning Policy 

4.2 Regional Planning Policy 

4.3 Local Planning Policy 

 

Technical Chapters 

Each technical Chapter will be structured as follows: 

o Introduction 

o Legislation, Policy and Guidance 

o Assessment Methodology and Significance Criteria 

o Baseline Conditions 

o Assessment of Effects, Mitigation and Residual Effects 

o Summary and Summary Table 

o References 

 

5.0 Socio-Economic Effects  

6.0 Transportation and Access 
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7.0 Noise and Vibration 

8.0 Local Air Quality  

9.0 Nature Conservation and Ecology 

10.0 Landscape and Visual Impact 

11.0 Artificial Lighting 

12.0 Archaeology 

13.0 Built Heritage and Historic Landscape 

14.0 Ground Conditions and Contamination 

15.0 Flooding, Drainage, Water Quality and Water Resources 

 

Concluding Chapters 

17.0 Cumulative Effects 

18.0 Summary of Mitigation Measures 

19.0 Residual Effects and Conclusions 

 

ES Volume 2 - Technical Appendices 
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