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1.0 INTRODUCTION 
 
1.1 This Planning Statement has been prepared on behalf of  Berkeley Homes (Three 

Valleys) Ltd (‘Berkeley’) in support of three planning applications and three 
applications for listed building consent for development at Mill Lane, Taplow as 
described below:  
 
Application A 
A full application for planning permission and an application for Conservation Area 
consent for the demolition of the existing mill buildings, warehouses, associated 
structures and the former Skindles hotel to provide 141 new dwellings and 40 senior 
living apartments and  a restaurant; retention and refurbishment of historic buildings 
on site to provide 18 further dwellings; improvements to the existing boatyard to 
include boat chandlery; enhanced open space, new pedestrian footway 
and cycle links, car parking, enhanced biodiversity, flood mitigation measures, 
removal of TPO trees with re-provision on-site, landscaping; , new road junction, and 
associated works. 
 
Application C 
A Full application for planning permission and an application for Conservation Area 
consent for the construction of a footbridge over the Thames from Mill Island to Ray 
Mill Island and associated works. 
 
Application D 
A Full application for planning permission and an application for Conservation Area 
consent to provide 941m2 of commercial space, car parking, a café cart, landscaping 
and associated works.  
 
N.B. National Grid is currently decommissioning the former Maidenhead Gas Holder 
with the intention of incorporating this land within the overall development. Those 
works will be the subject of a separate application, which will to be submitted shortly. 
That being the case, and having regard to the ambition and objectives of the adopted 
SPD for the Mill Lane Taplow Opportunity Area, the ES submitted in support of 
Applications A, B, C & D reports the assessment of the comprehensive Masterplan 
approach including the development proposed. The proposed application will be a full 
application for planning permission for the demolition of the existing gasholder and 
associated structures and restoration of the land and the construction of new 
dwellings with landscaping and associated works.  

 
1.2 These applications are submitted following the refusal of two planning applications 

and the withdrawal of a third in December 2014 and January 2015 respectively. 
Application B was an application for Listed Building consent for the conversion of 
the Grade II listed Glen Island House into 2 two storey dwellings and 2 apartments. 
That application  was approved subject to conditions by notice dated 18th December 
2014. 
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2.0 THE SITE AND ITS SURROUNDINGS 
 

2.1 The application sites are located between Maidenhead and Taplow, to the east of the 
River Thames and on the western edge of the South Buckinghamshire District 
boundary, close to the Royal Borough of Windsor and Maidenhead.  
 

2.2 Together the application sites comprise a number of disused or dilapidated buildings 
interspersed by woodland and open meadow land that form part of a wider Major 
Development Site as identified in the Mill Lane Taplow Supplementary Planning 
Document (SPD). This land is triangular in shape, bounded to the west by the River 
Thames and to the east by the Jubilee Relief River. The southern edge is formed by 
the Bath Road.  
 

2.3 Mill Lane cuts through the site linking Bath Road to the south with Taplow village to 
the east. Along Mill Lane are a number of existing residential buildings and the 
premises of ‘Taplow Investments’ (employment use). They do not form part of the 
application site and remain in private ownership. 
 

2.4 The wider surrounding area is predominantly residential albeit a parcel of open 
countryside separates the site from the built up settlement limits of Taplow village to 
the east. The site is located within the Green Belt and part of the site lies within the 
Taplow Riverside Conservation Area. 

 
2.5 The site is well served by public transport, with both Taplow and Maidenhead railway 

stations being located in close proximity to the site and two frequent bus routes which 
stop along the Bath Road. The existing network of footpaths around and across the 
site are good and both pedestrian and cyclist can cross over the Jubilee Relief River. 
At present, only the Maidenhead Bridge to the south west of the site provides 
crossing of the River Thames. 
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3.0 PLANNING HISTORY 
 

3.1 As far as the current applications are concerned, the most relevant history is that 
relating to four planning applications (A-D). Those applications were submitted in 
August 2014 and are described below. 

 
3.2 Application A (ref. 14/01714/FUL) was described as follows: 

 
“Demolition of existing mill buildings, existing warehouses, associated 
structures and former Skindles hotel. Construction of 187 dwellings and 40 
senior living apartments, restaurant, improvements to existing boatyard, new 
open space, new pedestrian footway and cycle links, car parking, enhanced 
biodiversity, flood mitigation measures, removal of trees and re-provision on 
site, retention and refurbishment of historic buildings on site into 18 further 
dwellings, new road junction, landscaping and associated works”. 

 
3.3 The application was refused by way of a notice dated 19th December 2014. The 

reasons for refusal addressed the following matters:  
 

 the adverse impact on the openness of the Green Belt by way of the 
significant height and spread of the buildings that would replace the existing 
Mill buildings on the former Severnside site; 

 

 the “height and insensitive design” of the apartment blocks to replace the Mill 
building failing to preserve or enhance the setting of Glen Island House and 
the Stable block; 

 

 the dominance of residential development, which fails to incorporate other 
uses to any significant degree; 

 

 the proposal fails to include and enhanced area of public open space for 
informal recreational use; 

 

 the proposed layout of the scheme failing to adequately reduce the 
opportunity for crime or create a safe place to live and failure to demonstrate 
adequate and practical parking provision; 

 

 Concerns relating to parking and access; and 
 

 Precedent 
 

3.4 Application B (ref. 14/0715/LBC) sought listed building consent for alterations to Glen 
Island House, specifically: 

 
“Conversion of existing building into 2 two storey dwellings and 2 
apartments”. 

 
The alterations to the Grade II listed building were granted subject to conditions by 
notice dated 18th December 2014. 
 

3.5 Application C (ref.14/1716/FUL) was refused planning permission for by notice dated 
6th January 2015 for: 
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“The construction of a footbridge over the Thames from Mill Island to Ray 
Mead Island”. 

 
3.6 While Planning Committee resolved to grant planning permission in this instance, the 

application was subsequently refused due to the failure of the applicant to complete 
an appropriate legal agreement. The design of the bridge was considered 
acceptable. 

 
3.7 The decision letters are reproduced at Appendix 1. 
 
3.8 Application D (ref. 14/01760/FUL) concerned the Maidenhead Holder Station, Former 

BG Depot Site and Maidenhead Sea Cadets locations. The application proposed: 
 

“Demolition of existing gas holder and associated structures and 
redevelopment of site to provide a commercial building and 12 dwellings, car 
parking, landscaping and associated works”. 

 
The application was withdrawn before a decision was issued. The reasons for refusal 
as set out in the Committee report were as follows: 
 

1. “Due to the significant height of the buildings proposed in the application 
the development would adversely affect the openness of the Green Belt. 
The buildings would significantly exceed the height parameters set out in 
the Mill Lane Taplow SPD, 
 

2. The development has not been designed and laid out in a way that will 
reduce the opportunity for crime or help to create a safe place to live, 

 
3. The proposal fails to demonstrate adequate and practical parking 

provision to meet the Council’s parking standards which could lead to 
pressure for on street parking detrimental to highway safety and to the 
character of the area, and 

 
4. Precedent is of particular concern in this case because the application is 

submitted in conjunction with another application (14/01714/FUL which 
also proposes new buildings and this application is inextricably linked to 
that application.” 
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4.0 THE PROPOSED DEVELOPMENT 
 

4.1 As indicated in section 1 above, this planning statement is submitted in support of 
three planning applications and three applications for conservation area consent for 
development on land at Mill Lane, Taplow.  
 
Application A 
 

4.2 Application A is the resubmission of application ref. 14/01714/FUL, which was 
refused planning permission by notice dated 19th December 2014 (see Section 2 
above).  
 

4.3 The revised application seeks to address the reasons for refusal as set out in the 
decision notice (see Appendix 1). The reason for refusal are summarised at 
paragraph 3.3 above. The following paragraphs explain how the revised Application 
A has been amended to respond to those reasons for refusal.  
 
Unjustifiable spread across the site/impact on openness of the Green Belt 
 

4.4 Jubilee Riverside North (Taplow Mill) has been redesigned to provide two apartment 
buildings (the southern and central blocks), which have a smaller footprint than the 
equivalent buildings in the refused application. The northern block is replaced by two 
short terraces of house. The changes in height and footprint are as follows:  
 

 The southern-most building will consist of three floors of masonry with a set-
back glazed penthouse floor forming the 4th floor.  

 

 The second building will consist of four floors of masonry with the top floor a 
glazed setback penthouse level.  

 To the north of this part of the site, and in proximity to the Stables and Glen 
Island House, two separate 2.5 storey buildings, which create a transition 
between existing buildings and the redesigned apartments.  

 

 The overall footprint of the new buildings on Jubilee Riverside North reduces 
from 3,339m2 on the refused scheme to 2,664m2 on the new proposals. 

 
4.5 The dwellings on Jubilee Riverside South have been redesigned such that they are at 

a lower height and the apartments in this area have been replaced with houses and 
now complies with the SPD.  
 

4.6 Having regard to the foregoing, save for one of the two apartment blocks, the revised 
scheme is now compliant with Table 2 in the adopted Mill Lane, Taplow Development 
Brief. The additional height on one of the apartment blocks is counter-balanced by 
the overall reduction in footprint, the height of the other apartment block and the 
reduction in height bulk and mass of the northernmost block of terraced houses.     
 
Height and insensitive design of apartment blocks 
 

4.7 The proposals for Jubilee Riverside North have been changed significantly to reduce 
their overall height, bulk and mass. The previous proposals were predominantly 
glazed with metal cladding sections. The revised proposals include buff brick facades 
with feature detailing in contrasting brickwork. 
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4.8 The southern-most building has been redesigned as a Mill building and,the central 
building has been redesigned as a Wharf building., The third building, which 
comprised 36 apartments, has been replaced by two significantly smaller blocks of 
four terraced houses. The footprint and height has therefore reduced significantly on 
this part of the site. These changes can be seen on drawing 406.PL.A.004 and 
406.PL.A.105.  

 
4.9 The architectural style has been changed to create a narrative linked to the historic 

uses of the site. The dwellings have been designed in a Victorian style to compliment 
the retained buildings, with the southern and central buildings taking on a Mill and 
Wharf appearance respectively, and the northern cluster being more domestic 
ancillary buildings relating to Glen Island House and the Stable block. 
 
Not enough mixed use development 
 

4.10 The applications include a mix of uses as follows: 
 

 Skindles restaurant   384m² 

 Office Building    941m² 

 Boatyard    107 m² 

 Residential  
- Conversion of buildings      3,176m² 
- New Build    22,289m² 
- Senior Living   2,421m² 
-  

N.B. The existing VW Windrush garage will remain on site fully operational and does 
not form part of this application. 

 
4.11 The proposed development complies with the Development Brief in all respects with 

the exception of Glen Island House and Mill Island House, which are to be retained 
as residential properties. This is amplified by comparing the uses as shown on Plan 
10 in the Development Brief and the uses proposed in the applications. 
 
Fails to enhance publically accessible open space 
 

4.12 The improvements to the publically accessible open space in the developments at 
Mill Lane need to be looked at comprehensively. It can be seen from drawings 
406.PL.200, 406.PL.201 and 406.PL.208 that the amount of open space that is now 
available in this area is significantly greater than before.  
 

4.13 It is important not to just recognise the overall quantum of open space proposed but 
also the range and type of open spaces, which include the open meadowland, the 
picnic area next to the River Thames, the river walk, the boardwalk, the picnic area 
next to the footbridge and the wildflower meadow to the east of the river. 
 
Will not reduce crime due to layout 
 

4.14 Following a meeting with the Crime Officer the scheme has been amended to seek to 
resolve the concerns raised. In summary these are as follows: 
 

 The refurbished building west of the Senior Living block has had a window 
added to the south elevation at ground floor level to provide natural 
surveillance across the parking area to the south, 
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 The south western corner of the ground floor of the Senior Living block has 
been redesigned to relocate the bin and cycle store elsewhere and provide 
habitable rooms to provide natural surveillance across the external area,  

 

 Houses have been redesigned from boat house vernacular to a more 
traditional design has resulted in more active rooms on the ground floor, and 

 

 CCTV will be provided in the office car park to provide 24 hour surveillance 
 

4.15 These matters are also dealt with in section 8 of the Design & Access Statement at 
Section 8. The reasons for refusal issued in respect of the previous application also 
raised concerns about layout and security. These matters are also addressed and 
have been dealt with in this resubmission.  
 
Adequate and practical parking provision to meet standards 
 

4.16 The car parking provision has been amended to ensure that the proposed 
developments comply with the Council’s parking standards. See parking plan 
(drawings drawing 406.PL.204 for details). 
 

4.17 The main changes are as follows: 
 

 Parking for the senior living is provided at 1:1,  
 

 Shared Ownership affordable housing 14 x 2 bed units at parking ratio of 2:1 
and 6 x 1 bed units at a parking ration of 1:1, 

 

 Restaurant, 55 spaces in total with a ratio of 1:4m² of usable restaurant 
space. 16 spaces are to be provided next to the restaurant and opposite, all 
off street. The remainder of the 39 car parking spaces for the restaurant will 
be provided within the proposed new car park, which is covered by 
application. D, 

 

 The parking for the houses all complies with parking standards requiring 1 
space for 1 bed dwellings, 2 spaces for 2  and 3 bed dwellings and 3 spaces 
for 4 bed dwellings. In some case the car parking spaces are provided in the 
form of a garage, and 

 

 26 visitor parking spaces are provided. 
 

4.18 This reason for refusal has been overcome. 
 
Precedent 
 

4.19 When all four applications are considered together the whole package and benefits 
that accrue from the development in Green Belt terms are readily obvious due to the 
removal of the large unsightly buildings and structures on the site. 
 

4.20 For this development to be cited as a precedent for development on alternative sites 
it would require the same characteristics to be present elsewhere. It is highly unlikely 
that there is another site in the District with the same characteristics i.e. large mill 
buildings and a gasholder that will be removed to have a beneficial impact on the 
openness of the Green Belt and be replaced with a mix use development.  
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New access to A4 not operate at capacity and impact on function of A4 
 

4.21 In consultation with Buckinghamshire County Council, the proposed access onto the 
A4 Bath Road has been redesigned from a T junction with a ghosted right hand turn 
lane to a roundabout. This proposal can be seen on drawing 406.PL.101, Site Layout 
Skindles, which accompanies the application.  
 

4.22 The proposed roundabout will operate within capacity and the A4 will function in an 
acceptable manner.  
 

4.23 This solution has been agreed in principle with the County Council and as such this 
reason for refusal has been overcome. 
 
Layout inadequate to allow vehicles to manoeuvre. 
 

4.24 The concerns regarding vehicles manoeuvring relates to the accessibility of refuse 
vehicles accessing the proposed office building, a crane getting into the boatyard and 
a car transporter accessing the site in connection with the VW garage on Bath Road. 
 

4.25 These requirements are shown by way of swept paths on drawings 4130693-SK162 -
165.   

 
Application C 
 

4.26 Application C is the resubmission of the application ref. 14/01716/FUL (see above) 
that was refused in January 2015. The application is described as follows: 
 

“Full application and Conservation Area consent for construction of a 
footbridge over the Thames from Mill Island to Ray Mill Island and associated 
works.” 
 

4.27 This revised application is essentially a duplicate of the previous application in terms 
of the bridge proposed and its design, which was refused for the following reason: 
 

“The application has failed to complete and appropriate legal agreement to 
accompany an approval of planning permission. In these circumstances the 
Applicant has failed to establish at what stage the bridge will be constructed, 
who is responsible for the construction and maintenance of the proposed 
bridge and how access to the bridge will be controlled. As such the proposal 
does not represent a realistic and practical solution to the requirement for a 
bridge as part of the comprehensive redevelopment of sites along Mill Lane in 
Taplow.” 
 

4.28 In order to address the reason for refusal a draft legal agreement has been prepared 
and is submitted as an application document.  
 
Application D 
 

4.29 This is a full application for planning permission and an application for Conservation 
Area consent to provide 941m2 of commercial space, car parking, a café cart, 
landscaping and associated works. Application ref. 14/01760/FUL (see section 2 
above) also included the gasholder site. However, as explained above, National Grid 
is currently decommissioning the former gasholder with the intention of incorporating 
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this land within the overall development.. Those works  will  be the subject of a 
separate application,which will  to be submitted shortly.  
 

4.30 That being the case, and having regard to the ambition and objectives of the adopted 
SPD for the Mill Lane Taplow Opportunity Area, the ES submitted in support of 
Applications A, C & D reports the assessment of the comprehensive Masterplan 
approach assuming delivery of a further 12 homes on the gas holder site as 
assessed within the Mill Lane 2014 ES..  
 

4.31 This will be a full application for planning permission for the demolition of the existing 
gas holder and associated structures and restoration of the land and the construction 
of new dwellings with landscaping and associated works.  
 

4.32 Application ref. 14/01760/FUL was withdrawn before it was determined and as such 
there is no decision notice. However, the Committee Report that was prepared for 
members in respect of the application set out five reasons for refusal for 
consideration (see paragraph 2.15 above). These draft reasons for refusal have been 
addressed in putting together the revised proposals now contained in application D 
and will be taken into account in the submission of any future application on the 
gasholder site. By way of further explanation, paragraphs 4.33 – 4.38 below explain 
in more detail how the revised application addresses the Council’s outstanding 
concerns in this regard.  
 
The proposal fails to demonstrate adequate and practical parking provision to 
meet the Council’s parking standards which could lead to pressure for on 
street parking detrimental to highway safety and to the character of the area 
 

4.33 The car parking for this area that has been redesigned ensures that adequate car 
parking in accordance with the Council’s standards is provided and as such this 
reason for refusal has been overcome. The parking plan showing the level of parking 
can be seen at drawing 406.Pl.204 Parking Plan. 
 
Precedent is of particular concern in this case because the application is 
submitted in conjunction with another application (14/01714/FUL) which also 
proposes new buildings and this application is inextricably linked to that 
application 
 

4.34 When all four applications are considered together the whole package and benefits 
that accrue from the development in Green Belt terms are readily evident (see 
above). 
 

4.35 For this development to be cited as a precedent there would have to be an identical 
scheme on an identical site elsewhere in the District, which is not the case.  
 

4.36 The consideration of all three applications concurrently will override the reason for 
refusal which expresses a concern regarding setting a precedent. 
 
Any reasons for refusal the highway authority may consider to be required 

 
4.37 No other highway concerns regarding this application are known and as such no 

changes in respect of the highways layout of the proposed development have been 
made. 
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4.38 An assessment of the above-mentioned proposals will be made against the Planning 
Policy Framework in section 5.0 below. 
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5.0 PLANNING POLICY FRAMEWORK 
 
Legislative Framework 
 

5.1 The legislative framework for consideration of this application is provided by the 
Town and Country Planning and Compulsory Purchase Act 2004, the Town and 
Country Planning Act 1990 and the Planning (Listed Buildings and Conservation 
Areas) Act 1990.   
 

5.2 Section 38(6) of the 2004 Act requires planning applications and appeals to be 
determined in accordance with the policies of the Development Plan unless material 
considerations indicate otherwise. 
 

5.3 Section 70(2) of the Town and Country Planning Act 1990 states also that in the 
determination of applications: “The Authority shall have regard to the provisions of a 
development plan, so far as material to the application, and to any other material 
consideration.” 

 
Local Planning Policy 
 

5.4 The Development Plan in this instance comprises the South Bucks Core Strategy 
adopted February 2011 and the South Bucks Local Plan (‘saved’ policies 2011). 
 
Core Strategy 
 

5.5 The relevant policies from the adopted Core Strategy development plan document 
comprise: CP1 (Housing Provision and Delivery), CP2 (Housing Type and Size), CP3 
(Affordable Housing), CP5 (Open Space, Sport and Recreation), CP6 (Local 
Infrastructure Needs, (CP7 (Accessibility and Transport), CP8 (Built and Historic 
Environment, CP9 (Natural Environment), CP10 (Employment), CP13 (Environmental 
and Resource Management) and CP15 (Mill Lane Opportunity Site). 
 

5.6 The key relevant planning policy in this instance is Core Policy 15 (Mill Lane 
Opportunity Site) which defines the site as a Major Developed Site in the Green Belt 
and seeks a comprehensive, conservation-led approach to its regeneration 
comprising a high-quality mix of development watercourses and parkland. The policy 
identifies suitable uses on site, including residential, commercial development (such 
as offices, café/restaurant, marina/boatyard), a hotel and open space and sets out 
the criterion for how the site should be redeveloped. An assessment of the 
applications against this policy is carried out in section 5 of this statement. 
 
South Bucks District Local Plan (Saved Policies) 
 

5.7 The following ‘saved’ planning policies in the South Bucks District Local Plan are 
considered to be relevant to this application: GB1 (Control of Development in the 
Green Belt), GB11 (Rebuilding of Dwellings in the Green Belt), L4 (River Thames 
Setting), L10 (Works Affecting Trees Covered by TPO), C1 (Development within a 
Conservation Area), C6 Alterations to Listed Buildings, EP3 (Use, Design and Layout 
of Development), EP4 (Landscaping), EP6 (Designing to Reduce Crime), H9 
(Residential Layout and Design), TR5 (Access, Highways Works and Traffic 
Generations) and TR7 (Parking Provision).  
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Other Material Considerations 
 
Mill Lane Taplow SPD 
 

5.8 The Mill Lane Taplow Supplementary Planning Document (SPD) was adopted in July 
2013 and expands on guidance contained in Core Strategy policy CP15 specifically 
concerning the wider Mill Lane Opportunity Site to which this application site forms 
part.  
 

5.9 The document, or development brief, establishes the principles for the regeneration 
of the Mill Lane Opportunity Site to guide the preparation of detailed proposals and 
subsequent planning applications. The brief was prepared by South Bucks District 
Council in collaboration with a number of stakeholders and informed by the local 
community. 
 

5.10 The intension of the SPD is to ensure that any future development on the site is of 
high quality, coordinated, respects its location and setting and delivers benefits to the 
local community. 
 

5.11 The planning applications, the subject of this Statement, are considered against the 
relevant extracts of the Mill Lane Taplow SPD in Table 5.0 below. 
 
National Planning Policy 

 
5.12 Government level planning guidance relevant to the consideration of this application 

is contained within the National Planning Policy Framework (NPPF) which was 
published in March 2012 and the National Planning Policy Guidance (NPPG) 
published in March 2014. 
 
The National Planning Policy Framework 
 

5.13 The NPPF is a key part of the recent reforms to the planning system and is an 
attempt to make it less complex and more accessible whilst at the same time 
protecting the environment and promoting sustainable economic growth. The NPPF 
replaces previous Government guidance as set out in Planning Policy Guidance 
Notes (PPGs) and Planning Policy Statements (PPSs). The most relevant policies 
and supporting text in the NPPF are highlighted in Table 1.0 below. 
 
Table 1.0 Relevant Policies and supporting text from the National Planning Policy 
Framework (March 2012) 
 

Policy 

Name 

Summary of Policy 

Promoting 

sustainable 

transport 

This policy requires transport policies to be balanced in favour of sustainable 

transport modes with the appropriate Transport Assessment or Transport 

Statement provided. Decisions must take account of whether the 

opportunities for sustainable transport modes have been taken up, depending 

on the nature and location of development and whether improvements can 

cost effectively limit the significant impacts of the development. 

Promoting 

healthy 

This policy outlines the importance of access to high quality open spaces and 

opportunities for sport and recreation as contributing to health and well-being 
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Policy 

Name 

Summary of Policy 

communities of communities. 

Meeting the 

challenge of 

climate 

change, 

flooding and 

coastal 

change 

This policy outlines the key role that planning has in helping to shape places 

to secure radical reductions in greenhouse gas emissions, minimising 

vulnerability and providing resilience to the impacts of climate change, and 

supporting the delivery of renewable and low carbon energy and associated 

infrastructure. This is described as central to the economic, social and 

environmental dimensions of sustainable development. 

This policy also outlines that local planning authorities should ensure flood 

risk is not increased elsewhere and only consider development appropriate in 

areas at risk of flooding where an appropriate flood risk assessment is carried 

out. 

When new development is brought forward (in vulnerable areas) care should 

be taken to ensure that risks can be managed through sustainable measures 

including the planning of green infrastructure. 

Conserving 

and 

enhancing 

the natural 

environment 

This policy places great emphasis on enhancing and protecting the natural 

environment; minimising impacts on biodiversity and providing net gains in 

biodiversity where possible and preventing new development from 

contributing or being put at unacceptable risk from soil, air, water and noise 

poullution by remediating and mitigating where appropriate. This policy 

encourages the effective reuse of brownfield land provided that it is not of 

high environmental value. 

This policy states that when determining planning applications, local planning 

authorities should aim to conserve and enhance biodiversity by applying the 

following principles: 

if significant harm resulting from a development cannot be avoided (through 

locating on an alternative site with less harmful impacts), adequately 

mitigated, or, as a last resort, compensated for, then planning permission 

should be refused; 

proposed development on land within or outside a Site of Special Scientific 

Interest likely to have an adverse effect on a Site of Special Scientific Interest 

(either individually or in combination with other developments) should not 

normally be permitted. Where an adverse effect on the site’s notified special 

interest features is likely, an exception should only be made where the 

benefits of the development, at this site, clearly outweigh both the impacts 

that it is likely to have on the features of the site that make it of special 

scientific interest and any broader impacts on the national network of Sites of 

Special Scientific Interest; 

development proposals where the primary objective is to conserve or 

enhance biodiversity should be permitted; 

opportunities to incorporate biodiversity in and around developments should 

be encouraged; 

planning permission should be refused for development resulting in the loss 

or deterioration of irreplaceable habitats, including ancient woodland and the 

loss of aged or veteran trees found outside ancient woodland unless the 
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Policy 

Name 

Summary of Policy 

need for, and benefits of, the development in that location clearly outweigh 

the loss; and the following wildlife sites should be given the same protection 

as European sites: 

- potential Special Protection Areas and possible Special Areas of 

Conservation; 

- listed or proposed Ramsar sites; and 

- sites identified, or required, as compensatory measures for adverse 

effects on European sites, potential Special Protection Areas, 

possible Special Areas of Conservation, and listed or proposed 

Ramsar sites. 

 

Decision-

taking 

This policy outlines that local planning authorities should approach decision 

taking in a positive way to foster the delivery of sustainable development. The 

right information is crucial to good decision-taking, particularly where formal 

assessments such as EIAs are required. This includes participation of other 

consenting bodies to enable early consideration of all the fundamental 

issues. 

Requiring 

good design 

This policy outlines the importance of planning for good design that optimises 

the potential of the site to accommodate development; a key part of this 

process is working with those directly affected by the proposals to evolve 

designs that take into consideration the views of the community. 

 
National Planning Practice Guidance (March 2014) 
 

5.14 In March 2014, the Department for Communities and Local Government (DCLG) 
published the National Planning Practice Guidance (NPPG) (Ref. 4.2). The NPPG is 
a web based resource providing information on various topic areas. Over 150 
documents have been cancelled by the publication of the NPPG including Technical 
Guidance and Circulars. 
 

5.15 The matters contained in the document are related to technical matters and are 
addressed in the Environmental Statement. 
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6.0 PLANNING ASSESSMENT 
 

6.1 This section of the Statement provides an assessment of the development proposals for all three planning applications against the Mill 
Lane Supplementary Planning Document and other planning policy, including Core Policy 15. A review of the issues that have been 
agreed or deemed at the previous application stage to have been resolved as set out in the Officers reports to Committee for the first 
Applications, A, C and D has been carried out. 
 
Mill Lane Supplementary Planning Document 
 

6.2 The table below sets out the requirements in the first column, as to how the proposals have addressed the requirements and in the final 
column a cross reference to where in the application documentation the evidence can be found.  
 

6.3 To assist officers in determination, we respond to each line with one of the following positions: 
 

i. Note (because not every line in the SPD relates directly to the proposals, and is intended by the SPD to inform an 
applicant); 

ii. Compliant; 
iii. Substantially or Partially compliant; 
iv. Not compliant. 

 
 

Reference SPD Text Comment Cross ref to where it can be 
evidenced 

6.1 Introduction  
 

  

6.1.1 The earlier chapters of this Development Brief set the 
site context and outline the planning policies of most 
relevance to the site.  Chapter 4 summarises the main 
feedback from the early stakeholder engagement and 
public exhibition in June 2011, and Chapter 5 identifies 
the principal opportunities and constraints that will need 
to be taken into account in determining the form, scale 
and location of future development. 
 

Note. N/A 
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6.1.2 The development and design principles set out in this 
chapter seek to respond to the above considerations by 
providing a firm but flexible framework for the future 
comprehensive, conservation-led redevelopment of the 
Mill Lane Opportunity Site.  The development and 
design principles address:  
 

i. Overall Scale of Development 
ii. Green Belt  
iii. Land Uses 
iv. Heritage and Conservation  
v. Access and Movement  
vi. Landscaping, Setting and Biodiversity 
vii. Layout and Design 
viii. Appearance 
ix. Affordable Housing and Mix 
x. Sustainability 

 

Note. N/A 

6.1.3 More specifically, the development and design 
principles aim to address the following key matters: 
 

i. The feasibility and proposed location of a 
new footbridge over the River Thames. 

ii. The approach to preserving and enhancing 
the Conservation Areas and related Listed 
buildings, and in particular, the development 
and design principles that will ensure that 
the setting of the Grade I Listed 
Maidenhead Bridge is preserved and 
enhanced. 

iii. The proposed location of the main access 
into the site from the A4, and the approach 
to mitigating the impact of the new access 
on the line of mature TPO trees.  

Note. N/A 
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6.1.4 The development and design principles have particular 
regard to the heritage value of the site, its wider 
environmental and visual sensitivity, and the Council’s 
aspirations for redevelopment of the site with regard to 
its designation under Core Policy 15.  In terms of the 
design principles, particular consideration has been 
given to the Council’s Residential Design Guide 
(adopted 2008) and best practice in urban design as 
advocated by the Design Council (formerly CABE).  
 

Note. N/A 

6.2 Overall Scale of Development 
 

  

6.2.1 The Core Strategy identifies the Mill Lane site as an 
Opportunity Site.  At the time of preparing the Core 
Strategy, redevelopment of the Mill Lane site was not 
considered to be central to delivery of the Spatial 
Strategy.  Whilst the Council was keen to maximise the 
opportunities presented by the redevelopment of this 
site (and the other Opportunity Sites) development on 
the Mill Lane site was not needed to meet the lower end 
of the proposed housing range for the District as a 
whole.  It is partly for this reason that Core Policy 15 
does not specify a minimum scale of residential 
development on the site. 
 

Note. N/A 

6.2.2 The Spatial Strategy does make reference to about 100 
new dwellings being delivered on the site.  This figure 
was derived from a working assumption that much of 
the new residential development would be in the form of 
large new town houses, but was never intended to 
represent a cap on the scale of new development.   
 

Note. See paragraph 6.2.3 below. N/A 
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 In assessing the scale of residential development 
deemed appropriate on the Mill Lane site, the Council 
will have particular regard to: 
 

i. Statements in the NPPF, including the 
objective to significantly boost the supply of 
housing. 

ii. The need to ensure that development has 
no greater impact on the openness of the 
Green Belt, and retains the largely open 
character of the site.   The detailed survey 
of existing buildings across the site provides 
a robust baseline position against which to 
assess the impact of new development 
proposals. 

iii. The need for the scale (siting and design) of 
new development to be sympathetic to the 
historic nature of the site and its 
surroundings. 

iv. The capacity of the A4 and the new junction 
with the A4 Bath Road to accommodate the 
traffic movements generated by 
development proposals including recent 
planning permissions in the vicinity of the 
area covered by the brief (see Box 3). 

v. The ability of proposed development to be 
accommodated whilst delivering a net gain 
in biodiversity resources. 
 

Note. N/A 
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6.2.3 The mix of housing types and sizes will have a 
significant impact on the number of new homes that can 
be accommodated on the Mill Lane site, with three 
smaller flats potentially having the same footprint, 
height and massing as a large town house. 

Application A 
Compliant. 50 houses and 131 
apartments are proposed which is 
equivalent to 94 homes 
Cumulative 
Compliant. The equivalent total 
number of houses proposed is 94 
 

See Section 5 of the DAS 

6.2.4 In relation to other land uses on the site, the 
refurbishment of Glen Island House, Mill Island House 
and Dunloe Lodge will ensure that the scale and 
massing of the buildings remain largely unchanged.   

Application A 
Compliant. Dunloe Lodge is 
proposed for rebuilding because it is 
structurally unsound due to fire 
damage. The replacement building 
achieves a replication of the scale 
and massing with the existing 
building.  Mill Island House is being 
refurbished as is, with no major 
changes to it. Glen Island House has 
listed building consent for the 
changes proposed. 
 

Dunloe Lodge see drawings 
406.PL.DL.100, 101, 102, 
200, 201A, 202 and 203. 
 
Mill Island House see 
drawings 406.PL.MH. 100, 
101A, 200A, 201 and 202A. 

6.2.5 Proposals for the refurbishment (and extension) of 
Skindles Hotel, or the redevelopment of the Skindles 
Hotel site ,will need to result in no greater impact on the 
openness of the Green Belt.  In assessing the impact of 
proposals, the baseline position will be the impact of the 
existing hotel with the permitted extension. 
 

Compliant. The proposals for the 
redevelopment of Skindles are 
comparable in size and scale to the 
existing buildings along Mill Lane 
and will have no greater impact on 
the openness of the Green Belt. 

See drawing DAT 9-6 of the 
existing Skindles building and 
406.PL.A.Ski. 200A, 201A 
and 202A for the proposed 
replacement building. 
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6.3 Green Belt 
 

  

6.3.1 The partial or complete redevelopment of previously 
developed sites in the Green Belt (such as the Mill Lane 
Opportunity Site) is accepted in the National Planning 
Policy Framework, provided the new development 
would not have a greater impact on the openness of the 
Green Belt than the development it replaces.  To 
address this requirement, new development on the Mill 
Lane site should not exceed the height of existing 
buildings (other than in the case of development on the 
site of the former Taplow Mill, where Core Policy 15 
provides for a replacement building of a similar height).  
In addition, new development should not occupy a 
larger area of the site than the existing buildings (unless 
this would achieve a reduction in height, which would 
benefit visual amenity).  

Application A 
Compliant. The proposal will retain 
the openness of the Green Belt by 
reducing the overall quantum of 
existing development on the site and 
significantly reducing the footprint of 
buildings on site. Existing building 
heights are not exceeded except in 
the case of one of the proposed 
apartment buildings that will be 4 
storeys high with the final floor 
comprising a glazed penthouse that 
is set back.  It is our view that even 
though the glazed element on top of 
the Jubilee Wharf is higher than the 
height of the existing building on site 
it does not result in an adverse 
impact on the openness of the 
Green Belt due to its lightweight 
structure and that it sits comfortably 
below the existing tree canopy in this 
location 
 

See drawings 406.PL.A.104 
Context Elevation Riverside 
North and 
406.PL.A.TWh.200A and 
201A Jubilee Wharf East and 
West Elevations. 
 

6.3.2 On the site of the former Taplow Mill, it will be 
particularly important to ensure that the height of new 
development does not exceed the height of the 
surrounding tree canopy.   
 

Application A and Application D  
Compliant  

See drawings 406.PL.A.104 
Context Elevation Riverside 
North 

6.3.3 The visual impact resulting from new buildings across 
the Mill Lane site should represent an improvement 
over the existing situation, particularly when considered 

Application A 
Compliant.  The proposed visual 
impact is shown in a verified view 
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from the key viewpoints outlined on Plan 7. from Ray Mead Road (view 2 in Plan 
7 of the SPD). 

6.3.4 The survey information at SPD Appendix 1 provides 
robust baseline information on the footprint, height and 
spread of existing development.  The Council will use 
this information (and the original survey plans) to inform 
its assessment of the relative impact of existing and 
proposed development on the openness of the Green 
Belt.  Importantly, the Council will need to assess 
matters in the round.  In addition to the height and 
footprint of existing and proposed development, 
consideration will be given to the spread of proposed 
development across the site and the impact of land 
uses and features associated with the new housing and 
commercial development on the openness of the Green 
Belt.   
 

Compliant. See 6.3.2 above and 
6.4.4 below. 

N/A 

6.3.5 Table 2 (pages 55-56) provides an overview of the 
potential form, scale and massing of development 
within each of the Potential Development Areas.  The 
indicative scale of replacement footprint is deduced 
from Table 1. The actual scale of replacement footprint 
appropriate within each of the Potential Development 
Areas can only be determined once development 
proposals have been prepared, and the likely impact of 
this development can be appraised. 
 

Note. N/A 

6.4 Land Uses 
 

  

6.4.1 Core Policy 15 seeks a high quality mix of development, 
watercourses and parkland.  Future development 
proposals should deliver a well-balanced living 
environment that respects the heritage and landscape 
of the site.   

Note. N/A 
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6.4.2 The broad spread and mix of land uses deemed 
suitable on the site are shown on Plan 10 and 
described below: 
 

Note. N/A 

 Residential Development 
 

  

6.4.3 The focus for the new residential development will be 
the Taplow Mill and Severnside Potential Development 
Areas. There is broad acceptance amongst local 
residents and stakeholders that residential development 
on the site of the current Mill buildings would be 
acceptable.  The land falls within Flood Zone 2, is 
generally very well screened from wider public views, 
and would avoid development in an area of high 
biodiversity interest. 
 

Application A and Application D  
Compliant.  New residential 
development is focussed on Taplow 
Mill and Severnside potential 
development area.  
New senior living accommodation is 
proposed to the north of the VW 
garage.  

See drawings 406.PL.100A, 
101A, 102, 103 and 104. 
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6.4.4 To ensure no greater impact on the openness of the 
Green Belt, new residential development will need to be 
sensitively designed and be of a similar height to the 
existing Mill buildings.   

Application A andApplication D  
Compliant. See also 6.3.2.  Jubilee 
Mill is no taller than the existing mill 
buildings it remains well below the 
height of the tree canopy, which is 
the range allowed for in the SPD 
(Table 2, page 55).  
 
Jubilee Wharf is marginally over the 
height of the existing mill building. 
However, the perceived bulk and 
mass of this building is reduced by 
way of the glazed penthouse, which 
is set back from the principle 
elevations. Its height is also counter-
balanced by the reduction in height, 
bulk and mass of the adjacent 
buildings. It also sits more than 
comfortably below the existing tree 
canopy. Development of between 2-
5 storeys is acceptable in this part of 
the site (table 2, page 55). 
 
The comprehensive proposals 
deliver significant improvements to 
the quality of the Green Belt as set 
out above by removing existing tall 
and bulk industrial structures and by 
reducing the overall quantum of built 
form across the site. The proposed 
development does not have a 
greater impact on the openness of 
the Green Belt than the existing 

See drawings 406.PL.A.104 
Context Elevation Riverside 
North, 406.PL.A.TWh.200A 
and 201A Jubilee Wharf East 
and West Elevations, 
406.PL.AJMi.200A and 201A 
Jubilee Mill East and West 
Elevations and 406.Pl.A.004 
Jubilee Riverside North 
Proposals Comparison. 
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development. 
 

6.4.5 The northern part of the Severnside Potential 
Development Area is also considered suitable for 
residential development, lying within Flood Zone 2 and 
being of low biodiversity and heritage value.  The 
justification for residential development within this part 
of the Potential Development area will be based upon 
removal of the Severnside sheds.  In accordance with 
Core Policy 15, the scale, height and massing of 
development should ensure that there is no greater 
impact on the openness of the Green Belt and that 
development has a reduced visual impact.  The 
decommissioning and removal of the gasholder, as 
supported by Core Policy 15, could be used to justify 
additional residential development on the northern part 
of the Severnside site, and a related increase in the 
spread of development. [As indicated in Plan 9]. 

Application A and Application D 
and  
Substantial compliance.  See also 
6.4.4. The southern part of the 
former Severnside area (comprising 
the gasholder) was not surveyed for 
levels as part of the SPD. A 
topographical survey has been 
undertaken and confirms that this 
area is also in Flood Zone 2 (plus 
climate change).  The openness of 
the Green Belt of this part of the site 
is retained where the existing sheds 
are removed and the height of new 
development is significantly reduced.   
 
The existing hardstanding is capable 
of external storage of materials and 
is the baseline position from which to 
consider the proposals. The 
southern area is also of low 
biodiversity and heritage value.  It is 
well screened from public areas and 
will be developed for low-density 
housing.  We have prepared a 
second verified view from the top of 
the footpath looking southwest 
across the development site (view 4 
in Plan 7 of the SPD).  This 
illustrates before and after, summer 
and winter views, and we consider 
represents no greater impact than 

See drawings 2898.112B, 
119D and 121D. Drawing 
406.PL.A.103 
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the existing situation on the 
openness of the Green Belt.  

6.4.6 There might also be scope for residential development 
on the Riverside Potential Development Area.  The 
principle constraints on such development are the 
potential for flooding and the potential visual impact of 
new development (particularly from the Maidenhead 
side of the River Thames).  If in due course these 
issues can be satisfactorily addressed, the footprint of 
new development would need to be justified by the 
decommissioning and removal of the gas holder, or 
potentially through ‘use’ of the extant permission for a 
new office building on the National Grid Riverside land.  
   

Application A and Application D 
Compliant. New residential 
accommodation is proposed on part 
of the Skindles site, which also falls 
within the Riverside Development 
Area.  This development is justified 
using the existing footprint of the 
Skindles complex, including the 
extant consent for an extension to 
the former hotel. 

See drawings 406.PL.A.Ski, 
100A, 101A, 102A, 103A, 
200A, 201A and 202A. 

6.4.7 The sensitive refurbishment of Dunloe Lodge for 
residential use is likely to be appropriate.  

Compliant on the basis that the fire 
damage to this building is such that 
sensitive rebuilding as proposed is 
the only realistic option 
 

See drawings 406.PL.DL.100, 
101, 102, 200, 201A, 202 and 
203 and structural survey. 
 

 Flood Resistant and Resilient Design 
 

  

6.4.8 Due to the inherent flood risks of the site and the effects 
of climate change in increasing the flood risk over time, 
flood resistant and/or resilient construction is required 
for all development. The following principles should be 
adhered to: 

Note. N/A 

 i. Finished floor levels of all developments in 
Flood Zone 2 should be set to the greater 
of: 300mm above the surrounding ground 
level, or; 600mm above the 1in 100 year 
flood level, with an allowance for climate 
change included. 

Application A and Application D 
Compliant.  Detailed plans submitted 
demonstrate accordance with this 
requirement. 

See FRA 
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 ii. Flood resilience should be incorporated in 

the design and construction of all 
development. 

Application A andApplication D  
Compliant.  Flood resilience has 
provided the steer for the current 
proposals from the outset.  
  

See FRA 

 iii. Surface water will need careful 
management across the site to ensure that 
there is no increase in flood risk on or off 
site. 

Application A andApplication D 
and Compliant.  Detailed 
consideration in the Flood Risk 
Assessment demonstrates 
accordance with this requirement. 

See FRA 

 Commercial Development 
 

  

6.4.9 Comprehensive redevelopment of the Mill Lane site will 
provide scope to retain some of the existing commercial 
uses and deliver new employment opportunities.  The 
employment uses on the Taplow Investments land 
should be retained.  In the medium to longer term, there 
may be scope for alternative economic uses on the site, 
in accordance with the provisions of Core Policy 10. 

Application A 
Compliant. Employment on the 
Taplow Investments site will be 
retained.  New employment 
opportunities will be afforded through 
the proposed restaurant at Skindles, 
and the senior living 
accommodation, and through the 
enhancement of the boatyard which 
includes a chandlery. 
 
 
 
 
 
 
 
 
 
 
 

See drawings 406.PL.100A, 
101 for the site layout plans  
 
See drawings 
406.PL.A.BHo.100, and 
200A. for the boathouse 
proposals. 
 
See drawings 
406.PL.A.Sen.100, 1001, 
102, 103, 200A, 201A and 
202A  for Senior Living 
proposals 
 
See drawings 406.PL.A.Ski. 
100A, 101A, 102A, 103A, 
200A, 201A and 202A for the 
Skindles restaurant 
proposals. 
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Application D 
Compliant. A new office building of 
930 m² is proposed on the southern 
bank of River Thames south of the 
boatyard. , This area also allows 
space for a café cart for the new 
riverside picnic area and offices. 
 

 
See drawings 406.PL.100A, 
101 and 406.PL.D.Ngo.100A, 
101A, 102A, 200B, 201B and 
202B for the new office 
proposals. 

6.4.10 New employment opportunities will be provided through 
the sensitive refurbishment and re-use of Glen Island 
House and Mill Island House. The extant permission for 
office development on the National Grid Riverside land 
could be developed in situ, or relocated and developed 
on land within the Severnside Potential Development 
Area.  

Application A andApplication D 
and  
Partially Compliant. The extant 
permission for the National Grid 
Riverside land is to be implemented 
and enhanced to provide increased 
employment opportunities. Glen 
Island and Mill Island House are not 
proposed to be re-used for 
commercial use.  They are 
considered to be more suitable for 
residential use given their remote 
location, away from Bath Road, and 
their original use for housing. 
Notwithstanding, Policy CPS15 
requires no net loss of jobs on the 
site putting the figure at circa 200.  
This application submission 
demonstrates that this requirement 
is met at the site. 
 

See paragraph 5.19 below 
regarding the number of jobs 
the proposal development will 
generate. 
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6.4.11 The car dealership fronting the A4 Bath Road occupies 
a prominent site although the modern design is 
incongruous in terms of its design and materials.  Any 
future redevelopment in terms of design, massing and 
scale should make a positive contribution to the 
character of the area and enhance the setting of 
Maidenhead bridge. 
 

The proposed adjacent 
redevelopment of the Skindles Hotel 
is of a scale, massing and design 
that is in keeping with the area and 
will make a positive contribution to 
the character of the areas.  

See drawings 406.PL.A.Ski. 
100A, 101A, 102A, 103A, 
200A, 201A and 202A. 
 
See Section 6 of the DAS. 

6.4.12 Core Policy 15 establishes the principle of a hotel use 
broadly on the site of the former Skindles Hotel 
building.  It will be essential that any refurbishment (and 
extension) or redevelopment on the Skindles site is of a 
design and massing which enhances the setting of the 
Grade I Listed Maidenhead Bridge, and makes a 
positive contribution to the  Conservation Areas.   

Application A  
Compliant.  A hotel use is not 
proposed as part of the development 
as it was assessed that there was no 
demand within the local market. As 
an alternative a restaurant is 
proposed on the site instead for 
community use. The proposed 
design is simpler than the earlier 
refused scheme and of a more 
classical proportion whilst retaining a 
contemporary style. The proposed 
building enhances the setting of the 
Maidenhead Bridge and respects the 
location within the setting of the two 
Conservation Areas.  
 

See section 6 of the DAS and 
Marketing report. 
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6.4.13 Restaurant and cafe uses will be supported within the 
Mill Lane Opportunity Site area, subject to the 
provisions of Green Belt policy, and the need to ensure 
that overall development has no greater impact on the 
openness of the Green Belt.  Given its amenity value, 
the Riverside Development Area would be particularly 
suitable for restaurant and cafe uses. 

Application A  
Compliant.  The proposed restaurant 
redevelopment in the south part of 
the Riverside Development Area at 
Skindles will revive this part of the 
riverfront, and affords opportunities 
for recreation and leisure. The 
proposed redevelopment of Skindles 
will have no greater impact on the 
opens of the Green Belt than the 
existing building.  
 
Application D 
Compliant. A suitable space for a 
café cart to operate has been 
allowed for within this car park. 
 

See drawings 406.PL.A.Ski. 
100A, 101A, 102A, 103A, 
200A, 201A and 202A. 
 

 Other Land Uses 
 

  

6.4.14 Provision for the Sea Cadets should be retained on the 
Riverside Potential Development Area. Opportunities to 
enhance the Sea Cadets accommodation and its 
surroundings will be supported by the Council, in 
keeping with aspirations of Core Policy 15 for a high 
quality mix of development that is sympathetic to the 
historic nature of the site. 
 

Application D 
Compliant. The application includes 
retention of the Sea Cadets in this 
redevelopment.  

See drawing 406.PL.100A 
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6.4.15 Additional car parking provision should be made on the 
Severnside Development Area.  This car parking should 
cater for visitors and employees based on the Taplow 
Investments land, helping to remove the on road 
parking along Mill Lane.  

Application A and Application D 
Compliant. Additional parking is 
proposed on the National Grid 
riverside site as dual use. During 
working hours the car park is mainly 
available for use by employees. 
Parking plan 406.PL. 101 and 102 
show the space allocation between 
the offices, restaurant users and the 
general public on a daily basis. It is 
the intention that during the evenings 
and weekends the spaces occupied 
by the office users will also be 
available to members of the public to 
increase the availability further for 
leisure use and for restaurant users. 
 

See drawings 406.PL. 101 
and 102. 

6.4.16 The other principal land uses within the site are 
woodland and areas of open space.  These land uses 
are addressed below. 
 

Note. See drawing 406 
PL.100A for the mix of uses 
proposed. 

6.5 Heritage and Conservation 
 

  

6.5.1 Future redevelopment of the Mill Lane Opportunity Site 
should be conservation-led, in accordance with Core 
Policy 15.  In addition to influencing the overall scale of 
future development that may be appropriate on the site, 
a conservation-led approach should ensure that: 
 

The scheme has been a 
Conservation Led design taking its 
cues from development in the local 
area.  

See Section 6 of the DAS. 
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 i. Development proposals on the Skindles Hotel 

respect and enhance the setting of the Grade 1 
listed Maidenhead Bridge and make a positive 
contribution to Taplow Riverside and 
Maidenhead Riverside Conservation Areas.   

Application A 
Compliant. The proposed design is 
more simple than the earlier refused 
scheme and of a more classical style 
whilst retaining a contemporary 
style. The proposed building 
enhances the setting of the 
Maidenhead Bridge and respects the 
location within the setting of the two 
Conservation Areas. 

See drawings 406.PL.A.Ski. 
100A, 101A, 102A, 103A, 
200A, 201A and 202A. 
 

  
Any proposals should seek to demonstrate how the 
design and function of a new hotel will assist in 
recreating the atmosphere and activity once associated 
with this part of the River Thames. Box 2 (below) 
outlines the approach to be taken to assessing the 
suitability of Skindles Hotel for refurbishment (and 
extension) or redevelopment and provide boating and 
leisure facilities.   

 
Application A 
Compliant.  The proposed restaurant 
will assist in recreating much of the 
atmosphere and activity related to 
the previous hotel use on site. 

 
N/A 

 ii. Glen Island House is restored, and the setting of 
this Grade II listed building is enhanced.   

Listed Building consent has been 
granted for the works to Glen island 
House. See permission ref. 
14/)1715/LBC. 

N/A 
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 Glen Island House is presently vacant and in a poor 

state of repair.  Its re-use for employment purposes 
(offices) will be sought, whilst development 
neighbouring the building will have to respect its setting 
and grounds that extend down to the River Thames.  
The grounds to the property should be enhanced and 
could be used as amenity space for the residential 
development proposed on the Taplow Mill site.  

Application A  
Partially compliant. A return to 
residential use is proposed, which is 
seen as the most appropriate use for 
the building in such a location with 
its original use being residential. The 
design of the surrounding buildings 
and setting is enhanced compared to 
its current state. As stated above the 
listed building consent for works to 
Glen Island house has been 
previously approved for residential 
use in December 2013. 
 

 

 The historic elements of the ‘curtilage’ listed stables 
block to the north of the existing Mill buildings should be 
retained and refurbished for employment or residential 
use.  

Application A 
Compliant. Residential use is 
proposed to deliver four new homes. 

 
See drawings 
406.PL.SB.100A, 101A, 
200A, 201, 202, 203 and 204. 
 

 iii. Mill Island House and Dunloe Lodge are 
restored, and the setting of these buildings 
enhanced.   

Application A 
Compliant.  Mill Island House will be 
restored and its setting enhanced.  
The structural report for Dunloe 
Lodge submitted to the Council 
confirms the building is not safe for 
refurbishment.  A replacement single 
dwelling is proposed which will 
reflect the heritage considerations of 
the site and the setting of the 
building will be enhanced. 
 

 
See drawings 
406.PL.MH.100, 101A, 200A, 
201 and 202A. 
 
See drawings 406.PL.DL.100, 
101, 102, 200, 201A, 202 and 
203 and structural survey for 
Dunloe Lodge 
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 The Taplow Riverside Conservation Appraisal identifies 

these properties as significant unlisted buildings which 
are ‘at risk’.  The re-use of these properties for 
employment (Mill Island House) and residential (Dunloe 
Lodge) will be encouraged. If in due course it is found 
that there is no reasonable prospect of Mill Island 
House being let for office use, an alternative economic 
use for the buildings will be sought by the Council. 

Application A 
Compliant, both properties will not 
be “at risk” following 
refurbishment/redevelopment. It 
should be noted that Mill Island 
House benefits from permitted 
development rights allowing the 
change of use from office to 
residential. 
 

N/A 

 Other development within the vicinity of Mill Island 
House and Dunloe Lodge will have to respect and 
enhance the grounds to both of these properties.  The 
grounds of Mill Island House could be used as amenity 
space to accompany new residential development on 
the Taplow Mill site. 

Application A 
The grounds of Mill Island House 
and Dunloe Lodge will be enhanced 
sensitively and used as amenity 
space for the residential property 
proposed. 
 

 
See drawings 406.PL.100A, 
102 and 103. 

 iv. Driftwood Cottage and the Boathouse on 
Taplow Investments land are retained. 

Application A 
Compliant, both buildings will be 
retained. 
 

 
See drawings 406.Pl.100, 101 
and 102. 

 v. The new footbridge over the Thames is 
sensitively designed, ensuring that it makes 
a positive contribution to the Taplow 
Riverside and Maidenhead Riverside 
Conservation Areas.   

Application C 
Compliant.  Proposals for the bridge 
are submitted for approval. The 
design of the footbridge submitted 
with application ref. 14/01716/FUL, 
which was approved by Committee 
but refused due to the legal 
agreement not being completed is 
resubmitted.  
 

 
See drawings KA075- TPA, 
101, 102, 201 and 202. 
 
See Section 6 of the Design 
and Access Statement 
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 vi. More generally, future development on the 

site preserves and enhances views to and 
from Maidenhead Bridge, Taplow Riverside 
Conservation Area, Maidenhead Riverside 
Conservation Area and Taplow Court.   
 

Application A, Application C and 
Application D 
Compliant. 

 

 vii. Archaeological remains are identified and 
their significance recognised (by public 
displays) and conserved. 
 

Compliant.  See chapter 14 of the 
Environmental Statement 

6.6 Access and Movement 
 

  

6.6.1 Development of the site must comply with the Council’s 
sustainability objectives by encouraging a choice of 
pedestrian, cycle and public transport routes within, to 
and from the site.  Existing links between the site with 
Maidenhead and Taplow should be improved, respect 
desire lines and integrate with surrounding longer-
distance cycle paths and footpaths, including National 
Cycle Routes 61 and 4 and the Thames Path. 
 

Application A, Application C and 
Application D  
Compliant. Pedestrian and cycle 
routes through the site are proposed 
including a riverside walk. 

 
See drawings 406.PL.105 
Circulation routes 

6.6.2 The following principles will be applied to future 
development on the site:  
 

Note. N/A 

 i. A new vehicular access into the site from 
Bath Road (see also Box 3 overleaf). 

Application A 
Compliant. A new access from the 
site to the A4 Bath Road is proposed 
in the form of a roundabout. This 
replaces the previously proposed T 
junction which was one of the 
reasons for refusal of the earlier 
scheme. 
 

 
See drawing 406.PL.101 and 
Section 10 of the DAS 
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 ii. The closure of Mill Lane will be by means of 

manual 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.  

Application A 
Compliant.  As discussed with 
highways and the EA the north end 
of Mill Lane is to be terminated by 
bollards for vehicular traffic, while 
allowing access for cycles and 
pedestrians Emergency services will 
also be able to use this route if 
required.  
 

  
See drawing 406.PL.101 and 
Section 10 of the DAS. 
 
 
See paragraph 3.16 and 3.17 
of the emergency escape 
plan in the Flood Risk 
Assessment 

 iii. 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.   
 

Application A 
Compliant - Access to the Skindles 
restaurant will be via the new 
roundabout which provides a safe 
access off the A4 bath Road.  

 
See drawing 406.PL.101 and 
Section 10 of the DAS 

 iv. Mill Lane will be closed to through vehicle 
traffic between points A and B (see Plan 
11).  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. The 
location of these turning heads are indicated 
on Plan 11, access for pedestrians and 
cyclists will be maintained. 

Application A 
Compliant.  The current proposal 
closes access to Mill Lane at point A 
only, in order to allow vehicles from 
Taplow to cross over the weir bridge 
and park on the site in the existing 
car park.  A turning head will be 
proposed adjacent to the car park.  
Access for pedestrians and cyclists 
will remain. 
 

See drawing 406.PL.103 and 
Section 10 of the DAS 

 v. New footpaths should be provided in the 
following locations:  
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 a) along the length of Mill Lane;  Application A 
Compliant. 

 
See drawing 406/PL.105 and 
Section 10 of the DAS 

 b) alongside the River Thames, for as much of 
its length as possible, taking into account 
existing uses, land ownership and the extent 
of woodland; 

Application A and Application D 
Compliant.  A section of footpath is 
provided along a section of the River 
Thames to the west of the new office 
building car park. 
 

 
See drawing 406/PL.105 and 
Section 10 of the DAS 

 c) alongside the Jubilee Relief River through 
the Severnside and Taplow Mill 
Development Areas; and 

Application A 
Compliant. A footpath is proposed 
on the majority of the Jubilee River. 
 

 
See drawing 406/PL.105 and 
Section 10 of the DAS 

 d) between the Taplow Mill development area 
and the new footbridge (shared pedestrian 
and cycle surface) (see also Box 4). 

Application A and Application C 
Compliant. A new footpath is 
proposed from the Taplow Mill 
development areas to the new 
footbridge. 
 

 
See drawing 406/PL.105 and 
Section 10 of the DAS 

 vi. A new footbridge (with provision for 
dismounted cyclists) will be required to be 
provided across the River Thames between 
land to the north of the site and Boulter’s 
Lock. Details associated with the delivery of 
the footbridge are outlined in greater detail 
in Box 4.  
 

Application C 
Compliant. A proposed new 
footbridge is proposed and sought 
permission under the new 
application C.  

 
See drawings KA075-TPA-
101, 102, 201 and 202 and 
Section 10 of the DAS 

 vii. 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.  
 

Application A and Application D 
Compliant. The proposed parking 
provision complies with the Council’s 
adopted standards. 

 
See Parking Plan ref number 
406.PK.204 and Section 10 of 
the DAS. 
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 viii. 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. 

 

Application A and Application D 
Compliant. Car parking is provided 
off road opposite the Skindles 
restaurant and on the new riverside 
car park. 

 
See Parking Plan ref number 
406.PK.204  and Section 10 
of the DAS. 

 ix. 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. 

 
 

 Compliant -A financial contribution 
of £47,000 is proposed within the 
s.106. 
Two new bus shelters at either side 
of the A4 with RTPI displays. 
Removal and replacement of current 
poor shelter at Ellington Road. 
Extension to the Community 
Transport/Dial-A-ride service 
specifically aimed at those 
occupying the senior living facilities.  
 

 

6.7 Landscape Setting and Biodiversity 
 

  

6.7.1 Future development on the Mill Lane Opportunity Site 
should retain the largely open character of the site.  
This is to be achieved by focusing new development 
broadly on the footprint of the existing buildings that are 
to be demolished. 

Application A and Application D 
Compliant. Development is broadly 
focussed on the footprint of the 
existing buildings. However, the 
overall footprint of buildings is being 
reduced by 1,238m². 
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6.7.2 Development on the site of the former Mill buildings will 
be visually contained, with views of the site largely 
restricted to those available from Mill Lane.  On the 
Severnside Development Area, new residential 
development is to be focused on the northern part of 
the site, with the retention and enhancement of the 
boundary hedging and trees helping to screen 
development from the footpath that leads down from 
Taplow.  Locating development on this part of the 
Severnside Development Area should also ensure 
there are no views of the development available from 
Taplow Court.   
 

Application A and Application D  
Partially compliant. Views are 
contained. Verified views for View 2 
and View 4 in the SPD are included 
with the application documentation. 
The scheme will not be visible from 
Taplow Court. 

 

6.7.3 In accordance with Core Policy 15, future development 
proposals will need to deliver a net gain in biodiversity 
resources. This will require the protection and 
enhancement of those parts of the Mill Lane 
Opportunity Site and surrounding environment that 
provide important habitats (see paragraph 5.2.12).  It is 
also likely to mean that future proposals for 
development will need to demonstrate where and how 
new areas of habitat can be created.  Particular 
consideration will need to be given to retaining wildlife 
corridors, ensuring that important habitats do not 
become isolated. 
 

Application A and Application D 
Compliant. A detailed survey and 
environmental impact assessment  
has been carried out. The net benefit 
to biodiversity on the application 
sites is set out in the Environmental 
Statement. 

See Chapter 9 of the 
Environmental Statement. 

6.7.4 More specifically, the wildlife and habitats survey work 
has identified that Development should: 
 

  

 i. Protect the areas of woodland to the north 
of the site, as these are high in biodiversity. 

Application A 
Compliant. The northern woodland 
will be unaffected. 
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 ii. Retain hedgerows along Mill Lane, 
wherever possible.  

Application A and Application D 
Compliant.  
 

 

 iii. Protect trees across the site wherever 
possible.  It is acknowledged that some 
trees will have to be removed as part of 
access improvements (for both vehicles and 
pedestrians), particularly to the south along 
Bath Road, and to the north, adjacent to the 
location of the proposed new footbridge.  
Limited tree removal may also be necessary 
in other locations across the site as part of a 
comprehensive management strategy to 
improve woodland areas. New mature tree 
planting will be carried out as part of the 
landscape and open space improvements. 
 

Application A, Application C and 
Application D 
Compliant. Trees are retained 
wherever possible.  

 

 iv. Water courses need protection and 
enhancement and compliance with the 
Thames River Basin Management Plan and 
Water Frame Directive. Consent will be 
needed for piling on or near the river bank 
or any works within 8m of riverbanks from 
the Environment Agency.  
 

Application A and Application C 
Compliant.   

 
Discussions with the EA are 
expanded on in the 
Environmental Statement at 
chapter 11. 

 v. Nesting and Roosting boxes to be built as 
part of the fabric of the building for building 
reliant birds (e.g. swift, swallow and house 
martin) and bats and birds associated with 
urban areas (e.g. house sparrow and 
starling). As a guideline a minimum overall 
average of one built in nest/roost site per 
residential unit should be provided. 
 

Application A and Application D 
Compliant. 

See Chapter 9 of the 
Environmental Statement. 
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6.7.5 Whilst recognising that the wooded area north of the 
site is outside the site boundary and in different 
ownership, development should seek to work with the 
owner of the woodland to:  

The boardwalk and designated 
picnic area will limit public access in 
this area in a controlled manner. The 
wooded area north of the footbridge 
is to be fenced off to prevent public 
access.  

 

 i. Survey it to establish whether it is a priority 
habitat, (and if so supply relevant data to the 
local wildlife sites register);  
 

Compliant See Chapter 9 of the 
Environmental Statement. 

 ii. Identify what biodiversity enhancement 
opportunities the area presents (e.g. 
eradication of invasive species, or habitat 
management) if any;  
 

Compliant See Chapter 9 of the 
Environmental Statement. 

 iii. Provide a contribution from the development 
to undertake such biodiversity enhancement 
opportunities identified  
 

Compliant See Chapter 9 of the 
Environmental Statement. 

 iv. Consider the suitability of this area for public 
access  

Application A 
Compliant. The area next to the 
proposed new footbridge across the 
Thames is proposed to have a picnic 
area. A raised boardwalk connecting 
the Jubilee Riverside promenade 
with the new footbridge to Boulter’s 
Lock is proposed through this area. 
Whilst this will not prevent visitors 
from treading away from the 
boardwalk, it will encourage the 
majority of visitors to stick to it. 
Additional information on signs 
impressing the ecological 
importance are being considered. 
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 v. If suitable for public access provide suitable 
infrastructure, and if not ensure suitable 
measures are put in place to prevent public 
access. 
 

Application A 
As above. 

 

6.7.6 The Council will require any future applicants to robustly 
demonstrate that their development proposals will 
deliver a net gain in biodiversity resources across the 
site.  As part of this a biodiversity management plan will 
need to be agreed with the Council to manage wildlife 
on the site. 
 

Application A, Application C and 
Application D 
Compliant. A net gain in biodiversity 
will be delivered. 

 
See chapter 9 of the 
Environmental Statement 
where an outline ecological 
mitigation and management 
strategy can be found.  

6.8 Layout and Design 
 

  

 Structure 
 

  

6.8.1 The structure and layout of development will be a 
matter for consideration at the detailed planning 
application stage.  However, the following criteria 
should be adhered to when considering development: 
 

  

 i. New development should be well connected 
to its surroundings and be positioned along 
and around public spaces.  

Application A and Application D 
Compliant. New access points to the 
north and south are proposed and 
there is extensive areas of public 
open spaces throughout the site with 
access to it. 
 

 
Seen drawings 406.PL.100A, 
101 and 103 and 104. 
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 ii. The use of small development blocks will be 
encouraged which offer a choice of routes 
across the site.  

Application A and Application D 
Compliant. See various layout 
drawings showing access through 
the scheme and circulation plan 
 

 
See drawings 406.PL.100A 
and 105  

 iii. Active frontages to buildings will be 
encouraged along the River Thames and 
potentially to Mill Lane in order to encourage 
increased activity within these areas.  

Application A  
Compliant. Active frontages are 
proposed to the Skindles riverfront 
area, the enhanced boatyard and the 
Jubilee Riverside promenade. 
Application D 
Compliant. Activated river frontage 
as part of the new office proposal. 

 
See drawings 406.PL.100A 
For Skindles 
406.PL.A.Ski.200A.  
For the boatyard 
406.PL.A.BHo.220A.  
For Jubilee Mill East 
elevations 
406.PL.A.JMi.200A. 
For Jubilee Wharf East 
Elevation 
406.PL.A.JWh.200A 
For Jubilee Mews East 
Elevation 406.PL.A.JMe.200A 
For Jubilee Terrace see 
406.PL.A.JTe.200A. 
 
See drawings 
406.PL.D.NG0.202B. 
 

 iv. The layout of new development must 
carefully consider the orientation of 
buildings in terms of making the best use of 
passive solar design.  
 

Application A andApplication D  
Compliant. 

 
See section 9 of the DAS. 

 v. New development must reduce crime 
through the creation of a safe place to live. 

Application A and Application D  
Compliant. 

 
See section 8 of the DAS 
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 vi. New buildings must ensure a clear definition 

between public and private areas. 
Application A and Application D 
Compliant. 
 

 
See drawings 406.PL.101, 
102, 103 and 104. 

 Open Space Strategy 
 

  

6.8.2 There is a clear and important interrelationship between 
maintaining the character of the Mill Lane Opportunity 
Site, delivering a net gain in biodiversity resources and 
the provision of open space. This should also include 
improving riverside biodiversity habitats. In relation to 
open space, development proposals should deliver:  
 

Note. N/A 

 i. An enhanced area of open space to the 
west of Mill Lane, adjacent to the 
Severnside Development Area.  The area 
should be subject to a sensitive landscape 
strategy that provides informal recreational 
space for future residents. 
 

Application A  
Compliant. The proposed 
masterplan shows this area with a 
new pedestrian route and swale to 
enhance biodiversity and ecology 
value. 

See drawings 406.PL.100, 
101 and 107. 

 ii. Sensitive improvements to the gardens to 
Mill Island House and Glen Island House to 
provide semi-public open space that can be 
used for future residents of the Taplow Mill 
Development Area.   

Application A  
Partially compliant.  Mill Island 
House gardens will be for use by the 
residents of those properties only. 
Part of the gardens for Glen Island 
House will have public access in the 
form of a designated woodland 
picnic area and board walk to the 
new pedestrian footbridge. 
 

 
See drawings 406.PL.102 
and 103. 
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 iii. Improvements to the large area of open 

space to the south of the site, including 
replacement tree planting.  The largely 
informal, open character of the space 
should be retained. 

Application A  
Compliant. Jubilee Meadow is 
proposed, which provides a large 
area of informal open space and 
significant tree planting at new 
access point with A4. 
 

 

6.8.3 New residential development must incorporate well-
designed open space for future residents in the form of 
clearly defined private and public open space.  

Application A 
Compliant. Large areas of open 
space have been proposed within 
the overall scheme providing a 
variety of types of open space for 
residents to enjoy.  
 

 
See drawings 406.Pl.100101, 
102,103 and 104. 

6.8.4 A comprehensive management regime for open spaces 
across the site must form part of any future planning 
application. 
 
 

Application A and Application D 
Compliant. A Management Company 
which have successfully worked with 
Berkeley Homes are already 
involved to take on the management 
of the site. 
 

 
See Appendix 2 of this 
Statement for details of the 
management company 
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6.9 Appearance 
 

  

6.9.1 The overall architectural theme across much of the site 
should respect the buildings that are proposed to be 
retained - in particular, those with heritage value.  Given 
the likely scale and massing of new development on the 
site of the former Mill buildings, a more contemporary 
style of architecture is likely to be appropriate, in order 
to avoid risks associated with pastiche development, 
whilst also providing an opportunity to respond to the 
unique setting of this part of the site. The design, siting 
and orientation of new development in this area will 
need to respect and enhance the setting of Glen Island 
House and Mill Island House. 
 

Application A and Application D  
Compliant. The development 
proposals have been redesigned 
following the refusal of the earlier 
applications. The new designs are 
contemporary in nature but taking 
cues from the surrounding area 
including the materials used locally.  

 
See section 6 of the DAS. 

6.9.2 A clear design strategy must form part of the proposals 
at the planning application stage, ensuring that the 
appearance of buildings: 
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 i. reflect the general scale and massing 

principles outlined in Table 2; 
Application A and Application D 
Compliant. Table 2 in the SPD sets 
out height and footprint parameters 
for the various development areas 
around the site. With regard to 
height, we are generally in 
accordance with the height 
parameters in Table 2, except for the 
Skindles restaurant and gateway 
feature into the site which is justified 
elsewhere in this document. 
Development on Taplow Mill itself 
extends to between 2 and 4 storeys 
in height, with a lightweight glazed 
fifth floor set back where 
appropriate, whilst on severnside the 
buildings extend to between 2 and 3 
storey.  
 
With regard to footprint, there is an 
overall reduction in footprint by 
1,125m². 
 

 

 ii. enhance or preserve key viewing corridors 
and sensitive areas of the site, including the 
Grade I listed Maidenhead Bridge; 

Application A and Application D 
Compliant. Key viewing corridors are 
preserved or enhanced and are 
detailed in the DAS and the verified 
view which accompany the 
application. 
 

 

 iii. are derived from a cohesive palette of high 
quality materials; 

Application A and Application D 
Compliant. Please see DAS for 
further detail. 
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 iv. reflect and enhance the landscape setting of 
the site. 

Application A and Application D 
Compliant. 
 

 

6.10 Affordable Housing and Mix 
 

  

6.10.1 A level of affordable housing (40%) in compliance with 
Core Policy 3 should also be provided, unless it can be 
clearly demonstrated that this is not economically 
viable. 

Application A  
Compliant. The scheme proposes 
40% affordable housing through the 
following routes: 

 20 new shared ownership 
homes; 

 40 new senior living homes; 

 commuted off-site payment 
for the remaining 
requirement, as agreed with 
SBDC prior to submission in 
accordance with the 
Affordable Housing SPD 
(adopted 2013). 

  

 

6.10.2 In assessing viability, the Council will give limited weight 
to the price paid for the site.  This is because any 
developer should have been mindful of the need to 
deliver 40% affordable housing when entering into a 
contract to purchase the site. 
 

Note.  

6.10.3 In delivering affordable housing on the Mill Lane 
Opportunity Site, the following principles should be 
adhered to: 
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 Tenure and Mix 
 

  

6.10.4 About two thirds of the affordable units should be 
rented with the remainder provided as intermediate 
affordable dwellings. 

Application A  
Compliant. It is proposed that shared 
ownership accommodation and 
senior living provision on the site will 
contribute towards the affordable 
housing provision. Together with a 
financial contribution in accordance 
with the Affordable Housing SPD. 
 

  

6.10.5 A mix of unit sizes and dwelling types will be 
encouraged and should relate to the Council’s Strategic 
Housing Market Assessment but have regard for the 
different needs of applicants on the Council’s Housing 
Register, the Council’s statutory duty to house 
homeless people, the Homebuy Agent’s Shared 
Ownership Register and the experience and outcomes 
of recent affordable housing provision in the area. 
 

Application A  
Compliant. The proposed mix 
broadly reflects that set out in the 
council’s SHMA. However, we note 
that this is now six years old. 

 

 Design and Location   

6.10.6 Affordable housing should provide modest, high quality 
units of accommodation designed with maximum 
occupancy and daily living in mind.  For example two 
bedroom units should be able to accommodate 4 
people in accordance with the Homes & Communities 
Agency’s Housing Quality Indicators or registered 
providers’ own housing standards.  
 

Compliant. 3 and 4 person two bed 
units will be provided. 

 

6.10.7 An element of one bedroom units should be provided at 
ground floor level. 
 

Compliant  
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6.10.8 The location of the affordable housing should be 
integrated within the wider residential development 
avoiding large clusters but mindful of achieving 
management efficiencies. 

Application A  
Partially compliant. Due to 
operational and management 
implications, the shared ownership 
and senior living accommodation is 
proposed in linked buildings 
focussed around a courtyard in a 
single location. 
 

See drawings 
406.PL.A.Sen.100, 101, 102, 
103, 201A and 202A. 

6.10.9 Design features that create high service charges such 
as lifts, underground parking and large communal 
gardens should be avoided. 
 

Compliant. These have been 
avoided. 

See application drawings. 

6.10.10 When designing mixed tenure blocks consideration 
must be given to potential management issues and the 
ability to obtain a mortgage. 
 

Compliant. The scheme has been 
design to reflect this. 

See application drawings. 

 Affordability 
 

  

6.10.11 The developers must engage with registered providers 
to ensure that rented units can be delivered with rental 
values that are within the Local Housing Allowance and 
that intermediate units are accessible to applicants on 
lower quartile incomes. 
 

Compliant  

6.10.12 Shared ownership units should demonstrate 
comparable value to the Council’s YourChoice shared 
equity product in terms of incomes and the percentage 
of the property applicants are able to purchase. 
 

Meetings have been held between 
the applicant and SBDC Housing 
and an agreement has been reached 
including agreement for a Local 
Lettings Plan for the scheme which 
will be appended to S106 Legal 
Agreement. 

 

6.10.13 It may be appropriate to explore the possibilities of 
supported housing provision if the need can be 
identified and the necessary funding secured. 
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6.11 Sustainability 
 

  

6.11.1 The following sustainability objectives should be 
adhered to: 

  

 i. Development should incorporate decentralised 
and renewable or low carbon technologies (for 
example, combined heat and power, or 
potentially water power), unless it is clearly 
demonstrated that this is not viable or feasible.  
This should ensure that at least 10% of the 
energy needs for the development are secured 
from these sources. 

Application A andApplication D  
Compliant. The development 
incorporates the ‘Fabric First’ 
approach, and has far reaching 
benefits in that the energy saved by 
the enhanced fabric will be a 
constant year on year benefit. It 
demonstrates a reduction in energy 
demand of 11.18% for the lifetime of 
the dwellings, in accordance with the 
aims of Core Policy 12.  

 
See Sustainability Statement 

 ii. Renewable energy techniques and sustainable 
construction and design should be incorporated 
into development. 

Compliant. Renewable energy 
techniques and sustainable 
construction have been incorporated 
in to the design, see above. 
 

 
See Sustainability Statement 

 iii. The use of locally sourced, sustainable building 
materials will be sought.  

Compliant. Locally sourced, 
sustainable building materials will be 
used where appropriate / available. 
 

N/A 

 iv. New development must comply with the Lifetime 
Homes criteria.  

Application A 
Compliant. Policy CP2 requires “a 
proportion” of new homes to be fully 
Lifetime Homes compatible. We 
propose 10% of the entire 
development. 
 

N/A 

 v. Sustainable drainage systems should be used to 
reduce the rate and volume of surface water 
run-off.  

Application A and Application D 
and Compliant.  

 
See FRA. 
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 vi. Flood resistance/resilience measures. Application A and Application D.  
Compliant.  
 

 
See FRA. 

 vii. Contaminated land should be adequately 
remediated 

Compliant. The potential for 
contaminated land has been 
assessed in the Environmental 
Impact Assessment and a mitigation 
strategy proposed.   
 

 
See Chapter 14 of the 
Environmental Statement. 
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Other Issues 
  

6.4 The previous applications were considered at the December 2014 Planning Committee 
meeting. The Committee Report is reproduced at Appendix 3. This sub-section 
considers those matters raised by officers in their report but which have not been 
addressed above.  
 
A Comprehensive Conservation-led Approach 
 

6.5 Paragraphs 3.2 and 3.3 of the Committee Report assess the applications against the 
requirements of Core Policy 15, which calls for a comprehensive conservation led 
approach. In this regard, the officers concluded that the mix of uses was acceptable 
including the fact that no hotel is provided but a restaurant is proposed in its place.  
The previous schemes were conservation-led, however, the revised applications are 
even more so. The revised design of the all of the buildings take added account of 
design in the surrounding area whilst having a contemporary feel. 
 
Impact on Conservation Area, Views and Setting of Listed Buildings 

 
6.6 The impact on the Conservation Area and views of the riverside are considered at 

paragraph 3.7, 3.8 and 4.36 in the Committee Report. At paragraph 3.7 it states 
among other things that, “…Several existing buildings on the Mill site are to be 
retained and converted to residential, which is considered to be positive for the 
Conservation Area…” and at paragraph 4.36 that: 
 

“4.36 Taplow Court is well screened from the site by the trees on the 
riverbank slope. From Taplow Court Gardens/grounds you can look down and 
get glimpses of the site through the trees during winter but even then any view 
is very much interrupted. This will remain the case if the Mill Site is 
redeveloped. Views from Maidenhead Bridge will be enhanced by the new 
high quality development especially when compared to the Skindles buildings 
which has been in a derelict state for many years now, many of the views 
from Maidenhead Riverside Conservation Area are interrupted by mature 
trees on island on the Thames. The trees on the Mill site also screen those 
buildings to a large extent although there are glimpses available, for example 
at the point where one faces the tall chimneys from the Maidenhead side of 
the river,. The apartment blocks will not be as high as the chimneys but will 
still be visible in those gaps in the trees and at points whether the tree screen 
is lower. However, apartment blocks typify this part of the riverside in 
Maidenhead and therefore being able to see apartments through the tree on 
the other side of the river is not considered to amount to demonstrable harm 
that could justify refusal, especially when compared to being able to see a 
substantial paper mill and gas holder on the opposite side of the river. The 
whole SPD area would be rejuvenated by the scheme and this is considered 
not only to enhance the Taplow Riverside Conservation Area but also views 
from the Maidenhead Riverside Conservation Area and bridge. Nevertheless 
the potential benefits to the Conservation Area have to be weighed against 
the need to protect the Green Belt.” 

 
6.7 It is evident from this extract from the Committee Report that the views of the 

riverside setting and the impact on the Conservation Area are considered acceptable. 
The proximity of the apartments to the Stables was an issue. However, Block C has 
been redesigned, which has resulted in the scale of development being reduced 
significantly. 
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Biodiversity 
 

6.8 Paragraph 3.10 confirms that the County Ecologist has no objections to the 
proposals. The changes made to the scheme since the refusal of the previous 
applications do not affect the impact of the scheme on biodiversity on the site. 

 
“3.10 ‘Deliver a net gain in biodiversity resources and avoid unacceptable 
impacts on the nearby South Lodge Pit SSSI.’  Despite concerns raised by 
objectors, the County Ecologist has confirmed that the scheme is considered 
in more detail under the section of this report regarding the SPD.” 

 
Access to River Thames and Jubilee River 

 
6.9 The officer’s view as to access to the River Thames and Jubilee River is set out 

below: 
 

“3.12 ‘Improve public access to the River Thames through a new riverside 
walk with a new footbridge provided across the Thames to Maidenhead in the 
vicinity of Boulters Lock, unless demonstrated not to be feasible for viable.’  
The scheme includes a bridge (application 14/01716/FUL) and facilitates a 
circular walk from the new bridge down to the Grade I listed bridge and back 
again.  This increases public access by the Thames near the new bridge and 
then along the bank of the Jubilee River and is considered to offer a positive 
benefit to the wider community.  It also helps ensure the permeability of the 
new scheme and overcome the unwelcoming ‘dead-end’ feel that used to 
pervade this part of Mill Lane when the Mill and Severnside were in operation.  
Whilst the bridge is not designed to be cycled over, cyclists will be able to 
wheel their bikes over it, in the same way as they already have to do on 
Boulters Lock Island on the Maidenhead site of the bridge. 
 

6.10 It can be seen that the proposed riverside walk and new footbridge across the 
Thames was welcomed and supported. In addition to this, the two improved picnic 
areas should further strengthen this view. 
 
Net loss of Jobs 

 
6.11 Paragraph 3.13 considers the evidence regarding whether there is a net loss of jobs 

from the development, and concludes there are no grounds for objecting to the 
proposals: 
 

“3.13 ‘Ensure that there is no net loss of jobs, based upon the former range 
of activities on this Opportunity Site (circa 200 jobs).’  The Applicant argues 
that there will be a total of between 200-254 jobs ‘created’ (para 6.18 of the 
Planning Statement).  That includes 100 jobs at Taplow Investments which 
are existing and 21 at Windrush VW that are existing.  However the ‘Circa 
200’ figure used in the Core Strategy also included such existing jobs.  In 
these circumstances it is not considered there are any grounds for objecting 
to this potential employment provision even though much of the employment 
floorspace on site is being replaced by residential floorspace.” 

 
6.12 The proposals remain unchanged in this respect and as such should still be 

acceptable with the potential for one additional seasonal job for the new café cart 
within Application D.  
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Flood Risk and Contamination 
 
6.13 It is evident from the following paragraphs in the Committee Report that the 

Environment Agency have no objection to the scheme in terms of flood risk or ground 
contamination subject to conditions. 

 
“3.1 Mill Lane has its own policy with the Core Strategy.  The site is in the 
Green Belt, but as it is a Major Developed Site the policy identifies the entire 
site for comprehensive redevelopment.  The policy is accompanied by a 
diagrammatic plan of the site.  That plan identifies certain factors to be taken 
into account when formulating any proposal, such as flood zones, and certain 
aspirations, such as a new footbridge.  The Environment Agency is satisfied 
that the flood zones have been appropriately taken into account, and the 
wider proposal does include a footbridge….. 

 
3.14 ‘Guide new development towards areas of lowest flood risk within the 
site, with only water compatible development on Flood Zone 3b, with all over 
development in Flood Zone 2, with the exception of the redevelopment of the 
Skindles site (partly Flood Zone 3a) for a hotel.’  ‘Adhere to the minimum 
requirements set out in the Level 2 Strategic Flood Risk assessment for the 
site, which will include demonstrating a measurable reduction in the risk of 
flooding as a result of the development.’  The Environment Agency is satisfied 
that the issue of flooding has been appropriately addressed in the layout and 
design of the proposal. 
 
3.15 ‘Minimise the risk of groundwater pollution through the mitigation of 
the effects of historic contamination.’  The Environment Agency comments 
also cover the contamination issue and, subject to conditions, no objection is 
raised in this regard.” 

 
Loss of Jobs and the New Office Building 

 
6.14 Paragraphs 1.3 and 1.4 considered whether there has been a net loss of jobs and the 

proposed new office and concluded that: 
 

“1.3 The 9th bullet point of Core Policy 15 requires that any redevelopment 
should ensure that there is no net loss of jobs.  The office proposed in this 
scheme is the Applicant’s major new contributor to that requirement and that 
issue is further assessed under the report for 14/01714/FUL.  In overall terms 
an office on this site is considered to accord with the requirements of the Core 
Policy. 

 
1.4 There is already an historic approval for an office on this site, most 
recently renewed under 12/01835/XFUL.  That is for a 500 sqm single storey 
building that had evolved over time to be that size as it was the maximum that 
could be justified on this Green Belt site.  In effect the approved footprint and 
floorspace are the same.  The applicant now wants a building with the same 
footprint but with 2 storeys and, at 9.8m high the potential for rooms in the 
roof.  Therefore whilst the office would have a footprint of 500 sqm as already 
approved for the site, it would have a floorspace of at least 1,000 sqm making 
it at least twice as large as what has already been considered the maximum 
allowable commercial building on this site. 
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1.8 In design terms the treatment of the office building is considered 
appropriate for this riverside setting.” 

 
6.15 It is clear from the above that the office building in all respects was considered 

acceptable.  
 
Car Parking 
 

6.16 The following paragraphs from the Committee Report relate to car parking provision: 
 

“1.10 At 83 spaces the proposed car park is considered to be of an 
adequate size for the office building, for which the Council standards require 
80 spaces.  However it does also have to serve visitors and restaurant 
customers in the wider development beyond this application site and that 
issue is addressed in the report on 14/01714/FUL.  Albeit that many 
restaurant customers may visit at night, it is not clear that there is sufficient 
capacity beyond the 80 spaces required for the office to meet the flexible use 
demands related to recreational visitors and existing offices that the Applicant 
has indicated are being considered. 
 
1.11 The units identified with 4 bedrooms each have 4 parking spaces.  
This meets the Council’s standards.  The unit identified as having 3 bedrooms 
each have 2 parking spaces.  This would meet Council standards.  However 
each of those units also has a study room identified at first floor that could 
easily be used as a bedroom.  This gives rise to concern that the provision for 
parking would be inadequate. 
 
1.12 The public open space west of the car park next to the river is 
considered to be a positive benefit to the community and the area.  Whilst 
there is a wall on this frontage at the moment only the southern part of that 
near the Sea Cadet building would be retained thereby opening up views 
towards the river.  The hard surfacing allows significant space for landscaping 
and if the application were to be approved it is considered that this aspect 
should be the subject of conditions.  At the moment the walls and metal 
fencing along the east boundary of this site create an unattractive visual 
barrier and opening up this area as intended with significantly enhance the 
character of the Conservation Area.” 
 

6.17 The car parking that will be used for the office is deemed acceptable as can be seen 
from paragraph 1.10 above. The shared use of the car park outside normal office 
hours for recreational and restaurant use is more than adequate. The car parking 
provision is set out on the plan ref 406.PL.204. 
 

6.18 The proposed office only requires 42 car parking spaces based on the Local Planning 
Authority’s standards of 2 spaces per 25m² (gross). This therefore provides a further 
41 spaces to be used for the restaurant/visitor car parking.  
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7.0 CONCLUSIONS 
 
7.1 In summary, the design team has taken into account all the comments and concerns 

raised by officers, stakeholders and consultees, particularly those set out in the 
reasons for refusal, and has sought to amend the scheme in respect of design, layout 
and heights accordingly. 

 
7.2 The revised applications comply both with national and local planning policy and in 

overall terms, it is evident that the revised scheme will not affect adversely on the 
openness of the Green Belt. To the contrary, in overall terms the openness of this part 
of the Green Belt will be improved.  

 
7.3 Any perceived deviations from the aspirations of the SPD must be balanced with the 

many positive benefits of the scheme when considered as a whole. Accordingly, the 
planning balance lies squarely with a decision to approve these applications.  
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South Bucks Capswood, Oxford Road, Denham, Bucks
Telephone: 01895 837200 DX: 40261 Gerrards Cross

District Council www southbucks gov uk

SUSTAINABLE DEVELOPMENT - DEVELOPMENT MANAGEMENT

TOWN AND COUNTRY PLANNING ACT 1990 (as amended)
TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT

PROCEDURE) ORDER 2010

REFUSAL OF PLANNING PERMISSION

Berkeley Homes (Three Valleys) Ltd
C/o Maddox And Associates Ltd
F.A.O Mr Thomas Darwall-Smith
Amadeus House
27B Floral Street
London WC2E 9DP

Date of Application 17.09.14 Application No. 14/01 714/FUL

Particulars and location of development:

Demolition of existing mill buildings, existing warehouses, associated structures
and former Skindles hotel. Construction of 187 dwellings and 40 senior living
apartments, restaurant, improvements to existing boatyard, new square, new
open space, new pedestrian footway and cycle links, car parking, enhanced
biodiversity, flood mitigation measures, removal of trees and re-provision on site,
retention and refurbishment of historic buildings on site into 18 further dwellings,
new road junction, landscaping and associated works.

St Regis Paper Mill And Adj Land Including Skindles Hotel Site, Mill Lane, Taplow,
Buckinghamshire,

Under the powers given to it by the Act and Order set out above, South Bucks District
Council as District Planning Authority hereby REFUSES planning permission for the
development referred to above for the reasons set out in the attached schedule of
reasons for refusal.

Your attention is drawn to the attached notes.

Dated :19th day of December 2014

\\ Lt’

Peter Beckford

A 4 Head of Sustainable Development
I . for and on behalf of the Council

It INVESTORS Chief Executive: Alan Goodrum

4tk IN PEOPLE { Bronze Directors: Jim Burness (Resources) Bob Smith (Services)

A



SCHEDULE OF REASONS FOR REFUSAL

1. This is a Major developed Site within the Green Belt where redevelopment is

appropriate provided, amongst other criteria, it would result in no greater impact

on the openness of the Green Belt. Due to the significant height of the buildings

proposed to replace the Mill building and those intended for the former Severnside

site along with the unjustifiable spread of housing across the former Severnside site

the development would adversely affect the openness of the Green Belt. In

particular the buildings would be significantly higher than existing buildings on site

and would substantially exceed the height parameters set out in the Mill Lane

Taplow Supplementary Planning Document adopted July 2013. Furthermore as the

proposal does not include the removal of the gasholder there would be no

justification for spreading new houses across the Green Belt in the manner

proposed. As such the proposal is contrary to Core Policy 15 of the Core Strategy

(adopted February 2011) and to the requirements of the National Planning Policy

Framework and the Supplementary Planning Document.

2. Due to the height and insensitive design of the apartment blocks intended to

replace the Mill building the development will fail to preserve or enhance the

setting of Glen Island House, a Grade II Listed building and the stable block and will

introduce an unsympathetically designed urban style of development that is

inconsistent with the aim of preserving or enhancing the Conservation Area. As such

the proposal is contrary to Core Policy 15 of the Core Strategy (adopted February

2011) and the Mill Lane Taplow Supplementary Planning Document adopted July

2013 and Policy C6 of the South Bucks District Local Plan (adopted March 1999).

3. The proposal does not constitute a mixed use redevelopment but is, instead,

dominated by residential development and fails to incorporate other uses such as

employment provision to any significant degree. As such the proposal is contrary to

Core Policy 15 of the Core Strategy (adopted February 2011) and the Mill Lane

Taplow Supplementary Planning Document adopted July 2013.

4. The proposal fails to include an enhanced area of public open space for informal

recreational use, with associated visitor parking, next to the River Thames. As such

the proposal is contrary to the Mill Lane Taplow Supplementary Planning Document

adopted July 2013.

5. The development has not been designed and laid out in a way that will reduce the

opportunity for crime or help to create a safe place to live. In particular there is

inadequate potential for surveillance from active frontage windows in dwellings and

potential conflict for use of parking spaces near the restaurant. As such the

proposal is contrary to Policy EP6 of the South Bucks District Local Plan (adopted

March 1999) and the requirements of the Mill Lane Taplow Supplementary Planning

Document adopted July 2013.

6. The proposal fails to demonstrate adequate and practical parking provision to meet

the Council’s parking standards which could lead to pressure for on street parking

detrimental to highway safety and detrimental to the character of the area, In

particular the restaurant and affordable housing would have insufficient practical

provision. As such the proposal is contrary to Policies EP3 and TR7 of the South

Bucks District Local Plan (adopted March 1999).

7. Notwithstanding the fact that each application has to be dealt with on its own

merits, the proposed development, if permitted, would be liable to act as a

precursor for further proposals of substantial inappropriate development at other
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sites in this vulnerable and threatened part of the Green Belt which the District
Planning Authority would find increasingly difficult to resist and which,
cumulatively, would be seriously detrimental to the character of the District and
effectiveness of this part of the Green Belt which forms the boundary of the Town
of Maidenhead and contributes to preventing the coalescence of the town with
settlements to the east incLuding Burnham and Slough. Precedent is of particular
concern in this case because the application was originally submitted in conjunction
with another application (14/01760/FUL - subsequently withdrawn) which also
proposed new buildings.

8. The appLicant has failed to demonstrate that the proposed new site access junction
onto the A4 Bath Road will operate within capacity and will not have a severe
impact on the function of A4. The likely delays to vehicles attempting to exit the
access junction onto the A4 will lead to driver frustration and taking unnecessary
risks increasing the chance of conflict and confusion to the detriment of Highway
safety and convenience. The development is contrary to the aims of
Buckinghamshire LTP3 and the National Planning Policy Framework and Core Policy
15 of the Core Strategy (adopted February 2011).

9. The proposed layout is inadequate by reason of it geometry to allow all vehicles to
manoeuvre within the site to achieve a safe and suitable access. The development
is contrary to the aims of Buckinghamshire LTP3 and the National Planning Policy
Framework.

INFORMATIVE:

The applicants attention is drawn to the fact that the Council received many
detailed consultation responses regarding the appLication and many detailed Letters
of representation. For practical reasons all the detailed points contained therein
cannot be referred to in this Committee report which by necessity has to précis the
information. Consequently the applicant is advised to take full account of all of
those representations before formulating any future plans for the site.

NOTE

The Council positively encourages potential applicants and their representatives to take-up
the pre-application services offered by the Council. In reaching this decision the Council
has sought, via the offer of the provision of pre-application advice, to work proactively
with the applicant(s) and their representatives in order to foster the delivery of
sustainable development, in accordance with the requirements of the National PLanning
Policy Framework.
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APPEAL NOTES

If the applicant is aggrieved by the decision of the District Planning Authority to refuse

permission or approval for the proposed development, or to grant permission or approval

subject to conditions, he or she may appeal to the Planning Inspectorate (part of the

Department for Communities and Local Government), in accordance with section 78 of the

Town and Country Planning Act 1990. The applicant must appeal within twelve weeks from

the date of this notice for householder applications and minor commercial developments

(see note). Appeals for all other types of application must be made within six months from

the date of this decision notice.

Please note that if an enforcement notice has been issued against this development (or

substantially the same development) prior to the issue of this decision notice, the deadline

by which you must submit your appeal is 28 days from the date of this refusal.

Appeals can be submitted electronically at:

http: /Iwww. planninportal. gov. uk/planning/appeals/ontine/makeanappeal

Hard copies can be obtained from the Planning lnspectorate via their Customer Services

Team on 0303 444 5000. Your appeal and all required supporting documents should be sent

to: The Planning Inspectorate, Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1

6PN.

The Planning Inspectorate has power to allow a longer period for the giving of a notice of

appeal but it wilt not normally be prepared to exercise this power unless there are special

circumstances which excuse the delay in giving notice of appeal. The Planning Inspectorate

is not required to entertain an appeal if it appears that permission for the proposed

development could not have been granted by the District Planning Authority, or could not

have been so granted otherwise than subject to the conditions imposed by them, having

regard to the statutory requirements (a), to the provisions of the development order, and to

any directions given under the order. The Planning Inspectorate does not in practice refuse

to entertain appeals solely because the decision of the District Planning Authority was based

on a direction given by them.

The Planning Inspectorate has introduced an online appeals service which you can use to

make your appeal online. You can find the service through the Appeals area of the Planning

Portal - see www.planningportal.gov.uk/pcs. The Inspectorate will publish details of your

appeal on the internet (on the Appeals area of the Planning Portal). This may include a copy

of the original planning application form and relevant supporting documents supplied to the

local authority by you or your agent, together with the completed appeal form and

information you submit to the Planning lnspectorate. Please ensure that you only provide

information that you are happy will be made available to others in this way. If you supply

personal information belonging to a third party please ensure you have their permission to do

so. More detailed information about data protection and privacy matters is available on the

Planning Portal.

If permission to develop land is refused or granted subject to conditions, whether by the

District Planning Authority or by the Planning Inspectorate and the owner of the land claims

that the land has become incapable of reasonably beneficial use in its existing state and

cannot be rendered capable of reasonably beneficial use by the carrying out of any

development which has been or would be permitted he may serve on the Council of the

district in which the land is situated, a purchase notice requiring that Council to purchase

his/her interest in the land in accordance with the provisions of Part VI of the Town and

Country Planning Act, 1990.

NOTE “minor commercial development” means development of an existing building, or part

of a building, in use for certain commercial purposes. It does not include a change of use,

development not wholly at ground floor level, an increase in floor space or a change to the

number of units in a building.
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Capswood, Oxford Road, Denham, Bucks UB9 4LH 
Telephone: 01895 837200   DX: 40261 Gerrards Cross 

www.southbucks.gov.uk 

Chief Executive: Alan Goodrum 
Directors: Jim Burness (Resources) Bob Smith (Services) 
 
 

SUSTAINABLE DEVELOPMENT - DEVELOPMENT MANAGEMENT 
 

TOWN AND COUNTRY PLANNING ACT 1990 (as amended) 
TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT  

PROCEDURE) ORDER 2010 
 

REFUSAL OF PLANNING PERMISSION 
 

Berkeley Homes (Three Valleys) Ltd  
C/o Maddox And Associates Ltd 
F.A.O Mr Thomas Darwall-Smith   
Amadeus House 
27B Floral Street 
London WC2E 9DP 
 
Date of Application 17.09.14 Application No. 14/01716/FUL 

 
Particulars and location of development: 
 
 Construction of a footbridge over the Thames from Mill Island to Ray Mead Island. 
  

Proposed Footbridge, Mill Lane, Taplow, Buckinghamshire,  
 

 
Under the powers given to it by the Act and Order set out above, South Bucks District 
Council as District Planning Authority hereby REFUSES planning permission for the 
development referred to above for the reasons set out in the attached schedule of 
reasons for refusal. 
 
 
Your attention is drawn to the attached notes. 
 
Dated : 6th day of January 2015 

 

 
Peter Beckford 
Head of Sustainable Development 
for and on behalf of the Council 
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SCHEDULE OF REASONS FOR REFUSAL 
 
1. The Applicant has failed to complete an appropriate legal agreement to accompany 

an approval of planning permission. In these circumstances the Applicant has failed 
to establish at what stage the bridge will be constructed, who is responsible for the 
construction and maintenance of the proposed bridge and how access to the bridge 
will be controlled. As such the proposal does not represent a realistic and practical  
solution to the requirement for a bridge as part of the comprehensive 
redevelopment of sites along Mill Lane in Taplow. Therefore the proposal is 
contrary to the requirements of Core Policy 15 of the South Bucks Core Strategy 
(adopted February 2011) and the Mill Lane, Taplow Supplementary Planning 
Document (adopted July 2013).    

  
 
 
 
 
 
 

NOTE 
 

The Council positively encourages potential applicants and their representatives to take-up 
the pre-application services offered by the Council. In reaching this decision the Council 
has sought, via the offer of the provision of pre-application advice, to work proactively 
with the applicant(s) and their representatives in order to foster the delivery of 
sustainable development, in accordance with the requirements of the National Planning 
Policy Framework. 
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APPEAL NOTES 
 

If the applicant is aggrieved by the decision of the District Planning Authority to refuse 
permission or approval for the proposed development, or to grant permission or approval 
subject to conditions, he or she may appeal to the Planning Inspectorate (part of the 
Department for Communities and Local Government), in accordance with section 78 of the 
Town and Country Planning Act 1990. The applicant must appeal within twelve weeks from 
the date of this notice for householder applications and minor commercial developments 
(see note). Appeals for all other types of application must be made within six months from 
the date of this decision notice.   
 

Please note that if an enforcement notice has been issued against this development (or 

substantially the same development) prior to the issue of this decision notice, the deadline 

by which you must submit your appeal is 28 days from the date of this refusal. 

Appeals can be submitted electronically at: 
http://www.planningportal.gov.uk/planning/appeals/online/makeanappeal 

Hard copies can be obtained from the Planning Inspectorate via their Customer Services 

Team on 0303 444 5000. Your appeal and all required supporting documents should be sent 

to: The Planning Inspectorate, Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1 

6PN. 

The Planning Inspectorate has power to allow a longer period for the giving of a notice of 
appeal but it will not normally be prepared to exercise this power unless there are special 
circumstances which excuse the delay in giving notice of appeal.   The Planning Inspectorate 
is not required to entertain an appeal if it appears that permission for the proposed 
development could not have been granted by the District Planning Authority, or could not 
have been so granted otherwise than subject to the conditions imposed by them, having 
regard to the statutory requirements (a), to the provisions of the development order, and to 
any directions given under the order.   The Planning Inspectorate does not in practice refuse 
to entertain appeals solely because the decision of the District Planning Authority was based 
on a direction given by them. 
 

The Planning Inspectorate has introduced an online appeals service which you can use to 
make your appeal online.  You can find the service through the Appeals area of the Planning 
Portal – see www.planningportal.gov.uk/pcs.  The Inspectorate will publish details of your 
appeal on the internet (on the Appeals area of the Planning Portal).  This may include a copy 
of the original planning application form and relevant supporting documents supplied to the 
local authority by you or your agent, together with the completed appeal form and 
information you submit to the Planning Inspectorate. Please ensure that you only provide 
information that you are happy will be made available to others in this way.  If you supply 
personal information belonging to a third party please ensure you have their permission to do 
so.  More detailed information about data protection and privacy matters is available on the 
Planning Portal.  
 

If permission to develop land is refused or granted subject to conditions, whether by the 
District Planning Authority or by the Planning Inspectorate and the owner of the land claims 
that the land has become incapable of reasonably beneficial use in its existing state and 
cannot be rendered capable of reasonably beneficial use by the carrying out of any 
development which has been or would be permitted he may serve on the Council of the 
district in which the land is situated, a purchase notice requiring that Council to purchase 
his/her interest in the land in accordance with the provisions of Part VI of the Town and 
Country Planning Act, 1990. 
 
NOTE “minor commercial development” means development of an existing building, or part 
of a building, in use for certain commercial purposes. It does not include a change of use, 
development not wholly at ground floor level, an increase in floor space or a change to the 
number of units in a building. 

http://www.planningportal.gov.uk/planning/appeals/online/makeanappeal
http://www.planningportal.gov.uk/pcs
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Gem Estate Management Limited  

Gem House, 1 Dunhams Lane, Letchworth Garden City, Herts, SG6 1GL    Tel: 01462 475666 

Case Study 

Client: Berkeley Homes/The Renaissance (Thame) Management Company 

Limited 

 

 

Managed: From construction in 2007. 

Developer: Berkeley Homes. 

Location: Thame, Oxfordshire. 

Accommodation: 104 properties, comprising 72 Houses and 32 Apartments. 

Tenure: Freehold houses; Private leasehold apartments; Shared ownership apartments; 

Social apartments and houses. 

Housing Association: A2 Dominion 

Site Specification: Conservation Area; Refurbished apartments; New build houses; 

Extensive grounds; Mature trees; Play area; Sewage Pump; Allocated parking; Signage; 

Street lighting. 

                                                                



 

 

 

Gem Estate Management Limited  

Gem House, 1 Dunhams Lane, Letchworth Garden City, Herts, SG6 1GL    Tel: 01462 475666 

Case Study 

Client: Berkeley Homes/Waterside Royal Worcester (Comprising Four Resident 

Management Companies) 

 

 

Managed: From construction in 2006 and ongoing. 

Developer: Berkeley Homes. 

Location: Worcester, Worcestershire. 

Accommodation: 400+ properties, comprising Houses, Apartments and Commercial 

units. 

Tenure: Freehold houses; Private leasehold apartments; Shared ownership apartments; 

Social Housing Rented Apartments and Houses. 

Housing Associations: Fortis Living, Bromford Housing Group, Nexus (WM Housing) 

Site Specification: City centre location bounded by the River Severn and Worcester and 

Birmingham Canal; Conservation Area; Public Open Access; Refurbished apartments; New 

build houses; Extensive grounds; Mature trees; Underground Car Park; Allocated and 

Demised parking; Signage; Street lighting;  
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We get to know  
our customers
Our experienced Team of Property 
Managers has the dedication and  
commitment to travel all over the UK 
to deliver a comprehensive service to 
the developments under their control. 
They strive to build strong relationships 
and are the primary point of contact for 
our customers. Our Property Managers 
carry out in excess of 1000 meetings 
per annum, almost all in the evenings, 
with owners and residents. Any actions 
agreed at these meetings are dealt with 
professionally and in a timely manner.

“
”We know what we’re  

talking about
At GEM we believe in providing good 
honest service, tailored to the needs of 
our customers and based on our expertise 
gained in over 15 years experience in the 
property management marketplace.

We are easy to contact
GEM understands that  
communication is vital in order to  
maintain our service standards.  
Our Team has grown to more than  
40 staff, yet we have retained a friendly, 
personalised service that, we believe, 
sets us apart from our competitors.

At GEM we are committed to provid-
ing excellent customer service.  Our 
key strengths are the experience of 
our personnel and our determination 
to provide a professional, competitive 
and practical service for our clients.

Max Pendleton 
Managing Director

Our personalised approach 
The developments we manage are  
allocated to a Team within our office.   
Our Teams are comprised of experienced 
Property Managers, dedicated financial 
and legal personnel as well as general 
administration support staff.

By organising ourselves in this manner  
we provide a more personalised service. 
Couple this with the use of a bespoke  
database and we are able to respond 
quickly and accurately to issues  
or enquiries that arise. 

Your dedicated Team answer your calls  
from 9.00am to 5.00pm and will, using  
their knowledge and ability, aim to 
resolve your enquiry during the first 
contact. In addition we aim to respond  
to your written enquiries promptly.

What happens when the  
office is closed?
We’ve got it covered

We have an Out of Hours response 
service to cover emergency situations 
that cannot wait until office hours the 
following day.

Why choose us?
Our success is easy to see as to date 
more than 350 developments and 
12500 households trust GEM to  
provide their management services.  
The properties we manage include  
flats, houses, maisonettes and age  
dependent homes ranging in size from 
the simplest to the complexity of those 
with underground car parks, health 
suites and caretakers.

Our membership  
with ARMA  
(the Association  
of Residential  
Managing Agents)  

can give you confidence you’re dealing 
with a reputable company complying 
with a set Code of Practice.



What do we do?
It’s not just the day to day regular maintenance we take care of.  
There’s so much more to our service!

Property Maintenance Services

n	Arranging Fire Safety certification including maintenance of alarms and  
smoke detectors

n	Organising Health and Safety inspections

n	Obtaining quotes and appointing contractors

n	Organisation of repairs

n	Regular maintenance - cleaning, gardening, window cleaning

n	Maintenance of lifts and door entry systems

n	Maintenance and repair of car park gates and barriers

n	Sewage and surface water drainage maintenance in line with new regulations

n	An in house Surveyor who can assess and advise on building defects or  
problems that may arise.

n	Section 20 leaseholder consultation process where necessary

n	Dealing with requests relating to Fire Risk Assessment, Health and Safety,  
Landlord and Tenant, Asbestos, Electrical compliance.

It’s because we care
We care for your Development

GEM takes pride in managing the  
communal affairs on a wide range 
of different developments, where a 
Residents Association or Management 
Company has been formed.  The service 
is comprehensive and designed to leave 
the Developer or Resident Director in 
control allowing them as much or as little 
involvement as they want.

GEM consistently looks to improve the  
property and environment through regular 
meetings with owners and residents  
so all work is planned and budgeted 
for accordingly. Our attention to detail 
guarantees properties are maintained to 
the highest standards your service charge 
will allow ensuring their value is sustained 
and the residents can enjoy pleasant 
surroundings.

We have a database of trusted, suitably  
insured and qualified contractors to  
call upon ensuring the quality of the  
work instructed.

We care about your money
Our Property Managers take the time 
to get to know your development and 
are able to give honest, straightforward 
advice to meet your immediate needs  
and to plan for your future needs. 

We care that you’re protected
Better safe than sorry

We ensure our customers are aware 
of the importance of protecting what’s 
important to them.

GEM is authorised and regulated by  
the Financial Conduct Authority for 
insurance mediation activities only.   
As such, we are able to provide  
competitive insurance quotations to  
our customers on the following:

n	Block Buildings insurance

n	Public Liability Insurance

n	Directors & Officers Liability Insurance

n	Engineering Insurance for items such 
as lifts and pumps



The earlier our service is engaged, the sooner you see the value!
Our Partnership approach involves:

n	Advice on Lease structure and planning estates and services

n	Advice on the sale of freeholds to Members or shareholders

n	Support to the on site sales staff  

n	A dedicated Property Manager to work with you for each site

n	Calling and chairing regular residents’ meetings, which we believe results in  
better informed and happier residents

n	Arranging the hand-over of control of the Management Company once the  
Development is completed

n	Advising on management company structure and activity

n	Dealing with management company administration, including:

DEVELOPERS
What’s in it for Developers?
We take the stress out of managing your 
development allowing you to do what 
you do best

At GEM we understand the needs and 
challenges facing Developers and are 
qualified to deliver real value from the 
planning stage. We will work with you on 
establishing the initial budget to compile 
a service charge and to control costs.

We work in partnership with Developers 
to ensure we enhance the home buying 
experience for your customers thereby 
protecting your brand image.

What’s the cost of Gem’s  
service to the Developer?
GEM’s Service to the Developer is FREE of 
charge and always has been. GEM’s fees 
are derived from the Service Charge and 
normal management activity.

- Arranging low cost insurance 

- Arranging maintenance contracts

- Advising on Landlord and Tenant  
and Company law

- Advising on Health and Safety requirements

- Arranging audited accounts

- Maintaining financial records and  
payment of bills

- Collection of service charges

- Debt collection service where necessary

- Finding and appointing contractors

- Liaising with utility and energy providers

- Updating/maintaining companies  
house register

We advise, you decide
We effectively offer the following support 
on behalf of each of our Developments:

n	Service/maintenance charge budget 
preparation

n	Service charge collections
n	Debt collection service
n	Administration of property spend
n	Competitive tendering
n	Annual audit preparation in line with 

Landlord and Tenant Act
n	Forecast expenditure
n	Leaseholder communication & reports
n	Company Secretarial services
n	Information provision for sales and 

solicitors enquiries
n	Monthly Financial Reporting to Directors
n	Prompt action for financial  

queries raised
n	Setting and Management of  

Reserve/Sinking funds

* See our Service guide for the comprehensive list



Contact us:
Our office is open 9.00am-5.00pm  
Monday to Friday.  Please telephone  
us for more information on:

01462 475666 

Alternatively, you can email us at:

mail@gemestate.co.uk

Why not visit our website.  
Where you can also download a  
helpful map to locate our offices.

www.gemestate.co.uk

GEM Estate  
Management Limited
GEM House, 1 Dunhams Lane 
Letchworth Garden City 
Hertfordshire, SG6 1GL

Make the move to us  
and discover what you’ve  
been missing
Whether you are a Developer or a  
Management Company, we can offer 
an honest, comprehensive, professional 
service tailored to meet your needs. 

We value all enquiries and would be 
delighted to talk to you.

Our honest service and value  
for money has already been 
acknowledged
Gem is confident you will be satisfied with 
the service we can provide, if you want 
good honest service and incomparable 
expertise then get in touch with us and 
experience the value straight away.

Don’t believe us? Then read what our customers say!

... A pleasure to deal with - always helpful friendly and above all efficient.  
I wish there were more like you...

... Thanks for the way you ran the meeting  the other night. I would say it is the 
most constructive, fact-based meeting we ever had...

... Very impressive and puts to shame a number of your competitors ...

... Thank you also for the efficient and speedy way in which you have dealt with all 
formalities - not our usual experience of management companies....

... What a great job you all do, I’m so pleased you are working for us and we have 
seen dramatic changes so thanks for all your hard work and being  
so polite and helpful when people call...

... I would just like to say how helpful, efficient and professional I have found  
all of the GEM team...

... We would just like to say thank you to all at Gem and to the directors...for the good 
service we have had. Long may it continue. People are very quick to  
complain and we would like to express our appreciation...



 

 

Gem Estate Management Limited  

Gem House, 1 Dunhams Lane, Letchworth Garden City, Herts, SG6 1GL    Tel: 01462 475666 

Management Strategy – Mill Lane, Taplow 
 
 
Gem Estate Management are working in close partnership with Berkeley Homes to 
provide an effective and cohesive management scheme at Mill Lane, Taplow. 
 
Completion of the project will provide extensive areas of open space within the 
development and alongside the river, accessible to the general public as well as 
residents. Along with large areas of landscaped meadow and new footpaths key 
features will include both a riverside and woodland picnic area with purpose built 
seating, a boardwalk and a brand new footbridge. A robust and comprehensive 
management strategy has been designed to ensure that this unique setting is 
maintained and protected for future generations to enjoy.  
 
Gem are appointed at an early stage so that they can use their expertise and 
experience in developing the management scheme for the site. Gem have worked 
historically on many schemes with Berkeley Homes, please find enclosed Case 
Studies from sites at Worcester and Thame. 
 
A residents management company will be formed with the specific responsibility of 
repairing and maintaining the communal areas of the development. These obligations 
will be detailed in the transfers and leases to the individual properties, of which the 
management company will be a party to. The management company is comprised of 
the individual owners who become shareholders of the company when they buy their 
homes. Once all homes on the development have been sold, Berkeley Homes will 
hand over the management company to resident control. Gem will arrange for an 
extraordinary general meeting of the company where homeowners will be given the 
opportunity to put themselves forward as Directors of the management company and 
have a direct influence on the way their community is managed into the future. 
 
The footbridge will be maintained by the management company following the same 
principle as the open space. Access to the footbridge, boardwalk and woodland picnic 
area will be via the jubilee riverside walk, where lockable gates will be used to 
restrict access from dawn to dusk. This is how access to Ray Mill Island on the 
opposite side of the river is currently managed and restricted. Gem have approached 
the organisation that currently lock the gates at Bolters Lock onto Ray Mill Island on 
behalf of Royal Borough of Windsor and Maidenhead and have therefore fully 
explored how this could operate and be managed correctly and safely. 
 
Gem specialise in the management of privately owned estates of houses and 
apartment blocks across the South East. Over 97% of the portfolio that they manage 
is on behalf of resident management companies and over 12,000 households trust 
them to look after their homes. Gem are members of the Association of Residential 
Managing Agents (ARMA) and have been recently awarded ARMA Q accreditation, in 
recognition that they provide excellent service and customer care.  
 



APPENDIX 3 



1 
 

PART A 
 

South Bucks District Council 
Planning Committee 

 
 
Date of Meeting: 17 December 2014 Parish:   Taplow 

 

Reference No: 14/01714/FUL                                                  Full Application 
 
Proposal: Demolition of existing mill buildings, existing warehouses, associated 

structures and former Skindles hotel. Construction of 187 dwellings 
and 40 senior living apartments, restaurant, improvements to 
existing boatyard, new square, new open space, new pedestrian 
footway and cycle links, car parking, enhanced biodiversity, flood 
mitigation measures, removal of trees and re-provision on site, 
retention and refurbishment of historic buildings on site into 18 
further dwellings, new road junction, landscaping and associated 
works.  

 
Location: St Regis Paper Mill And Adj Land Including Skindles Hotel Site, Mill 

Lane, Taplow, Buckinghamshire   
 
Applicant:  Berkeley Homes (Three Valleys) Ltd 
 
Agent:   Maddox And Associates Ltd 
 
Date Valid Appl Recd:17th September 2014 
 
Recommendation: REF 
 
 
 
SEE MAP ATTACHED 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  


