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in the
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the RBWM website. If you have any questions regarding the council’s policy, please speak to the Democratic 
Services or Legal representative at the meeting.
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AGENDA

PART I
ITEM SUBJECT PAGE 

NO

1.  APOLOGIES FOR ABSENCE

To receive any apologies for absence.
 

-

2.  DECLARATIONS OF INTEREST

To receive any declarations of interest.
 

7 - 8

3.  MINUTES

To confirm the Part I minutes of the meetings of the 28 June and 14 July 
2016.
 

9 - 18

4.  BOROUGH LOCAL PLAN, CONSULTATION DRAFT (REGULATION 
18)

To comment on the report to be considered by Cabinet on the 24 November 
2016.
 

19 - 186

5.  AFFORDABLE HOUSING

To comment on the report to be considered by Cabinet on the 24 November 
2016.
 

187 - 216

6.  COOKHAM HIGH STREET CONSERVATION AREA APPRAISAL 
CONSULTATION AND ADOPTION

By the Head of Planning, Jenifer Jackson (RBWM).
 

217 - 290

7.  FINANCE UPDATES

By the Finance Partner - Adults and Communities, Alan Abrahamson 
(RBWM).
 

291 - 310

8.  DATES OF FUTURE MEETINGS

 Monday 23 January 2017.
 Wednesday 19 April 2017.

 

-

9.  LOCAL GOVERNMENT ACT 1972 - EXCLUSION OF THE PUBLIC

To consider passing the following resolution:-

“That under Section 100(A)(4) of the Local Government Act 1972, the
public be excluded from the remainder of the meeting whilst discussion 
takes place on item 10 on the grounds that they involve the likely 
disclosure of exempt information as defined in Paragraphs 1-7 of part I 
of Schedule 12A of the Act"

-



 



PRIVATE MEETING

ITEM SUBJECT PAGE 
NO

10.  MINUTES

(Not for publication by virtue of Paragraph 2 of Part 1 of Schedule 
12A of the Local Government Act 1972)

311 - 312

Details of representations received on reports listed above for 
discussion in the Private Meeting:

None received.
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MEMBERS’ GUIDANCE NOTE

DECLARING INTERESTS IN MEETINGS

DISCLOSABLE PECUNIARY INTERESTS (DPIs)

DPIs include:

 Any employment, office, trade, profession or vocation carried on for profit or gain.
 Any payment or provision of any other financial benefit made in respect of any 

expenses occurred in carrying out member duties or election expenses.
 Any contract under which goods and services are to be provided/works to be executed 

which has not been fully discharged.
 Any beneficial interest in land within the area of the relevant authority.
 Any license to occupy land in the area of the relevant authority for a month or longer.
 Any tenancy where the landlord is the relevant authority, and the tenant is a body in 

which the relevant person has a beneficial interest.
 Any beneficial interest in securities of a body where 

a) that body has a piece of business or land in the area of the relevant authority, 
and 
b) either (i) the total nominal value of the securities exceeds £25,000 or one 
hundredth of the total issued share capital of that body or (ii) the total nominal 
value of the shares of any one class belonging to the relevant person exceeds one 
hundredth of the total issued share capital of that class.

PREJUDICIAL INTERESTS
This is an interest which a reasonable fair minded and informed member of the public would 
reasonably believe is so significant that it harms or impairs your ability to judge the public 
interest. That is, your decision making is influenced by your interest that you are not able to 
impartially consider only relevant issues.  

DECLARING INTERESTS
If you have not disclosed your interest in the register, you must make the declaration of 
interest at the beginning of the meeting, or as soon as you are aware that you have a DPI or  
Prejudicial Interest.  If you have already disclosed the interest in your Register of Interests 
you are still required to disclose this in the meeting if it relates to the matter being discussed.  
A member with a DPI or Prejudicial Interest may make representations at the start of the 
item but  must not take part in discussion or vote at a meeting. The term ‘discussion’ 
has been taken to mean a discussion by the members of the committee or other body 
determining the issue.  You should notify Democratic Services before the meeting of your 
intention to speak. In order to avoid any accusations of taking part in the discussion or vote, 
you must move to the public area, having made your representations. 

If you have any queries then you should obtain advice from the Legal or Democratic Services 
Officer before participating in the meeting.

If the interest declared has not been entered on to your Register of Interests, you must notify 
the Monitoring Officer in writing within the next 28 days following the meeting. 
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PLANNING & HOUSING OVERVIEW & SCRUTINY PANEL

TUESDAY, 28 JUNE 2016

PRESENT: Councillors Leo Walters (Chairman), Malcolm Alexander (Vice-Chairman), 
David Burbage, Gerry Clark, David Evans and David Hilton

Also in attendance: Councillor Derek Wilson (Lead Member for Planning) and Jason 
Veradaguer.

Officers: Tanya Leftwich, Chris Hilton and Hilary Hall

ELECTION OF CHAIRMAN AND VICE-CHAIRMAN 

Councillor Leo Walters (proposed by Councillor David Burbage and seconded by 
Councillor Malcolm Alexander) and Councillor Malcolm Alexander (proposed by 
Councillor David Hilton and seconded by Councillor David Evans) were elected 
Chairman and Vice-Chairman respectively, for the ensuing municipal year. 

RESOLVED: That Councillor Leo Walters be elected Chairman 
and Councillor Malcolm Alexander be elected Vice-Chairman, for 
the ensuing municipal year.

APOLOGIES FOR ABSENCE 

Apologies for absence were received from Councillor Malcolm Beer.

DECLARATIONS OF INTEREST 

None.

It was announced by the Chairman that the meeting was being recorded.

MINUTES 

RESOLVED UNANIMOUSLY: That the Part I minutes of the meeting of 
Monday 18 April 2016 were agreed as a correct record.

KEY WORKER HOUSING IN THE ROYAL BOROUGH 

The Head of Commissioning - Adult, Children and Health, Hilary Hall, informed 
Members that the report set out proposals for providing more housing opportunities for 
key professional groups: teachers, social workers and clinical health staff, who take up 
employment in the Royal Borough.  It was noted that the proposals were set in the 
context of the local manifesto commitment and the government focus on home 
ownership. 
Members were informed that the Royal Borough’s key worker private rental property 
portfolio would be managed through the Council’s trading company, RBWM Property 
Company Limited, with the purpose of optimising the property portfolio.  It was noted 
that refurbishment of the portfolio would be funded through existing Section 106 

Public Document Pack
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monies allocated for affordable housing and then transferred to the Company for 
rental.
The Head of Commissioning - Adult, Children and Health explained that work would 
continue with housing association partners to develop innovative schemes for key 
workers, releasing the agreed £500k of investment into the existing Do it Yourself 
Shared Ownership scheme and developing partnership agreements with the Homes 
and Communities Agency to release investment to support key worker housing.

The Planning & Housing Overview & Scrutiny Panel asked the following questions – 
they hoped the answers would be available for the Cabinet meeting on Thursday 
night:

• That all Military Personnel (Army, Airforce, Navy) be included in the key worker 
definition.

• If a key worker gained accommodation and then their location of employment 
changed (e.g. to High Wycombe) would they lose their accommodation?

• How would the prioritisation of applications from key workers be undertaken?  It 
was felt criteria needed to be clear from the start or it would be challenged.

• Covered by key worker policy?
• If a key worker changed profession would they lose their home?
• Are there any limitations on who key workers could sell their property to?
• How does para 2.7 square with para 2.5 – will their be further refinement?
• Para 2.10 (‘over the next 18 months….’) – the Panel was under the impression 

that the Council did not have a defined policy type and that it preferred ownership 
to rental options?

• Are they 100% rented?  On assured shorthold tenancies?
• It was suggested that they key worker document on the web had reduced in 

detail and might need to be re-looked at again.
• Would salaries be looked at when deciding whether someone qualified as a key 

worker?
• It was stated that the shared ownership scheme might or might not involve a key 

worker – it was asked whether this was true as key worker housing was listed in 
the report under the key implications section as being a measure of success?

• That the terms needed to be set out along with information about how it could be 
renewed (if renewal was an option).

The Planning & Housing Overview & Scrutiny Panel agreed in principal 
with the recommendations in the report to Cabinet but felt that it was 
not a workable scheme as it currently stood as the report was lacking 
detail.

PROPERTIES FOR HOMELESS RESIDENTS 

The Head of Commissioning - Adult, Children and Health informed the Panel that the 
report sought approval for the use of two Council owned properties by a voluntary 
organisation to provide services for homeless residents in Maidenhead on a pilot 
basis.  It was noted that both properties were currently vacant and were part of the 
council’s commercial property portfolio.
Members were informed that the first property would be used to provide day services 
for homeless residents, including access to washing facilities, clean clothes and food 
with the potential for limited emergency overnight accommodation.  It was noted that 
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the other property would be used to provide time limited accommodation for a small 
number of residents as a halfway house before moving into suitable accommodation.  
The Head of Commissioning - Adult, Children and Health informed the Panel that 
residents in the halfway house would be accessing the standard therapeutic 
rehabilitation services delivered through the Drug and Alcohol Action Team to enable 
them to make the transition.  It was noted that this provision would work in partnership 
with the other services already working with homeless residents in the Borough and 
which are supported by the Royal Borough through support contracts.

In the ensuing discussion the following points were noted:

 That it was two years continuous residence.
 Jason Veradaguer, who currently resided in the tent outside the Town Hall, 

questioned why the former Leader of the Council had spent £20k to put up 
wore fencing when it could have been spent on homeless people.  Councillor 
Burbage explained that the fence was not his decision and that he had been 
pleased when it had been taken down.

 Jason Veradaguer informed Members that he did not want to live in a tent, 
especially at 46 years of age.  It was noted that Jason had found Councillor 
Dudley to have been very accommodating of his situation.

 Jason Veradaguer questioned why there were eighteen new builds in 
Woodlands Park that were about to be demolished when they could be used by 
the homeless in the Royal Borough.

 The Head of Commissioning - Adult, Children and Health stated that she would 
be happy to look at a halfway house option.

 Councillor David Evans stated that he believed the number of homeless 
residents in the Royal Borough should be included in the report.

 That the day service could accommodate 80 people.
 That the residential service could accommodate 10-12 bed spaces, not 

necessarily to be used at the same time.
 That in addition to the accommodation the Council would be providing a whole 

range of services which would include therapeutic rehabilitation services, 
education, mentoring, etc which was not detailed in the report.  It was noted 
that this detail would be specified in the S106 detail.

 Jason Veradaguer informed the Panel that he believed there to be between 40-
50 people born in the Royal Borough that were currently sleeping rough in car 
parks, in the subways, behind the Library, etc.  Itr was noted that Jason 
believed approximately 95% of the homeless in the Royal Borough would want 
to be housed.  

 Jason Veradaguer informed the Panel that he had lived in the Royal Borough 
all his life and was a homeless builder.  It was noted that Jason simply wanted 
somewhere to live so he could return to working as a builder.  

 Jason Veradaguer stated that he believed the proposals outlined in the report 
would benefit the homeless in the Royal Borough.

The Planning & Housing Overview & Scrutiny Panel commented that they would like 
to see an indication ASAP of the speed in which these proposals could be 
implemented if approved by Cabinet, the prioritisation of how it could happen and who 
would benefit.  The Panel hoped the target of the 01 April 2017 could be brought 
forward.  

The Planning & Housing Overview & Scrutiny Panel asked what the Councils plans 
were with regard to getting empty homes in the Royal Borough back in use.  The Head 
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of Commissioning - Adult, Children and Health agreed to take that question away and 
provide a response.

It was requested that an update be brought back to the Planning & Housing Overview 
& Scrutiny Panel in December.

The Planning & Housing Overview & Scrutiny Panel unanimously 
agreed to recommend to Cabinet the following:

i) Approves the use of two Council-owned properties for a day 
service and emergency housing for homeless residents.

ii) Delegates authority to the Managing Director/Strategic Director 
Adult, Children and Health Services and Strategic Director 
Corporate and Community Services, in consultation with the 
Leader of the Council, to apply for all necessary consents and 
permissions to enable the recommendation i) and to finalise the 
details of the Service Level Agreement.

DATES OF FUTURE MEETINGS 

Members noted the following future meeting dates (7pm start):

 Thursday 18 August 2016.
 Tuesday 18 October 2016.
 Thursday 17 November 2016.
 Monday 23 January 2017.
 Wednesday 19 April 2017.

The meeting, which began at 7pm, finished at 7.50 pm

CHAIRMAN……………………………….

DATE………………………………..........
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PLANNING & HOUSING OVERVIEW & SCRUTINY PANEL

THURSDAY, 14 JULY 2016

PRESENT: Councillors Leo Walters (Chairman), Malcolm Alexander (Vice-Chairman), 
Clive Bullock (sub for David Hilton), Gerry Clark and Malcolm Beer

Also in attendance: Councillor Christine Bateson (Lead Member for Neighbourhood 
Planning, Ascot & The Sunnings and Communications), Councillor Derek Wilson 
(Lead Member for Planning), Councillor Judith Diment, Richard Bate (consultant) and 
Geoff Hayes (resident).

Officers: Tanya Leftwich, Russell O'Keefe, Florence Churchill, Jenifer Jackson and 
Mark Shephard.

APOLOGIES FOR ABSENCE 

Apologies for absence were received from Councillors David Hilton, David Evans & 
David Burbage.  

Apologies were also received from the Director of Planning, Development & 
Regeneration (Chris Hilton).

DECLARATIONS OF INTEREST 

The Chairman declared a personal interest in Item 5 (Holyport Conservation Area)  as 
he owned a property listed in the Conservation Area.

Councillor Derek Wilson declared a personal interest in the agenda as a Member of 
the Maidenhead Town Partnership and the Partnership of the Rejuvenation of 
Maidenhead (PRoM).  

Councillor Christine Bateson declared a personal interest in the agenda as a non-
voting member on the Partnership of the Rejuvenation of Maidenhead (PRoM).  

It was announced by the Chairman that the meeting was being recorded.

ORDER OF BUSINESS 

The Chairman explained that Item 6 (West Street Opportunity Area Supplementary 
Planning Document) would be heard first, followed by Item 8 (Borough Local Plan – 
Regulation 19 Consultation) and Item 7 (Adoption of the Statement of Community 
Involvement) onwards as per the agenda.

RESOLVED UNANIMOUSLY: That the order of business as detailed in the 
agenda be varied.
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WEST STREET OPPORTUNITY AREA SUPPLEMENTARY PLANNING DOCUMENT 
(SPD) 

The Regeneration & Property Service Lead (Mark Shephard) informed Members that 
the West Street Opportunity Area Supplementary Planning Document (SPD) provided 
detailed guidance that would influence the strategic use of land and the quality of 
design within the West Street Opportunity Area.  It was noted that this report 
recommended that the amended West Street Opportunity Area SPD was adopted and 
that upon adoption, the SPD would form part of the Council’s Local Development 
Framework and would be formally considered in the determination of planning 
applications.

Members were informed that the draft document was recently subject to a six week 
statutory public consultation and that as part of the consultation, comments were 
received from several stakeholders.  It was noted that as a result minor amendments 
had been made to the draft SPD which was set out in the Consultation Statement 
Report.

The Lead Member for Planning informed the Panel that this was a key document as it 
would give an investor an overall strategy.

UNANIMOUSLY AGREED: To recommend to Cabinet to agree to adopt 
the West Street Opportunity Area Supplementary Planning Document.

BOROUGH LOCAL PLAN - REGULATION 19 CONSULTATION 

The Team Leader – Borough Local Plan, Florence Churchill, informed the Panel that 
the report provided an update on the proposed Pre Submission Publication Draft 
Borough Local Plan.  It was noted that the report recommended that the Borough 
Local Plan proceeded to formal consultation under Regulation 19 of the Town and 
Country Planning(Local Planning)(England) Regulations 2012.   

The Team Leader – Borough Local Plan went onto explain that the report had been 
published for information only as it did not form any part of the formal consultation 
process.  It was noted that when the report had been included in the agenda the Golf 
Course had not been included, a situation which had since changed.  Members were 
informed to expect the numbers in the document to change significantly by 
approximately 2000 – 3000 dwellings, therefore improving the Councils position of 
being able to meet 66% to almost 85% of the Objectively Assessed Need (OAN).  

The  Team Leader – Borough Local Plan thanked Richard Bate for his useful guidance 
in how to restructure the way in which the document was presented.  

Councillor Beer questioned whether the blank headings in the report, currently marked 
as ‘to follow’, would be filled in (e.g. local wildlife) before it went before Cabinet.  The 
Team Leader – Borough Local Plan confirmed that the blanks would be filled in and 
agreed to send Councillor Beer a link to local wildlife sites.  The Lead Member for 
Planning informed everyone present that this would also go to Full Cabinet on the 10 
August 2016 for full debate.     

Councillor Beer made reference to an email he had sent the Panel, the Panel 
substitutes, Chris Hilton, Simon Fletcher, Jenifer Jackson and the Clerk today at 14:21 
and requested that reference be made to it.   
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The Chairman thanked the officers involved in the Borough Local Plan, which was 
echoed by the Panel.

The Vice-Chair thanked the Chairman for his great involvement and guidance, which 
was echoed by the Panel.

RESOLVED UNANIMOUSLY: That the Panel unanimously agreed to 
recommend to Cabinet the following:

1. Endorse the Pre Submission Publication Draft Borough Local Plan 
(Publication Version) to proceed to public consultation under 
Regulation 19 of the Town and Country Planning(Local 
Planning)(England) Regulations 2012 and then submit to the 
Secretary of State, along with supporting documents for 
examination in public;

2. Delegates authority to the Strategic Director of Corporate and 
Community Services in consultation with the Lead Member for 
Planning , following receipt of revised population estimates, to 
amend the level of Objectively Assessed Need (OAN) and make 
other changes as appropriate to the plan to incorporate the new 
figure; 

3. Delegates authority to the Strategic Director of Corporate and 
Community Services in consultation with the Lead Member for 
Planning to make editorial and formatting amendments to the Pre 
Submission Publication Draft  Borough Local Plan and 
accompanying documents to correct errors without altering the 
meaning of the plan before submission;

4. Delegates authority to  the Strategic Director of Corporate and 
Community Services in consultation with the Lead Member for 
Planning, to submit the Borough Local Plan and accompanying 
documents to the Secretary of State following the conclusion of the 
consultation period, along with the representations received and a 
summary thereof;

5. Delegates authority to the Strategic Director of Corporate and 
Community Services in consultation with the Lead Member for 
Planning to make proposed changes to the plan before, during and 
after the public examination process in order to respond to matters 
raised throughout the consultation and examination process.

ADOPTION OF THE STATEMENT OF COMMUNITY INVOLVEMENT (SCI FOR 
PLANNING) 

The Team Leader – Borough Local Plan, Florence Churchill, informed Members that 
the report sought the adoption of the Statement of Community Involvement, which was 
a document setting out how the Council would engage with the public and other 
stakeholders in the production of planning documents and when making decisions on 
planning applications.

Members were informed that one of the first questions the Inspector would be asking 
would be whether the plan had been put together in accordance with the Statement of 
Community Involvement (SCI).  
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It was noted that this report would go before Full Council on the 10 August 2016 for 
endorsement once it had been to Cabinet.  

The Chairman thanked officers for all their hard work on the SCI which the Panel 
echoed.

UNANIMOUSLY AGREED: To recommend to Cabinet the following:

i.  Approve the adoption of the Statement of Community Involvement 
(SCI) document for use in consultation on planning matters.

ii. Delegate authority to the Strategic Director of Corporate and 
Community Services in liaison with the Lead Member for Planning to 
make any future minor amendments.

S106 UPDATE REPORT 

The Lead Member for Planning informed the Panel that this report provided an update 
on the receipt and budget commitment of S106 Developer Contributions at year end 
15/16.  

Members were referred to pages 13 onwards which tabled the overall picture of the 
S106 accounts by service, ward and parish.  It was noted that £6.924m had been 
spent on a variety of projects which equated to 63.8%.  

The Lead Member for Planning thanked the Borough Planning Manager’s team, in 
particular the Special Projects Officer (Hilary Oliver) for their involvement in S106, 
which was echoed by the Panel.  

RESOLVED UNANIMOUSLY: To note the financial report in Appendix 1.

MAIDENHEAD TOWN CENTRE CONSERVATION AREA 

The Panel was informed that the report summarised the Planning Manager’s 
recommendation to approve the amended draft Maidenhead Town Centre 
Conservation Area Appraisal following public consultation for use in planning 
decisions.  

The Borough Planning Manager informed Members that this had been to Panel before 
and had since been out to public consultation for six weeks.  The Panel was informed 
that the consultation raised concern about the lack of extension of the conservation 
area boundary to include the Town Hall and the Grade II listed library.   It was noted 
that these high quality buildings represented the best of civic architecture set within 
pleasant grounds that provided a clear explanation of the progression of the town in 
the 20th century.  However, it was not considered appropriate to amend the boundary 
to include these buildings as they had a different character to that of the High Street 
and Queen Street.

Councillor Gerry Clark commended officers on an excellent report.
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RESOLVED Unanimously; That the Panel considered that the Planning 
Manager was minded to approve the amended draft Maidenhead Town 
Centre Conservation Area Appraisal following public consultation.

HOLYPORT CONSERVATION AREA 

The Chairman left the meeting due to his link to Holyport and the Vice-Chair took over 
chairing this item.

The Panel was informed that the report summarised the Planning Manager’s 
recommendation to approve the amended draft Holyport Conservation Area Appraisal 
and boundary change to include the former Philberds Manor site following public 
consultation for use in planning decisions.  

The Borough Planning Manager informed Members that that this had been to Panel 
before and had since been out to public consultation for six weeks.  The Panel was 
informed that the main issues raised in relation to the Holyport Conservation Area 
Appraisal were:

 Value of Hearne Drive and bungalows along Ascot Road to variety of 
architecture in the conservation area and to evidence the 20th century phase of 
development.

 Traffic was an issue in the conservation area – expected to increase and 
should be addressed.

 Character Area 4 makes a significant contribution to the conservation area.
 Former Philberds Farm (now Cresswell Farm)  should be retained, especially if 

the moated site was to be included in the conservation area.
 Only one wooden fence fronting a bungalow in character area 4.
 Volume of HGV’s had been reduced in the area due to a weight limit restrictions 

and resident ‘lorry watch’.
 Hearne Drive had 3 open spaces.
 Backdrop to Hearne Drive was very large, mature trees.
 There was damage to granite setts in the village green area.
 Too much emphasis given to traffic noise in conservation area. 
 Disagreed with all reasons set out for boundary change to include Philberds 

Manor site.

It was noted that all comments received had been duly considered and where 
appropriate the appraisal document would reflect the above consultation comments.

Geoff Hayes (resident of Hearne Drive) stated that he believed a serious error in 
judgement had been made.  

The Lead Member for Neighbourhood Planning, Ascot & The Sunnings and 
Communications stated that it would be helpful if the roads could be marked on the 
maps on pages 164 & 165 of the agenda.  The Lead Member for Planning explained 
that part of the proposal was to enlarge the area (boundary line) to include the ancient 
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moat which meant that the map on page 165 of the agenda was incorrect.  The 
Borough Planning Manager agreed to update the map and add road names as 
requested for ease.

Councillor Malcolm Beer requested that this report be deferred in order to allow a site 
visit to take place but it was agreed that as this was a decision for the Planning 
Manager to make a site visit was not deemed necessary.  It was suggested that 
Councillor Beer could, if he so wished, visit the site alone once the updated map was 
available.  

RESOLVED (Councillors Alexander, Bullock and Clark voted for the 
motion whilst Councillor Beer abstained); That the Panel considered that 
the Planning Manager was minded to approve the amended draft 
Holyport Conservation Area Appraisal including boundary changes 
following public consultation.

The Chairman re-joined the meeting and resumed his role.

DATES OF FUTURE MEETINGS 

Members noted the following future meeting dates (7pm start):

 Tuesday 20 September 2016.
 Tuesday 18 October 2016.
 Thursday 17 November 2016.
 Monday 23 January 2017.
 Wednesday 19 April 2017.

The Chairman stated that he would be happy to move the August date to a September 
date if needed, hence the 18 August was changed to the 20 September 2016.

The meeting, which began at 7.00 pm, finished at 8.00 pm

CHAIRMAN……………………………….

DATE………………………………..........
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Contains Confidential 
or Exempt Information 

NO - Part I 

Title Draft Borough Local Plan Consultation 

Responsible Officer(s) Russell O’Keefe, Strategic Director of Corporate and 
Community Services 

Contact officer, job 
title and phone number

Jeni Jackson, Head of Planning, 01628 796042.

Member reporting Cllr Derek Wilson, Lead Member for Planning 
For Consideration By Cabinet
Date to be Considered 24 November 2016

Implementation Date if 
Not Called In

Immediately 

Affected Wards All

REPORT SUMMARY

1. The purpose of this report is to seek Cabinet approval for a further round of public 
consultation on the draft Borough Local Plan (BLP) under Regulation 18 of the 
Local Planning Regulations 2012. 

2. The report follows on from the Cabinet decision on 29 September 2016 to 
undertake further consultation following legal advice received regarding the legal 
compliance and soundness of the draft BLP. 

3. No further budget provision is required as additional funds for the work have 
already been approved prior to this proposed consultation.  

If recommendations are adopted, how will residents benefit?
Benefits to residents and reasons why they will benefit Dates by which residents 

can expect to notice a 
difference

1. Adoption of the BLP will provide residents with an 
increased degree of certainty about what development 
will be needed and where it should be located within 
the Royal Borough over the Plan period to 2032.  

December 2017

2. The further consultation proposed will give residents 
and other interested parties the opportunity to 

December 2016

Report for: ACTION
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comment on the full draft BLP and will also improve 
the prospect of the BLP being found sound and legally 
compliant when submitted for independent 
examination.

1. DETAILS OF RECOMMENDATIONS 

RECOMMENDATION: That Cabinet:

I. Approve the Draft Borough Local Plan and associated Sustainability 
Appraisal (including SA/SEA/HRA) for public consultation under 
Regulation 18 of the Town and Country Planning (Local Planning) 
(England) Regulations 2012 for a six-week period from 2 December 2016 to 
13 January 2017; and

II. Delegate authority to the Strategic Director of Corporate and Community 
Services in consultation with the Lead Member for Planning to make any 
final editorial and formatting amendments to the Draft Borough Local Plan 
and accompanying documents without altering the meaning of the Plan 
before consultation.

2. REASON FOR RECOMMENDATION(S) AND OPTIONS CONSIDERED

2.1 The Borough Local Plan (BLP) is a key corporate priority and over the last few 
years the Council has been preparing a new BLP that will provide the 
development plan framework to guide the future development of the Borough. It is 
important that the Council has an up-to-date Local Plan that has been prepared 
and adopted in accordance with the National Planning Policy Framework (NPPF), 
published in March 2012.

2.2 The Secretary of State for Communities and Local Government has identified as a 
key priority the requirement for all local planning authorities to prepare and adopt 
a NPPF compliant Local Plan without further delay.

2.3 To that end, the Government has also set a target for all local planning authorities 
to have submitted a draft Local Plan to the Secretary of State for independent 
examination by early 2017 (no exact date has been set), failing which the 
Secretary of State may utilise the statutory powers to intervene in the plan-making 
process under Part 2 of the Planning and Compulsory Purchase Act 2004, which 
have recently been extended by the enactment of the Housing and Planning Act 
2016.  In practical terms, this means that the Government could take control over 
plan-making in the Royal Borough.

2.4 As Members know, the June 2016 draft version of the BLP was the subject of a 
legal compliance review undertaken by specialist planning Counsel, Mark Beard 
of 6 Pump Court Chambers. The review concentrated on the legal compliance of 
the draft Plan and the prospects of it being found to be sound when submitted for 
examination.

2.5 A number of issues of non-compliance were identified by Counsel, including a 
Regulation 18 consultation being undertaken in 2015 without a Sustainability 
Appraisal/Strategic Environmental Assessment (SA/SEA) and the adequacy of 20



record-keeping relating to the Council's compliance with the Duty to Co-operate in 
the preparation of the BLP. 

2.6 As a result, significant amendments have been made to strengthen the draft BLP 
which is attached as Appendix A.  Cabinet's approval is sought to publish this draft 
BLP and associated Sustainability Appraisal for a six-week public consultation 
period commencing on 2 December 2016. In addition, a programme of meetings 
is progressing to ensure the Duty to Co-operate requirements are fulfilled.  

2.7 The updated draft BLP has been recently been subject to two external reviews. 
Firstly, the specialist Counsel has reviewed it again and his overall view is that it is 
a remarkable improvement and now ready for Regulation 18.

2.8 Secondly, an advisory review was carried out by the Planning Inspectorate who 
will ultimately assess and determine the BLP at examination.  Their overall view 
on the content of the strengthened BLP was equally positive.  However, they have 
strongly recommended that the Council change elements within the timetable. 
This will not change the overall timetable in which the BLP is expected to be 
adopted which remains the end of 2017. However, it does change some of the 
stages within it. The Inspectorate has requested that for every representation the 
Council receive during consultation that the Council write and submit to them an 
individual response and supporting topic papers rather than a summary of 
representations received and responses. Whilst this is not a requirement or 
needed legally they have strongly advised that it will significantly help the 
examination process.  Given that the Council is likely to receive well over 30,000 
responses this means considerable extra work and time to prepare which will 
mean the Council will submit the plan to the Inspectorate later. However, the 
Inspectorate has confirmed it will then schedule the Examination in Public 
approximately 10 weeks later which means that the overall timetable for adoption 
remains unchanged. Were the Council not to do this the Inspectorate has 
indicated that the timetable from submission to getting to Examination would be 
very considerable and that the extra work it has asked the Council to do would be 
carried out by the Planning Inspectorate and billed to the Council. This approach 
has been discussed with CLG and they have agreed this is the best way forward. 
The updated stages in the timetable are shown in section 15 and the Local 
Development Scheme will be amended accordingly.

2.9 The BLP must be prepared in consultation with the local community and other 
stakeholders.  This further Regulation 18 consultation will enable residents to 
make their views known and for those comments to be taken into account in 
shaping the Regulation 19 Publication version of the Plan. 

Option Comments
Approve the attached Draft BLP 
for public consultation 
(Recommended)

This will help to ensure the early adoption 
of an up-to-date, sound and legally 
compliant BLP – to ensure the appropriate 
planning of the area to guide future 
development management decision-making 
and to provide the necessary information 
and links for Neighbourhood Plans.

Not to approve the draft BLP for Progress will not be made towards the 21



Option Comments
consultation (Not 
recommended)

adoption of a sound and compliant BLP and 
there is a very significant risk of 
Government intervention in the local plan-
making process.  

3. KEY IMPLICATIONS

Defined 
Outcomes

Unmet Met Exceed
ed

Significantly 
Exceeded

Date they 
should be 
delivered by

Borough 
Local Plan 
published 
for public 
consultation 
at 
Regulation 
18 on 2 Dec 
2016

BLP 
published 
after 2 
Dec 2016

BLP 
published 
on 2 Dec 
2016

Not 
applica
ble 

Not 
applicable

2 December 
2016

4. FINANCIAL DETAILS

Financial impact on the budget 

4.1 Additional budget for specialist assistance for the work to strengthen the BLP has 
already been agreed and this work will be funded from that allocation.  In addition 
a capital bid for the monies to fund the Examination in Public in 2017 is being 
progressed separately to this report through the capital programme process for 
2017/18 

2015/16 2016/17 2017/18
Revenue Revenue Revenue

Addition £0 £0 £0
Reduction £0 £0 £0

2015/16 2016/17 2017/18
Capital Capital Capital

Addition £0 £0 £0
Reduction £0 £0 £0
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5. LEGAL IMPLICATIONS

5.1 The BLP must be prepared and adopted in accordance with the provisions within 
Part 2 (Local Planning) of the 2004 Act (as amended) and the related Town and 
Country (Local Planning) (England) Regulations 2012 (as amended) and must be 
consistent with national planning policy. 

5.2 The Council must also demonstrate that it has complied with the Duty to Co-
operate with other local planning authorities and other prescribed bodies in the 
preparation of the BLP in accordance section 33A of the 2004 Act, otherwise 
known as the Duty to Cooperate.  

6. VALUE FOR MONEY

6.1 None

7. SUSTAINABILITY APPRAISAL

7.1 A Sustainability Appraisal (SA) of the draft BLP must be undertaken at each key 
stage of its preparation.  The SA incorporates a Strategic Environmental 
Assessment (SEA) and a Habitats Regulations Assessment (HRA) informing the 
preparation of draft Plan by identifying and assessing reasonable plan-making 
alternatives (see also paragraphs 17.2 to 17.3 below).  An Interim SA report 
incorporating the SEA/HRA of the draft BLP will be published alongside the 
attached Regulation 18 draft BLP for public consultation. 

8.   RISK MANAGEMENT

Risks Uncontrolled 
Risk Controls Controlled 

Risk

A decision to submit 
the draft BLP for 
independent 
examination without 
further consultation 
would be unlawful

Very high Actions set out in the 
recommendation Low

Inspector appointed to 
carry out the 
Independent 
Examination of the 
BLP concluding that 
the Council has failed 
to comply with the 
Duty to Cooperate 
necessitating 
withdrawal of 
submitted BLP

Very high Actions set out in the 
recommendation Low

Inspector appointed to 
carry out the 
Independent 

Very high Actions set out in the 
recommendation Low
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Risks Uncontrolled 
Risk Controls Controlled 

Risk
Examination of the 
BLP concluding that 
the submitted BLP is 
not sound and/or not 
legally compliant

The Government 
intervenes in the plan-
making process

High Actions set out in the 
recommendation Low

9. LINKS TO STRATEGIC OBJECTIVES

9.1 The BLP will help to achieve putting residents first through encouraging healthy 
people and lifestyles, improvement of the environment, economy and lifestyles 
and working for safer and stronger communities.  It would also support the priority 
to work together by strengthening partnerships and value for money by investing 
in the future. 

10. EQUALITIES, HUMAN RIGHTS AND COMMUNITY COHESION

10.1 An Equality Impact Assessment (EqIA) has been developed and the assessment 
concludes that the BLP will not unlawfully discriminate against any group or 
individual or provide any grounds for such discrimination.  

11. STAFFING/WORKFORCE AND ACCOMMODATION IMPLICATIONS

11.1 None

12. PROPERTY AND ASSETS

12.1 The draft BLP includes proposed site allocations that are owned by the Council.

13. ANY OTHER IMPLICATIONS

13.1 None

14. CONSULTATION 

14.1 In addition to the Regulation 18 consultation and continuing the work involved in 
meeting the Duty to Cooperate, there will also be consultation with Local Plans 
Working Group and other stakeholders.  The Council’s Statement of Community 
Involvement includes further information on the requirements for public 
consultation on draft Development Plan Documents.  

15. TIMETABLE FOR IMPLEMENTATION 

Timescale Details Target Date

2 December 
2016 - 13 

Regulation 18 Consultation and further 13 January 201724



Timescale Details Target Date
January 2017 Duty to Co-operate engagement

3 December – 
14 April 2017

Process and consider all Regulation 18 
consultation responses (as they are 
received) including developing written 
responses to inform the preparation of the 
draft Regulation 19 Publication version of 
the BLP.  Make any proposed 
modifications to the Local Plan arising from 
consultation responses.

14 April 2017

25 April 2017 Council approve Regulation 19 Publication 
version of the BLP.

25 April 2017

26 April – 7 
June 2017 

Regulation 19 Publication and six-week 
period for making representations under 
Regulation 20. 

26 April 2017

26 April - 31 
July 2017

Collate Regulation 20 representations (as 
they are received) and prepare written 
responses and topic papers.  Consider any 
further minor modifications.  Submission of 
the draft BLP to Secretary of State for 
Independent Examination together with 
representations and any proposed minor 
modifications.. 

31 July 2017

October 2017 Expected date for public hearing on BLP October 2017

December 2017 Expected date for adoption of BLP December 2017

16. APPENDICES

A. Draft Borough Local Plan
B. Habitat Regulations Assessment – to follow
C. Sustainability Appraisal SA/SEA – appendix to follow.
D. Policies Map – to follow

17. BACKGROUND INFORMATION

17.1 To inform the policies in the draft Local Plan and the site allocations being 
consulted upon, appropriate and proportionate evidence is essential for producing 
a sound Local Plan. Paragraphs 158 to 177 of the National Planning Policy 
Framework set out the type of evidence that may be required, subject to local 
circumstances.  In accordance with Planning Practice Guidance (PPG) the 
Council has published the documents that form part of the evidence base as they 
have been completed, rather than waiting until options are published for 
consultation under Regulation 18, or publication of the Local Plan for 
representations under Regulation 19.  The evidence base has informed the 
preparation and content of the draft BLP. 
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17.2 The draft BLP must be informed and accompanied by a Sustainability Appraisal. 
This systematically allows the potential environmental, economic and social 
impacts of the proposals to be taken into account, and has played a key role 
throughout the plan-making process.  The Sustainability Appraisal plays an 
important part in demonstrating that the Local Plan reflects sustainability 
objectives and has considered reasonable alternatives.  The Sustainability 
Appraisal which has been carried out to inform this draft BLP for Regulation 18 
consultation incorporates a Strategic Environmental Assessment to meet the 
statutory requirement for certain plans and programmes to be subject to a process 
of ‘environmental assessment’.  The SA/SEA will be provided prior to the meeting, 
including a non technical summary.

17.3 The Local Plan also require a Habitats Regulation Assessment, as set out in the 
Conservation of Habitats and Species Regulations 2010 (as amended) as it is 
considered that the planned development in the BLP, either alone or in 
combination with other plans or projects, is likely to have significant effects on the 
integrity of European sites designated for the protections of habitats or species, 
located in the area or in its vicinity, for example, the Thames Basin Heaths Special 
Protection Area.

17.4 Whilst the Local Plan is an opportunity to set out a positive vision for the area, 
guidance is clear that the Plan should also be realistic about what can be 
achieved and when (including in relation to infrastructure). This means paying 
careful attention to providing an adequate supply of land, identifying what 
infrastructure is required and how it can be funded and brought on stream at the 
appropriate time; and ensuring that the requirements of the Plan as a whole will 
not prejudice the viability of development.  The Council is involved in ongoing 
discussion with infrastructure and service providers in order to make clear what 
infrastructure is required, who is going to fund and provide it, and how it relates to 
the anticipated rate and phasing of development.  The Infrastructure Delivery Plan 
(IDP) which accompanies the Council’s CIL Charging Schedule is being updated 
to have regard to the requirements based on the sites that might be brought 
forward in the final version of the BLP.  This is work in progress, it is likely that an 
amended Regulation 123 List will be brought forward with the Regulation 19 Plan 
and accompanying IDP.

17.5 Spatial Vision: this sets out what the Borough will look like following the 
implementation of the Plan as remaining a place where everyone can thrive in a 
safe, healthy and sustainable environment.  The varied characteristics of the 
Borough are recognised and the distinct and different values of Windsor and 
Maidenhead are valued in terms of the contribution they make to the success of 
the Borough.  The particular and special characteristics in terms of the countryside 
and open spaces, Green Belt, historic environment, River Thames, woodland and 
parking, remain part of the heritage that continues to be valued, enhanced and 
protected.

17.6 The objectives of the Plan are
i) To conserve and enhance the special qualities of the Borough’s built and natural 
environments; and
ii) To meet the varied housing needs of residents in an appropriate way whilst 
steering development to the most sustainable locations; and
iii) To enable the continued success and evolution of the Borough’s distinct visitor 
economy; and 26



iv) To enable the evolution and growth of the local business economy; and
v) To promote the vitality and viability of our town centres so they are at the heart 
of our communities; and
vi) To increase the opportunities available for people who wish to remain living in 
their own homes as they grow older or infirm; and
vii) To minimise the impact of flooding and any impact attributable to climate 
change; and
viii) To seek to retain, improve and provide new facilities and other infrastructure 
to ensure a high quality of life for residents of all ages.

17.6 Housing: Of crucial importance to the draft Borough Local Plan is the evidence 
which determines the Boroughs full objectively assessed need for housing, 
including affordable housing.  The principal source of evidence is the Strategic 
Housing Market Assessment (February 2016) (SHMA) which was commissioned 
by the Thames Valley Berkshire LEP on behalf of the Berkshire local authorities 
and South Bucks District Council.  The Borough sits within the Eastern Housing 
Market Area comprising this Council’s administrative area, Slough Borough 
Council and South Bucks District Council.  The SHMA identified the objectively 
assessed need (OAN) for housing in the Borough as 13,528 new dwellings for the 
Plan period 2013-2032, equivalent to 712 dwellings per annum.

17.7 Using the evidence in the Sustainability Appraisal/SEA, HELAA and the Edge of 
Settlement work together with other evidence base sites have been identified for 
the purposes of consultation which would meet 100% of the OAN for the Plan 
period.  These sites are shown on the draft policies map and included as 
allocations in the draft Borough Local Plan which accompanies this report.  This 
includes the significant contribution made to meeting OAN through completions, 
commitments, small sites (less than 10 units) and windfall sites.  It also includes 
urban sites, sites on the edge of settlements and sites currently within the Green 
Belt.  Planning practice guidance advises that a non-delivery buffer is included 
which would usually be 10%, which would take likely delivery across the Plan 
period to around 90% of OAN for Housing.  It should be noted that the Strategic 
Flood Risk Assessment and strategic transport modelling work is currently being 
concluded, the latter will inform the ongoing infrastructure planning work to be 
contained in the IDP.

17.7 Employment: It is important to achieve a balance between sustainable housing 
and employment growth in the Borough to ensure that there are enough houses to 
accommodate the economically active workforce required to fill new jobs.  There 
is a substantial evidence base to support the identification of economic 
development needs.  The Thames Valley Berkshire LEP, in conjunction with the 
six Berkshire authorities, has jointly commissioned an Economic Development 
Needs Assessment (EDNA).

17.8 Three separate Functional Economic Market Areas (FEMA) have been identified 
with Windsor and Maidenhead split between the Central Berkshire FEMA which 
includes Bracknell Forest, Reading and Wokingham and then the Eastern 
Berkshire FEMA comprising Slough, this Borough and South Bucks.  Studies have 
then been carried out in accordance with the Planning Practice Guidance to 
provide an assessment of future business needs and requirements for 
employment land and floor space within each FEMA, focusing on the group of B 
class uses which broadly cover office and industrial land uses.  The local labour 
supply scenario is demonstrably out of kilter with the trend for delivery of 27



employment floor space and therefore not considered to be appropriate for the 
local circumstances of this Borough.  On this basis the Plan seeks to meet the 
trend based figure by providing 7.8 hectares of land for employment use.  Three 
sites have been promoted for residential use which are currently in employment 
use, these are well located for housing.  Consequently allocations are required to 
take up that reduction and to intensify employment use where appropriate and 
therefore the draft BLP allocates a single large site for employment use.

18. CONSULTATION (MANDATORY)

Name of 
consultee 

Post held 
and 
Department 

Date 
sent

Date 
received 
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Foreword by Leader of the Council and the Lead Member for Planning

We are delighted to introduce this further consultation draft of the Borough Local Plan for the Royal Borough
of Windsor and Maidenhead. The Borough Local Plan promotes a sustainable pattern of development for the
Borough over the plan period until 2032. The new development that is proposed in this plan aims to provide
for new housing and affordable housing to fulfil the needs of all of our residents, whilst at the same time protecting
our valued natural and built historic environment and assets. We are privileged to be home to one of the most
recognisable and valued historic assets in the country, Windsor Castle and the Windsor Great Park.

The plan aims to protect and enhance those elements that make our Borough special in the eyes of not only
our residents but all those who choose to visit, work and invest in the Royal Borough ofWindsor andMaidenhead.

The Borough Local Plan is based on a substantial and robust evidence base and on the results of the consultation
exercises we have carried out in the past, as guided by national policy and legislation. Representations you
make at this stage will inform the next stage of the Borough Local Plan which will be submitted to the Secretary
of State for Examination in Public by a Planning Inspector. We urge you to submit any comments you may have
relating on the content of this draft Local Plan.

Cllr Simon Dudley, Leader of the Council and Cllr Derek Wilson, Lead Member for Planning
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1.1 Introduction

1.1.1 The Borough Local Plan (BLP) is the key document that provides the framework to guide the future
development of the Royal Borough of Windsor and Maidenhead. It sets out a proposed strategy and policies
for managing development and infrastructure to meet the environmental, social and economic challenges facing
the area up to 2032, sets out the scale and distribution of development, and explains how the Council and its
partners will deliver the plan.

1.1.2 Adopted policies will implement the strategy, essentially setting out what development will be needed
and where it should occur and key areas that should be protected. Development will be guided by allocations
for specific sites and by policies to be applied to planning applications. This includes approaches to delivering
housing, employment, retail, leisure and community uses and activities and infrastructure. In terms of protection,
areas will be designated on the Policies Map where development will be inappropriate or where particular
matters need to be considered, such as the Green Belt, Crown Land, Special Protection Areas or the setting
of the River Thames.

1.1.3 Ultimately, the BLP will be used to make decisions on planning applications. It will also form the strategic
framework for Neighbourhood Plans and more detailed guidance will be provided in the form of Supplementary
Planning Documents, according to the adopted Local Development Scheme (LDS).

1.1.4 The purpose of this draft consultation version of the BLP is to seek further comments on the content
of the plan prior to its publication for Examination in Public. Representations will be processed by the Council,
and appropriate issues raised will be reviewed and, where appropriate, will inform the Borough Local Plan
Publication which will be submitted for further consultation according to Regulation 19 of the Town and Country
(Local Planning) (England) Regulations 2012.

1.2 Preparation of the Borough Local Plan

1.2.1 Planning legislation requires that the presumption in favour of sustainable development should be seen
as a golden thread running through both the Borough Local Plan (BLP) and decision making processes. In
particular the BLP should be seeking positively to meet the development needs of the Borough, encourage
sustainable growth and development, and maintain and enhance the natural and built environments.

1.2.2 In preparing the BLP a clear direction is indicated for growth and development in the Borough from
2013 to 2032 and specific policies relate to the magnitude and distribution of development in line with recent
changes in Government legislation regarding the preparation of Local Plans (Local Planning Regulations 2012)
and National Planning Policy Guidance (NPPG). This final draft follows a process of plan-making which
commenced with the preparation of Issues and Options in 2009, 'Planning for the Future' in 2012, the publication
of Preferred Options in 2014 and a series of public consultations which are described in the Consultation
Statement.

1.2.3 The Consultation Statement sets out:

a. which bodies and persons were invited to make representations under Regulation 18

b. how those bodies and persons were invited to make such representations

c. a summary of the main issues raised by those representations

d. how the main issues have been addressed in the Local Plan.

1.3 Evidence base

1.3.1 Local plans are required to be based on adequate, up to date and relevant evidence about the social,
economic and environmental characteristics and prospects of the area. A comprehensive evidence base has
been developed alongside the Borough Local Plan to support the policies within it, but evidence base documents
are not subject to the same process as the BLP and are not subject to public consultation. The evidence base
for the BLP is available for reference on the Council website.

Borough Local Plan: Consultation Version (December 2016)10
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1.3.2 The BLP must be accompanied by a Sustainability Appraisal and Strategic Environmental Assessment
(SA/SEA) that considers the impact of the policies on the community, the economy and the environment. The
Council has also undertaken a Habitat Regulation Assessment (HRA) which assesses the likely impacts of
BLP policies on the integrity of internationally designated nature sites.

1.4 Policy context

1.4.1 The Borough Local Plan (BLP) must take account of relevant national guidance, policy and legislation.
The wider policy context is formed by the National Planning Policy Framework (NPPF) introduced in March
2012 which explains the statutory provisions and provides guidance about the operation of the planning system
and how government policy should be applied. Supporting the NPPF, National Planning Practice Guidance
(NPPG) was first published in 2014 and is constantly updated, providing further clarity about the operation of
the planning system: the BLP does not repeat national policy but aims to explain how the policy has been
applied in the local context.

1.4.2 As required by the NPPF, the main theme running through the BLP is one of sustainable development.
The Council's Development Management Service as part of the wider Planning Service has sought to engage
pro-actively with applicants through a formal paid-for 'Pre-Application Process' to find solutions to problems
and where there is no up to date policy, to grant planning permission without delay unless material considerations
indicate otherwise.

1.4.3 NPPG, which supports the NPPF, is web based guidance provided by Communities and Local
Government (CLG) on the wide range of topics concerned with the preparation of local plans. It is constantly
updated to reflect the latest Government policy and ministerial statements.

1.4.4 In March 2013 the Government partially revoked the South East Plan which was the regional spatial
strategy for the South East apart from Policy NRM6 which is concerned with the Thames Basin Heaths Special
Protection Area, and this remains in force. The existing statutory development plan for the Royal Borough
comprises the Saved Policies from the Adopted Royal Borough of Windsor and Maidenhead Local Plan 2004,
the Maidenhead Town Centre Area Action Plan 2011, the Replacement Minerals Local Plan (incorporating
alterations adopted in December 1997 and May 2000) and the Waste Local Plan December 1998.

1.4.5 Following the introduction of the Neighbourhood Planning process via the Localism Act of 2011, the
Ascot, Sunninghill and Sunningdale Neighbourhood Plan was made by the Council in April 2014 and therefore
forms a constituent part of the statutory development plan for the appropriate area within the Borough.

1.5 Neighbourhood Plans

1.5.1 A Neighbourhood Plan is a community-led development framework, which in combination with a Local
Plan will help guide the future development of an area. Neighbourhood planning offers a formal opportunity to
add real value to the planning process by setting out community aspirations.

1.5.2 Neighbourhood Plans should support the strategic development needs set out in the BLP and should
also plan positively to support local development in accordance with Paragraph 16 of the NPPF. The policies
in this BLP are clearly marked in the list in Section 2 if they are considered to be ‘strategic policies’ to guide
the production of Neighbourhood Plans across the Borough.

1.5.3 In general, ‘strategic policies’ are those that have an impact across the Borough as a whole or that deal
with the amount of development that the BLP is prescribing. Other policies in the BLP are not considered to be
strategic, but it is expected that Neighbourhood Plans would also have general regard to non-strategic policies
in helping to formulate their plans.

1.6 Duty to Cooperate

1.6.1 Section 110 of the Localism Act 2011 sets out the ‘Duty to Cooperate’ which is a legal duty under a
new Section 33A in the Planning and Compulsory Purchase Act 2014 requiring local planning authorities to
cooperate on strategic cross boundary matters. The Duty applies to all local planning authorities, national park
authorities and county councils in England and informs the plan making process

1.6.2 The 'Duty' relates to sustainable development or use of land that would have a significant impact on at
least two local planning areas and requires:
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that councils set out planning policies to address such issues
that councils and public bodies ‘engage constructively, actively and on an ongoing basis’ to develop
strategic policies
councils to consider joint approaches to plan making.

1.6.3 The NPPF sets out the strategic issues where cooperation might be appropriate and gives further
guidance on ‘planning strategically across local boundaries.’ It highlights the importance of joint working to
meet development requirements that cannot be wholly met within a single planning area, through either joint
planning policies or informal strategies such as infrastructure and investment plans. The NPPG provides further
guidance on how the Duty to Cooperate should be applied in local planning.

1.6.4 The Duty to Cooperate is an on going and evolving process for strategic policy areas and will involve
several iterative steps. A key aspect of cooperation concerns the provision of houses and jobs to ensure that
objectively assessed needs in these areas are met in full. Local planning authorities should talk collaboratively
with other bodies to ensure coordination of strategic issues, and can undertake joint working on areas of common
interest.

1.6.5 The Borough is actively engaged in contributing to the process, through initiatives such as joint working
on the Strategic Housing Market Area (SHMA) for Berkshire, Functional Economic Market Areas (FEMA), retail
study work, the Thames Basin Heaths Special Protection Area joint working, work with Thames Water and
other statutory undertakers, major highway schemes such as on the M4, and other transport issues such as
Crossrail. This process has helped steer and inform policy development and to help develop an appropriate
evidence base for the emerging BLP.

1.6.6 A Duty to Cooperate Compliance Statement will accompany the BLP at the stage of its submission to
the Secretary of State under Regulation 19. The Statement will comprise the list of bodies to be engaged under
the Duty during the preparation of the BLP, the strategic issues that have been given consideration, and the
outcomes that affect policy preparation. Activities have included extensive meetings with neighbouring authorities
and stakeholders to discuss strategic cross-boundary issues with further meetings being held to discuss more
specific technical issues and the preparation of memoranda of understanding between local authorities with
regard to strategic and specific issues.

1.6.7 A Consultation Statement will also accompany the BLP at submission, which will explain how it has
evolved through its various states of consultation, who was invited to make representations, how they were
invited to do so, a summary of the main issues raised by representations and how these have been addressed
in the plan. The Statement describes five stages of publication consultation since 2007 culminating in consultation
on the draft BLP in December 2016 and January 2017.

1.6.8 It is important to recognise that the Duty to Cooperate is a continuous process of reviewing policy and
accompanying justification and the potential impacts of policy on neighbouring authorities and agencies. The
Duty continues throughout each stage of the plan making process and entails the active engagement of both
officers and Members to ensure that implications are clear and that appropriate actions are taken collaboratively
and for mutual benefit whenever possible.

1.7 How can I express my views?

1.7.1 The purpose of this consultation is to enable people to make representations on issues of content and
policies prepared following previous public and stakeholder consultation and consideration by the Council.
Representations will be reviewed and assessed, and where appropriate incorporated into the Borough Local
Plan Publication which will be submitted to the Secretary of State

1.7.2 The Borough Local Plan Publication will then be examined by an independent Inspector whose role is
to assess whether it has been prepared in accordance with the “Duty to Cooperate”, legal and procedural
requirements, and whether or not it is sound according to the tests in the NPPF. The tests of soundness that
the BLP needs to meet are that the plan is:

Positively prepared - being based on a strategy that aims to meet objectively assessed needs for
development and infrastructure
Justified - being the most appropriate strategy
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Effective – being deliverable over the plan period based on effective joint working
Consistent with national policy – enabling the delivery of sustainable development in accordance with the
NPPF.

1.7.3 Views are sought on the content of this draft BLP. Representations should be supported by evidence
if possible, and when making representations, please clearly indicate which policy, paragraph or page number
you are referring to.

1.7.4 Where possible, representations should be made electronically as this is the quickest and easiest way.
Alternatively there is a paper form for you to complete and send back. This can be found on our website, the
Council Offices and Libraries. When making representations please use a separate sheet for each comment,
marking each sheet with the relevant policy, paragraph, or page number.

1.7.5 Please be aware that a summary of all representations received and the representations themselves
will be publicly available for people to read on the Royal Borough of Windsor and Maidenhead website. Personal
details will be redacted.

Representations can be made online at:

http://consult.rbwm.gov.uk/portal

Alternatively completed representation forms can be emailed to: planning.policy@rbwm.gov.uk

Or hard copies can be sent to: FREEPOST RBWM PLANNING POLICY
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Strategic?Policy

YesSP1 Spatial Strategy

NoSP2 Community Led Development

YesSP3 Design

YesSP4 Townscape and Landscape

YesSP5 River Thames Corridor

YesSP6 Development in the Green Belt

YesSP7 Countryside Character

YesHO1 Housing Development Sites

YesHO2 Meeting Housing Need

YesHO3 Affordable Housing

YesHO4 Gypsies and Travellers

YesHO5 Housing Layout and Design

NoHO6 Density and Amenity

NoHO7 Subdivision of Dwellings

NoHO8 Development Involving Residential Gardens

NoHO9 Extensions and Outbuildings in Residential Curtilages

YesED1 Economic Development

YesED2 Defined Employment Sites

YesED3 Other Sites and Loss of Employment Floorspace

YesTR1 Hierarchy of Centres

YesTR2 Maidenhead and Windsor Town Centres

NoTR3 District and Local Centres

NoTR4 Shops and Parades outside Defined Centres

NoTR5 Markets

NoVT1 Visitor Development

NoVT 2 Visitor Accommodation

NoHE1 Historic Environment

NoHE2 Listed Buildings

NoHE3 Ancient Monuments

NoHE4 Archaeology

NoHE5 Registered Parks and Gardens
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Strategic?Policy

NoHE6 Conservation Areas

NoHE7 Windsor Castle

NoHE8 Local Heritage Assets

YesNR1 Sustainable Design and Construction

YesNR2 Renewable Energy

YesNR3 Managing Flood Risk and Waterways

YesEP1 Environmental Protection

NoEP2 Air Pollution

NoEP3 Artificial Light Pollution

NoEP4 Noise

NoEP5 Contaminated Land and Water

NoNE1 Nature Conservation

YesNE2 Thames Basin Heaths Special Protection Area

NoNE3 Trees, Hedgerows and Woodlands

YesNE4 Open Space

NoNE5 Rights of Way and Access to the Countryside

YesIF1 Community facilities

NoIF2 New Sports and Leisure Development at Braywick Park

YesIF3 Sustainable Transport

YesIF4 Infrastructure and Developer Contributions

YesIF5 Telecommunications

YesIF6 Water Supply and Sewerage Infrastructure

List of Policies
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3.1 Context

3.1.1 The Borough lies to the west of London providing a predominantly countryside setting for the three
main settlements of Maidenhead, Windsor and Ascot, and a number of neighbouring villages. Pressure for
development comes from a number of sources including a changing and growing population with a shifting
demand for different types of housing and infrastructure.

3.1.2 The presence of good transport links including closeness to Heathrow Airport, a successful urban and
rural economy, a high quality environment that serves to attract new residents, businesses and visitors, and
the Borough's relative proximity to London, provides a dynamic setting for future development. The population
of the Borough is continuing to change with an ever increasing and ageing population and this shift in the
demographic profile will bring with it particular challenges especially with regard to making appropriate provision
for sustainable development to meet those needs.

3.2 Linkages to surrounding areas

3.2.1 Located in the heart of the Thames Valley, less than 30 miles to the west of Central London, the Borough
borders several other administrative local authorities and has important inter-connections with employment and
housing catchments, plus strategic transport links. The Borough benefits from having ten railway stations,
served by a combination of main line and branch line services.

3.2.2 Maidenhead is on the Great Western Main Line, which connects London Paddington with South West
England and Wales, incorporating branch lines to Marlow and to Windsor and Eton Central. Windsor and Eton
Riverside is the western terminus for services from London Waterloo, while Ascot lies on the junction of the
Waterloo to Reading and the Ascot to Guildford lines. Maidenhead will also be a significant stop for Crossrail,
linking it to London and beyond.

3.2.3 The Borough is located only a short distance away from the UK’s primary international airport, London
Heathrow. This affects the surrounding area in terms of aircraft noise, traffic and business tourism. Aviation
policy is set at the national level and the Borough actively engages in discussions at a strategic level with
neighbouring local authorities to identify its impacts.

3.2.4 The Borough contributes to the workforce of nearby towns in the Thames Valley region, with residents
commuting to Slough, Reading and London for employment. More than one in ten of East Berkshire’s jobs are
located in the Slough Trading Estate. Reading is another major town that provides jobs as well as a major
shopping attraction. In turn, the Borough provides some of the main tourist and visitor attractions in the
surrounding area, with historic Windsor Castle and its Great Park, Eton College, Legoland Windsor and Ascot
Racecourse.

3.2.5 The River Thames forms much of the northern boundary of the Borough, which continues to work with
the Environment Agency and other bodies to consider fluvial impacts on settlements and neighbours further
downstream. The Borough also provides several crucial River Thames crossing points, enabling movement
north and south of the river. These are located at Bisham, Cookham, Maidenhead, Windsor and Datchet.

3.2.6 Additional planned development in the surrounding areas (through other Development Plans) could
increase pressure on the Borough’s infrastructure, demand for housing, or on open spaces and access to the
countryside. The planned redevelopments of both Slough and Bracknell town centres will impact upon the
Borough, and its settlements will need to focus on their unique distinctiveness to maintain their vibrancy and
vitality.

3.3 Natural and built environments

3.3.1 Approximately 83% of the Borough's area is Metropolitan Green Belt. There are 27 Conservation Areas,
over 1,000 Listed Buildings, a number of Scheduled Monuments including Windsor Castle and ten registered
historic parks and gardens including six which form part of the Royal Windsor Estate. Trees, woodlands and
open space play an important role in defining the area as a ‘Green Borough.’

3.3.2 A number of areas in the Borough are internationally designated as Special Areas of Conservation
(SAC), the Thames Basin Heaths Special Protection Areas (SPA), and Ramsar Sites designated under the
Natura 2000 Convention. The Borough also has a number of nationally designated sites including Sites of
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Special Scientific Interest (SSSI) that cover 1,663 hectares or 8.41% of the Borough’s area and one National
Nature Reserve (NNR) at Chobham Common. These designations may, in isolation and in combination, serve
to act as constraints on development in line with the National Planning Policy Framework (NPPF).

3.3.3 A key feature of the Borough is the vast number of trees and open space that residents and businesses
alike can enjoy. Trees and woodlands play an important role in defining the character of a ‘Green Borough’,
helping to shape the environment for residents and tourists that appreciate the unique characteristics of the
Royal Borough of Windsor and Maidenhead.

3.3.4 Within the Borough there are a number of larger sites such as Windsor Great Park, Ashley Hill near
Burchetts Green and other open space containing trees and woodlands which are important for nature
conservation. The River Thames and its associated tree lined and wooded banks also provide distinctive
features.

3.3.5 The Borough’s landscape provides opportunity for conservation, enhancement, restoration and creation,
to strengthen distinctive character through design and management. The landscapes that border urban areas,
or are attractive tourist destinations (such as Windsor Great Park) are deemed to be particularly at threat from
change, although overall the landscapes of the Borough are deemed to have low capacity for change.

3.4 Community

Population

3.4.1 The 2011 Census indicated that the Borough has 144,560 residents, an 8.2% increase in the last ten
years since 2001 Census, when the population was 133,626. The population of the Borough is showing signs
of ageing in line with national trends, seeing 16.7% of the population aged 65+; nationally this was 16.4%.

3.4.2 The Borough also has a slightly higher than national average percentage of young people aged 0 – 19
years at 24.3% of the population, compared to 24.0% nationally. A further trend in the Borough is fewer young
adults (19 – 30 years of age) than nationally. This could in part be linked to few further education opportunities
such as universities within the Borough, but also potentially the high cost of living and employment opportunities
in the area.

Housing

3.4.3 The 2011 Census counted 58,349 households in the Borough. In 2008, 1.4% of the Borough’s dwelling
stock comprised second homes; nationally 0.9%. In April 2011, the tenure of dwellings across the Borough was
85.5% private rented or owner-occupied, and 13% Registered Social Landlord (RSL); nationally 82% and 10%
respectively. The 2011 Census counted 3,495 people living in communal establishments (for example, care
homes, boarding schools) in the Borough.

3.4.4 In the last ten years, the dwelling stock of the Borough has remained relatively unchanged, seeing only
a slight shift to smaller dwellings. For example, in 2001 Band C properties made up 14.4% of the dwelling
stock, but by 2011 this was 14.7%, and similarly B and G accounted for 15.4% in 2001, down to 15.0% in 2011.

3.4.5 At April 2013, the average property price in the Borough was £341,890 compared to £209,750 for the
South East. This is more than double the national average and makes the Borough one of the most expensive
places to live in the country outside London.

Health

3.4.6 Access to doctors and hospitals is often cited as a cause for concern in public consultations. The
Borough has three hospitals (St Marks, Maidenhead; Heatherwood Hospital; Ascot; King Edward, Windsor)
but no accident and emergency services, and the Borough is reliant on Wexham Park Hospital in Slough, the
Royal Berkshire in Reading, Frimley Park in Frimley and St Peters in Chertsey.

3.4.7 Modelling undertaken in October 2011 suggests that 87% of households are within fifteen minutes of
a GP surgery using public transport and walking (99% are within 30 minutes). For hospitals, 90% of households
can access services within 30 minutes; although only 1% can access Wexham Park Hospital within this time
(71% could access it within an hour).
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Education

3.4.8 There are 62 state schools in the Borough; three nurseries, 45 primary schools, thirteen secondary
schools and one special school and of these, nine are currently academies. Demand for primary school places
in the Borough has been rising in recent years as a result of a rising birth rate and new housing and a significant
number of new primary school places have already been provided in both Windsor and Maidenhead, and more
are likely to be needed in the early part of the plan period. There is only a small amount of movement across
boundaries into and out of primary schools.

3.4.9 Demand for secondary schools places in the Borough has remained relatively steady in recent years,
but it is expected that significant numbers of new secondary school places will be required from 2017 onwards.
Substantial numbers of children and young people living in the Borough attend secondary schools in Slough
and Buckinghamshire. There is also significant movement into the Borough’s secondary sector from neighbouring
areas. Independent schools educate approximately 15% of the Borough’s children and young people.

Recreation

3.4.10 The Borough manages and maintains 53 parks, open spaces and play areas, providing opportunities
for sports activities, informal play, or gentle strolls in pleasant surroundings – covering a total area of around
186 hectares. Any intensification or infilling development in the urban area could result in access to open space
for recreation becoming an increasingly important local issue. There are also several indoor and outdoor sports
facilities, including leisure centres and sports pitches.

Arts and culture

3.4.11 Both the Firestation Centre for Arts and Culture in Windsor, and the Norden Farm Centre for Arts in
Maidenhead provide events such as film, live music, theatre, comedy, workshops, dance and exhibitions. There
is also a heritage centre in Maidenhead and a museum in Windsor.

3.5 Economic prosperity

3.5.1 The Borough has a highly qualified workforce with 96% holding qualifications, and 48% qualified to
degree level or higher. The majority of employee jobs are in the service sector (88%) followed by construction
(7%) and manufacturing (5%). The number of people who are self employed has increased in the last decade
to 11.5% in 2012 from 10.5% in 2001 (nationally 8.3% in 2001, and 9.4% in 2012). The rise in the self-employed
workforce has resulted in an increase in demand for better access to broadband services, particularly in rural
areas.

3.5.2 The East Berkshire Local Economic Assessment (August 2011) indicates that the Borough could see
an employment base growth of 19% by 2030 and the same study shows a decrease inmanufacturing employment
and an increase in banking, finance and insurance employment. The Employment Land Review (2009)(ELR)
suggests that there will be an increase in demand for offices whilst demand for industrial and warehousing
space will decline, owing to the restructuring of the economy; at the same time, as a trend for office downsizing.

3.5.3 The ELR identified a number of sites suitable for development, principally in Maidenhead and Windsor
town centres which are attractive office locations. If demand could not all be met within the two town centres,
the study deemed there was scope to redevelop some existing industrial areas to provide new office premises.

3.5.4 The economically active workforce, aged between 16 and 64 years, is 81% which is higher than the
national average (76.9%). The unemployment rate is low compared to the national average (1.8% in May 2013
compared with 3.6% nationally).

Retail

3.5.5 The Borough has two sub-regional shopping centres (Windsor and Maidenhead), two district centres
(Ascot and Sunningdale) and several local centres which provide vital services for residents in the wider urban
areas, or villages outside the main urban settlements. Overall, the larger centres provide predominantly
comparison and services retail functions, with local centres providing more convenience and service shops. A
similar trend is seen with regard to whether the shops are independents or large national multiple chains; main
town centres tend to see a large proportion of the latter, with local centres seeing an increased variety of
occupiers.
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Visitors and tourism

3.5.6 Tourism is crucial to the local economy, with over seven million people visiting the Borough each year.
Windsor itself is home to two of the UK's top 20 visitor attractions, Legoland and Windsor Castle. The Borough
is also home to other attractions and world class events including Ascot Racecourse with Royal Ascot, Windsor
Racecourse, the Windsor Royal Tattoo, Eton College, Windsor Great Park, and other historic villages. The
Borough is also home to one of the oldest and best known airfields in the country; White Waltham Airfield,
reputedly the largest grass airfield in Britain.

3.5.7 An estimated 716,000 staying trips were spent in the Borough in 2010, of which around 73%were made
by domestic visitors and 27% by overseas visitors. It is estimated that 51% of overseas trips to Windsor and
Maidenhead were holiday related, 28% were business related and 17% were primarily for visiting friends and
relatives. Total expenditure by visitors is estimated to have increased by 10.8% between 2008 and 2010.

3.5.8 Whilst not offering the same variety of visitor attractions as Windsor, Maidenhead nevertheless saw
59% of all visitors indicate that the River Thames was the main reason they had chosen to visit Maidenhead.
A high proportion of visitors to the town gave the reason that they were visiting friends or family, that is, not a
holiday visit. Tourism-related expenditure is estimated to have supported 6,425 full time equivalent jobs in the
Borough; an actual total of 8,710 if part time and seasonal work is accounted for (Economic Impact Study,
2010).

3.6 Climate change

Flooding

3.6.1 The most pressing implication of climate change is likely to be flooding as a result of increased rainfall
in the future. Just over 27% of the Borough is located within Environment Agency Floodzone 2 (1:100 – 1:1000
year risk of flooding), and 20.3%within Floodzone 3 (1:100 year risk of flooding) andmanaging new development
not to put new and existing residents at increased exposure to flooding is essential. The Strategic Flood Risk
Assessment suggests that there will not be a marked increase in the extent of flooding, so only a few areas
that are currently situated outside Floodzone 3 (high probability) will be at risk of flooding in future years.

3.6.2 Research in other areas suggests that the future 1:100 year floodzone could extend to the current
1:1000 year floodzone and it is important to take into consideration that property and areas currently at risk of
flooding may be more susceptible to more frequent and severe flooding in future years. Climate change could
also potentially increase the frequency and intensity of localised storms over the Borough, exacerbating localised
drainage problems which may be exacerbated by the use of non-porous materials in construction.

Efficient use of energy and resources

3.6.3 The Borough actively encourages residents and businesses to recycle as much as possible, with
recycling, reusing or composting accounting for over 40% of waste in 2010/11. This is in line with the national
average for the same period.

3.6.4 Energy consumption is currently mostly from fossil fuels and not renewable sources, although the
Borough is increasingly seeing developments incorporating sustainable aspects, and has seen hydro-electric
turbines built at Romney Weir and the retrofitting of homes. Many schools, householders and businesses are
retrofitting solar panels to their properties to become more energy efficient.

3.6.5 Water usage is a key consideration for the future of the Borough, with alterations in climate patterns
having the scope to impact water resources. If spring and autumn become drier and warmer seasons, then the
recharge season may be shorter resulting in overall less groundwater recharge. Indeed there are already several
areas across the Borough that are covered by Source Protection Zones (SPZ), but the most significant are in
SPZ1 where development could have greatest risk to groundwater supplies. These include the following
locations: Cookham Rise, Hurley, Maidenhead, Bray and north Datchet.

Sustainable transport

3.6.6 The Borough has high car usage and ownership, partially due to the rural nature of some settlements
where regular public transport services are not viable, and also as a result of the area being relatively affluent.
Car ownership was 86.7% at the 2011 Census, which has increased since the 2001 Census when it was 85.7%.
The population is therefore very mobile, increasing the amount of commuting and social journeys undertaken.
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3.6.7 The Borough has three Air Quality Management Areas (AQMAs) to monitor and seek to improve air
quality in urban areas that experience high levels of traffic pollution. These are Maidenhead town centre, Royal
Windsor Way in Windsor, and where the M4 crosses the A308 at Holyport, Bray).

3.7 Key spatial issues

3.7.1 Considering the nature of the Borough as described above leads to the identification of a series of key
issues for the BLP to address. The challenge for the BLP is to manage the potential impacts of future growth
to ensure that development takes place in a sustainable manner that supports the local economy, whilst
safeguarding and enhancing where possible the valuable natural and built assets of the Borough.

Key spatial issues

How can the Borough promote the development it needs without adversely impacting on the existing built
character and natural environment which makes the Borough the successful place it is?

How can the Borough provide the necessary amount of decent and affordable housing for all its communities
in the right locations, given land values and property prices in the area?

How can Borough respond to the needs of an ageing population?

How and where could the Borough enable provision of the services and facilities needed for existing and
future residents, including necessary infrastructure?

How can the Borough improve and maintain the natural environment and countryside which makes the
area an attractive place to live, work and visit?

How can the Borough plan to meet the development needs of business and support an economy fit for
the 21st century, whilst maintaining the balance between residential and commercial development needs
in both urban and rural locations?

How can the Borough support and improve the tourism and visitor economy, particularly around the towns
of Windsor and Maidenhead?

How should the Borough contribute to national climate change targets, and ensure the community are
not put at risk of the effects of climate change?

How can the Borough preserve and enhance its unique heritage and built environment for current and
future residents and visitors to enjoy?

How can the Borough best accommodate the needs of people to use their car for some journeys and also
encourage more use of alternatives?

How can the Borough support rural areas to improve their sustainability, whilst maintaining the factors
that make the countryside a desirable place to live, work and play?
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4.0 Context

4.0.1 The corporate vision for the Borough is set out in the Borough's Strategic Plan (RBWM 2016) which
had its roots in the Sustainable Community Strategy (RBWM 2010) and seeks a prosperous and vibrant future
for both urban and rural communities whilst retaining and enhancing the Borough's distinctive heritage, landscape
and character. The Borough Local Plan (BLP) is the spatial expression of the Council's vision for the future of
the Borough and therefore built on the main themes of the Strategic Plan as follows:

Residents First - with the strategic priorities of more choice in education; healthy lifestyles and support
into old age; vibrant town centres that benefit from Crossrail and other major infrastructure investments;
and satisfaction with the Borough's roads. This will be achieved by supporting children and young people;
encouraging healthy people and lifestyles; improving the environment, economy and transport; and working
for safer and stronger communities.

Value for Money - with low Council Tax being the norm; with more residents having the opportunity to
own their own home; seeking to avoid over-inflationary increases in fees and charges; and services
delivered for residents on a cost effective basis. This will be achieved by enhancing customer services;
delivering effective services; and strengthening partnerships. This will be achieved by delivering economic
services; improving use of technology, systems and structures; increasing non -Council Tax revenue; and
investing in the future.

Delivering together - with Council services be available for longer and in more locations; residents
accessing services in the most convenient way for them and first time issue resolution; sharing more
services and work with staff to deliver more effective and integrated services; and working more closely
with parish councils and other key partners. This will be achieved by enhancing customer services;
delivering effective services; and strengthening partnerships.

Equip Ourselves for the Future - with mobile technology that will enable the delivery of services where
and when residents need and want them; and investing in staff and encouraging joined up working to
deliver seamless front line services. This will be achieved by equipping our workforce; developing our
systems and structures; and changing our culture.

4.1 Spatial vision

4.1.1 The spatial vision for the BLP sets out what the Borough will look like following the implementation of
the plan. The Royal Borough of Windsor and Maidenhead will remain a place where everyone can thrive in a
safe, healthy and sustainable environment.

4.1.2 The varied characteristics of the Borough are recognised and the distinct and different values of Windsor
and Maidenhead are valued both separately in their own right and collectively in terms of the contribution they
make to the continuing success of the Borough. The particular and special characteristics in terms of the
countryside and open spaces, Green Belt, historic environment, River Thames, woodland and parkland, remain
part of the heritage that continues to be valued, enhanced and protected.

4.1.3 Development will be expected to promote sustainability and add to the special qualities of the Borough
through high quality design, effective and efficient use of land and protection for those valued heritage, natural
and other assets. Development will aim to protect the open countryside from unnecessary development and
promote the inclusion of open and green space wherever possible. Particular consideration will be given to
flooding and traffic implications arising from development with regard paid to the capacity of existing infrastructure.

4.1.4 Additional infrastructure including education, healthcare, highways, social infrastructure and
telecommunications will be provided alongside development to ensure that people, goods and communications
can freely connect and travel across the Borough. Transport infrastructure in particular will be maintained to
ensure that interdependencies between places within the Borough and outside are maintained.

4.1.5 Development will be located sustainably within and around the urban area of Maidenhead as the major
service centre of the Borough. Sustainable development will also be focused in and around Windsor and other
centres that already provide services.

4.1.6 The wider Thames Valley region will continue to be a focus for economic development with Maidenhead
playing a vital role. Maidenhead Town Centre will continue its programme of regeneration to enable the town
to continue to provide a focus for economic development and employment and together withWindsor and Ascot
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will continue to meet the aspirations of residents at the heart of the community. Windsor and Eton will continue
to be promoted and enhanced as thriving visitor destinations for both the domestic and international tourist
market.

4.1.7 The Borough will continue to prosper and provide a good range of jobs and homes for all of our residents
close to where people choose to live with Maidenhead as a particular focus for sustainable residential
development. Smaller villages and settlements within the Green Belt will be protected from pressure arising
from additional housing development whilst still allowing for an appropriate level of growth supported by suitable
infrastructure. The Borough will continue to provide an excellent education through our schools and colleges
relevant to the needs of our existing business community whilst also helping to attract and retain new business
opportunities.

4.1.8 The Green Belt will be protected to ensure that the setting of our towns and villages remain protected
from inappropriate development. Access to the countryside will be promoted to take advantage of the benefits
offered by the rural setting of the Borough

4.2 Objectives

Objective 1 - Special qualities

To conserve and enhance the special qualities of the Borough's built and natural environments:

i. Protect the openness of the Green Belt.

ii. Retain the character of existing settlements through guiding development to appropriate locations and
ensuring high quality design of new development.

iii. Protect the special qualities of the built environment including heritage assets.

iv. Protect and enhance biodiversity within the Borough.

This objective meets the following Strategic Plan themes: Residents first, Value for money

Objective 2 - Meeting housing needs

To meet the varied housing needs of residents in an appropriate way whilst steering development to the
most sustainable locations:

i. Provide sufficient new housing to meet the Borough’s needs.

ii. Make the most of previously developed land.

iii. Provide housing that meets the needs of all sections of community including a sufficient level of affordable
housing.

This objective meets the following Strategic Plan themes: Residents first, Value for money
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Objective 3 - Visitor economy

To enable the continued success and evolution of the Borough’s distinct visitor economy:

i. Reinforce the role of key tourism centres such as Windsor, Ascot and the River Thames.

ii. Provide sufficient accommodation and facilities for tourists.

iii. Identify and promote opportunities for additional tourism related development.

This objective meets the following Strategic Plan themes: Residents first, Value for money, Equip
ourselves for the Future

Objective 4 - Local business economy

Enable the evolution and growth of the local business economy:

i. Maintain a buoyant and broad-based economy.

ii. Support the reuse and redevelopment of existing employment-generating sites and premises in order
to maintain a sustainable balance between jobs and local labour.

This objective meets the following Strategic Plan themes: Residents first, Delivering together, Equip
ourselves for the future

Objective 5 - Town, district and local centres

To promote the vitality and viability of town centres so that they are at the heart of their communities:

i. Promote the town centres of Windsor and Maidenhead as the principal locations for office, retail, tourism
and leisure development.

ii. Support the delivery of the adopted Maidenhead Area Action Plan Development Plan Document.

This objective meets the following themes:Residents first, Delivering together, Value for money, Equip
ourselves for the future
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Objective 6 - Infrastructure

To retain, improve and provide new facilities and other infrastructure to support new development and
ensure a high quality of life for residents of all ages:

i. Secure the provision of utilities, services and facilities to enable planned development in a coordinated
and timely manner

ii. Ensure that new development makes an appropriate contribution towards infrastructure needs arising
from such development.

This objective meets the following Strategic Plan hemes: Residents first, Delivering together, Value
for money, Equip ourselves for the future

Objective 7 - Sustainable transport

To promote sustainable transport and alternatives to the use of private vehicles:

i. Encourage the provision of facilities for pedestrians and cyclists in new development

ii. Locate development to minimise the need for travel

iii. Promote the use of public transport.

This objective meets the main Strategic Plan themes of Residents first; Delivering together, Equip
ourselves for the future.

Objective 8 - Heritage

To seek to maintain and enhance the rich heritage of the Borough:

i. Protection of designated areas and developments, such as scheduled monuments, Listed Buildings
and Conservation Areas

ii. Promotion of high quality development and design in sensitive heritage areas.

This objective meets the main Strategic Plan themes of Residents first; Delivering together, Equip
ourselves for the future.
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Objective 9 - Environmental protection

To maintain and enhance the natural environment of the Borough:

i. Ensure that new development contributes to environmental improvement

ii. Protect designated areas and features.

This objective meets the main Strategic Plan themes of Residents first; Delivering together, Equip
ourselves for the future.

Objective 10 - Open space and leisure

To provide adequate open space for planned development and appropriate leisure and recreation facilities:

i. Ensure that new development contributes to providing open space within new development

ii. Maintain and enhance leisure and recreation facilities.

This objective meets the main Strategic Plan themes of Residents first; Delivering together, Equip
ourselves for the future.

Objective 11 - Climate change and biodiversity

To ensure that new development takes account of the need to mitigate the impacts of climate change and
on biodiversity:

i. Promote sustainable design and construction.

ii. Promote the use of renewable energy.

iii. Manage flood risk through the location and design of development.

This objective meets the main Strategic Plan themes of Residents first; Delivering together, Equip
ourselves for the future.
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5.1 Strategic context

5.1.1 Following the formulation of the spatial vision and objectives, the Borough Local Plan(BLP) presents
policies which identify the quantum of new development which is envisaged to accommodate the population
growth and economic needs of the Borough over the plan period. A further principal aim of the BLP is to set
out clearly the Borough's policies for the spatial distribution of development based on the vision and objectives
of the plan.

5.1.2 This section presents the housing and economic development targets for the Local Plan period (2013
- 2032) and describes the Borough's approach to the distribution of future development. The justification for
this approach has been derived from the National Policy Planning Framework (NPPF), the Sustainability
Appraisal/Strategic Environmental Assessment(SA/SEA) and the substantial evidence base produced by the
Council. Of paramount importance is the evidence that determines the Borough's objectively assessed needs
for housing and employment and additional capacity for retail, and key to delivering these targets will be the
availability of suitable sites and the provision of supporting infrastructure.

5.2 Housing needs

5.2.1 Of crucial importance to the BLP is the evidence which determines the Borough's objectively assessed
need for housing, including affordable housing, and land for gypsies, travellers and travelling show-people.
The principal source of evidence for housing need is the Strategic Housing Market Area Assessment (February
2016)(SHMAA) which was commissioned by the Thames Valley Berkshire Local Enterprise Partnership on
behalf of the Berkshire local authorities (Bracknell Forest Council, Reading Borough Council, Royal Borough
of Windsor and Maidenhead, West Berkshire Council, Wokingham Borough Council) and South Bucks District
Council and carried out by consultants GL Hearn.

5.2.2 The consultants defined two separate housing market areas within the overall Berkshire Strategic
Housing Market Area (SHMA); namely a western housing market area (WHMA), comprising Bracknell Forest,
Reading,West Berkshire and Wokingham, and an eastern housing market area (EHMA) comprising the Royal
Borough of Windsor and Maidenhead, Slough Borough Council and South Bucks District Council. The SHMAA
identified the objectively assessed needs for housing in the Borough, as required by the NPPF, as 13,528 new
dwellings, equivalent to 712 new dwellings per annum for the plan period (2013-2032).

5.2.3 This need is based on an analysis of national population projections with key local inputs, including net
migration, household formation rates and housing vacancy rates. Further national data is expected to be
published during 2016 and the Council will monitor the impact of new data releases on its objectively assessed
housing need and respond as appropriate.

5.2.4 The Council is required to assess the need for accommodation for gypsies, travellers and travelling
show-people in line with the national Planning Policy for Traveller Sites published by the Government in 2015
which covers a wide range of issues including need assessment, appropriate supply of sites and environmental
and related matters. It also seeks to reduce tensions between the settled and traveller communities.

5.2.5 The Council commissioned a Traveller Accommodation Assessment in 2015 which was based on the
planning definition of gypsies and travellers at that time which has subsequently been superseded by legislation.
Further work is now being done jointly with other Berkshire authorities with regard to the implications of the
new definition for this specific housing need, and results will be presented in due course. The assessment will
be used as evidence base to support the development of a Gypsy and Travellers Local Plan as noted in the
Local Development Scheme.

5.3 Economic development needs

5.3.1 Economic growth in Berkshire is guided by the Thames Valley Berkshire Local Enterprise Partnership
(TVBLEP). RBWM is working closely with the LEP and the other Berkshire authorities to ensure that the
aspirations of the TVBLEP's Strategic Economic Plan for Berkshire (SEP) can be accommodated in a way that
recognises the Borough's very special character and the considerable land supply constraints it faces. The
Berkshire SEP articulates how the LEP will achieve the ambition of creating 20,000 new jobs across Berkshire
by 2021.
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5.3.2 TVBLEP and the six Berkshire authorities jointly commissioned Nathaniel Lichfield and Partners (NLP)
to undertake identification of the functional economic market areas (FEMAs) that they operate within and also
to analyse the land requirements necessary to accommodate jobs in the main “B Class” sectors which together
broadly cover office, manufacturing and warehousing land uses. These studies form a key part of the detailed
analysis for the implementation of the SEP and are an essential element of the plan making process.

5.3.3 The evidence base to support the identification of economic development needs for RBWM draws on
these Economic Development Needs Assessments (EDNAs) produced by NLP. The studies have been carried
out by NLP in accordance with the NPPG to provide an assessment of future business needs and requirements
for employment land and floorspace within each FEMA, focusing on the group of 'B Class' sectors. However,
the Borough recognises that not all jobs fall within these use classes; growth in the service industry, retail,
leisure and tourism is also expected to provide further economic growth.

5.3.4 Two core FEMAs operate across the Borough which reflect the varied characteristics and economic
roles associated with different parts of it. The Borough’s position within two FEMAs illustrates the equally strong
relationships that RBWM exhibits with more central parts of Berkshire as well as areas to the north and east.

5.3.5 In labour market terms, eastern parts of the Borough share a Travel to Work Area (TTWA) with Slough
and Heathrow, while northern and western parts of the Borough have stronger functional economic relationships
with western M4 corridor locations such as Reading and Wokingham.

5.3.6 Three separate FEMAs were identified in Berkshire as follows: Western Berkshire FEMA, comprising
West Berkshire; a Central Berkshire FEMA, comprising Bracknell Forest, Reading, Windsor and Maidenhead
and Wokingham, and an Eastern Berkshire FEMA comprising Slough, Windsor and Maidenhead and South
Buckinghamshire.

5.3.7 In March 2015 the report “Housing Market Areas and Functional Economic Market Areas in
Buckinghamshire and the surrounding areas” was published. This study included South Bucks within a Berkshire
FEMA which included Bracknell, Reading, Slough, West Berkshire, Windsor and Maidenhead and Wokingham
districts. This reflected the best fit to the plan making geography at the time.

5.3.8 In July 2016 an update to the study was published which found that the functional relationship between
the markets was unchanged but the best fit to the plan making geography had altered due to the decision to
produce a joint plan by South Bucks and Chiltern Councils. In order to align the market areas with the best fit
to the plan making areas, the update to the study accepted that South Bucks district should now be considered
part of a Central Buckinghamshire FEMA. This Central Buckinghamshire FEMA now comprises Aylesbury
Vale, Chiltern, South Bucks and Wycombe districts.

5.3.9 In recognition of the evolution of the plan making geography since the publication of the Berkshire
FEMA study in February 2016, needs arising in South Bucks are now, and will continue to be, identified by the
Central Buckinghamshire EDNA and subsequent updates. The decision not to include analysis for South Bucks
is not seen as impacting on the analysis of the needs arising within Slough and the Borough, due to the
methodological approach of the study.

5.3.10 The evidence from the studies help to inform the basis for the development of the economic policies
for the BLP. It is recognised that the boundaries of the four core FEMA identified across Berkshire and Central
Buckinghamshire are porous rather than fixed, and that the Duty to Cooperate will need to be discharged across
the four core FEMA.

5.3.11 The outputs of the Economic Development Needs Assessments (EDNA) include the land requirements
from the two FEMAs relating toWindsor andMaidenhead; the figures for B Class employment space requirements
were based on three scenarios for future economic growth to 2036 based on labour demand, past trends of
completion of employment space, and local labour supply. The results for Windsor and Maidenhead are as
follows:
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Land requirements (Ha)Employment floorspace need (sqm)

LabourCompletionsLabourLabourCompletionsLabour

SupplyDemandSupplyDemand

107.4-18.5105.5276,000-438,955261,545B1a/B1b

212.651.1218.5660,20018,285638,250B1c, B2,
B8

320.032.6324.0936,200-420,670944,795Total

Table 1 : Central Berkshire FEMA

Land requirements (Ha)Employment floorspace need (sqm)

LabourCompletionsLabourLabourCompletionsLabour

SupplyDemandSupplyDemand

42.214.737.9137,950-26,565108,800B1a/B1b

209.076.1182.4733,540206,31027,150B1c, B2, B8

251.290.8220.3871,490179,745735,950Total

Table 2 : Berkshire LPAs in Eastern Berkshire FEMA

Land requirements (Ha)Employment floorspace need (sqm)

LabourCompletionsLabourLabourCompletionsLabour

SupplyDemandSupplyDemand

19.66.319.352,680-25,76050,500B1a/B1b

51.41.552.2168,400-26,680171,580B1c, B2, B8

71.07.871.5221,080-52,440222,080Total

Table 3 : RBWM

5.3.12 In order to relate to the BLP plan period (2013-2032), the figures for employment space need have
been adjusted as follows:

Employment floorspace need (sqm)

Labour SupplyCompletionsLabour Demand

43,51821,28041,717B1a/B1b

139,11322,040141,740B1c, B2, B8

182,63143,320183,457Total

Table 4 : RBWM (Plan Period)
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5.3.13 The derivation of floorspace requirements from forecast growth is highly sensitive to the assumptions
made during the analysis. A key assumption used in the EDNAs relates to the conversion of industrial sectors
to use classes and types of property.

5.3.14 The translations that the EDNA has made provide an approximation on the macro-economic scale of
sub-regional planning, but may not be the most appropriate to the specific circumstances and markets within
individual districts. For the Borough, the assessment for B8, B2, and B1(c) figures appears at odds with market
trends, reflecting the propensity for head offices of warehousing companies to locate here.

5.3.15 To check the validity of the findings in the local context, NLP were commissioned to undertake an
assessment of the appropriateness of the broad sector classifications used in the Berkshire EDNAs to the local
circumstances in the Borough. This sensitivity analysis is expected to identify a higher need for B1 floorspace
and a lower requirement for B2 warehousing; which would be analogous to market trends.

5.3.16 In the light of this further work and the local circumstances, the BLP uses the past trends of completions
of employment space as indicating plan requirements which have been calculated to 2036. To relate to the
BLP plan period, figures for employment space needs have been adjusted to reflect the length of the plan
period.

5.3.17 Since the forecast is expected to exhibit linear growth in requirements over the latter stages of the
plan period it is considered appropriate to reduce the requirements by an average figure to approximate to the
forecasts to the 2013 to 2032 plan period. This scenario suggests that the BLP will need to provide a of 43,320
square metres of employment floorspace within the Borough to 2032.

5.4 Retail needs

5.4.1 The economic prosperity of the Borough is in part due to the attractiveness of the area to both residents
and business. One of the key contributors to the image and character of the borough are the town centres of
Windsor and Maidenhead which offer the focal point for a range of commercial premises, shops and leisure
facilities.

5.4.2 To ensure that the plan contributes to maintaining and enhancing the vitality and viability of these and
other centres in the borough, the retail offer needs to be supported. A Retail and Town Centre Study was
undertaken by consultants Cushman and Wakefield (formerly DTZ) during 2015. This retail study quantifies
the capacity for additional retail floorspace between 2016 and 2031 and identifies the extent of the primary
shopping areas and retail frontages in the main centres.

5.4.3 Forecasting undertaken by the retail study assumed that the 2015 pattern of market shares of
convenience and comparison goods shopping in the Borough will remain unchanged throughout the forecasting
period to 2031. Under this assumption the report anticipates capacity for an additional net tradable area of
3,150m2 of convenience goods sales floorspace and 9,100m2 of comparison goods sales floorspace for the
period 2016 to 2031. It is expected that 40% of the convenience goods floorspace capacity will be found within
Maidenhead town centre while 62% of the comparison goods floorspace capacity will be found in Windsor.

5.4.4 The forecasting period of the retail study does not match the plan period. An extrapolation of floorspace
based on the average capacity expected for the preceding five years has been derived. Based on this
extrapolation, the retail floorspace capacity will be 3,340m2 of convenience goods sales floorspace and 9,550m2

of comparison goods sales floorspace for the period 2016 to 2032.

20322031202620212016Convenience Goods Forecast Floorspace
Capacity (m2)

740700500300100Windsor

13901300850400-50Maidenhead

21020015010050Ascot

2602502001000Sunningdale

740700500350150Non-central stores
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20322031202620212016Convenience Goods Forecast Floorspace
Capacity (m2)

3340315022001250250

Table 5 : Convenience Goods

20322031202620212016Comparison Goods Forecast Floorspace
Capacity (m2)

5950570043502550550Windsor

245023001550550100Maidenhead

31030025015050Ascot

31030025015050Sunningdale

5305003502000Non-central stores

9550910067503600750

Table 6 : Comparison Goods

5.5 Development of spatial strategy

5.5.1 In March 2009 options for the distribution of future development were identified to address the projected
population and economic development needs, key issues and challenges which shared a number of common
features relating to the economy of the Borough, housing within the Borough and protection of the environment.
All options shared an approach that continued a strategy of urban focus and renaissance to maximise the role
of towns in accommodation development and looked to support the role of town centres in accommodating
development at the most accessible locations.

5.5.2 This approach recognised the difference between Windsor's role as a main visitor attraction with a high
environmental quality that was not comparable to Maidenhead's role as a centre to serve the needs of residents,
together with Maidenhead's strategic role as a transport hub including Crossrail. It also recognised the need
to support the role of Maidenhead as a centre for retail, leisure and employment to stop the potential for a long
term decline of the town centre due to competition with other larger neighbouring centres outside the Borough.
It advocated the re-use of urban land which would also in turn help to protect the Green Belt from inappropriate
development and all three options for development sought to maintain the quality of the towns and villages
across the Borough.

5.5.3 Three strategic options for the distribution of development were, in March 2009, considered to be:

Option A: High density growth
Option B: Moderate density growth
Option C: Low density growth

5.5.4 Option A would see development densities increase across the existing built up areas of the Borough.
Maidenhead and to a lesser extent Windsor would be expected to absorb most new development, supporting
their role as the most sustainable settlements, their importance as business locations and the availability of
land. Other settlements outside the Green Belt would be expected to accommodate new development and
there would be taller buildings in town centres and other specific locations. This option would result in no or
minimal loss of Green Belt.

5.5.5 Option B would entail moderate increases in residential density. Again Maidenhead and to a lesser
extent Windsor would absorb most new development with other settlements outside the Green Belt
accommodating new development. Some land around the edge of settlements would be required to provide
development and delivery would be through small sites with limited impact on infrastructure and the appearance
of the area, with some loss of Green Belt.
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5.5.6 Option C would result in lower residential densities across the Borough with a greater amount of
greenfield land around the edges of settlements, resulting in a greater loss of Green Belt than other options.

5.5.7 The 2014 Preferred Options consultation set out another series of three options that responded to the
strongly expressed public support for the Green Belt as a result of the 2009 consultation. The Green Belt may
regarded as the primary determining factor in the potential site allocation.

Option1: To restrict building to the capacity of existing built up areas, avoiding building in the Green
Belt

5.5.8 This option places an emphasis on environmental protection, specifically the Green Belt, over social
and economic consequences. Protecting the current precise extent of the Green Belt would restrict building
capacity and significantly fewer houses would be built than are projected to be needed.

Option 2: To permit building to a level that meets the projected population and economic development
needs, recognising that this would require some building in the Green Belt.

5.5.9 This option places an emphasis on social and economic needs over environmental impacts and would
require significant building in the Green Belt.

Option 3: To permit building to a level that strikes a balance between meeting the projected population
and economic development needs and the environmental impacts, including some building in the Green
Belt.

5.5.10 This option seeks a balance between social and economic needs with environmental impacts and
would mean some limited use of existing Green Belt.

5.5.11 Based on careful consideration of the three strategic options, including taking into account the results
of consultation with the wider community, Option 3 was considered to be the most appropriate, seeking a
balance between social and economic needs and environmental impacts whilst at the same time seeking to
meet the expectations of national policy and reflecting the need for all authorities to do more to increase housing
supply.

Elements of the spatial strategy

5.5.12 The above option forms the basis for the spatial strategy for the Borough, comprising the following
main components:

within the context of the functional area, seeking to provide a balance between homes and jobs

maintaining an environment that conserves the special qualities of the Borough and places within it

focusing the majority of development within the towns and villages, optimising the efficient use of land
which has been previously developed and keeping development in the Green Belt to the minimum possible,
compatible with the requirements of the NPPF

promoting a strong network of town, district and local centres which are at the heart of their community,
providing shopping, services, employment and leisure.

5.5.13 Achieving the sustainable balance between the level of development identified as needed and continuing
to protect the environment requires the use of a range of sources of land supply for housing. This includes
some limited development in the Green Belt where environmental impacts are considered to be limited and the
purposes of including land in the Green Belt are not compromised. A spatial strategy based on this approach
will make a significant contribution to meeting the identified need for development and will provide long term
protection for the Green Belt against speculative proposals for inappropriate development.

5.5.14 The high quality of the environment is one of the Borough’s defining characteristics, The Borough
comprises a number of distinct towns and villages, each with their own identity and character but all related by
an attractive countryside setting which includes royal parkland, forests and woodlands, the River Thames valley
and farmland.
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5.5.15 Throughout the Borough there are examples of the unique history and long association with the
Crown, with many exceptional buildings and places. To maintain the success of the Borough and its
competitiveness into the future it is essential that development is compatible with its special qualities and
character.

5.5.16 Redeveloping where buildings already exist or allowing the conversion of existing buildings helps meet
the identified need for development without using undeveloped land. Building at higher densities in the right
locations optimises the efficient use of land. It also reduces the amount of land required for development in
less sustainable locations and can also help support local services and facilities.

5.5.17 To reflect the availability of suitable previously developed land, the spatial strategy will concentrate
development in the urban areas of the Borough, outside the Green Belt. Higher residential densities will be
particularly encouraged within and in proximity to Maidenhead town centre, and to a lesser degree Windsor
town centre and all land should be used as efficiently as possible in line with relative accessibility and local
character. Employment will continue to be focused in the town centres and in existing employment areas where
they continue to meet the needs of businesses.

5.5.18 Town centres should be at the heart of the community, providing a range of services, shops, leisure
opportunities and employment. Town centres and surrounding areas are the most appropriate location for
higher density development and a mix of uses in accordance with their greater levels of accessibility relative
to other areas. Local centres are also central to their communities, providing easily accessible services and
facilities.

5.5.19 A strategy for the rejuvenation of Maidenhead town centre is already in place. It envisages new shops,
homes, employment and leisure opportunities, alongside a raft of improvements to the environment. About
2,000 additional new homes are envisaged and opportunities to increase residential provision within the town
centre will be pursued.

5.5.20 The rejuvenation of Ascot High Street is also an opportunity to create a community hub through mixed
development, including new shopping and housing. This proposal is included in the Ascot, Sunninghill and
Sunningdale Neighbourhood Plan which was made in 2014. A number of new homes are anticipated, of which
approximately 50%will be located on land within the Green Belt, although this will be confirmed when a planning
application is received.

5.6 Land availability

5.6.1 A joint methodology for a Housing and Economic Land Availability Assessment (HELAA) has been
developed by all Berkshire authorities, except Bracknell Forest, to be applied to achieve a common approach
when assessing sites for development. Each local authority will now follow this base methodology to ensure
comparable information is available and recognise they may need to vary from it in order to respond to local
characteristics.

5.6.2 The HELAA recently prepared by the Council(2016) identifies suitable land available for housing and
economic development, its development potential and when development is likely to occur. This has identified
a wide range of sites which are available for development, achievable and deliverable within the plan period.

5.6.3 The full list of sites from which allocations are made for the draft BLP was initiated in 2014 as part of
the Council's Strategic Housing Land Availability Assessment (SHLAA) and responses to the BLP Preferred
Options consultation, also in 2014. A formal Call for Sites was made in 2015, which was a publicised event
where agents and landowners were encouraged to submit information regarding sites across the Borough.

5.6.4 Since 2015, landowners and agents have continued to submit information regarding sites which are
then subject to assessment through the HELAA process. The inclusion of land within a HELAA report does
not in itself determine that it is suitable for development, or that the land is necessarily available for development.

5.6.5 Assessments made through a HELAA assist the process of site selection which is a primary purpose
of the BLP or, where produced, a Neighbourhood Plan. Further remarks relating to the site selection process
are made below.

5.6.6 For the Borough's HELAA, a key source of information has been the Edge of Settlement Study prepared
by the Council in 2016, as well as technical studies by promoters and land-owners. Sites which have been
subject to planning applications and pre-application advice have also been considered.
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5.7 Sustainability appraisal

5.7.1 The RBWM Borough Local Plan must be accompanied by a sustainability appraisal/strategic
environmental assessment (SA/SEA) that considers the impact of policies on the community, the economy and
the environment. The SA/SEA seeks to maximise the positive impacts of local plan policies and minimise the
adverse. Related to the SA/SEA is the requirement to undertake a Habitat Regulations Assessment (HRA)
which assesses the likely impacts of local plan policies on the integrity of nationally and internationally designated
locations.

5.7.2 A SA/SEAwas carried out on the BLP Preferred Options 2014 which identified Option 3 as the preferred
strategic policy option that sought a balance between social and economic needs while protecting the quality
of the environment. Similarly, a SA/SEA has been carried out on the present draft BLP including a HRA and
supports the process of assessment described below.

5.8 Site selection

5.8.1 The selection of sites to be incorporated into policies for housing, economic development, and
infrastructure provision is a primary function of the draft BLP. Following from a spatial strategy which promotes
sustainable development, the strengthening of existing settlements and some release of existing Green Belt
sites while protecting the high quality built and natural environments of the Borough, it is necessary to identify
sites which are suitable for development within the plan period (2013-2032).

5.8.2 Assessment forms a key component of the evidence base to underpin policies in development plans
for housing and economic development, including supporting the delivery of land to meet identified need for
these uses. As noted in the NPPG, plan makers will then be able to plan proactively by choosing sites to go
forward into their development plan documents to meet objectively assessed needs.

5.8.3 The assessment is an important evidence source to inform plan making but does not in itself determine
whether a site should be allocated for development. This is because not all sites considered in the assessment
will be suitable for development (for instance, because of policy constraints or if they are unviable). It is the role
of the assessment to provide information on the range of sites which are available to meet need, but it is for
the development plan itself to determine which of those sites are the most suitable to meet those needs.

5.8.4 The draft BLP will identify sites for specific or mixed uses and activities, and the HELAA, informed by
the Council's Edge of Settlement Study (EoSS) prepared in 2015, presents the total number of sites for which
information has been provided to the Council, as the draft BLP seeks to provide for the objectively assessed
needs for housing and economic development. The Council does not need to allocate land in the BLP to meet
total needs because a certain number of sites have already been developed since the beginning of the plan
period, and unanticipated sites, known as 'windfall sites' become available generally later in the plan period.

5.8.5 A significant number of the sites identified in policies in the draft BLP were first consulted on in the 2014
Preferred Options. Further sites have been identified as appropriate for inclusion as a result of being offered
by land owners subsequently or due to re-evaluation of previously offered sites. The role of the Green Belt in
the determination of appropriate sites is discussed in Section 7 below and it is both national and local policy to
continue to protect as much as possible of the 83% of the area of the Borough which is covered by this
designation.

5.8.6 Over 220 sites have been submitted, through the Call for Sites, and responses to consultations, lapsed
planning permissions and other sources. They are geographically spread throughout the Borough and comprise
urban, peripheral and some rural sites.

5.8.7 These sites have been assessed in accordance with the Berkshire HELAA methodology to produce a
number of options for site allocations. The options related to the proportion of objectively assessed need for
housing and economic development which is met.

5.8.8 The Council has decided to pursue an option for consultation that can provide 13,026 housing units,
which fully satisfies the housing need identified. A balance will be sought between the provision of housing
and employment and an appropriate number of sites will be allocated in the BLP taking account of the highly
significant constraints affecting development in the Borough.
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5.8.9 Specific allocations are presented in Sections 7 and 8 in policies for housing and economic development
(Policies HO1 and ED1). Details of the assessment process are included in the Council's HELAA report and
the Council is satisfied that the exceptional circumstances required for the limited release of Green Belt are
satisfied; further discussion may be found in Section 6.8 below.

5.9 Policy SP1 Spatial Strategy

Policy SP 1

Spatial Strategy for the Royal Borough of Windsor and Maidenhead

1. The Borough Local Plan will provide for 14,211 new dwellings and seek to enable up to 43,320 square
metres of employment floor space and up to 9,550 square metres of additional retail floor space in the
plan period up to 2032.

2. Development will be focused primarily on the urban area of Maidenhead, and the strategy recognises
the national and international significance of Windsor as a significant town centre in the Borough. Proposed
development in Ascot with its special characteristics and further retail and employment development will
be directed to district and village centres.

3. New housing and economic development will be directed in the first instance to the following strategic
locations as identified on the Policies Map:

Strategic locations for development:

a. Maidenhead town centre

b. Ascot town centre

c. Maidenhead golf course and associated sites

d. The Triangle (Land bounded by M4, A308(M), A330)

e. Land west of Windsor, north and south of A308

4. Maidenhead town centre will be the main focus for sustainable growth in the Borough to support its
role as a focus within the wider Thames Valley. High density development, well designed with appropriate
infrastructure will make the most of the town’s transport links and the development of a well integrated
transport hub centred on Maidenhead railway station to take advantage of Crossrail connections.

5. Within Maidenhead town centre, development of tall buildings which enhance its image will be
encouraged providing they do not compromise its character and appearance and that of nearby areas,
including Conservation Areas.

6. Windsor town centre has national and international significance as a major focus of visitor and tourist
activity based on Windsor Castle and Windsor Great Park. Conservation issues are particularly important
and limited development will be permitted which seeks to enhance the town centre's attractiveness and
does not compromise its character and appearance.

7. Ascot town centre will provide the opportunity for the coordinated development of several sites related
to Ascot High Street to strengthen its role as a significant centre in the Borough providing a wide range
of uses and activities.

8. Maidenhead Golf Course and land to the south of the golf course (Land south of Harvest Hill Road,
Maidenhead; Land south of Manor Lane) as defined on the Policies Map will accommodate over 2000
housing units and associated infrastructure.

9. Land south of A308, north of the M4, and west of Ascot Road (Triangle site) may accommodate industrial
and warehousing floor-space.
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10. The Green Belt will be protected from inappropriate development in line with the guidance contained
in ministerial statements, legislation and policy, and those sites proposed for development which are
presently designated as Green Belt are identified in Policies HO1 and ED2 and are supported by evidence
which justifies their inclusion as appropriate for development. This includes sites identified as Important
Previously Developed Sites as defined on the Policies Map including the provision of hotel accommodation
associated with Ascot and Windsor Racecourses.

9. Previously developed land will be exploited to make the best use of existing facilities. Proposals for
the development of previously developed land will be acceptable in principle subject to assessment of
impacts and mitigation measures arising from that development.

10. Development proposals will promote sustainability through high quality design, effective and efficient
use of land and protection for heritage, natural and built assets. Proposals will be expected to make
provision for appropriate infrastructure to support development and will also be expected to adapt to the
requirements of climate change, with particular regard to mitigating and avoiding the potential for flooding.

11. Development must be well designed to enhance the unique and distinctive characters and attractiveness
of district, local and neighbourhood centres. The Borough Local Plan will be supported by Neighbourhood
Plans.

12. In exceptional circumstances community led proposals may deliver development on land that is not
normally considered suitable or appropriate for development. Justification of such proposals will be expected
to be included in the Neighbourhood Plans. Additionally on such sites there may also be a small element
of market development provided for which justification must be provided, particularly with regards to
viability.

5.10 Sustainable and community led development

5.10.1 The main purpose of planning is to contribute to the achievement of sustainable development. The
Government has placed the presumption in favour of sustainable development at the heart of its approach to
planning which is set out in the NPPF. The BLP interprets the national guidance into the local area, and in so
doing defines what constitutes sustainable development for the Borough.

5.10.2 National guidance also indicates where development should be restricted including sites protected
by the Birds and Habitat Directives, Sites of Special Scientific Interest, Green Belt, designated heritage assets
and land liable to flooding as shown on the Policies Map.

5.10.3 The Localism Act 2011 promotes community-led proposals which are driven by local residents, rather
than the Council or commercial interests. The Borough wishes to encourage residents to engage directly in the
planning of their communities and will support in principle community-led proposals which meet an identified
need and have the agreement of the local community. The preferred method of this engagement will be through
Neighbourhood Plans.

5.10.4 A Neighbourhood Plan is a community-led framework for guiding the future development, regeneration
and conservation of an area and may not be used to constrain the delivery of development inappropriately.
The Borough is committed to enabling and assisting neighbourhood planning and recognises that, as part of
this, proposals may emerge that have strong community support but are outside the scope of this plan.

5.10.5 Community-led proposals may be delivered on land where development is not normally permitted, for
example a community facility on an employment site. In certain circumstances it may be appropriate for a small
element of open market development to be provided as part of community-led schemes. Where proposed, the
need for the open market development must be demonstrated through financial appraisals which show that
the scheme would otherwise not be viable.

39Borough Local Plan: Consultation Version (December 2016)

Spatial Strategy 5

69



5.11 Policy SP2 Community Led Development

Policy SP 2

Community Led Development

1. Community led development proposals will be supported where:

a. proposals are in general conformity with the strategic policies of the Borough Local Plan set out
elsewhere in this document, and accords with the other policies contained in the Plan

b. proposals for development are contained in a made Neighbourhood Plan that has been subject to
public consultation in line with the Neighbourhood Planning Regulations and can therefore demonstrate
clear community support.

2. Proposals for affordable housing in Neighbourhood Plans may be supported in suitable Green Belt
locations as an exception to normal policies of control provided that sufficient justification for such an
exception has been provided. This should include how the scale of the scheme and range of dwelling
sizes, types and tenures is appropriate to the location and level of identified local affordable housing need,
and it can be demonstrated that the scheme will be well managed and financially viable over the long term
and that any benefits provided by the scheme can be retained by the local community in perpetuity;

3. Elements of open market development delivered as part of a community led development scheme will
be considered acceptable where:

a. it can be demonstrated through a financial appraisal that it is essential to enable the delivery of
community benefit

b. it can be demonstrated that the community benefit (such as, but not exclusively affordable housing
or open space) is greater than would be delivered on an equivalent open market site.
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6.1 Context

6.1.1 A key objective of planning is to maintain and where possible enhance the quality of a place. This
quality is not only about how an area looks, but also about how it feels and is used. The quality of an area is
important to the social, economic and environmental vitality of its community, and is often important beyond
the immediate vicinity. These factors make it important to ensure that the qualities of our towns, villages,
hamlets, spaces, and countryside are maintained and enhanced, and that new development contributes to
these values.

6.1.2 Development can help build community cohesion, define local distinctiveness, and foster a sense of
place, or conversely it can harm these assets by not considering fully the impacts or opportunities within a
scheme or proposal. Development should be a long-lasting feature within an area, so it is important to get it
right.

6.1.3 Further strategic policies relate to the significance of good design, townscape and landscape, River
Thames Corridor, Green Belt and countryside character of the Borough.

6.2 Design

6.2.1 All development, redevelopment and conversion should demonstrate design excellence and respond
positively to its context. Development in the Borough should create safe, secure and pleasant environments
both inside and outside buildings, with careful consideration to the way people use spaces and places. These
factors will not only improve quality of life, but will also attract business and visitors to the Borough.

6.2.2 Delivering good design is a key element to this plan and is necessary to ensure that development in
the Borough is of high quality. There are many different principles that go into delivering good design including
visual factors, functionality, sustainability and local distinctiveness.

6.2.3 Design of any scheme should be a response to the context of a proposal both in terms of where it is
located and what it is attempting to deliver. Generic designs are rarely suitable as they deliver development
that fails to be distinctive and do not help establish a sense of place. Well designed schemes should look to
make the most of existing buildings, greenery, topography, views and other features both on and off the site
as an opportunity to develop a unique and attractive scheme.

6.2.4 New design does not have to imitate architectural forms or features, but should recognise the rhythm,
height, proportion and plot relationships of existing properties. Where a street has no dominant pattern or form
of development, or this has already been radically altered, new development should still generally reflect the
pattern of development of its wider context.

6.2.5 The local importance of design and the need to respond to an area is something that is very important
to residents as demonstrated in the Cookham Village Design Statement, the Ascot Sunninghill and Sunningdale
Neighbourhood Plan and emerging neighbourhood plans. Proposals should be designed to complement local
character and, in areas where character can be seen to be low quality, development should seek to raise the
standard.

6.2.6 The relationship with neighbouring properties should be considered to avoid conflict through proposals
that are overbearing, reduce privacy or may harm outlook or light levels. Imaginative layouts can help reduce
the impact of a scheme on neighbours and can create high quality spaces that are both pleasant and functional.
Incorporating basic principles included in Secured by Design, such as ensuring that private and public spaces
are clearly defined and that pedestrian routes do not become isolated, will assist in making spaces feel safe.

6.2.7 Access to, through and around a scheme should be carefully thought through so that users will feel
safe and will not face any unnecessary impediment. New road layouts should prioritise safe, easy and direct
pedestrian movement. Good permeability should be delivered and opportunities to enhance accessibility around
the community should be secured, particularly where key routes to locations such as schools or retail centres
can be provided. Generally gated developments will not be encouraged.

6.2.8 Strong landscaping schemes should be included in all development proposals as they can help to
connect a scheme to the wider area and can soften the impact of new development. Landscaping should be
used to reduce the domination of car parking, providing screening where appropriate and creating strong
boundaries. Where possible, native species should be used, and consideration should be given to the future
maintenance of schemes to reduce the costs for future occupiers.
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6.2.9 The Maidenhead Town Centre Area Action Plan (AAP) identifies two areas where tall buildings are
considered suitable in principle: the area around the railway station, and; south of Bad Godesberg Way. The
AAP suggests a maximum height of twelve storeys (40 metres) based on the height of existing tall buildings.
Maidenhead town centre provides an opportunity to create more dynamic variations in building heights and
elsewhere contrasting building heights should generally be avoided.

6.2.10 To assist the rejuvenation and optimise the use of land in Maidenhead town centre, greater flexibility
in building height than currently outlined in the AAP will be considered, including proposals in excess of the
twelve storey (40 metres) maximum height suggested. Proposals across the town centre will be judged on their
individual merits whilst ensuring the setting and character of heritage assets, and sensitive areas such as the
Conservation Area are protected.

6.2.11 The Borough will view favourably those proposals that have actively sought, and incorporated the
views of the local community throughout their design. Neighbourhood Plans may wish to set guidance for what
level of community engagement is sought for different developments to be appropriate for the area.

6.3 Policy SP3 Design

Policy SP 3

Design

1. New development should contribute towards achieving high quality design in buildings, spaces and
areas.

2. Development proposals will achieve high quality design in buildings, spaces, and connections with the
wider community. All development proposals will have regard to the following design principles:

a. local character and context: respecting and enhancing where possible the local character, to
help establish distinctive neighbourhoods; making the most of existing features on and off site to
connect to the local area and create interesting places

b. views: retaining important local views of historic buildings or features, positive areas of townscape
or scenic importance, and making the most of opportunities to improve views where possible and
recognising public views of key landmarks such as Windsor Castle, Eton College and the River
Thames

c. appearance: incorporating interesting frontages and design details, whilst delivering development
that will be appropriate for its use and locality in terms of height, scale, bulk, mass, proportions,
built form, rhythm, urban grain, layout and materials

d. relationships: achieving a satisfactory relationship with neighbouring properties and between
neighbouring properties within a proposed scheme; avoiding unacceptable impacts on the privacy,
daylight or sunlight, or outlook of neighbouring properties and potential conflict between uses

e. movement and access: delivering easy and safe access and movement for cars, pedestrians,
cyclists, and service vehicles, maximising opportunities to enhance permeability and encouraging
the use of sustainable modes of transport where possible

f. legibility: creating a place that is easy to navigate through the provision of clear and convenient
routes, using building identity and landmarks and clear intersections.

43Borough Local Plan: Consultation Version (December 2016)

Quality of Place 6

73



g. public realm: delivering streets, spaces, and other routes which are safe, uncluttered, and that
provide a good sense of enclosure and are easily accessible for all, with a clear definition between
public and private areas

h. parking: delivering adequate levels of parking that is logical, safe and secure for users and not
dominating the landscape

i. landscaping and amenity: including comprehensive landscaping schemes that are integrated into
proposals, adequate levels of amenity space both in terms of visual amenity space and useable
private, shared or public spaces, linking development with the surrounding area, adding interest
and screening where necessary

j. materials: using high quality materials that are suitable for the location and purpose

k. interiors: providing internal spaces that are accessible for all users regardless of disabilities,
promoting wellness of users through adequate light and space standards. And being capable of
adaptation to meet future needs

l. community safety: minimising the opportunity for crime and anti-social behaviour through design
that creates safe places

m. storage: providing adequate, efficient, and secure internal and external storage space, including
for recycling waste bins and outdoor equipment, that is integrated into the scheme to minimise
visual impact

n. sustainability: development should be sustainable in its design, construction and operation.

3. Within Maidenhead town centre (as defined on the Policies Map) including the area of the Town Centre
Area Action Plan, greater flexibility on building heights will be permitted. Tall buildings will be supported
where they demonstrate exceptional high quality design and do not cause unacceptable impacts. Advice
provided by Historic England or similar bodies on tall buildings should inform development proposals.

4. Developments should be designed in partnership with:

a. the Council through the pre-application service

b. the local community through Neighbourhood Plan groups and other engagement methods
appropriate to the proposals and in line with standards set out in the adopted Statement of Community
Involvement

c. design panels as appropriate for major schemes, with the cost of the design panel to be borne
by the applicant.

5. A Borough Design Guide Supplementary Planning Document will be prepared to illustrate further how
this policy will be implemented.
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6.4 Townscape and landscape

6.4.1 The Borough has varied landscapes and townscapes which contribute to its distinctiveness and attraction
to residents, businesses and visitors. Retaining this distinctiveness is essential especially in areas of high quality
townscape or landscape, and in areas of lower value new development should seek improvements.

6.4.2 Development proposals will be required, through design and access statements, to demonstrate how
a proposal takes into account and responds positively to the character of its surroundings. Positive features
and views should be retained and opportunities taken to improve the distinctive character through development.

6.4.3 The Borough has carried out a detailed review of the character of its rural and urban areas. A Townscape
Assessment was produced for all of the urban areas that are not within the boundaries of the Green Belt.
Similarly, a Landscape Character Assessment was produced to provide a starting point for considering the
character attributes locally for schemes in areas within the Green Belt, including villages and hamlets that are
in the Green Belt.

6.4.4 In urban areas, the Townscape Assessment should be used to identify the character attributes of both
the immediate and wider area. Development proposals should demonstrate how theymake themost of important
townscape features contributing to the specific characteristics identified, including capitalising on any opportunities
to enhance local character.

6.4.5 The Landscape Character Assessment identifies a number of landscape character areas which are
formed by the nature and geology of the area. It should be used to demonstrate an understanding of the special
qualities of the landscape area and how these are taken into account in development proposals. Key elements
of local landscape character can include natural features such as trees and hedgerows and also structural
features such as walls, fences, buildings and surface materials.

6.5 Policy SP4 Townscape and Landscape

Policy SP 4

Townscape and Landscape

1. Development proposals should respond to the local context, retaining important attributes and where
possible enhancing the quality and character of the local area.

2. Using the Townscape Assessment, development proposals in the urban areas should maintain and
enhance local character in terms of both the immediate surroundings and streetscene; and at the wider
settlement or character type area, respond positively to defining features.

3. Using the Landscape Character Assessment, development proposals in rural areas should maintain
and enhance the quality, distinctive local characteristics and features that contribute positively to landscape
character and rural views.

6.6 River Thames Corridor

6.6.1 The River Thames is one of the Borough’s most important natural and cultural assets, providing extensive
leisure, ecological, environmental, landscape and economic benefits. It is essential to ensure that this importance
and attraction is preserved whilst welcoming the opportunities the river brings for positive change.

6.6.2 The NPPF states that ‘the planning system should contribute to and enhance the natural and local
environment by protecting and enhancing valued landscapes.’ High quality development proposals within the
River Thames Corridor can make a positive contribution to the character and setting of this important landscape.

6.6.3 Policy should support and promote the key heritage attractions associated with the River Thames.
This applies to development of all uses and scales with an impact on the River Thames and its setting, including
the valley sides and crests which form a distinctive topographical feature, and the flat open floodplain where
change could have a significant impact on views from the river.
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6.6.4 In built-up areas, the setting may in places be defined simply by the line of buildings closest to the river,
but in other places could comprise a wider area including entire villages such as Bisham, Temple and Hurley
due to their relationship to the river and the nature of the valley topography. Similarly, historic buildings and
their settings that have a visual or historic link with the river, for example Windsor Castle and Eton College,
would also form part of the river setting.

6.6.5 The River Thames flows through the Borough for 25 miles making a unique contribution to the
environment and forming one of the Borough’s most significant landscape features. It includes stretches of
great scenic character, for example steep wooded slopes between Bisham and Maidenhead, and extensive
floodplain valleys such as around Hurley. It also has stretches with deep historic associations, often with
national importance, such as in Windsor, Eton and Ankerwycke.

6.6.6 The quality of the building and spaces alongside the river makes an important contribution to the
Borough’s environment and enjoyment of the river. Every stretch of waterway has its own character and this
needs to be reflected in the design of new development.

6.6.7 The principles of high quality design are set out in Policy SP3. Particular care will be taken to ensure
developments within the setting of the Thames complement the distinctive character of the water frontage and
important views. The extent of the setting of the Thames is defined on the Policies Map.

6.6.8 In addition to the scenic and cultural benefits, the River Thames Corridor provides many opportunities
for sport and leisure. Some of these opportunities are active, some involving the water, and others simply
benefiting from the calm and reflective feeling of being near water. Both active and passive activities can
contribute towards improving the health of residents and visitors and should be protected. There is public access
to much of the River Thames including the Thames Path National Trail.

6.6.9 River-related services, businesses, and infrastructure, make an important functional contribution to the
character and use of the River Thames. This is especially the case for those involving the construction, repair
and servicing of river craft; make a vital contribution to the continuation of the historic traditions and function of
the River Thames. The Council endorses the principle of supporting sites associated with river-related activities
and employment. Opportunities for generating renewable energy will also be supported in principle, provided
that they do not adversely impact on the River Thames Corridor.

6.6.10 The variety of wildlife related to the river, its tributaries and islands adds to the enjoyment of the river.
Policy SP5 seeks to maintain the ecological value of the river and in appropriate circumstances, restore and
enhance natural elements of the riparian environment.

6.6.11 In 2015, the River Thames Alliance published the Thames Waterway Plan, an integrated strategy for
the river to 2021. Furthermore, the Environment Agency has produced a River Basin Management Plan, Thames
River Basin District in 2009, which seeks to manage the pressures facing the water environment of the river
basin.

6.6.12 Policy SP5 seeks to promote the healthy growth in the use of the River Thames for communities,
wildlife, leisure and business in ways that are compatible with its character and setting and ecology, and is in
line with the objectives of these plans. The Borough will work with adjoining authorities and other partner
organisations where needed to prepare wider strategies or projects.
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6.7 Policy SP5 River Thames Corridor

Policy SP 5

River Thames Corridor

1. The special character and setting of the River Thames as defined on the Policies Map will be conserved
and enhanced, and appropriate development proposals associated with river related activities and
employment will be supported.

2. Particular care will be taken to ensure developments within the setting of the Thames complement the
distinctive character of the water frontage and important views. Existing riverside access will be maintained
and opportunities examined to extend access to the River Thames and adjoining sites.

3. Where appropriate, development proposals within the River Thames Corridor will be required to

a. protect, and where possible enhance, views to and from the river

b. meet the principles of high quality design set out in this plan, having special regard to the riverside
setting and water frontage character, and considering views of proposals from all public vantage
points, including from the river

c. protect and conserve landscape features, buildings, structures, bridges, archaeological remains
that are associated with the Thames and its history and heritage

d. maintain, and where possible enhance, public access for riverside walking, river corridor cycling,
and fishing and boating

e. maintain tree cover, riverbank vegetation, stability of river banks and conserve or improve the
ecological value of the area including its role as a wildlife network. There may be opportunities for
the restoration and enhancement of natural elements of the river environment that should be
incorporated within the design of new developments.

4. Appropriate proposals for sport, leisure, and river-related employment, infrastructure, and renewable
energy generation will be supported where they meet the above criteria and where they will not obstruct
access along or to the river for any users, or harm its ecological value

5. The principle of supporting sites associated with river-related activities and employment will be supported.
Opportunities for generating renewable energy will also be supported in principle, provided that they do
not adversely impact on the River Thames Corridor.

6. The ecological value of the river will be maintained and in appropriate circumstances, restored and
enhanced together with natural elements of the riparian environment, and proposals should seek to promote
the healthy growth in the use of the River Thames for communities, wildlife, leisure and business in ways
that are compatible with its character and setting and ecology, and in line with the objectives of the Thames
Waterway Plan and the Environment Agency’s River Basin Management Plan.

6.8 Green Belt

6.8.1 The whole of the Borough lies within the Metropolitan Green Belt which, with the exclusion of the larger
settlements, comprises 83% of the Borough’s area. Much of the Green Belt is used for agriculture, forestry,
open land and recreational uses, but it also includes a number of small villages and hamlets, educational
establishments and other institutional uses, employment premises and mineral workings.

6.8.2 The spatial strategy for the Borough is to a large extent determined by the extent of the Green Belt,
and the towns and villages which are excluded from the Green Belt are regarded as the most sustainable
locations for development by virtue of their existing access to services and facilities, and the availability of
previously developed land. As well as continuing to restrict development in the Green Belt as set out in national
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policy, another key way to achieve a sustainable pattern of development is by promoting a strong and vibrant
countryside character. This approach is consistent with national policy that promotes economic growth in rural
areas in order to create jobs and prosperity.

6.8.3 National government policy assigns great weight to the protection of the Green Belt, which is regarded
as the primary constraint on the location of new development in the Borough. This is supplemented by the
results of public consultation during the preparation of the BLP in 2009 and 2014 which overwhelmingly supported
protection of the Green Belt.

6.8.4 In reviewing the availability of sites for development outside the Green Belt against the objectively
assessed needs for housing and economic development as identified in Section 5 above, it is apparent that it
is not possible to accommodate all anticipated development needs in the Borough during the plan period without
using a limited area of the Green Belt. The most recent 'call for sites' took place in June 2015, and provides
the basis for the assessment of suitable land for development throughout the Borough.

6.8.5 The Green Belt and Edge of Settlement studies conducted between 2013 and 2016 assessed land on
the edge of settlements which are themselves excluded from the Green Belt for development. The purpose of
the 2016 Edge of Settlement Study : Part 1 - Green Belt Purpose Assessment is to consider specifically how
land currently designated Green Belt performs against the purposes of Green Belt as defined in the NPPF.
This assessment therefore builds on the strategic level Green Belt Purpose Analysis (2013) which
comprehensively considered all land designated Green Belt within the Borough.

6.8.6 In the Green Belt Purpose Analysis (2013) the options of establishing a new settlement and the significant
expansion of an existing settlement that would alter the existing settlement hierarchy were both rejected by the
Council through the sustainability appraisal process as unreasonable. Having identified those parcels of land
in Part 1 which perform least well against the purpose of the Green Belt, further indicators of their suitability
were considered in the Edge of Settlement Study: Part 2 - Constraints, Opportunities and Delivery Assessment.

6.8.7 The Council examined in detail the scope for parcels of land on the edge of existing settlements to be
released from the Green Belt where it is considered that:

development could reasonably be fitted into the urban fabric;
landowners have indicated that they are willing to promote the site for development;
contributions that the proposed sites make to Green Belt purposes are modest; and
a range of other planning requirements are satisfied (for example, in terms of flood risk, impacts on wildlife,
impacts on landscape and impacts on the historic environment.)

6.8.8 The EoSS informs the HELAA study which provides a comprehensive assessment and inventory of
available and suitable sites for development based on the range of criteria as noted above. These comprise
sites in the Green Belt which have been previously developed together with a limited number of sites for new
development where Green Belt objectives have been compromised or are not as relevant as previously, and
these comprise the exceptional circumstances required by the NPPF for the release of Green Belt.

6.8.9 There are a number of villages that are washed over by the Green Belt. Development proposals within
these villages will continue to be determined according to the guidance in the NPPF. Exceptions to the general
presumption against development are either proposals supported by a case of special circumstance or those
detailed by Paragraphs 89 and 90 of the NPPFwhich allow for limited infilling in settlements and limited affordable
housing for local community needs under policies set out elsewhere in this plan.

Residential and non-residential development including agricultural and forestry workers dwellings

6.8.10 The acceptability of additional development in the Green Belt is guided by national policy where there
is scope for a replacement of an existing building in the same use, or the extension or alteration of a building,
or re-use of a building of substantial and permanent construction. There is a general presumption that
inappropriate development proposals not supported by a case of very special circumstances will not be supported
by the Council.

6.8.11 National policy states that the extension or alteration of a building (in the same use) or the replacement
of a building, subject to key tests, is not inappropriate development in the Green Belt. To apply this effectively,
the policy balances the need to control the re-use and replacement of non-residential buildings in the Green
Belt, with the BLP’s objective to maintain a buoyant and broad-based economy in the countryside parts of the
Borough.
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6.8.12 The Borough will impose such conditions as may be appropriate to ensure that the openness of the
Green Belt and the purposes of including land within it are maintained and identification of the extent of any
residential curtilage. This may include withdrawal of permitted development rights. The Town and Country
Planning (General Permitted Development)(Amendment)(England) Order 2015 ) GPDO (As amended) permits
existing buildings used for agricultural purposes to be used for purposes supporting rural growth.

6.8.13 National planning guidance states that new homes should be sustainably located and this will normally
be within existing towns and villages. The construction of new dwellings in the Green Belt constitutes inappropriate
development and requires very special circumstances to be shown before they can be permitted. Very special
circumstances may exist if a new dwelling is required for those engaged in agriculture or forestry where there
is both an essential and permanent need for a worker to be housed at their place of work. The need for a new
dwelling in the Green Belt for a worker engaged in any other type of enterprise will be judged on a case by
case basis. Any such dwelling should be proportionate to the holding or other enterprise it is intended to serve,
not the personal preference of the occupier. For this reason consideration may be given to the removal of
permitted development rights for the extension of dwellings so approved to ensure that the dwelling remains
proportionate and available to the agricultural holding in the long term.

6.8.14 To demonstrate that the need is essential applications for new dwellings in the Green Belt should
show that a new dwelling is required on the grounds of animal welfare or agricultural/forestry processes, where
attendance is needed at short notice, at all times of the day or night and where failure to attend could lead to
serious loss of crops or livestock. The location of the dwelling must be suitable for this purpose. To demonstrate
that the need is permanent, applications for new dwellings in the Green Belt should show that the worker is
required on a full time basis, the enterprise is sound enough to support a permanent need both now and as far
as can reasonably be seen ahead and that the dwelling will remain available while ever the need remains.

6.8.15 Where a new dwelling is being proposed to support a new agricultural or forestry enterprise, or where
immediate viability cannot be established but there is a clear functional need, only a temporary planning
permission will be granted initially so as to allow the enterprise to be developed or viability to be established.
Temporary permission will normally be for a period of three years. Permission for a temporary dwelling should
not be approved where a permanent dwelling would not be acceptable. If by the end of the initial three year
period the viability of the enterprise cannot be demonstrated temporary permission will not normally be renewed
nor will permission be granted for a permanent dwelling. If however, there is clear evidence that a permanent
need is being established at the site the local planning authority may exceptionally agree an appropriate
extension. If the need cannot be demonstrated then the local planning authority would require the building to
be removed as it would be unlikely that a need would be established without repeated renewals.

6.8.16 It is reasonable to put in place mechanisms to ensure that both the proposed dwelling and any existing
dwellings within the holding are retained for use by the enterprise. This will prevent further demand for dwellings
in the Green Belt either because an existing dwelling has ceased to be available or because separate businesses
have been created each with a need for residential accommodation. This will be achieved by the use of
occupancy conditions. Agricultural occupancy conditions will only be removed where it can be clearly
demonstrated that the need for which the dwelling was approved no longer exists.

Facilities for outdoor sport, outdoor recreation and cemeteries

6.8.17 There are many existing sport and recreation facilities in the Green Belt, including stables, football
pitches, golf courses, cricket grounds etc. The Green Belt in the Borough also contains a number of cemeteries.
For their continued proper functioning the need for new associated buildings occasionally arises. As the principal
objective of Green Belt policy is to maintain an open character it follows that any new building, as well as the
treatment of associated outside space, including for access and car parking should be no more than is genuinely
required to enable that use to be carried on. Even then the consequent impact on the Green Belt may render
a proposal unacceptable. In accordance with core planning principles it will be preferable if an existing building
can be converted to provide the accommodation required.

6.8.18 Any development, including any new access, car parking areas, floodlighting or additional curtilage,
should be unobtrusive and will not be acceptable where it would create a significant and essentially urban
element in the landscape to the detriment of its Green Belt setting. Consideration will be given as to whether
the new facility proposed would lead to the expansion of the existing use to the extent that it would become
unacceptable in its location because the noise and other disturbance it would generate, both on site and on
the road network leading to the site, would be harmful to the amenity of local residents or people visiting the
area for recreation. In these cases permission should not be forthcoming.
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6.8.19 As a consequence of changes to agricultural practises and a decline in agriculture generally, the
fragmentation of former agricultural holdings often results in individual land parcels being used for the keeping
and grazing of horses, where a need for new stabling, including associated buildings for the storage of feed
and tack, can arise. Usually the proposal will be for ready-made stables and these are generally acceptable
where they are of timber construction and can be appropriately and unobtrusively sited. The use of more
permanent materials should be resisted as this can result in a proliferation of permanent structures to the
detriment of the open character of the landscape should the use as a stable cease. Stables should where
possible be sited where access already exists, as the impact of any new access will be taken into account in
assessing impact. In all cases the local authority will ensure that regard has been made of latest guidelines on
the welfare of horses to ensure that the scale of the proposal is proportionate to the amount of land associated
with it. Proposals deemed excessive will not be acceptable.

6.8.20 Facilities for the exercising of horses, (usually referred to as menages), riding arenas, training facilities
and horse walkers may be acceptable in the Green Belt as they are associated with an open land use, provided
that they can be unobtrusively located and designed and do not detrimentally impact on residential amenity,
highway safety and landscape quality. They are structures that require a large, flat surface and in many cases
this cannot be achieved without a significant degree of engineering involving the realignment of slopes and
erection of retaining structures. This can have a significant impact on the character and appearance of the local
landscape and any proposal that would result in a detrimental impact will not be acceptable. Where the degree
of engineering and impact can be accepted, it will be expected to be mitigated through the use of appropriate
hard and soft landscaping. This will include consideration of the type of surfacing and boundary treatment
proposed which should be appropriate to the character of the surrounding landscape.

6.8.21 Floodlighting at menages will not be accepted as this is deemed to have an undesirable urbanising
effect and can lead to unacceptable light pollution in the countryside.
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6.9 Policy SP6 Development in the Green Belt

Policy SP 6

Development in the Green Belt

1. The Metropolitan Green Belt is defined on the Policies Map and the open and rural character of the
Green Belt will generally be maintained and supported to safeguard the Borough from inappropriate
development.

2. Boundaries of existing settlements washed over by the Green Belt, (as defined on the Policies Map)
will be maintained in order to identify limits to any infilling. The Council will determine whether any local
exceptional circumstances exist to warrant any changes to those boundaries.

Residential

3. New residential development in the Green Belt will only be permitted where:

a. the development proposal would be entirely contained within the boundary of a settlement or
constitutes limited infilling within the boundaries of a village as defined on the Policies Map

b. Proposals for new dwellings associated with agriculture or forestry will normally be acceptable
where:

i. there is both an essential and permanent need for the new dwelling based on the functional
requirements of the enterprise it is intended to serve;

ii. the new dwelling is suitably located for the purpose for which it is intended;

iii. there is no other suitable accommodation available in nearby settlements, no available
existing dwelling on the holding and no suitable existing building on the holding available for
conversion to residential use that would meet the demonstrated need;

iv. it can be clearly shown that residential accommodation is required to establish an
agricultural or forestry business in the green belt.

c. where there would be no other justification for such accommodation, consideration will be given
only to the grant of planning permission for the siting of a mobile home or other suitable form of
temporary accommodation for a maximum of three years. If at the end of this period viability cannot
be demonstrated the temporary accommodation would be expected to be removed and the site
restored, unless there is clear evidence that a permanent need will be established within a period
to be agreed with the local authority;

d. a satisfactory mechanism will be put in place to secure the long term control of the dwelling by
the business and of any other dwelling that meets the need of the business. Occupancy of the
dwelling in question (and of any other dwelling that meets the need of the business) will be restricted
to persons solely, mainly or last working in agriculture or in forestry. In all cases the history of the
enterprise will be scrutinised and where fragmentation has occurred to sever land from agricultural
dwellings or from buildings that could have been converted to residential use a new dwelling will
not normally be permitted.

e. any proposals for a new dwelling deemed disproportionate in scale to the enterprise it is intended
to serve or inappropriately sited or designed in terms of impact, including the treatment of land
around it, will not be acceptable. Consideration will be given to the removal of permitted development
rights for the extension of any dwelling so approved where it is felt that extension could risk rendering
the dwelling disproportionate to the holding and so unlikely to remain available for future occupation
by an agricultural worker.
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f. the development proposal relates to the rebuilding or one-for-one replacement of an existing
habitable dwelling of permanent construction where the residential use is not seasonal or occasional
and which has not been abandoned and which will not have a materially greater impact than the
original building

g. the development proposal relates to affordable housing on rural exception sites

h. the development proposal relates to affordable housing on rural exception sites through a
community led proposal identified in a made Neighbourhood Plan

Non-residential

5. Development proposals for the reuse or replacement of non residential buildings in the Green Belt will
only be permitted where:

a. an existing lawful building remains that is substantially complete

b. the building is of permanent and substantial construction and its form is in keeping with its
surroundings and would not require extensive reconstruction or a material change in size or scale

c. the proposed use would not have a materially greater impact than the present or last approved
lawful use on the openness of the Green Belt and the purposes of including land in it

d. the reuse of a building for business and industrial uses should be appropriate in size and viability
to agricultural units or buildings on the farm. Appropriateness should be tested against the context
of the locality as justified in a farm management plan.

Equestrian

In the Green Belt proposals for new buildings or structures associated with outdoor sport, outdoor recreation
or cemeteries will normally be acceptable provided that;

a. the scale of the building is no more than is genuinely required for the proper functioning of the
enterprise or the use of the land to which it is associated;

b. the building is unobtrusively located and designed so as not to introduce a prominent urban
element into a countryside location, including the impact of any new or improved access and car
parking areas;

c. there is no detrimental effect on landscape quality, residential amenity or highway safety.

6.10 Countryside character

6.10.1 The BLP seeks to protect and enhance the distinctive character and heritage of its settlements and
countryside that surrounds them, by steering growth towards the urban areas and by also promoting a strong
and vibrant countryside character. The Borough Local Plan sets out to ensure that development seeks to
maintain the open and rural character of the countryside; and Green Belt and other rural areas to help promote
a living, working and vibrant countryside.

6.10.2 Five key countryside principles are important to the delivery of the BLP and sit alongside and
complement Green Belt objectives:

a. important role of the Metropolitan Green Belt as the first significant open space west of London
b. protection and enhancement of the environmental quality of the borough
c. conservation and enhancement of the Borough’s natural beauty and historic and cultural heritage
d. support and enhancement of people’s understanding and enjoyment of the countryside
e. promotion of economic and social health and well-being of local communities.
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6.10.3 Whilst striving for greater versatility in the rural area, the BLP seeks to ensure that proposals for
development in the countryside are appropriate to their location, small in scale and do not detract from the
character of the area. Care should also be taken over the scale, siting, design and materials employed in any
new buildings so as to limit the impact on the character of the countryside.

6.10.4 The BLP draws together key activities that the Borough wishes to support in the countryside; its
purpose being to manage general change within the countryside. Suitable rural enterprise schemes in appropriate
locations can help to support local communities and agriculture, and other rural pursuits can assist in maintaining
rural character. There are also other policies that deal with the re-use or replacement of non-residential buildings,
rural tourism, rural housing, infilling within villages and limited infilling or redevelopment of previously developed
sites all of which are subject to the normal Green Belt tests.

6.11 Policy SP7 Countryside Character

Policy SP 7

Countryside Character

1. Development proposals in the countryside will need to respect its character. Development proposals
for infrastructure in the countryside will be permitted where it can be demonstrated that there are very
special circumstances which outweigh any harm to the Green Belt. Communities within the Borough will
be encouraged to identify important characteristics of their rural places and to develop suitable approaches
to support the countryside through Neighbourhood Plans and or Village Design Statements.

2. Development proposals will be permitted where very special circumstances can be demonstrated that
take into account the following principles:

a. development located where it would be viewed against existing built form and sited adjacent to
existing settlements, making the best use of existing community infrastructure

b. the scale of proposed development should be appropriate to its location

c. design and layout should respect the character and appearance of the countryside and landscape
setting

d. development proposals should not lead to a level of activity including traffic which is incompatible
with the rural character of the area

e. the best and most versatile agricultural land and woodland is protected from development.

3. Development proposals for the following types of development will be permitted, subject to the
requirements of policy regarding the Green Belt:

a. development for agriculture

b. the re-use or replacement of non-residential buildings

c. rural tourism and leisure development that benefits businesses, communities and visitors in rural
areas

d. limited infilling in village, and limited affordable housing for local community needs

e. limited infilling or the partial or complete redevelopment of previously developed sites.
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7.1 Context

7.1.1 The BLP supports the provision of housing to ensure that homes are available in the Borough to meet
future needs. Deciding the scale, distribution and type of new homes that are to be provided in the future are
amongst the most significant issues that the Borough Local Plan should address.

7.1.2 It is vital to make the best and most efficient use of previously developed land to minimise the amount
of new land required for house building and this includes the redevelopment of existing sites at higher densities,
changing the use of some redundant employment sites, encouraging flats above shops and new housing
development in town centre opportunity areas, and development on other previously developed windfall sites.

7.1.3 The Council has determined that to aim to meet the level of need for housing in the Borough there will
be a limited amount of development and redevelopment on land presently designated as Green Belt. Strategic
locations have been identified in Policy SP1 and further sites are identified in spatial policies for housing,
economic development, retail and other uses and activities.

7.1.4 The Council will monitor the supply of housing land to ensure that a five year supply of deliverable sites
is maintained as required by Government legislation. The Council will also keep under review the monitoring
and updating of housing land supply data through an Annual Monitoring Report.

7.2 Amount and distribution

7.2.1 The NPPF requires local authorities to meet the full objectively assessed need for housing unless the
impacts of doing so would significantly and demonstrably outweigh the benefits when assessed against the
NPPF as a whole, or specific policies indicate that development should be restricted. This is placed against the
background of positively seeking opportunities to meet need and the BLP takes a positive approach to providing
for the identified level of need across the Borough as noted in the spatial strategy(Policy SP1).

7.2.2 The spatial strategy proposes the building of 14,211 new homes within the Borough in strategic locations
as identified in Policy SP1, sites in existing settlements, important previously developed sites in the Green Belt,
and a limited number of sites which will be released from the Green Belt due to the exceptional circumstances
identified by this Local Plan. The spatial strategy pursues with vigour the more intensive use of urban land,
particularly in town centre locations.

7.2.3 The result of the step change in the level of housing provision within Maidenhead town centre will result
in higher urban density development and inevitably alter the character of the central area by increasing the
number of residents and increasing the vitality and vibrancy of the Town Centre particularly into the evenings
and weekends. The Council is also allocating a number of smaller brownfield sites elsewhere which will make
a valuable contribution towards meeting the identified need for housing. There is a number of sites where a
mix of uses is proposed including housing, employment, retail and community facilities and details are provided
on the individual site proformas.

7.2.4 The Council will be supportive of new residential development on the number of small sites that are
impractical to identify in advance and other 'windfall' sites which unexpectedly become available during the
plan period providing that the sites are suitable and appropriate for residential development. This source of
land recycling is expected to provide for at least and additional 3,772 new dwellings over the plan period.

7.2.5 As noted in Section 5.8 above, the Council has examined in detail the scope for parcels of land on the
edges of settlements to be released from the Green Belt in the Edge of Settlement Study, Volumes 1 and 2;
where:

a. development could reasonably be fitted into the urban fabric of existing settlements

b. landowners are willing to promote development

c the contributions that the parcels make towards Green Belt purposes are considered to be modest

d. a range of other planning requirements are able to be satisfied e.g in terms of flood risk, impact on
landscape, wildlife or heritage.
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7.2.6 National policy and guidance require the objective assessment of the future need for housing over a
functional housing market area; an area which reflects the key functional relationships between places where
people live and work. The assessment should identify the scale and mix of housing that meets the household
and population projections, taking account of migration and demographic change.

7.2.7 The Borough forms part of a wider Strategic Housing Market Area and has close links with other Housing
Market Areas in neighbouring areas. The Council has worked collaboratively with the other Berkshire authorities
and the Thames Valley Berkshire LEP to produce a joint Strategic Housing Market Assessment (SHMA.) The
Berkshire wide SHMA has identified a level of objectively assessed need for the Borough of 712 dwellings per
annum or 13,528 new dwellings over the plan period from 1st April 2013 to 1st April 2032.

7.2.8 The approach to identifying sites seeks to meet the identified need for housing in line with the expectations
of national policy and guidance and reflects the requirement for all local authorities across the Housing Market
Areas to do more to increase housing land supply. It is important to note that the Borough Local Plan housing
requirement does not represent the only source of new dwellings that can be accommodated. Ancillary
accommodation created through the extension of properties and some forms of shared accommodation do not
require planning permission but will still make an important contribution to meeting housing needs as will
provision arising from changes to permitted development rights.

Housing need

7.2.9 The BLP aims to accommodate a significant increase in housing provision over the plan period. This
includes continued work to identify emerging windfall sites and working with other agencies such as central
government, to ensure that the optimum use of surplus land and facilities is made to accommodate need, and
working with Neighbourhood Plan groups to identify further sites for housing.

7.2.10 The BLP makes provision for 14,211 new dwellings over the plan period from 2013 to 2032, which
comprises the objectively assessed need of 13,528 plus a 5% increase to take account of non delivery. A
significant contribution of 3,772 new dwellings towards meeting this target has already been made by sites
which have either been developed or are committed.

7.2.11 A further contribution of 1,950 dwellings is made by small sites and windfalls over the plan period. It
is proposed to allocate a number of former Green Belt sites to accommodate new dwellings, and 1,500 new
dwellings within an area which includes the Maidenhead Town Centre Area Action Plan boundary.

AmountCategory

1,476Completions since 1st April 2013

2,296Commitments (sites with planning permission)

1,950Small sites allowance/windfall (unidentified sites)

8,489Allocations (defined in Policy H01)

14,211Total

Table 7 : Housing supply

Housing delivery and targets

7.2.12 Government policy requires the Council to illustrate the expected rate of housing delivery through a
housing trajectory for the plan period. The Council is also required to identify a supply of specific deliverable
sites sufficient to provide five years worth of housing against its housing requirements as set put in previous
assessments. Housing delivery in the seven years proceeding the beginning of the plan period in 2008 was as
follows:
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2015/

2016

2014/

2015

2013/

2014

Time period

South East Plan(1) housing target

490?1490?1490?1Emerging Borough Local Plan housing target

602514360No of new dwellings completed

Table 8 : Historic Housing Delivery

7.2.13 The BLP should identify and update annually a supply of specific deliverable sites sufficient to provide
five years worth of housing against housing requirements, with an additional buffer to ensure choice and
competition in the market for land related to the rate of housing delivery. The plan will also need to identify a
supply of specific, developable sites or broad locations for growth for years six to ten of the plan period, and
where possible years eleven to fifteen, and will need to show a trajectory of expected housing delivery throughout
the plan period.

7.2.14 NPPG recommends that the assessment of a local delivery record is likely to be more robust if a
longer term view is taken, since this is likely to take account of the peaks and troughs of the housing market
cycle. Housing delivery within the Borough has historically been above the Berkshire Structure Plan housing
target and South East Plan housing target with the exception of the reduced returns in 2010/11 to 2012/13,
which were due to the effects of the economic recession.

7.2.15 Delivery rates have since recovered and are currently rising above past trends, and a 5% additional
buffer is appropriate in line with the requirements of the National Planning Practice Guidance and Paragraphs
47-49 of the NPPF. It should be noted that this is not an additional 5% supply but is supply brought forward
from the latter part of the plan period. The Council will publish annually, via the Monitoring Report, details of
the five year housing land supply which will include a list of the sites considered to comprise the supply as at
1st April each year.

7.2.16 The five year housing land supply figure comprises sites that are considered to meet the criteria for
deliverability as required by the NPPF, paragraph 47, in that they are available, suitable and achievable within
five years. Included within the five year supply is an allowance for windfalls, based on previous historical
patterns of delivery within the Borough, in line with the NPPF Paragraph 48, sites with planning permission,
site allocations as identified in Policy HO1.

7.2.17 Increasing the housing delivery from past trends to the levels required to meet demand during the
plan period will require a market adjustment and delivery of the necessary infrastructure, particularly for larger
sites. This is likely to result in a phased housing delivery as illustrated below. However, the early delivery of
allocated sites will be supported where appropriate, subject to the provision of necessary infrastructure.

1 The South East Plan was the Regional Spatial strategy for the south east. It was revoke by government on 25 March 2013
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7.3 Housing development sites

Housing development sites

7.3.1 Sites are allocated for housing through the process described in Sections 5 and 7.2 above as the result
of the application of criteria identified in Section 7.2 above and through the sustainability appraisal process.
Allocated sites in Policy HO1 are in the following five categories:

strategic locations for development
Maidenhead
Windsor
Ascot, Sunningdale and Sunninghill
other areas.

7.4 Policy HO1 Housing Development Sites

Policy HO 1

Housing Development Sites

1. The following sites are allocated for housing development and defined on the Policies Map. Further
information on the site allocations is presented on the site proformas. The proformas indicate the necessary
infrastructure that will be required to support the sustainable development of the allocated sites.

Estimated
Capacity (Net)

SiteSite
reference

Strategic locations

Maidenhead town centre

150Railway StationHA1

150Reform RoadHA2

640Saint-Cloud WayHA3

240West StreetHA4

320York RoadHA5

Maidenhead Golf Course and associated sites

Borough Local Plan: Consultation Version (December 2016)58

Housing7

88



Estimated
Capacity (Net)

SiteSite
reference

2000Maidenhead Golf CourseHA6

350Land south of Harvest Hill Road, MaidenheadHA7

180Land south of Manor Lane, MaidenheadHA8

150Land south of the A308(M), west of Ascot Road and north of the M4
(Known as the Triangle Site)

HA9

300Ascot Town CentreHA10

650Land west of Windsor, north and south of A308HA11

Maidenhead

300Boyn Valley Road Industrial Area, MaidenheadHA12

30Exclusive House, Oldfield Road, MaidenheadHA13

60Land south of Ray Mill Road East, MaidenheadHA14

45Middlehurst, 90-103 Boyn Valley Road, MaidenheadHA15

20Osbornes Garage, 55 St Marks Road MaidenheadHA16

25Tectonic Place, Holyport Road, MaidenheadHA17

140Land between Windsor Road and Bray Lake, south of MaidenheadHA18

75Land east of Whitebrook Park, Lower Cookham Road, MaidenheadHA19

300Land east of Woodlands Park Avenue and north of Woodlands
Business Park, Maidenhead

HA20

300Land known as Spencer's Farm, north of Lutman Lane, MaidenheadHA21

100Land north of Breadcroft Lane and south of the railway line,
Maidenhead

HA22

100Land west of Monkey Island Lane, including water treatment works,
Maidenhead

HA23

80Summerleaze, Summerleaze Road, MaidenheadHA24

Windsor

75Minton Place, Victoria Street, WindsorHA25

80Shirley Avenue (Vale Road Industrial Estate), WindsorHA26

25Territorial Army Centre, Bolton Road, WindsorHA27
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Estimated
Capacity (Net)

SiteSite
reference

30Windsor and Eton Riverside Station Car Park, WindsorHA28

35Windsor Police Station, Alma Road, WindsorHA29

Ascot, Sunninghill and Sunningdale

35Ascot Station Car Park, AscotHA30

10Englemere Lodge, London Road, AscotHA31

250Heatherwood Hospital, AscotHA32

75Silwood Park, SunningdaleHA33

230Sunningdale Park, SunningdaleHA34

53Gas holder site, Bridge Road, SunninghillHA35

28Broomhall Car Park, SunningdaleHA36

10White House, London Road, SunningdaleHA37

Other Areas

60Cookham Gas holder, Whyteladyes Lane, CookhamHA38

20Land east of Strande Park, CookhamHA39

200Land north of Lower Mount Farm Long Lane CookhamHA40

175Land north and east of Churchmede Secondary School, Priory Road,
Datchet

HA41

150Land at Slough Road/Riding Court Road, DatchetHA42

35Land north of Eton Road adj to St Augustine's Church, DatchetHA43

130Land east of Queen Mother Reservoir, HortonHA44

27Land adjacent to Coppermill Road, HortonHA45

20Straight Works, Old WindsorHA46

1195 Straight Road, Old WindsorHA47

20Tithe Farm, Tithe Lane, WraysburyHA48

8,489TOTAL
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7.5 Meeting housing need

7.5.1 The Borough seeks to deliver a wide variety of high quality homes that will provide all tenures, types
and sizes of housing to meet the needs and demands of different people in the community. This will include
housing for older people, people with disabilities, the travelling community, students and others in the community
with specialist housing needs. The provision of new dwellings will take account of local need to allow for a
genuine choice of housing options and the creation of sustainable, balanced and mixed communities.

Protection of existing stock

7.5.2 Given the pressure on existing housing stock the Borough wishes to offer protection to land that benefits
either from a planning permission that allows for residential development or that comprises part of the extant
housing stock. This will also help towards creating a balanced and mixed community in line with national
guidance. Offering protection to existing housing stock will also help to reduce the need to travel by providing
accommodation within the Borough and going some way to reducing the pressure on Green Belt to provide
housing land.

7.5.3 The unique constraints that operate within the Borough including the very high percentage of land within
the Green Belt, the quality of the historic and natural environment; the pressure for housing which arises from
the proximity of the Borough to London; and the excellent transport links mean that the most efficient use of
existing housing stock must be made. The policy approach in the BLP aims to protect existing housing stock
and land but also recognises that there may be some limited circumstances that mean that some housing may
be lost, for example development proposals that involve the re-provision of housing at a higher density that
exists on the extant site.

Self or custom build

7.5.4 The Government is actively supporting the self and custom-build sectors for people who wish to design
and build their own home. The Borough is obliged to keep a register of people and interested associations that
are seeking land to construct self build or custom build housing. Regard will be had to the information on the
register when the Borough is carrying out its planning, housing, land disposal and regeneration functions.

7.5.5 Self-build and custom housebuilding registers provide valuable information on the demand for self-build
and custom housebuilding in a relevant authority’s area and provide evidence base of demand for this type of
housing. Future demand for such plots will be kept under review and this may lead to the allocation of further
sites to meet expressed demand.
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7.6 Policy HO2 Meeting Housing Need

Policy HO 2

Meeting Housing Need

1. The provision of new homes should contribute to meeting the needs of current and projected households
by having regard to the following principles:

a. provide an appropriate mix of dwelling types and sizes

b. be adaptable to changing life circumstances

c. for proposals of 20 or more dwellings, at least 5% of dwellings should be delivered as fully
wheelchair accessible.

2. Development proposals for residential care will be only be permitted where they meet local
commissioning priorities or a demonstrable local community need has been established.

3. Development proposals should demonstrate that housing type and mix have been taken into account
and show how they seek to demonstrate how dwellings have been designed to be adaptable.

4. Development proposals should not result in a net loss of existing dwellings or land that provides for
residential uses unless such a loss is justified by specific circumstances. The Council will only support
development proposals that would result in the net loss of residential accommodation where one or more
of the following criteria are met:

a. retention of the residential use would be undesirable due to proven environmental constraints

b. the development proposal would provide an essential community service or another form of
residential accommodation;

5. Development proposals that would result in the partial loss of an existing unit of residential
accommodation to non residential use will only be permitted where one or more of the following criteria
are met:

a. the nature and intensity of the non residential use would not detract from the occupation of the
retained residential accommodation, or

b. the retained residential accommodation would be of a satisfactory standard including living space
and residential amenity.
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7.7 Affordable housing

7.7.1 The Borough is considered to be one of the most prosperous areas in the country with very high house
prices and lack of supply, particularly with regard to affordable housing. The Borough enjoys a close proximity
to London with excellent transport links, a great number of employment and leisure opportunities and a vibrant
local economy, and this serves to increase demand for housing which in turn leads to increased house prices.

7.7.2 Affordability is a measure of whether housing can be afforded by certain groups of households and is
defined by the relationship between local incomes and the local general housing market. Therefore, the ability
of a household to satisfy its own housing requirement is fundamentally a factor of the relationship between local
house prices and household income.

7.7.3 The high cost of home ownership in the Borough has always presented an issue of affordability for
many of the Borough’s residents and leaves many people unable to afford market housing. In addition the high
cost of renting on the open market leaves many local people unable to afford this tenure without dependency
on benefits. This increases the demand for the provision of affordable housing. The current SHMA shows that
there is a need for an additional 434 new affordable homes in the Borough every year.

7.7.4 Affordability is a major concern to those on the lowest earnings, who are generally first time buyers.
The Borough’s affordability ratio of median house price to salary is 13.45 (CLG, 2015) which means that house
cost, on average, over thirteen times the average salary. Due to the high price of housing many lower paid
and lower skilled jobs are filled by people who cannot afford to live in the Borough and this has led to an increase
in commuting.

7.7.5 The Council has a corporate policy to encourage affordable housing, including key worker housing.
The Council seeks to encourage more residents to invest in securing their own housing in the Borough and
thus the provision of a broader range of affordable housing products to meet the demand across the whole of
the local housing market.

Hierarchy of provision - alternative sites

7.7.6 The Council will expect new affordable housing to be provided on site in the first instance. If, in
accordance with the policy, a case is advanced justifying provision on an alternative site, it will be the
responsibility of the applicant to identify a suitable alternative or donor site. To ensure no overall loss of affordable
units, the alternative site will be expected to deliver those units foregone on the original site plus any affordable
units that would be required should the alternative site in itself also trigger the requirement to provide affordable
housing. In such circumstances the Council will require an amount of affordable housing commensurate with
that which could have been secured had the site come forward in its own right in addition to the quantum of
affordable housing to be provided to secure compliance with obligations for the original site.

7.7.7 The delivery of affordable housing will be provided in accordance with the following order of priority.

a. on-site as part of the development and distributed across the development as much as is reasonable
and practical to create a sustainable, balanced community.

b. on an alternative site, only if provision would result in a more effective use of available resources or
would meet an identified housing need, such as providing a better social mix and wider housing choice.

c. a financial payment to be utilised in providing affordable housing on an alternative site.

7.7.8 Planning conditions and/or obligations will be used to ensure that the affordable housing will remain at
an affordable price for future eligible households, or for the subsidy to be recycled to alternative affordable
housing provision.

Viability

7.7.9 In exceptional circumstances, where the provision of affordable housing in accordance with this policy
is not economically viable, the Council will expect the submission of financial appraisal information alongside
the planning application. Applicants will be expected to pay for an independent review of the information
submitted.
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7.7.10 If the Council is satisfied that affordable housing cannot be provided in accordance with this policy, it
will seek to negotiate alternative provision. Reference may be made to the economic viability analysis provided
for the Community Infrastructure Levy which is now implemented.

Exceptional circumstances

7.7.11 On the basis of the results of the SHMA and the HELAA, it is clear that the Council will not be able to
deliver sufficient affordable housing to meet the level of identified need. The Council will therefore explore
opportunities to deliver affordable housing from other sources of sites. The details will be determined on a
site-by-site basis through negotiation.

7.7.12 The proportion of affordable housing should not prejudice the provision of other planning elements
necessary and reasonably related to the scheme. This will not override the objective of achieving sustainable
development in the Borough.

7.7.13 This policy applies to all sites where new residential development is proposed, including mixed use
schemes and proposals where there is a net increase in the number of units on a site. This will include sheltered
and extra care accommodation and other forms of residential accommodation where relevant.

7.7.14 Financial contributions collected by the Council in lieu of on site provision will be used to fund new
affordable homes through the following mechanisms:

the provision of grant funding to Registered Providers.
the provision of grant funding directly to a developer.
a local housing company

7.7.15 The Council will prepare and keep under review an Affordable Housing Delivery SPD which will provide
detailed information regarding the implementation and delivery of this policy. Specifically, the SPD will include:

a formula for calculating financial contributions in lieu of on site provision
details of the size and type of units that the Council will expect to be delivered on site
details of the distribution of affordable housing across developments (e.g. approach to ‘pepper potting’
and ‘clustering’)
the Council’s approach to rounding
details of any exceptional circumstances
advice on the open book approach to viability assessments
details on the requirement for affordable units to be secured in affordable tenure in perpetuity through the
use of section 106 agreements

Rural exception sites

7.7.16 The countryside areas of the Borough have high house prices and a very limited supply of affordable
homes. This acts to restrict the ability for residents to live in a home in which they have an element of equity.
There is a considerable component within the community across the Borough, particularly in the countryside
areas who cannot afford the homes that are available on the open market. There is justification, therefore for
an exception to be made against normally restrictive policy such as Green Belt, to allow for affordable housing
to be provided on sites that would not normally be considered for housing use.

7.7.17 There are few opportunities to build in the countryside due to the Green Belt. Certain parts of the
Borough are designated as 'Rural Areas' under current guidance and legislation and there are provisions within
legislation that allow for the provision of affordable housing provided on an exception basis and which will
remain affordable in perpetuity, secured as appropriate by planning obligations. The Borough will continue to
work with a variety of housing providers including Registered Landlords and other developers to understand
the needs of the local community for affordable housing and to explore the means to provide it on such rural
exceptions sites.

7.7.18 The provisions of the legislation that allows for rural exceptions housing sites also allows for an element
of market housing on the site in order to enable the scheme to be viable. In these circumstances it will be
expected that a development appraisal will need to accompany any planning application. The inclusion of any
element of open market housing must serve to benefit the provision of rural affordable housing and must not
inflate the 'threshold land value', that is, the minimum land value likely to trigger an owner to sell the land.
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7.8 Policy HO3 Affordable Housing

Policy HO 3

Affordable Housing

1. The quantum (subject to the minimum requirement of 30%), tenure, size and type of affordable housing
units will be negotiated on a site by site basis, having regard to housing needs, site specifics and other
factors.

2. Development proposals that provide for a wide range of affordable housing products in line with
government initiatives will be encouraged.

3. Constraints on the development of the site imposed by other planning objectives.

4. The need to achieve a successful housing development in terms of the location and mix of affordable
homes.

5. The costs relating to the development; in particular the financial viability of developing the site (using
an approved viability model) in which instance the Council will consider off site contributions in lieu of on
site provision.

6. If a site allocated or identified for housing is sub-divided so as to create two or more separate
development schemes one or more of which falls below the relevant threshold, the Council will seek an
appropriate level of affordable housing to reflect the provision that would have been achieved on the site
as a whole had it come forward as a single scheme for the allocated or identified site.

7. The delivery of affordable housing will be provided in accordance with the following order of priority.

a. On-site as part of the development and distributed across the development as much as is
reasonable and practical to create a sustainable, balanced community.

b. On an alternative site, only if provision would result in a more effective use of available resources
or would meet an identified housing need, such as providing a better social mix and wider housing
choice.

c. Planning conditions and/or obligations will be used to ensure that the affordable housing will
remain at an affordable price for future eligible households, or for the subsidy to be recycled to
alternative affordable housing provision.

Rural exception sites

5. Development proposals for limited affordable housing within the Green Belt, to meet local needs only,
will be permitted as an exception where all of the following criteria are met:

a. a demonstrable local community need for affordable housing has been established

b. the number, size and tenure of the dwellings are suitable to meet the identified need

c. the site and the development proposal are well related to an existing settlement and is not located
in the open countryside

d. the proposal is designed to respect the characteristics of the local area including the countryside
setting

e. schools with capacity, health, shops and other community facilities are within reasonable travelling
distance
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f. the initial and future occupation is controlled to ensure the dwellings remain available to people
in housing need, with a strong and demonstrable local connection secured through a Section 106
Legal Agreement

g. an element of market housing may be permitted if it is proven to be necessary for the viability
of the scheme

h. any application including market housing must be accompanied by a development appraisal to
demonstrate viability.

7.9 Gypsies and Travellers

7.9.1 Gypsies and Travellers form part of the community within the Borough with particular housing needs.
The Council has determined that this need should be dealt with by way of a separate Local Plan devoted to
the needs of this part of the community. There is still a need to provide guidance for consideration of applications
that may come about before the Gypsy and Traveller Local Plan is adopted and best practice, as per the national
Planning Policy for Traveller Sites, requires a policy approach that defines what criteria will be used to judge
applications in the mean time.

7.9.2 The Council undertook a Gypsy and Traveller Accommodation Assessment (GTAA) in 2015 to help
inform the development of the Gypsy and Travellers Borough Local Plan using the planning definitions available
at the time. Recent legislative changes have altered these definitions and the Council is now working with
other Berkshire local authorities to provide the robust evidence base needed for appropriate proposals for this
specific area of housing need.

7.10 Policy HO4 Gypsies and Travellers

Policy HO 4

Gypsies and Travellers

1. The need for Gypsy and Traveller Accommodation will be addressed through the granting of planning
permissions and a Gypsy and Traveller Accommodation Local Plan to deliver the pitch target determined
and supported by evidence including an up to date Gypsy and Traveller Accommodation Assessment.

2. Planning permission for Gypsy and Traveller and Travelling Showpeople accommodation will be granted
providing all of the following criteria are met:

a. the site is suitably connected by sustainable modes of transport to a settlement with health care,
retail, and school facilities with capacity

b. the impact of development including in combination with existing pitches would not harm the
landscape or rural character of the area, in particular the Green Belt

c. the site can be safely accessed by pedestrians, vehicles and caravans to and from the highway

d. the site is not located in a flood zone as shown on the Policies Map.

3. In addition to the above, the following criterion applies to Travelling Showpeople accommodation only:
the site should be suitable for the storage and maintenance of show equipment and associated vehicles
without causing harm through conflict with other policies in the Plan.

4. Due to the nature of this housing need, there will be continuing cooperation with neighbouring local
planning authorities to ensure that the appropriate demand is identified and provision made.
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7.11 Housing layout and design

7.11.1 Careful consideration should be given to the principles of sustainable development which suggest
there is a benefit to the wider environment from general increases in density, particularly in locations which are
close to services and facilities. It is also important to ensure that those good and attractive elements of the
existing environment are protected and a high standard of design should be achieved in the layout and
landscaping of residential developments so that proposals complement the existing character and appearance
of the area.

7.11.2 The way housing is laid out and designed can have a significant impact on potential energy consumption,
for instance through passive solar designs, building siting and orientation, internal layout and landscaping.
These measures can reduce energy use and provide a pleasant living environment.

7.11.3 Developments should provide an attractive and safe residential environment. The preferred policy
approach below sets out considerations which are specific to residential developments. It supplements Policy
SS3 which sets out design principles which are applicable to all proposals, including residential.

7.11.4 The Borough Wide Design Guide Supplementary Planning Document will provide further advice on
expected standards of accommodation including minimum space standards.

7.12 Policy HO5 Housing Layout and Design

Policy HO 5

Housing Layout and Design

1. Development proposals for residential development should achieve high standards of design and
landscaping to create attractive and safe residential areas.

2. In addition to the requirements of Policy SP3 Design, development proposals for residential development
will be required to demonstrate how the proposal aims to mitigate the impact of climate change, and how
the layout and design of the scheme meets the following criteria:

a. be compatible with the character of the surrounding area

b. provide for the residential amenity of future occupiers and not unacceptably affect the residential
amenity of nearby properties

c. respond to the need to reduce potential energy consumption through such measures as siting
and orientation, internal layout, landscaping and natural lighting and ventilation, energy efficiency,
micro-generation, thermal mass, water recycling, sustainable drainage and tree coverage of
temperature regulation

d. create visual interest through the use of views into and out of the site, and through the use of
an appropriate variety in building types, materials, means of enclosure, surface treatment and
landscaping

e. avoid blank areas of facade to public areas

f. provide car parking which is convenient and accessible and close to the housing being served

g. within mixed use schemes, provide a separate access to any residential accommodation

h. within retirement schemes, provide convenient and accessible storage for mobility aids and
refuse

i. avoid prejudicing the satisfactory development of the wider area.

3. A Borough Wide Design Guide Supplementary Planning Document will illustrate further how this policy
should be implemented.
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7.13 Policy HO6 Density and Amenity

Policy HO 6

Housing Density and Amenity

1. Proposals for higher density residential schemes in sustainable locations in and around town centres
will be permitted, particularly those with good access to transport nodes and interchanges. The density
of development will be informed by:

a. the layout of the proposal compared to the prevailing character of the surrounding area

b. the need to ensure satisfactory residential amenity for both the proposed accommodation and
nearby residential properties

c. the accessibility of the location and the availability of existing and proposed services, facilities
and infrastructure.

2. Development proposals for new or extended residential accommodation will be required to:

a. provide adequate and adaptable living space

b. provide a satisfactory standard of privacy for both the proposed accommodation and for nearby
properties

c. allow for a satisfactory outlook for both the proposed accommodation and for nearby properties

d. allow for a satisfactory level of sunlight and daylight for both the proposed accommodation and
for nearby properties

e. include suitable useable outdoor amenity space

f. include suitable space for refuse and recycling storage, and drying space

g. not be subject to unacceptable nuisance, pollution or contamination.

3. A Borough Wide Design Guide Supplementary Planning Document will illustrate further how this policy
should be implemented.
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7.14 Policy HO7 Sub-division of Dwellings

Policy HO 7

Sub-division of Dwellings

1. Development proposals for the sub-division of dwellings to form additional dwellings or housing in
multiple occupation in areas excluded from the Green Belt will be permitted where the proposal can
demonstrate it meets all of the following criteria:

a. no loss of small family accommodation

b. respect for the character and appearance of the original property

c. be compatible with the character and appearance of the area

d. provide satisfactory levels of residential amenity for future occupiers and would not unacceptably
affect the residential amenities of nearby properties

e. provide a satisfactory standard of accommodation, including adequate living space, appropriate
noise insulation, layout of rooms between units of accommodation and a quality external and internal
environment

f. provide usable outdoor amenity space

g. provide suitable space for refuse and recycling storage and drying space

h. provide satisfactory access, car parking and secure cycle parking.

2. A Borough Wide Design Guide Supplementary Planning Document and a Parking Supplementary
Planning Document will illustrate further how this policy should be implemented.

7.15 Policy HO8 Development Involving Residential Gardens

Policy HO 8

Development Involving Residential Gardens

1. The erection of new dwellings in residential gardens in areas excluded from the Metropolitan Green
Belt will be permitted where this can be achieved without compromising the quality of the environment
and where they can demonstrate how they meet all of the following criteria:

a. the proposal is compatible with the character and appearance of the area, particularly in terms
of the built form and spaces around buildings and respects the Townscape Assessment

b. the layout integrates with the surrounding area with regard to site coverage of each plot, building
lines, urban grain, rhythm of plot frontages, parking areas and existing pattern of openings onto the
highway

c. the proposal provides appropriate hard and soft landscaping, particularly at site boundaries

d. the proposal would not have an unacceptable affect on biodiversity in terms of fragmentation of
blocks of gardens, which as a unit or in association with adjacent open space are deemed to make
an important contribution to biodiversity and contribute to green corridors and networks.

2. In areas within the Metropolitan Green Belt disproportionate additions to buildings and the creation of
outbuildings are inappropriate and in such cases, development proposals would need to demonstrate that
very special circumstances exist that outweigh the harm to the Green Belt and any other harm.

69Borough Local Plan: Consultation Version (December 2016)

Housing 7

99



7.16 Policy HO9 Extensions and Outbuildings in Residential Curtilages

Policy HO 9

Extensions and Outbuildings in Residential Curtilages

1. Development proposals in areas excluded from the Metropolitan Green Belt that involve the extension
to an existing building or the erection of an outbuilding within a residential curtilage will be permitted where
the proposal meets all of the following criteria:

a. respect the character and appearance of the original property

b. be compatible with the character of the surrounding area

c. provide a satisfactory level of amenity for occupiers of the existing property

d. not unacceptably affect the residential amenity of nearby properties through loss of privacy, loss
of light and over dominance

e. avoid large, blank areas of facade to public areas

f. not sited where it would impair highway safety or lead to inadequate parking provision

2. A Borough Wide Design Guide Supplementary Planning Document will illustrate further how this policy
should be implemented.
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8.1 Context

8.1.1 The Borough is part of the prosperous Thames Valley and one of the key drivers of economic activity
in the area. The BLP seeks to meet the changing development needs of business and support a borough
economy fit for the 21st century. Planning supports sustainable economic development and policies are intended
to guide and support economic development which ensures that local residents will benefit from a thriving and
healthy economy.

8.1.2 The Borough has a strong local economy, with good representation in the service sector,
knowledge-based firms and other professional occupations. The banking, finance, business services and ICT
sectors are well represented and with good potential for further growth. There is a smaller but important
manufacturing base.

8.1.3 Significant local sources of employment comprise a variety of major companies. GlaxoSmithKline has
one of their manufacturing sites in Maidenhead and there are significant offices for major international companies
such as Hitachi, Volvo, Blackberry and Seiko together with a range of small and medium sized companies and
an important tourist sector anchored by Windsor and Legoland. The Borough has a large proportion of small
firms, which is an indicator of a diverse and entrepreneurial economy.

8.1.4 Unemployment in the Borough has historically been below regional and national rates. In common with
other areas, the claimant count rose in the late 2000s/early 2010s but remains healthy compared to other areas.
The labour market is tight with high rates of economic activity, and the workforce is well skilled and educated.

8.2 Economic development

8.2.1 The economic strengths of the Borough influence its ability to support new businesses and employment
floorspace in future. These strengths include:

good transport accessibility
a location within the economically buoyant M4 corridor and close to London and Heathrow
high rates of new business formation and entrepreneurship
a workforce with high level job skills
high proportions of knowledge-based businesses
good quality of life factors
attractiveness to inward investment.

8.2.2 Alongside these strengths, challenges exist which may act to limit the growth of the local economy
these include high housing costs and wage level, high levels of out-commuting to London and a highly constrained
development land supply.

8.2.3 While the local economy has restructured in recent decades to become more business and
service-oriented, a trend that is likely to continue, a healthy economy still needs a broad and diverse base with
many different types of business sectors represented. A long term trend has been apparent of a restructuring
of the local economy which has seen a move away from traditional industrial uses and towards higher value,
office-based employment uses.

8.2.4 Economic growth in Berkshire is guided by the Thames Valley Berkshire Local Enterprise Partnership
(TVBLEP). RBWM is working closely with the LEP and the other Berkshire authorities to ensure that the
aspirations of the TVBLEP’s Strategic Economic Plan for Berkshire (SEP) can be accommodated in a way that
recognises the Borough’s very special character and the considerable land supply constraints it faces. The
Berkshire SEP articulates how the LEP will achieve the ambition of creating 20,000 new jobs across Berkshire
by 2021.

8.2.5 Employment space will be managed and appropriate development and redevelopment supported
including the promotion of appropriate infrastructure to support home and flexible working patters. This will be
supported by the Borough’s Economic Development Strategy.
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8.2.6 TVBLEP and the six Berkshire authorities jointly commissioned Nathaniel Lichfield and Partners (NLP)
to undertake identification of the functional economic market areas (FEMAs) that they operate within and also
to analyse the land requirements necessary to accommodate jobs in the main “B Class” sectors which together
broadly cover office, manufacturing and warehousing land uses. These studies form a key part of the detailed
analysis for the implementation of the SEP and are an essential element of the plan making process.

8.2.7 The evidence base to support the identification of economic development needs for RBWM draws on
these Economic Development Needs Assessments (EDNAs) produced by NLP. The studies have been carried
out by NLP in accordance with the National Planning Practice Guidance to provide an assessment of future
business needs and requirements for employment land and floorspace within each FEMA, focusing on the
group of 'B Class' sectors. However, RBWM recognises that not all jobs fall within these use classes; growth
in the service industry, retail, leisure and tourism is also expected to provide further economic growth.

8.2.8 Two core FEMAs operate across the Borough which reflects the varied characteristics and economic
roles associated with different parts of it. The Borough’s position within two FEMAs illustrates the equally strong
relationships that RBWM exhibits with more central parts of Berkshire as well as areas to the north and east.
In labour market terms, eastern parts of the Borough share a Travel to Work Area (TTWA) with Slough and
Heathrow, while northern and western parts of the Borough have stronger functional economic relationships
with western M4 corridor locations such as Reading and Wokingham.

8.2.9 Three separate FEMAs were identified as follows: Western Berkshire FEMA comprisingWest Berkshire,
a Central Berkshire FEMA comprising Bracknell Forest, Reading, Windsor and Maidenhead and Wokingham
and an Eastern Berkshire FEMA comprising Slough, Windsor and Maidenhead and South Bucks.

8.2.10 The evidence from the studies help to inform the economic policies for the BLP. The outputs of the
EDNAs include land requirements from the two FEMAs relating to RBWM; the figures for B Class employment
space requirements were based on three scenarios for future economic growth to 2036 based on labour demand,
past trends of completion of employment space, and local labour supply. These are reproduced below in
Figures 9 and 10 below:

Scenario 3. Labour
Supply

Scenario 2. Past
Completion Rates

Scenario 1. Baseline
Labour Demand

Land Use

52,680-25,76050,500Offices (B1a/B1b)

168,400-26,680171,580Industrial (B1c/B2/B8)

221,080-52,440222,080Total B Class Land (sq.m)

Table 9 : Net Employment Space Requirements (GEA sq.m) for RBWM by Scenario (2013 to 2036)

Scenario 3. Labour
Supply

Scenario 2. Past
Completion Rates

Scenario 1. Baseline
Labour Demand

Land Use

19.66.319.3Offices (B1a/B1b)

51.41.552.2Industrial (B1c/B2/B8)

71.07.871.5Total B Class Land (ha)

Table 10 : Gross Employment Land Requirements (ha) for RBWM by Scenario (2013 to 2036)

8.2.11 The derivation of floorspace requirements from forecast growth is highly sensitive to the assumptions
made during the analysis. A key assumption used in the EDNAs relates to the conversion of industrial sectors
to use classes and types of property. The translations that the EDNA has made provide a good approximation
on the macro-economic scale of sub-regional planning, but may not be the most appropriate to the specific
circumstances and markets within individual districts.

8.2.12 For RBWM the assessment for B8, B2, and B1(c) figures appears at odds with market trends, reflecting
the propensity for head offices of warehousing companies to locate within the Borough. To check the validity
of the findings in the local context, RBWM have commissioned NLP to undertake an assessment of the
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appropriateness of the broad sector classifications used in the Berkshire EDNAs to the local circumstances in
RBWM. This sensitivity analysis is expected to identify a higher need for B1 floorspace and a lower requirement
for B2 warehousing; which would be analogous to market trends.

8.2.13 In the light of this further work and the local circumstances, the BLP uses the past trends of completions
of employment space as indicating plan requirements which have been calculated to 2036. Adjusting for the
length of the plan period from 2013 to 2032 indicates that the requirements will be 43,320sqm.

8.2.14 The EDNA forecasts indicate that there will continue to be a demand for office space within the Borough
accompanied by continued demand for industrial and warehousing floorspace, driven by the distribution sector.
In response, policies within the BLP aim to protect existing employment floorspace and support the creation of
further employment floorspace both through the policy approach and allocation of specific sites.

8.2.15 Sustainable economic development provides local employment opportunities, attracts people to spend
time and money in the Borough and can enhance daytime activity. It generates wealth and can help establish
town centres and employment areas as the vibrant and successful hearts of their communities.

8.2.16 Policies will manage the availability of employment land and premises flexibly and the efficient future
use of sites, to encourage and enable the provision of a sufficient supply to meet identified needs. Offices will
be focused in town centres and business areas and policies will ensure that any loss of employment land or
premises is properly justified by evidence.

8.3 Policy ED1 Economic Development

Policy ED 1

Economic Development

1. A range of different types and sizes of employment land and premises will be encouraged to maintain
a portfolio of sites to meet the diverse needs of the local economy. Appropriate intensification,
redevelopment and upgrading of existing sites and premises will be encouraged and supported to make
their use more efficient and to help meet the forecast demand over the plan period and to respond to
modern business needs. Office type development will be focused in town centres and existing employment
areas

2. Proposals should endeavour to improve the education and skills levels of Borough residents and
initiatives will encourage the use of local labour, particularly on the development of large and strategic
sites. Development proposals that would assist small and start-up businesses will also be supported.

3. The development of large and small businesses will be supported to encourage local employment
opportunities and useful services.

8.4 Growth and skills

8.4.1 The general approach towards economic development is to make the best use of existing employment
land and to aim for a diverse and knowledge-based economy based around higher value, lower impact activities
including high-tech employment uses. Economic growth that does not require the importing of extra labour or
the use of extra land is encouraged. This is often referred to as smart growth, and is seen as an essential
element of the Borough’s future economic success.

8.4.2 Smart growth can achieve higher prosperity without increasing the ecological or physical footprint of
business. This reflects wider changes in society that are seeing a move away from traditional, rigid
workplace-based working patterns and towards a more flexible and responsive way of working, including in
particular much greater use of home-working.
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8.4.3 The EDNA identifies there will also be a rise in smarter and more flexible forms of working. This reflects
national trends and is likely to become a more important factor in the local economy in future. To reflect the
need for flexibility and support smart growth in the economy encouragement the BLP aims to support
home-working and other forms of flexible working, including the provision of the infrastructure necessary to
support this.

8.4.4 The Borough will continue to work with key stake holders and infrastructure providers to improve
broadband coverage and enable the provision of new infrastructure, in particular the implementation of the
Superfast Berkshire project.

8.4.5 Residents of the Borough are especially well represented amongst the professional occupations. As
the particular skill-sets used by these professions are well suited to high-tech employment, home-working and
other flexible working patterns, the Borough is committed to encouraging these activities.

8.4.6 Besides allowing economic growth without a commensurate increase in employment floorspace, this
type of working also facilitates a greater number of people to be economically active or increase their level of
economic activity. This in turn aids the development of the Borough’s economy. The principle of flexible working
and the infrastructure necessary to support this forms a central part of this strategy and is strongly encouraged.

8.4.7 Home working will be supported owing to its economic value to the Borough, and this will be applied
within the context of determining whether its impact on the local area is acceptable. Neighbourhood Plans may
offer further detail and guidance on the assessment of such proposals.

8.5 Range of uses

8.5.1 Industrial and warehousing uses play an important role in maintaining a diverse economy and offering
a range of job opportunities for Borough residents. Despite the general upskilling of the workforce, a significant
proportion of residents are likely to remain in manual occupations and there is a significant forecast demand
for premises suitable for these kinds of uses.

8.5.2 The nature of industrial and warehousing uses means that they often need to operate from lower-cost
property, a feature they share with many small and start-up businesses. These uses can all come under pressure
from higher-value uses that can support greater rental levels, and it is appropriate to ensure that a range of
types of premises remains available to meet the future needs of all sectors of the local economy.

8.5.3 The presence of a range of types of businesses provides a number of benefits for Borough residents.
These include the opportunity to access sustainably choice of local employment opportunities and useful
services. In addition, the availability of suitable business premises means that residents who wish to set up
their own business will find it easier to do so.

8.5.4 Nationally permitted development rights to convert offices and light industrial units to housing will
inevitably reduce the supply of employment floorspace in the borough. Any changes arising will be monitored
during the plan period and the supply of floorspace will be managed to ensure that an appropriate supply of
premises continues to be made available to support the needs of the local economy.

8.6 Small businesses

8.6.1 The Borough has a high level of new business formation, and the small business sector is vital to the
social and economic well-being of the borough. Enabling small businesses to develop and thrive can strengthen
the local economy and increase business vibrancy, as well as leading to greater employment opportunities for
local people. The Borough supports the development of small businesses in a flexible and sustainable way,
through planning applications and the allocation of land.

8.6.2 Access to broadband is a high priority for many small businesses, and it is important that homes are
broadband-enabled to allow for effective home-working. The Borough will continue to work with key stake
holders and infrastructure providers to improve broadband coverage and enable the provision of new ICT
infrastructure. In particular the Superfast Berkshire project and its necessary supporting infrastructure is
supported.
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8.7 Defined employment sites

8.7.1 The Borough is an attractive location for employment use and demand for land and floorspace is
projected to continue throughout the plan period. The arrival of Crossrail services in Maidenhead may provide
a particular boost.

8.7.2 The Borough’s future economic role is likely to continue in a similar pattern to that now existing, with
no obvious factors that should lead to serious decline nor produce a step-change in economic activity. The
likely need for new or replacement employment floorspace can be largely met through intensification and
redevelopment leading to more efficient use of existing sites, alongside a small number of new allocations.

8.7.3 The BLP responds to these pressures by enabling economic development and the intensification of
economic activity in appropriate locations. These locations are mainly those where economic activity is already
concentrated.

8.7.4 This policy approach helps to reinforce the current floorspace provision and enable the delivery of a
flexible supply of floorspace that is responsive to the needs of local businesses. Sites are allocated for mixed
use development comprising economic and residential uses, to further support the Borough's economy by
helping to meet housing needs.

8.7.5 While the local economy has restructured in recent decades to become more business- and
service-oriented, and this trend is likely to continue, a healthy economy still needs a broad and diverse base
with many different types of business sector represented. This helps insulate the Borough from structural
economic changes and any future economic downturn, and ensures that residents have access to as wide a
range of employment opportunities as possible.

8.8 Policy ED2 Defined Employment Sites

Policy ED 2

Employment Sites

1. The BLP will retain sites for economic use and employment as defined on the Policies Map and inset
maps. Proposals for other uses on defined employment sites will be supported if they demonstrate a
sufficient benefit for the economy.

2. The following sites are allocated as strategic locations in Policy SP1 for mixed uses:

a. Land south of the A308(M), west of Ascot Road and North of the M4 (Known as the Triangle
Site)

b. Maidenhead town centre:

i. Railway station

ii. Reform Road, Maidenhead

iii. Saint-Cloud Way, Maidenhead

iv. West Street, Maidenhead

v. York Road, Maidenhead

c. Ascot Centre
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3. Employment sites listed below are defined on the Policies Map as Business Areas:

a. Vanwall Business Park, Maidenhead

b. Norreys Drive, Maidenhead

c. Whitebrook Park, Maidenhead

d. Foundation Park, Cox Green

e. Windsor Dials, Windsor

f. Centrica, Millstream Windsor

g. Alma Road, Windsor

h. Ascot Business Park, Ascot

i. Manor House Lane Employment Estate, Datchet

4. Employment sites listed below are defined on the Policies Map as Industrial Areas:

a. Furze Platt Industrial Area, Maidenhead

b. Cordwallis Industrial Area, Maidenhead

c. Howarth Road, Stafferton Way, Maidenhead

d. Prior's Way Industrial Estate, Maidenhead

e. Vansittart Road Industrial Area, Windsor

f. Fairacres Industrial Area, Windsor

g. Queens Road Industrial Estate, Sunninghill

5. The sites listed below are defined on the Policies Map as Mixed Use Areas:

a. Land north and east of Churchmede Secondary School, Priory Road, Datchet

b. Land at Riding Court Road and London Road, Datchet

6. Within industrial areas there will be a strong presumption in favour of retaining premises suitable for
industrial, warehousing and similar types of uses, along with premises suitable for smaller and start-up
businesses. Proposals for new premises suitable for these types of uses will be supported.

7. Other uses will only be permitted if they are ancillary to industrial or warehousing uses, do not result
in the loss of industrial or warehousing premises or demonstrate a sufficient benefit for the economy of
the Borough.

8. Within business areas and mixed use areas, intensification of employment activity will be encouraged
subject to the provision of appropriate infrastructure and safe access. An element of residential development
may also be acceptable in mixed use areas but it must ensure that the overall quantum of employment
floorspace within the mixed use area as a whole is not reduced.

9. Within industrial, business and mixed use areas, development proposals that improve and upgrade
the facilities available to support businesses will be supported.
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8.9 Other sites and loss of employment floorspace

8.9.1 The BLP takes a positive approach to ensuring that a suitable range of floorspace is provided to meet
the needs of other businesses important to the Borough economy. This includes lower cost premises suitable
for small and start-up businesses, together with premises for industrial and warehousing operations.

8.9.2 Existing employment sites have been assessed and those with the greatest ability to provide a range
of types of accommodation suitable for the needs of a diverse range of local businesses have been identified
as industrial areas. By ensuring that a sufficient portfolio of sites will remain available to service businesses in
a variety of economic sectors the policies aims to support the needs of the local economy.

8.9.3 Proposals for economic development uses may come forward on sites that are not currently allocated
for employment uses. Where the site is not already in employment use, an assessment will be made of the
benefits arising from the proposal, and this will be compared with the benefits of retaining the existing use.
Each case will need to be determined on its merits, according to local circumstances and where the site is
already in employment use, the proposals will be supported in principle.

8.9.4 The policy approach gives general support to new economic development while ensuring that any loss
of employment land is properly justified by evidence. It is important that existing and new businesses are
supported by ensuring that a suitable supply of employment land and premises continues to be available. This
policy therefore takes a cautious approach towards the loss of employment land and premises, to ensure that
a sufficient supply of sites continues to exist to meet the needs of the local economy.

8.9.5 In order ensure that any loss of employment land is properly justified each application will need to be
supported by appropriate evidence. It is important that existing and new businesses are supported by ensuring
that a suitable supply of employment land and premises continues to be available. This policy therefore takes
a cautious approach towards the loss of employment land and premises, to ensure that a sufficient supply of
sites continues to exist to meet the needs of the local economy.

8.9.6 The requirement for marketing evidence in this policy applies when a proposal is made that would result
in the loss of an economic use or a net reduction in the quantity of employment land or premises. In such
instances this policy requires justification for the change and a demonstration that it would not cause unacceptable
harm to the local economy. Other relevant information such as the quality and vacancy level of the premises
and the appropriateness of the location for economic use may also be submitted.

8.9.7 Recent legislation on extensions to permitted development rights allows the conversion of offices and
light industrial premises to residential uses. Changes arising from these rights will be monitored during the plan
period and the supply of floorspace will be managed to ensure that an appropriate supply of premises and sites
continue to be made available to support the needs of the local economy.
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8.10 Policy ED3 Other Sites and Loss of Employment Floorspace

Policy ED 3

Other Sites and Loss of Employment Floorspace

1. Development proposals for employment development on sites currently in employment use will be
supported.

2. Development proposals for employment development on sites currently used for non-employment

purposes will be considered on their merits. Where benefits arising from the proposed use would exceed
the benefit of retaining the existing use, the development proposal will be supported.

3. Where a change is proposed from an economic use to another use, development proposals must
provide credible and robust evidence of an appropriate period of marketing for economic use and that the
proposals would not cause unacceptable harm to the local economy. A further consideration to be taken
into account will be the significance to the local economy of the use to be lost.

4. Marketing evidence should prove that both the land and the premises have been widely advertised
and marketed for a wine range of economic uses for at least one continuous year immediately prior to
submission of a relevant planning application. The exercise should demonstrate that the price and terms
on which the land or premises were marketed were reasonable by comparison with similar examples in
the local area.

5. Information should be provided detailing any interest received from potential buyers or tenants since
the marketing commence. Where interest has been received and that interest has not been pursued, this
must be explained. The requirement for marketing evidence applies when a proposal is made that would
result in the loss of an economic use or a net reduction in the quantity of employment land or premises.

6. Marketing evidence will be assessed within the context of:

a. the overall quality of the site as an employment location

b. the level of occupation/vacancy of the site

c. consideration of the suitability of conversion for start up and micro businesses

d. whether the employment use generates any adverse impacts on the adjoining area

e. Possible benefits from relocating the economic use; possible benefits from using the site for
alternative uses

f. The achievement of other plan objectives.
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9.1 Context

9.1.1 Town centres offer an accessible focal point for a range of commercial premises, shops and leisure
facilities for the surrounding communities. Attractive town centres can contribute to the image and character
of an area, helping to attract business and investment.

9.1.2 Changes in the retail sector coupled with the continued growth of online shopping mean that the role
of town centres is evolving. It is essential that the attractiveness of town centres is supported by planning policy
in order to maintain their vitality and viability.

9.1.3 The Thames Valley has a complex network and hierarchy of town centres, with each fulfilling different
but complementary roles. The retail offer in the Borough is dominated by the two town centres of Windsor and
Maidenhead where a range of comparison goods shops, leisure services and services are provided.

9.1.4 Further district centres at Ascot and Sunningdale and a number of local centres provide for predominantly
convenience based shopping and service needs in other locations across the Borough. A survey of visitors
undertaken to support the 2015 Retail and Town Centre Study confirmed that the retail catchment of RBWM
extends into neighbouring areas, with residents from settlements outside the Borough including Beaconsfield,
Marlow, Staines and Slough, making use of the services on offer in the town centres ofWindsor andMaidenhead.
The nearby centres of Reading, Bracknell and central London offer the widest range of shops and services in
locations that are easily accessible by both road and rail to local residents.

9.1.5 It is important that the BLP provides for customer choice and a diverse retail offer within town centres,
as well as other uses that encourage people to visit town centres and enhance their experience of visiting.
Securing a town centre as a desirable place to shop and spend time is fundamental to its future success and
the improvement of local image and character.

9.1.6 The BLP strategy is to promote and maintain a range of uses within town centres, and define a hierarchy
of centre including a strong, central core of retail and allied uses, to support their vitality and viability and promote
customer choice. The BLP sets out a positive approach towards main town centre uses and defines a hierarchy
of centres. It sets out the operation of the sequential test and impact assessment and provides a context within
which to assess the appropriateness of development proposals.

9.2 Hierarchy of centres

9.2.1 The hierarchy of centres within the Borough is shown in this policy. It is important to note that centres
do not operate in isolation and the Thames Valley has a complex network and hierarchy of town centres, with
each fulfilling different but complementary roles.

9.2.2 Residents will use centres both within and outside the Borough to fulfil their diverse retail and leisure
needs, with centres fulfilling a different function for different people. This pattern is replicated by residents across
the region.

9.2.3 Many shopping parades and individual stores of purely neighbourhood significance are not classed as
centres for the purposes of policy. Similarly, large free-standing stores or retail parks in out of centre locations
are also not classed as centres.

9.2.4 Windsor is a highly attractive town centre which supplements the shopping and service needs of
residents with stores catering to the needs of tourists. The town was 107th in the 2014 CACI Retail Footprint
rankings having risen from 215th in 2010. There is a strong comparison retail offer in the town.

9.2.5 The majority of the town’s retail stores are concentrated within the King Edward Court shopping precinct,
the Windsor Royal Station development which is also hosts an arts and crafts market, and the more traditional
high street on Peascod Street. Together these areas comprise a relatively high quality environment.

9.2.6 Core shopping areas benefit from the proximity of Windsor Castle which generates high footfall. The
cafes and restaurants around Windsor Royal Station help increase the footfall for a cluster of fashion retailers
catering to the high end of the market which are located there. Businesses that serve the tourist market are
concentrated to the north of Peascod Street and east of High Street.
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9.2.7 The town centre of Maidenhead has been the subject of a programme of public realm improvements
which is ongoing. While the attractiveness of the centre has been hampered in recent years by high vacancy
rates, the level of vacancies is now declining. A range of major and multiple retailers are located within the
town, focused within the Nicholsons Centre shopping precinct and along the pedestrianised section of the High
Street. There is a wide range of land uses within the town centre including a range of offices, hotels, cinema,
restaurants and residential developments, which together help to ensure that the centre enjoys high levels of
footfall.

9.2.8 Ascot district centre has a total of 56 retail units which together cater for local convenience shopping
and service needs. It is a pleasant centre with well maintained streets and shop units and enjoys a very low
vacancy rate. Ascot has a high proportion of comparison goods shops and a high number of independent
retailers which benefit from the footfall generated by the four retails anchors of Boots, Tesco, Budgens and WH
Smith.

9.2.9 Visitors are attracted to Ascot because of the racecourse and their spend helps to support a number
of retail outlets catering to the high-end of the market, and the many cafés in the High Street. A number of bars
and pubs thrive from the patronage of race goers and the evening economy is supported by racecourse activities.
However, traffic congestion and a lack of suitable parking is perceived to be a problem by users of Ascot centre.

9.2.10 Sunningdale district centre is attractive with well maintained streets enhanced by planters and shop
canopies. The centre is fragmented with two distinct centres to the east and west separated by the railway
line. Sunningdale has a total of 58 retail units with a very high proportion of comparison good retailers for a
centre of this size and also a relatively high proportion of financial and business service units for a district centre,
including a number of estate agents and a bank.

9.2.11 The centre has a low vacancy rate. A Waitrose supermarket is the main anchor and the majority of
visitors to Sunningdale travel by private car. Traffic congestion and the high costs of car parking are perceived
to be a problem by users of Sunningdale centre.

9.2.12 Local neighbourhood centres are located at Cookham; Cookham Rise; Datchet; Dedworth Road
West, Windsor; Eton; EtonWick; OldWindsor; Shifford Crescent, Maidenhead; Sunninghill; Vale Road, Windsor;
Wessex Way, Cox Green; Wooton Way, Maidenhead; Wraysbury provide for daily needs.

9.3 Policy TR1 Hierarchy of Centres

Policy TR 1

Hierarchy of Centres

1. The area's centres will be supported and strengthened to ensure that they continue to be the focus of
communities. Initiatives which safeguard and enhance their role and function will be supported.

2. The hierarchy of centres in the Borough is defined as follows:

Town Centres: Windsor; Maidenhead

District Centres: Ascot; Sunningdale

Local Centres: Cookham; Cookham Rise; Datchet; Dedworth Road West, Windsor; Eton; Eton
Wick; OldWindsor; Shifford Crescent, Maidenhead; Sunninghill; Vale Road,Windsor; WessexWay,
Cox Green; Wooton Way, Maidenhead; Wraysbury.

3. Windsor and Maidenhead will be the preferred location for the development of main town centre uses,
followed by the District and Local Centres. The extent of the centres is defined on the Policies Map.

4. Development proposals for main town centre uses including retail development, leisure, entertainment
facilities, offices and arts, cultural and tourism development will be supported in accordance with the
hierarchy, provided they are appropriate in terms of their scale and design, and are well-related to the
centre.
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9.4 Retail context

9.4.1 The retail studies undertaken to aid the development of the BLP, support the view that a successful
retail sector is key to securing a vital and viable town centre. The most recent 2015 Retail study produced by
Cushman and Wakefield (the Retail Study) supports the view that a key method of supporting the retail sector
is through securing a mix of uses within town centres to maximise the likelihood of linked trips, which have the
effect of increasing the amount of time spent in the centres and the likelihood of a higher spend per trip.

9.4.2 Borough residents are expected to continue to use centres both within and outside the Borough to fulfil
their diverse retail and leisure needs, with centres fulfilling different functions for different people. The BLP
aims to promote and maintain a range of uses within the defined centres, including a strong, central core of
retail and allied uses, to support their vitality and viability and promote customer choice.

9.5 Frontages and diversity of use

9.5.1 Town centre frontages are defined as primary and secondary. Primary frontages are those which include
a high proportion of retail uses. Secondary frontages are those where there is greater opportunity for diversity
of uses.

9.5.2 Retail uses will be appropriate in both locations. While non-retail uses that support the town centre
function such as restaurants, pubs and cinemas will be appropriate across a centre, there will be greater
concentrations of these uses in secondary frontages. In Windsor, retail and service uses aimed at visitors will
be appropriate in defined locations.

9.5.3 It is important that the vitality and viability of centres is maintained and enhanced. An appropriate amount
of supporting uses in primary shopping areas and primary frontages, for example food and drink outlets, is
necessary to complement the shops and function of the area.

9.5.4 Secondary frontages comprise areas where a greater variety of uses is apparent and there is opportunity
for a greater diversity of retail and non-retail uses, and the promotion of entertainment and a street café culture.
The strategy, which complements the desire to maintain a strong, central core of retail and allied uses, is to
permit the flexibility to allow secondary frontages to contain a good mix of different uses.

9.5.5 An appropriate mix of uses that would not cause unacceptable harm to the existing character, function,
and vitality of the street or surrounding environment will be supported. TheMaidenheadWaterways Restoration
Project is a key driver for the rejuvenation of the town, and thus support is offered for proposals that would
enhance the town’s waterways in line with the Waterways Development Brief.

9.5.6 The BLP is not prescriptive about the proportion of retail and non-retail uses that would be appropriate
in any given area as the role played by frontages varies across the town centres. Where a non-retail use is
proposed in a frontage, the make-up of units in that area of frontage will be assessed in order to determine the
likely impact of the proposed use and its acceptability.

9.5.7 Residential use is particularly helpful within town centres as it increases vitality, provides custom for
town centre businesses and increases natural surveillance. Residential use at ground floor level would not be
appropriate within retail frontages as it can create a dead space without visual interest or appeal. However, the
residential use of upper floors forms a valuable part of the mix of uses that supports a successful town centre.

9.6 Windsor town centre

9.6.1 The retail function of any town centre is defined by its Class A1 shops whilst other uses play a valuable
role in creating a balanced town centre and an attractive experience for visitors. In Windsor, there is a need
to balance the needs of residents with the needs of visitors and tourists.

9.6.2 The forecasts for retail growth in Windsor are based on retaining the 2015 pattern of market shares
over the forecast period. Under this assumption, it is expected that Windsor will have the capacity to
accommodate a net tradable area of approximately 5,950m2 comparison goods floorspace and 740m2

convenience goods floorspace between 2016 and 2032.
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9.6.3 Windsor town centre is highly constrained and it is considered that the modest capacity for additional
retail floorspace over the plan period would be most appropriately accommodated through the allocation of
land at Minton Place and through the intensification of the existing town centre for example, through the
reconfiguration of the existing layout of the King Edward Court shopping complex to provide additional retail
floorspace, or the provision of mezzanine floors within existing units.

9.7 Policy TR2 Windsor Town Centre

Policy TR 2

Windsor Town Centre

1. Development proposals should promote and enhance the role of Windsor town centre and its vitality
and viability. The retail role of Windsor town centre will be supported.

2. New development proposals within the primary shopping area, as defined on the Policies Map, should
broaden the range of shopping opportunities and improve the image of the town as a sustainable and high
quality shopping destination. In particular proposals to extend retail floorspace within existing stores and
complexes and to extend department store provision within Windsor Town centre will be supported.

3. Development proposals for retail and service provision aimed particularly at visitors will be supported
in the visitor development area, defined on the Policies Map, provided that it would be appropriate to the
character and function of the area. The visitor development area includes: Windsor Castle; Royal Windsor
Shopping Centre; High Street; and Thames Street.

4. Primary frontages, defined on the Policies Map, should include a high proportion of retail uses.
Development proposals for non-retail uses within primary frontages will be permitted where they would
enhance vitality and viability, be appropriate to the character and function of the area and retain prominent
shop units within the primary frontage.

5. Development proposals in secondary frontages will be supported where they contribute to the existing
character, function and vitality of the street or surrounding environment.

6. Development proposals for residential use on upper floors throughout Windsor town centre will be
encouraged.

7. An allocation for a mixed use development comprising ground floor retail units with residential units is
identified on the Policies Map at Minton Place.

9.8 Maidenhead town centre

9.8.1 The adopted Maidenhead Town Centre Area Action Plan continues to form part of the development
plan for the Borough. It sets out policies relating to Maidenhead town centre and allocates development sites
to meet future needs for town centre activities. Certain policies within the Maidenhead Town Centre Action
Plan are superseded by policies in this BLP and the Maidenhead Waterways Restoration Project is a key driver
for the rejuvenation of the town, and support is offered for proposals that would enhance the town’s waterways
in line with the Waterways Development Brief.

9.8.2 The forecasts for retail growth for Maidenhead are based on the 2015 pattern of market shares over
the forecast period assuming development of an additional 2300 dwellings within Maidenhead town centre to
2031. Under this assumption, the retail study forecasts that Maidenhead town centre will have the capacity to
accommodate a net tradable area of approximately 3,250 m2 comparison goods floor space together with a net
tradable area of approximately 1,750 m2 convenience goods floor space to 2031.

9.8.3 The Maidenhead Town Centre Area Action Plan (MTCAAP) proposed a total of 25,000 m2of retail floor
space within the Broadway Opportunity Area allocation which is one of seven Opportunity Areas identified in
the MTCAAP. Consent for the development of the majority of the Broadway Opportunity Area has been granted
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through “The Landing” development, and a substantial area to the north of Broadway connected to the Nicholson’s
centre offers further scope for retail development linked to the redevelopment of the site of the current multi-storey
car park.

9.8.4 A second retail led scheme as currently proposed by the MTCAAP for the rest of the Broadway
Opportunity Area, known as 'Nicholson's Car Park,' provides further retail capacity, anticipated to be up to
approximately 2,500 square metres of A1 retail floor space. With the implementation of these two permissions
it is anticipated that the retail provision of the Broadway Opportunity Area will include approximately ............625
m2of retail floor space which is significantly short of the 25,000 square metres anticipated by the MTCAAP.

9.8.5 There are currently significant numbers of empty units within the town centre at Maidenhead, although
the numbers are declining. The retail floorspace forecasts noted in sectin 9.4 above take account of the empty
units and the additional retail capacity provided by 'The Landing' together with proposals for the High Street/York
Road Opportunity Area which are being implemented.

9.8.6 Policy for the Maidenhead town centre takes account of both the adopted MTCAAP and more recent
retail forecasts which adjust the figures for anticipated retail floor space. A review of the MTCAAP should seek
to reflect the changing circumstances for retail provision while maintaining the requirements for high quality
development to achieve a vibrant and vital town centre.

9.9 Policy TR3 Maidenhead Town Centre

Policy TR 3

Maidenhead Town Centre

1. Development proposals should promote and enhance the role of Maidenhead town centre and its
vitality and viability. The retail role of Maidenhead will be supported and development proposals for the
regeneration of sites for town centre uses and those that protect, enhance or diversify retail activity, within
the primary shopping area will be supported.

2. Reference should be made to the adopted Maidenhead Town Centre Action Area Plan with regard to
the most appropriate locations and requirements for town centre uses and activities. Subsequent revisions
of retail floor space projections should be taken into account in development proposals.

2. Primary frontages, defined on the Policies Map, should include a high proportion of retail uses.
Development proposals for non-retail uses within primary frontages will be permitted where they would
enhance vitality and viability, be appropriate to the character and function of the area and retain prominent
shop units within the primary frontage.

3. Development proposals in secondary frontages will be supported where they contribute to the existing
character, function and vitality of the street or surrounding environment. In particular, proposals to expand
the cultural, entertainment and food offer of Maidenhead will be encouraged.

4. Proposals that make more efficient use of sites through intensification, higher densities or innovative
design will be encouraged, provided that transport and environmental impacts are appropriately addressed.

5. Development proposals for residential use on upper floors throughout Maidenhead town centre and
proposals that would enhance the town’s waterways, will be encouraged.

9.10 District centres

9.10.1 Ascot is a district centre serving the surrounding residential areas and providing a range of shops and
services. Visitors are attracted to Ascot because of the racecourse and their spend helps to support a number
of upmarket retail outlets and the many cafés in the High Street.

9.10.2 A number of bars and pubs thrive from the patronage of race goers and uses such as the evening
economy support racecourse activities. However, issues such as parking and the lack of a focus to Ascot
prevent the High Street from meeting its full potential.
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9.10.3 Sunningdale is a district centre whose main function is to provide a range of shops and services to
the surrounding area. Both local and specialist functions are catered for and a superstore draws trade from
further afield.

9.10.4 Both district centres serve their immediate settlement and its hinterland. They comprise groups of
shops containing at least one supermarket or superstore and a range of non-retail services including banks,
pubs and restaurants, as well as local public facilities such as libraries. The Borough’s strategy is to maintain
a broad mix of uses and the current function of these centres, so as to ensure the centres can continue to play
a full role in the life of the area.

9.10.5 A diverse range of appropriate uses including retailing will be appropriate. Analysis of retail capacity
Retail and Town Centre Study 2015 shows limited scope for new retail floorspace in either district centre. The
Neighbourhood Plan for the area Ascot, Sunninghill and Sunningdale Neighbourhood Plan 2011-2026 supports
the provision of small retail units on sites in both centres and this is consistent with the capacity analysis.

9.11 Policy TR4 District Centres

Policy TR 4

District Centres

1. Ascot and Sunningdale are district centres, defined on the Policies Map, whose main functions are to
provide a range of shops and services to the surrounding areas. A broad mix of uses will be maintained
within the centres to support their current functions and to help them meet their full potential.

2. Development proposals for retail use within district centres will be supported, particularly within the
primary shopping areas as defined on the Policies Map.

3. Non-retail uses and services will also be supported provided the overall function of the centre and
opportunities for customer choice are maintained.

4. The scale of development that will be appropriate in local centres will be smaller than that in district
centres, and will be determined by reference to the scale and function of the centre in question. Development
proposals should not be of such a scale that they would elevate the centre to a higher level in the retail
hierarchy.

5. Development proposals for residential use on upper floors in district and local centres will be supported.
Where there is a considerable proportion of vacant property in a centre, residential or other uses at ground
floor level will also be considered by the Borough provided that they would not adversely affect the function
of the centre within the retail hierarchy.

6. Special considerations will apply in situations of sustained high levels of vacancy, for example where
more than 30% of the units in a centre have been vacant for more than a year. Where there is a sustained
high level of vacancy, the Council will consider active town centre uses as a first resort with residential or
other uses at ground floor level as a last resort.

7. A diverse range of appropriate uses including retailing will be appropriate and there is limited scope
for new retail floorspace in either district centre. The Neighbourhood Plan for the area, Ascot, Sunninghill
and Sunningdale Neighbourhood Plan 2011-2026, supports the provision of small retail units on sites in
both centres.

9.12 Local centres

9.12.1 Local centres perform a more limited role, acting as the focus for convenience and service uses that
serve their immediate community. The Borough’s local centres are all different in terms of their size and the
precise role they play in the life of their community, but in general they include a range of small shops serving
a localised catchment. Typically they may include a convenience store, newsagent, sub-post office, pharmacy,
hot-food takeaway or launderette, as well as various local services.
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9.12.2 The local centres identified in Policy TR5 exclude small parades of shops of purely neighbourhood
significance. The Borough’s strategy is to ensure that local centres continue to provide a broad range of services
for their local community, mainly serving specialist local needs or the immediate day to day needs of their local
area.

9.13 Policy TR5 Local Centres

Policy TR 5

Local Centres

1. Development proposals for retail use within local centres will be supported, particularly within the
primary shopping areas as defined on the Policies Map. Non-retail uses and services will also be supported
provided the overall function of the centre and opportunities for customer choice are maintained.

2. The scale of development that will be appropriate in local centres will be determined by reference to
the scale and function of the centre in question. Development proposals should not be of such a scale
that they would elevate the centre to a higher level in the retail hierarchy.

3. Development proposals for residential use on upper floors in local centres will be supported. Where
there is a considerable proportion of vacant property in a centre, residential or other uses at ground floor
level will also be considered by the Borough provided that they would not adversely affect the function of
the centre within the retail hierarchy.

4. Special considerations will apply in situations of sustained high levels of vacancy, for example where
more than 30% of the units in a centre have been vacant for more than a year. Where there is a sustained
high level of vacancy, preference will be given to to active town centre uses. Residential or other uses at
ground floor level will also be considered by the Borough provided they would not adversely affect the
function of the centre within the retail hierarchy.

5. Local centres defined on the Policies Map will be supported to provide a broad range of services for
their local community, mainly serving specialist local needs or the immediate day to day needs of their
local area.

6. The local centres identified in Policy TR exclude small parades of shops of purely neighbourhood
significance.

9.14 Impact and conditions

9.14.1 The scale of retail development that is appropriate within the Borough will be determined with reference
to retail capacity work. (RBWMRetail and Town Centre Study 2015 and any subsequent updates.) Applications
for retail development will be considered against the policies in this section and the retail capacity identified for
each centre. Where retail capacity work specifies a maximum floorspace figure for a particular centre in a
particular period, permission will only be granted for retail development in excess of that figure if its impact on
other centres within the development’s catchment has been assessed and judged to not cause undue harm to
those centres.

9.14.2 Retail capacity guidance and policy indicates that any new floorspace should be located in accordance
with the sequential approach. It should also be noted that it is possible to sell all types of goods from a town
centre location. The sequential test will be operated in such a manner as to ensure that development is located
in the centre to which it is most appropriate, with preference being given to those centres higher up the hierarchy.

9.14.3 National policy allows local authorities to set a proportionate threshold at a local level, above which
proposals for retail, leisure and office development must be accompanied by an impact assessment. The
national threshold of 2,500 square metres (gross external area) is considered appropriate for leisure and office
use within the Borough.
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9.14.4 For retail uses, a threshold of 1,000 square metres (gross external area) is considered appropriate
within the urban areas of Maidenhead and Windsor. This figure approximates to the size of a small retail
warehouse and marks a perceptual cut off point between town centre type and out of centre type retail units.

9.14.5 While larger units than this would normally be acceptable in central locations such as within Maidenhead
and Windsor town centres, their location out of centre would indicate that a different form of retailing was likely
to occur from the unit in question. Such different store formats can generate different shopping patterns and
have significantly different effects on town centres.

9.14.6 A threshold of 500 square metres (gross external area) is considered appropriate for retail uses
elsewhere. This approximates to a large convenience store or small supermarket, the establishment of which
in an out of centre location has the potential to have a significant effect on the functioning of smaller centres in
the locality. In the case of both thresholds as set out in policy, there is no bar to development occurring but it
is appropriate to assess fully the impact of a proposed development to inform properly the decision made on
any such planning application.

9.14.7 Where impact assessments indicate significant adverse impacts on an existing vitality and viability of
the centre, development will be refused. What constitutes a significant adverse impact will be based on the
circumstances of each case. The cumulative impact of recent/committed proposals may also be relevant. Where
the evidence shows there is no significant adverse impact the positive and negative effects of the proposal will
be balanced, together with locational and other considerations, to reach an overall judgement.

9.14.8 Conditions will be used to ensure that the impacts of retail development are acceptable and will remain
in line with good development management practice. Such conditions could include restricting the subdivision
or amalgamation of units, the maximum gross floorspace and net sales area or the range of goods that may
be sold.

9.14.9 Flexible unit sizes are preferred to cope with flexible future trends and appropriate conditions for use
will vary for individual proposals. In general, fewer restrictions will be appropriate in town centres, while it will
be appropriate to exercise a greater element of control over any retail developments in other locations.
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9.15 Policy TR6 Strengthening the Role of Centres

Policy TR 6

Strengthening the Role of Centres

1. Main town centre uses must be located within the centres defined in the hierarchy of centres where
sites are suitable, viable and available. Subject to operation of this sequential test and as set out elsewhere
in policy, offices may also be located in defined business areas.

2. Unless a development proposal is intended to meet a particular local need that occurs only in a specific
location or catchment area, development proposals must assess in-centre sites in the following order of
preference:

a. sites in town centres (Maidenhead, Windsor)

b. sites in district centres (Ascot, Sunningdale)

c. sites in local centres.

3. Where suitable and viable in-centre sites are not available, edge of centre locations must be considered.
If suitable and viable edges of centre sites are not available, out of centre sites should be considered.
When considering edge of centre and out of centre proposals, preference will be given to accessible sites
that are well-connected to the centre.

4. Flexibility should be demonstrated on issues such as the format and scale of development. All centres
within each individual level of the hierarchy are of equal status for the purposes of this sequential test.

5. Outside the defined centres, retail development including subdivision of existing retail units or widening
the range of goods allowed to be sold will be resisted unless the proposal passes the sequential test
outlined above, or is intended to meet a particular local need that occurs only in a specific location.

6. Development proposals for retail, leisure and office development larger than the thresholds set out
below, located outside defined centres must be accompanied by an assessment of their impact on the
vitality and viability of and investment in defined centres within their catchment: a. retail development:
1,000 square metres within Maidenhead andWindsor urban areas; 500 square metres elsewhere b. leisure
development: 2,500 square metres c. office development: 2,500 square metres

7. Neighbourhood Plans may set different thresholds where local considerations, supported by evidence,
indicate this is appropriate.

9.16 Shops and parardes outside defined centres

9.16.1 Not all town centre uses can be accommodated within existing centres. In recognition of this a number
of retail parks and large free-standing stores have been developed.

9.16.2 Individual shops and small parades, located outside centres, can play a vital role in their local
community. They can provide convenient access to day to day requirements and may be the sole accessible
store for less mobile residents.

9.16.3 It is important that the community function of shops is supported. The policy takes a cautious approach
towards the loss of small parades and individual shops, to ensure that the needs of communities can continue
to be met in the future, but allows for change of use when the use of the shop to the local community can no
longer be demonstrated.
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9.16.4 Where a centre is suffering from a significant proportion of vacant property, it is appropriate to plan
flexibly and positively for the future of the area and facilitate alternative uses. With this in mind, special
considerations will apply in situations of sustained high levels of vacancy, for example where more than 30%
of the units in a centre have been vacant for more than a year. Where there is a sustained high level of vacancy,
residential or other uses at ground floor level may be considered.

9.17 Policy TR7 Shops and Parades Outside Defined Centres

Policy TR 7

Shops and Parades Outside Defined Centres

1. Development proposals that enhance the community function of shops and parades located outside
centres defined on the Policies Map will be supported.

2. Where it is proposed to change the use of a shop outside a centre, an assessment will be made of its
value to the local community. If the shop fulfils a function of benefit to the local community, development
proposals must provide credible and robust evidence of an appropriate period of marketing for retail use.

3. Where evidence suggests that a shop does not fulfil a function of benefit for the local community, or
where a community benefit exists to changing to another use, marketing evidence will not be required.

9.18 Markets

9.18.1 Markets are part of the overall retail economy. In addition to providing consumers with a more varied
shopping experience, they also have the benefit of supporting local producers and can enhance the overall
experience of visiting a town centre.

9.18.2 Markets and similar community events can add distinctiveness and diversity to a town centre's overall
shopping experience. They attract people into a town centre, helping to make it more lively, and can significantly
enhance a town centre’s overall image and identity of the centre.

9.19 Policy TR8 Markets

Policy TR 8

Markets

1. Existing and proposed markets within town, district and local centres will be supported. Development
proposals that include the operation of events and markets within town, district and local centres and that
incorporate suitable spaces and appropriate infrastructure for events and markets, such as electricity
points and lighting, will be supported.

2. Development proposals should show how they are not creating an adverse impact on the residential
amenity of nearby properties, especially with regard to noise.
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10.1 Context

10.1.1 Visitors and tourism can contribute to enhancing quality of life through delivering rewarding experiences
for visitors, and a greater variety of jobs and training opportunities. It can support urban renaissance and
rejuvenation, and diversify and develop the rural economy.

10.1.2 The Borough’s economy is supported by a vibrant visitor and tourism market. This is particularly
important to Windsor and Eton, Ascot and Thames-side settlements. One of the objectives of the BLP is to
enable the continued success and evolution of the Borough’s distinct visitor economy.

10.1.3 Key objectives include:

supporting and promoting the key heritage attractions of Windsor, Ascot and the River Thames

providing sufficient visitor accommodation and facilities

promoting opportunities for visitor related development

10.1.4 To work towards these objectives, the Council will work with partner organisations through the Visitor
Management Forum to support the tourist economy. An integrated approach will be taken to ensure that these
objectives are reflected in local activities such as town centre management and regeneration, open space
strategies, heritage enhancement initiatives, countryside management and environmental stewardship. Visitor
and tourism policies encourage development which supports the sustainable growth of the tourism industry.

10.1.5 The National Planning Policy Framework (NPPF) includes tourism under a category with arts and
culture, as a main town centre use. This definition can include theatres, museums, galleries and concert halls,
hotels and conference facilities. The NPPF also identifies the need for Local and Neighbourhood Plans to
support sustainable rural tourism and leisure developments that benefit businesses in rural areas, communities
and visitors, while respecting the character of the countryside.

10.2 Tourism in the Borough

10.2.1 Windsor is one of the major tourist attractions of the south east England, experiencing very high levels
of tourism and day visitor activity which make a major contribution to the local economy. Windsor Castle is the
oldest and largest inhabited castle in the world and is an international tourist destination. The effects of high
visitor numbers on traffic congestion and pressures on local services and residents require careful management.

10.2.2 The River Thames is also a major tourist attraction and of considerable importance to tourism and the
visitor economy in the Borough. The river provides high quality landscapes along its length and is widely used
for a range of informal leisure activities, bringing direct economic benefits to its surrounding area.

10.2.3 Legoland Windsor is Britain’s third most popular paid for tourist attraction, with around 1.9 million
visitors per year, rising from 1.1 million when it first opened in 1996. In addition, of the many events that take
place in the Borough each year, the Royal Ascot race meeting attracts the most visitors, with around 300,000
people travelling to the racecourse each year over the five days of racing.

10.2.4 There are many other visitor attractions and events in the Borough, including Windsor Race Course,
the Royal Windsor Horse Show, Eton College, Cookham’s Stanley Spencer Gallery, Windsor Great Park, golf
in Sunningdale, Thames Valley Athletics Centre, Hurley Lock, Bisham Abbey and Windsor Festival. In many
cases, tourism and visitors are important in helping to maintain key heritage assets.

10.3 Key challenges and issues

Key challenges and issues

10.3.1 The number of visitors received by the Borough is increasing annually, both from overseas and
domestically. Between 2006 and 2014, visitor numbers increased from 6.7 million to just under 7.7 million trips
per year.
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10.3.2 The number of day visitors currently represents almost 91% of the total number of visitors received.
Overall, an estimated 716,000 staying trips were spent in Borough in 2014, of which around 523,000 were
made by domestic visitors (73%) and 193,000 by overseas visitors (27%); both figures representing an increase
over 2013.

10.3.3 Staying trips in 2014 resulted in an estimated 1,930,000 visitor nights in the Borough, a growth of
3.8% compared to 2013. Total expenditure from overnight visitors in 2014 was £208 million, of which almost
£93.3 million came from overseas and £114.7 million from domestic visitors.

10.3.4 Approximately 6,971,000 visitor day trips were made to the Borough in 2014 generating an additional
£276.4 million in visitor trip expenditure. Compared to 2013, the volume of day trips increased by 1.6%, and
trip expenditure also increased by 1.9%.

10.3.5 Direct expenditure generated by visitors and tourism in the Borough in 2014 was £465 million. Adding
additional indirect and induced effects (which generate a further £158.2 million) translates to £623.2 million
worth of income for local businesses. Compared to 2013, this represents an increase of 2.5% in total tourism
value.

10.3.6 This visitor-related expenditure is estimated to have supported 7,149 full time equivalent jobs in
Windsor & Maidenhead. Many of these jobs are part-time or seasonal in nature and are spread across a wide
range of service sectors from catering and retail to public service jobs such as in local government as well as
tourism. Total tourism related expenditure supported 11% of all jobs in the Borough in 2014.

10.3.7 It is considered that there is currently a sufficient level of appropriate accommodation to manage the
level of growth in this area. This will be monitored throughout the plan period by the Visitor Management Forum,
which is made up of local businesses, representatives from the tourism industry and Councillors.

10.3.8 The Borough’s Local Transport Plan highlights the burden placed on local transport infrastructure by
the fact that 51% of visitors arrive by car, with parking capacity and traffic congestion being particular issues
for Windsor and Eton. The £5 million Windsor Transport and Parking Package is helping to address these
issues in the short to medium term, aiming to provide a ring of small park and ride sites, together with
improvements to local car parks, bus and cycle facilities and variable message signing.
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10.4 Policy VT1 Visitor Development

Policy VT 1

Visitor Development

1. Maidenhead and Windsor town centres will be the main focus for major visitor related development.
Development will be acceptable in other settlement locations provided that the type and scale of activity
and the number of trips generated are appropriate to the accessibility of the location by walkers, cyclists
and users of public transport. Proposals for hotel development at Windsor and Ascot racecourses will be
supported if a case of very special circumstances is made in each case.

2. Development proposals for visitor development will be expected to:

a. be consistent with the sequential approach to site selection within that settlement or as an
exception show evidence that the proposed development is locationally specific and consistent in
terms of scale, impact and function with their location

b. contribute positively to the character of the area, the amenity of surrounding land uses and the
retention and enhancement of heritage assets

c. contribute, where appropriate, towards town centre rejuvenation and environmental enhancement
and a sustainable, safe, attractive and accessible environment

3. Development required to meet the changing needs of visitors at existing visitor attractions will be
supported if the proposal does not have an adverse impact on local environment, amenity or traffic.

4. Development proposals for visitor development in rural locations will be supported where the proposals
promote the rural economy and contribute positively towards the ongoing protection and enhancement of
the countryside.

5. Development proposals located in the Green Belt will be expected to demonstrate that they maintain
the character of the Green Belt in that location, protect historic and heritage assets, are in conformity with
current Green Belt guidance, policy and legislation, and are supported by a case of very special
circumstances.

6. Development proposals for park and ride facilities located in the Green Belt will need to demonstrate
a case of very special circumstances.

7. A Visitor Strategy Supplementary Planning Document will be produced to illustrate further how this
policy should be implemented.
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10.5 Policy VT2 Visitor Accommodation

Policy VT 2

Visitor Accommodation

1. Development proposals for additional visitor accommodation including new bed spaces through either
new accommodation or extensions to existing accommodation will be supported in principle where they
would improve the quality of accommodation or diversify the range of accommodation available such as
providing specifically for business visitors and tourists. Development proposals will be expected to provide
evidence that that are:

a. consistent with the sequential approach to site selection within the particular settlement or on
an exception basis that the proposed development is locationally specific

b. providing for additional accommodation that is required to improve the overall quality of
accommodation in a location through raising current standards or providing a type of accommodation
or supporting facilities not currently available in that location, for example, accommodation for people
with mobility or visual disabilities

c. accessible by a variety of forms of transport including but not limited to public transport.

2. Development proposals for bed and breakfast accommodation will be supported in principle where
evidence can be provided that the proposal:

a. is in addition to the main use of the dwelling as a domestic residence

b. will not result in the proliferation or over concentration of such uses within an area so as to cause
material harm to the amenity of that area

c. will not result in a substantial increase in traffic.

3. Development proposals in rural areas such as campsites and holiday caravan parks will be supported
where they are appropriate to the character of the area, do not impact adversely on the amenity or
environment of an area and are supported by a case of very special circumstances if located in the Green
Belt.

4. A Visitor Strategy Supplementary Planning Document will be produced to illustrate further how this
policy should be implemented.

95Borough Local Plan: Consultation Version (December 2016)

Visitors and Tourism 10

125



96- Borough Local Plan: Consultation Version (December 2016)

Historic Environment 11

126



11.1 Context

11.1.1 The Borough enjoys a wide diversity of built character. Many of the oldest settlements in the Borough
are located close to the River Thames, which has played an important role in its economic and cultural
development. For example, both the villages of Hurley and Datchet pre-date roman occupation and continue
to be thriving communities due in part to the advantages of a riverside location.

11.1.2 The Borough is steeped in history; the area has evolved around old settlement patterns, and receives
its royal title from strong connections with the Crown. Windsor Castle is a prominent medieval building of
international importance located in the wider floodplain of the River Thames built on an outcrop of chalk, and
influenced the development of the town for trade and more recently tourism.

11.1.3 The character and diversity of its urban and rural areas, and its high quality historic built environment
make the Borough very distinctive. This character can vary settlement to settlement. The scale and extent of
the Borough’s Conservation Areas vary from small hamlets (such as White Waltham) to villages (such as
Cookham Dean) and towns like Windsor; all of which have unique historic and architectural interest.

11.1.4 Within the Borough there are many examples of sustainable development being achieved through
the re-use of the historic building stock. For example, Bisham Abbey, a Grade I Listed Building, has evolved
and expanded to become a national sports centre, whilst still retaining its high degree of significance and
interest. This demonstrates how the historic environment can be retained but adapted to meet present-day
requirements.

11.2 Conservation and heritage

11.2.1 The objective of conserving and enhancing the special qualities of the Borough’s built and natural
environment can be achieved through ensuring that development proposals respect both individual identity and
the sense of place. The historic environment is by its very nature irreplaceable and meeting this objective is
essential to ensure that residents, visitors and future generations can enjoy the historic environment of the
Borough in the future.

11.2.2 The evidence base comprises the Historic Environment Record maintained by Berkshire Archaeology
and the Heritage at Risk Register maintained by Historic England. The Borough also has a Townscape
Assessment that provides useful descriptions and information about those urban and suburban areas not lying
within the Green Belt.

11.2.3 The character of villages and hamlets in the countryside are defined in the Landscape Character
Assessment. A Historic Landscape Character Assessment is currently being undertaken for East Berkshire,
including the Royal Borough, and this Assessment will form a key evidence document to support the development
of the Heritage Strategy Supplementary Planning Document.

11.2.4 The Borough has also undertaken Conservation Area Appraisals for many of the Conservation Areas.
These appraisals will be used to guide the design of development proposals, and to help determine the
appropriateness of development involving or in proximity to heritage assets.

11.2.5 Conservation Area Appraisals have influenced the spatial strategy and relevant site allocations with
regard to potential impact on heritage assets. Further details of how the Historic Environment policies will be
implemented will be set out in the Heritage Strategy Supplementary Planning Document.

11.2.6 In accordance with national planning guidance, the Borough considers its heritage assets to be “an
irreplaceable resource” and in line with the NPPF it will protect all heritage assets in line with their significance.
All development proposals will be expected to have regard to both the national and local historic contexts. For
the purposes of the BLP the term heritage assets refer to buildings, parks and gardens; standing, buried and
submerged remains; and areas, sites and landscapes, whether designated or not, and whether or not capable
of designation.
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11.3 Policy HE1 Historic Environment

Policy HE 1

Historic Environment

1. Development proposals will be required to conserve and enhance, where possible, the character,
appearance and function of heritage assets and their settings, and respect the significance of the historic
environment.

2. Development proposals should seek to protect, conserve and enhance the architectural features,
structures, settings, historic character and significance of heritage assets and designations.

3. Heritage assets are defined as:

a. Listed Buildings

b. Conservation Areas

c. Registered Parks and Gardens

d. Ancient Monuments

e. significant archaeological remains

f. settings of heritage assets

h. locally significant buildings, structures, areas or landscapes of architectural or historic interest
including non designated locally significant assets identified in the local lists compiled by the Council.

4. A local register of heritage assets at risk will be maintained. Conservation Areas will be subject to a
rolling programme of Conservation Area Appraisals. A list of all the Conservation Areas in the Borough
can be found in Appendix E.

5. A Heritage Strategy Supplementary Planning Document will illustrate further how this policy should be
implemented.

11.4 Listed buildings

11.4.1 The main aim of listing a building is to prevent alterations that harm the special character of the building
or structure and this includes the interior. Although the decision to list a heritage asset may be made on the
basis of the historic or architectural interest of one element, the listing protection applies to the whole asset.
Buildings are listed by the Secretary of State in recognition of their special architectural or historic interest, and
any works which affect the character of a listed building require permission.

11.4.2 There are approximately 1700 Listed Buildings in the Borough, of which 23 are Grade I, and 74 are
Grade II*. The Borough has a rich built heritage which is signified by the wide variety of Listed Buildings, in
terms of grade, character and use. Some Listed Buildings hold international importance, such as Windsor
Castle and Jesus Hospital in Bray, whilst others include significant examples of rural vernacular and agricultural
architecture.

11.4.3 National guidance states that when considering the impact of proposed development on a significant
heritage asset, great weight should be given to that asset’s conservation. Substantial harm to or loss of a Grade
II Listed Building should be exceptional. Grade I and II* Listed Buildings are considered to be heritage assets
of the highest significance, and harm to or loss of these should be wholly exceptional.

11.4.4 High quality of design is an important consideration where development proposals include Listed
Buildings. Proposals which fail to respect the historic context or setting will be refused.
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11.4.5 Any development within the curtilage or setting of a Listed Building should maintain its character.
Applicants should use appropriate materials in schemes, which includes but is not limited to their use for
windows, doors, shopfronts, canopies, fascias, roofing materials and rainwater systems. These will often be
traditional materials which either match the original or are noticeably different, but may exceptionally be strikingly
distinct from but sympathetic to the character of the original.

11.4.6 Development proposals that conserve and enhance the structure, character, appearance and setting
of a Listed Building, and secure an active, long-term economically viable use should be considered favourably
where the applicant can justify and demonstrate the impact of the proposal on the heritage asset is appropriate.
Detailed assessments or surveys should include the following information, ensuring that the impact at each
stage has been demonstrated as appropriate:

justification for the development proposal
assessment of the heritage asset’s significance
a structural assessment where appropriate
impact on the significance of the heritage asset
full details of the proposed alterations and/or extensions.

11.4.7 Alterations and extensions to Listed Buildings must respect the host building in terms of the scale,
style and materials, allowing the original building to remain a distinct element.

Change of use

11.4.8 The most suitable use for an historic building is usually the one for which it was originally designed.
It is acknowledged that the originally intended use of historic buildings may no longer be viable or compatible
with the long term conservation of the building. The most suitable new use will usually be the economically
viable use which requires least change to the historic building. This may not be the same as the option which
generates the greatest return.

11.4.9 When considering the viability of proposals, the Borough will take into account the previousmanagement
of the heritage asset and any neglect of the asset resulting in its deterioration. This will prevent permission
being given for schemes where inappropriate changes to the heritage asset are claimed to be justified in order
to secure future viability.

11.4.10 Development proposals for the change of use of a Listed Building that would contribute to the building’s
conservation and enhance its architectural and historical significance will be supported where the applicant
can justify and demonstrate the impact on the asset’s significance. If Listed Buildings or other assets form part
of a group, for example, agricultural buildings, it is important to ensure that the proposed new use can form
part of a sustainable scheme for the future.

11.4.11 Proposals which fail to incorporate heritage assets into overall schemes, thereby risking the isolation
and deterioration of the assets, will not be permitted. Evidence of marketing exercises for the property and their
results may be required to support an application for an alternative use (see appendix F).

Loss or demolition (including features)

11.4.12 The Borough will seek to protect, preserve and retain Listed Buildings across the Borough. Listed
Buildings can be conserved in a manner appropriate to their significance through the retention of features which
contribute to the special architectural and historic interest of the building. Specific features may include, but
are not limited to: joinery, ornamental mouldings, windows and doors, internal decorative features, floors,
ceilings, chimney breasts and fireplaces.

11.4.13 In line with national planning guidance, development proposals resulting in substantial harm to or
total loss of significance of, a designated heritage asset will not be supported. This includes designated assets
inherently not capable of generating an income (for example, mileposts and walls).

11.4.14 To justify substantial loss or harm, the applicant will be required to demonstrate that substantial public
benefits outweigh the harm or loss. In other instances, all of the following tests will be applied in order to justify
substantial harm or total loss:

the nature of the heritage asset prevents all reasonable uses of the site, and
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no viable use of the heritage asset itself can be found in the medium term through appropriate marketing
that will enable its conservation, and
conservation by grant-funding or some form of charitable or public ownership is demonstrably not possible,
and
the harm or loss is outweighed by the benefit of bringing the site back into use.

11.4.15 In the exceptional circumstance where demolition is permitted, the Borough will require an appropriate
archive to be made of the features and fabric that would be lost, conducted by a heritage specialist. In such
circumstances, a condition would be attached that would require no works to commence until a record of the
existing building, to an appropriate level as set out in ‘Understanding Historic Buildings, A Guide to Good
Practice’ (English Heritage, 2006), has been submitted to and approved by the Council.
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11.5 Policy HE2 Listed Buildings

Policy HE 2

Listed Buildings

1. Development proposals should seek to enhance and conserve heritage assets. The Council will only
support development proposals that respect the significance of a Listed Building and its setting.

2. All development proposals that affect Listed Buildings or their settings should be accompanied by a
relevant and detailed assessment or survey. Detailed surveys or assessments should include the following
information to ensure that impacts of development proposals are considered appropriate:

a. justification for the development proposal

b. assessment of the heritage asset’s significance

c. structural assessment where appropriate

d. impact on the significance of the heritage asset

e. full details of the proposed alterations and or extensions.

3. Alterations and extensions to Listed Buildings should take account of scale, design, use of materials,
retention of the structure and any features of historic or architectural importance. Alterations and extensions
to Listed Buildings should also respect the host building in terms of the scale, style and materials, allowing
the original building to remain a distinct element.

4. When considering development proposals the Council will take account of the previous management
of the heritage asset and any neglect of the asset resulting in its deterioration. The Council will only support
development proposals where appropriate changes to the heritage asset are claimed to be justified in
order to secure future viability.

5. Development proposals will be supported where the applicant can provide justification for and
demonstrate that:

a. internal and external alterations or extensions to a Listed Building will not adversely affect the
character of the building or its setting

b. they protect the integrity of buildings, spaces, landscape, layout and plan form, access,
archaeological remains, aspects of social significance and other features of historic or architectural
interest

c. there is a high quality of design, being sympathetic to siting, existing settlement patterns,
proportions, scale, height, form and materials used both on the building itself and to be in keeping
with the character of the area in general

d. they use appropriate materials.

6. Development proposals for an appropriate change of use for a Listed Building will be supported where
they conserve and enhance its special interest and physical fabric, both internally and externally, and its
setting.

7. Development proposals should not result in the loss or demolition of Listed Buildings or their settings.
In exceptional circumstances where the Council is prepared to allow demolition, an appropriate archive
will be required to be made of the features and fabric that would be lost, conducted by a Heritage Specialist.

8. A Heritage Strategy Supplementary Planning Document will be produced to illustrate further how this
policy should be implemented.
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11.6 Ancient monuments and archaeology

11.6.1 The archaeological heritage of the Borough is rich and varied, having seen many settlements growing
organically over time. In Prehistoric times, the river valley with its fertile soils and opportunities for transport
meant the area was favoured for settlement and agriculture, and archaeological remains reflecting these
activities and others are prolific.

11.6.2 The traces of previous development are still evident in many settlements, for example ribbon
development along roads and narrow streets that are not suitable for modern transport, but nevertheless have
a unique and enchanting character. Others have disappeared from the surface but still survive below ground.
Accordingly, it is important to take all opportunities to discover historical remains that could be found and provide
further information about the past.

11.6.3 Nationally important sites and monuments are given legal protection by designation, that is, inclusion
on the National Heritage List as Scheduled Ancient Monuments. Consent for works to a Scheduled Ancient
Monument is issued by Historic England.

11.6.4 There are 22 Scheduled Ancient Monuments in the Borough which are not always ancient or visible
above ground. The Berkshire Historic Environment Record (HER) notes over 2000 archaeological assets in
the Borough, ranging in date from the Stone Age to the modern period.

11.6.5 National planning guidance states that Scheduled Ancient Monuments and areas of presumed
archaeological importance can be conserved in a manner appropriate to their significance by the undertaking
of a thorough desk based assessment of the heritage asset, field investigation where appropriate and sympathetic
design to secure preservation in-situ .

11.6.6 Archaeological remains are a finite and non-renewable resource, providing irreplaceable information
about our past. There is a presumption in favour of their physical preservation and their settings.

11.6.7 New development must avoid damage to archaeological deposits and put in place appropriate mitigation
measures where damage is unavoidable. Development proposals which affect archaeological sites and
monuments of unknown importance and areas of potential will need to demonstrate that the full implications of
the development on matters of archaeological interest have been assessed and taken into account. The impact
of development on all types of remains should be minimised.

11.6.8 As most archaeological remains are yet to be discovered it is crucial that sites of potential interest are
appropriately assessed. All works will be guided by national planning policy, government advice and that issued
by Historic England. The Council will also set up a local heritage asset register as part of its Heritage Strategy
and will provide further guidance on assessments of local archaeology potential through the development plan
process.
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11.7 Policy HE3 Ancient Monuments

Policy HE 3

Ancient Monuments

1. Scheduled and nationally important Ancient Monuments and their settings will be protected. Development
proposals must show how the proposal conserves themonument and presumed archaeological importance
in a manner appropriate to their significance by the undertaking of a desk based assessment of the heritage
asset, field investigation where appropriate and sympathetic design to secure preservation in situ. The
assessment must:

a. demonstrate an understanding of the historic context of the monument

b. state the impact the proposal would have on the monument and its setting

c. show how the development proposal would, where possible, enhance the monument and its
setting.

2. A Heritage Strategy Supplementary Planning Document will illustrate further how this policy should be
implemented.

11.8 Policy HE4 Archaeology

Policy HE 4

Archaeology

1. Development proposals affecting national and local sites, or known or potential sites of archaeological
interest will only be considered where the Historic Environment Record has been consulted to ensure that
the significance of such assets is fully understood. Applicants for a development proposal must show
how they have met the following requirements:

a. an appropriate desk based assessment by a suitably qualified person, and

b. a field evaluation to clarify the findings of the assessment and the anticipated impact of the
proposals, and

c. design and layout development proposals to secure archaeological preservation in situ where
warranted, or by record (that is, through archaeological excavation and recording and conservation.)

2. Where development proposals are in areas of potential archaeological interest a programme of
archaeological works may be required to mitigate the impact.

3. Development proposals should have regard to their impacts upon the historic environment, protecting
and where possible enhancing designated and undesignated archaeological remains and their settings.

4. For development at sites of archaeological interest, in situ preservation of archaeological remains is
preferred and appropriate management must be undertaken during construction to ensure this.

5. A Local Heritage Asset Register, as part of the Heritage Strategy, will provide further guidance on
assessments of local archaeological potential.

6. A Heritage Strategy Supplementary Planning Document will illustrate further how this policy should be
implemented.
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11.9 Registered parks and gardens

11.9.1 Registered parks and gardens are registered because of their special historic interest as designed
landscapes. The emphasis of the 'Register of Parks and Gardens of special historic interest in England' is on
gardens, grounds and other planned open spaces, such as cemeteries and urban parks , and applies to
'designed' landscapes. Parks or gardens found to be of sufficient historic interest to merit protection are added
to the Register which is managed by Historic England.

11.9.2 The Royal Borough has ten registered parks and gardens which vary from the extent of Windsor Great
Park to the ex Sunningdale Civil Service College. Two registered parks and gardens also extend over the
boundary lines of the Borough to some degree.

11.9.3 Proposals which affect registered or locally significant parks and gardens must have careful regard
to the important landscape architecture of the site and its special character, as well as the setting (which may
include any historic buildings or features). Development proposals are required to provide appropriate information
with any application that affects a registered park or garden to demonstrate the effects of the proposal. A locally
significant park or garden is defined as a park or garden significant for their historic and landscape value in the
local vicinity.

11.9.4 Some of the registered parks and gardens in the Borough are under pressure for development or from
commercial activities. Windsor Great Park is a regional visitor attraction and a key heritage asset for the Borough,
and it is clear that there are competing demands on it in relation to heritage and tourism, and also to meet a
need for improved staff accommodation. Both Hall Place in Burchetts Green and Sunningdale Park are also
proposed to be designated as ‘Important Previously Developed Sites within the Green Belt’ as well as registered
parks and gardens.

11.9.5 The setting of a registered or locally significant park and garden includes the wider character and
views into and from the park and garden beyond the boundary, all of which may be affected by development
proposals. Examples of the fabric of a park or garden could be buried walls or a significant feature that adds
to its character.

11.9.6 Trees are an integral part of the character of registered or locally significant parks and gardens, and
therefore the preservation of trees in relation to the setting and fabric of the park and garden is a key
consideration. Landscape features including trees, such as historic avenues for example, will also be considered.

11.10 Policy HE5 Registered Parks and Gardens

Policy HE 5

Registered Parks and Gardens

1. Development proposals for changes of use in or within the setting of locally significant or registered
parks or gardens will be considered where the proposal conserves or enhances the setting, appearance,
historic nature, fabric and significance of the park or garden and does not cause harm to the appearance
or setting of a registered or locally significant park or garden.

2. Development proposals should provide appropriate information regarding the impact of the proposal
and to show how they have had regard to the important landscape architecture of a site and its setting
and special character through the submission of a Heritage Management Plan.

11.11 Conservation Areas

11.11.1 Conservation Areas are designated for their particular architectural or historic interest, taking account
of the overall quality of the area, mix and style of buildings, quality of open spaces, and other features which
contribute to the overall character. The character and appearance of each Conservation Area is unique and is
derived from the composition of building form, materials, style and placement with open spaces.
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11.11.2 The Borough’s Conservation Areas are valued by local communities and visitors alike, and each has
a unique character and appearance which creates a high degree of local identity. Further assessment of the
individual Conservation Areas is available in the Conservation Area Appraisals which are listed in Appendix E
and the boundaries are shown on the Policies Map. The Heritage Strategy will identify any other parts of the
Borough which may be suitable for future designation as a Conservation Area.

11.11.3 National planning guidance states that opportunities for new development within Conservation Areas
should be considered favourably where they help to enhance or better reveal their significance . The loss of a
significant building or feature that positively contributes to the character or significance of the wider Conservation
Area should be treated as causing harm and be resisted . The Borough Council will use Article 4 Directions
within Conservation Areas where permitted development is eroding the special character and interest of that
Conservation Area.

11.11.4 Conservation Areas can be conserved in a manner appropriate to their significance through the
retention of physical structures such as buildings, walls, fences, hedges, trees or other features, and also by
maintaining the relationship between buildings, including the pattern of the street scene, and the spacing
between buildings that contributes to the distinctive character of many Conservation Areas. An applicant will
need to provide strong justification as to why any such feature cannot be retained.

11.11.5 The loss of significant features will generally be resisted as it is likely they will have a historic character
that cannot be replicated by new development. Where appropriate, the Council may impose a condition to
control the timing of demolition and demolition will not be supported until an appropriate redevelopment scheme
has been approved.

11.11.6 The use of appropriate materials is encouraged (the key is the quality of the materials as opposed
to whether these are traditional or modern, including renewables) to conserve and enhance the character and
appearance of a Conservation Area. This may include, but is not limited to windows, doors, shopfronts, canopies,
fascias, roofing materials and rainwater systems.

11.11.7 Certain areas are characterised by the harmonised use of patterned brickwork, for example, and
would be affected by external painting. Therefore some permitted development rights have already been
removed from sensitive areas through the application of Article 4 Directions .

11.11.8 The use of buildings and the pattern of spaces can be fundamental to the character of a Conservation
Area. Sensitive changes of use can enhance that character.

11.11.9 An issue often faced in Conservation Areas is the parking of vehicles. The visual intrusion of cars
on the streets or parking in front gardens can harm the appearance and character of the area. In Conservation
Areas, particularly those covered by Article 4 Directions, the Council will encourage opportunities to minimise
vehicle impact through appropriate hard and soft landscaping, improvements to existing arrangements through
revised layouts, and discourage the conversion of front garden areas to car parking.

11.11.10 Conservation Area Appraisals detail their character and provide key focus for improvement and
can be viewed on the Council's website. These documents should be used to guide the design of development
proposals and to help determine the appropriateness of development involving or near to heritage assets.

11.11.11 Proposals should consider whether an important view will be affected by development, (for example
the traditional public views of Windsor Castle and the River Thames), and should also consider views out of
Conservation Areas, which can be very important to their character.

105Borough Local Plan: Consultation Version (December 2016)

Historic Environment 11

135



11.12 Policy HE6 Conservation Areas

Policy HE 6

Conservation Areas

1. Development proposals will need to conserve or enhance the character and appearance of the
Conservation Areas within which they are proposed, and contribute positively to the character, local
distinctiveness and significance of the historic environment. Development proposals will be required to:

a. for new development or alterations to existing buildings structures, be of high quality design,
sympathetic to the siting, proportions, scale, height, form, materials and detailing used on both the
building itself and adjacent buildings, and be in keeping with the character of the area in general,
and

b. use appropriate materials and finishes, and

c. for changes of use, demonstrate that the proposed use will not result in an undesirable
intensification of activities in the area, be sympathetic to the building and appropriate to the overall
character of the Conservation Area; and

d. not include sites which form important open spaces within the Conservation Area or sites which
by way of their openness form part of the essential character of the Conservation Area; and

e. retain any buildings and protect views that contribute to the distinctive character of the
Conservation Area.

2. The Council will resist development proposals that involve the loss of buildings, structures (including
walls and fences) or trees that make a positive contribution to or help conserve the character of a
Conservation Area. Conservation Areas will be subject to a rolling programme of Conservation Area
Appraisals.

11.13 Windsor Castle and Great Park

11.13.1 Windsor Castle, home to Her Majesty Queen Elizabeth II, is one of the most recognisable heritage
assets in the United Kingdom. Dating from 1165 the Castle and most of the buildings within the walls are Grade
1 Listed Buildings and therefore in the top 2.5% of all Listed Buildings in the country. Windsor Castle is both
the largest inhabited castle in the world and the longest occupied Royal Palace in Europe whilst also being a
Royal home. Windsor Great Park is also Grade 1 Listed on the Register of Historic Parks and Gardens.

11.13.2 Windsor Castle is of extreme importance to the Borough, not only because of its historical and cultural
significance but also the role that it has as a major visitor attraction. Visitors to Windsor and the surrounding
areas make a substantial contribution to the ongoing success of the local economy. The Castle and its setting
within The Great Park are visible to and from a large area, and these views provide the background setting for
the buildings and its immediate surrounds.

11.13.3 The Palace of Windsor Castle is owned by the Occupied Royal Palaces Estate on behalf of the nation
and Windsor Great Park is managed by the Crown Estate. Both Windsor Castle and the Great Park are
considered to be ‘Crown Land’ which is defined in Section 293 of the Town and Country Planning Act 1990 as
land in which there is a Crown interest or a Duchy interest. From 2006 Crown land no longer enjoys immunity
from planning control although there are some exceptions to this.

11.13.4 There are provisions and arrangements in place to help facilitate development and restrict access
to sensitive information in the interests of national security and defence including additional permitted
development rights. These rights which are set out in Part 19 of Schedule 2 of the Town and Country Planning
(General Permitted Development)(England) Order 2015 make provision for the Crown and other Crown bodies
to carry out certain types of development without a planning application needing to be made and this includes
emergency development and development for national security purposes.
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11.13.5 The setting of Windsor Castle and Home Park sits within the wider setting of the Great Park. Both
Home Park and Windsor Great Park are included on the Register of Historic Parks and Gardens and therefore
benefit from added protection due to this status.

11.14 Policy HE7 Windsor Castle and Great Park

Policy HE 7

Windsor Castle and Great Park

1. Development proposals that affect Windsor Castle, as defined on the Policies Map, should be
accompanied by a statement showing how the development proposal:

a. seeks to enhance the architectural and historical significance, authenticity and integrity of Windsor
Castle and its local setting within the Great Park, and

b. safeguards the Castle and its setting within the Great Park allowing appropriate adaptation and
new uses that do not adversely affect the Castle, The Great Park and their settings, and

c. protects and enhances public views of the Castle including those from further afield as detailed
in the Windsor View Cone Study.

2. When not impacted on by Crown Permitted Development Rights, and where appropriate, all other
policies in the Borough Local Plan apply to Windsor Castle and the Great Park.

3. The Council will, subject to the other policies in the Plan, support development proposals that aim to
meet the needs of visitors to the Castle and the Great Park.

11.15 Local heritage assets

11.15.1 Local heritage assets in the Borough form an important part of the historical and cultural fabric of the
Borough. The Borough Local Plan illustrates the significance of the local historic environment and although
local heritage assets do not qualify for statutory listing they are nevertheless important to the Borough because
of their cultural, architectural and historical contribution. A local list that details local heritage assets will be
include in the Heritage Strategy and updated via the Annual Monitoring Report.

11.15.2 Retention and beneficial reuse of local heritage assets can be achieved through adaptation of existing
fabric. There is a greater degree of flexibility when it comes to the alteration, re use and adaptation of local
heritage assets.

11.16 Policy HE8 Local Heritage Assets

Policy HE 8

Local Heritage Assets

1. Development proposals that affect local heritage assets detailed on the Local List will be expected to
demonstrate how they retain the significance, appearance, character and setting of the local heritage
asset.

2. There is a general presumption in favour of retaining local listed heritage assets and where this is not
possible, recording of the heritage asset should be undertaken and submitted alongside development
proposals.
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12.1 Context

12.1.1 Maximising energy efficiency and reducing resource consumption in new development, or retro-fitting
existing buildings, can help to reduce CO2 emissions and associated climate change effects. The Borough
requires new developments to be as sustainable as possible, and to seek to move towards a low-carbon
economy. Ways that development proposals can achieve this include reducing energy demand, and adopting
sustainable methods of design and construction.

12.2 Sustainable design and construction

12.2.1 The recent Housing Standards Review concluded that government regulations and standards relating
to sustainable design and construction should be simplified through Building Regulations. The Deregulation
Act 2015 withdrew the ability of local planning authorities to add local technical standards or requirements
relating to the construction, internal layout or performance of new dwellings at higher levels than Building
Regulations. This included the removal of the Code for Sustainable Homes, which set out the government
owned standard for sustainable house building. A Written Ministerial Statement confirmed that Local Planning
Authorities could not require the Code for Sustainable Homes as a planning condition.

12.2.2 The Code for Sustainable Homes will be retained for legacy cases where residential developments
are legally contracted to apply a code policy (for example, affordable housing funded through the National
Affordable Housing Programme 2015 to 2018, or earlier programme).

12.2.3 These amendments form part of a wider package of changes that aim to remove or reduce the impact
of policies that were considered to be overly onerous on developers. In 2015 the Government announced it
would not be continuing with the zero carbon Allowable Solutions carbon offsetting scheme, or the proposed
2016 increase in on-site energy efficiency standards. Should national energy efficiency standards change the
Borough would then expect all new development to comply with the updated standards in full.

12.2.4 Non residential development is not affected by the changes to government guidance. BREEAM
therefore remains a suitable accredited assessment scheme where appropriate. Energy demand will be
calculated against the final design of the building.
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12.3 Policy NR1 Sustainable Design and Construction

Policy NR 1

Sustainable Design and Construction

1. Development proposals that improve the sustainability of the built environment and sustainable ways
of living and working will be supported. New development will be encouraged to be as sustainable as
possible and to work towards a low carbon economy and applications should be accompanied by an
Energy Demand Statement.

2. Development proposals will be expected to show how practicable measures have been taken to minimise
energy demand, maximise energy efficiency and develop renewable energy technologies.

3. Development proposals should show how they have addressed the following measures:

a. planting, shading and advanced glazing systems to reduce solar heat gain during the summer

b. use of materials to prevent the penetration of heat, including the use of cool building materials
and green roofs and walls, and flood resilient materials

c. increasing natural ventilation and removing heat by using fresh air

d. orientating windows of habitable rooms within 30 degrees of south and utilising southern slopes

e. locating windows at heights that maximise heating from lower sun angles during the winter

f. incorporating flood resilient measures such as raising floor levels, electrical fittings and rain-proofing
and overhangs to prevent infiltration of heavy rain around doors and windows.

4. Development proposals to improve the energy efficiency of existing buildings will be supported.

5. A BoroughWide Design Guide Supplementary Planning Document will be produced to illustrate further
how this policy should be implemented.

12.4 Renewable energy

12.4.1 Planning can make a significant contribution to both mitigating and adapting to climate change, through
decision-making on the location, scale, mix and character of development. The 2008 Planning Act introduced
a duty on local development plans to include policies which ensure that they make a contribution to both climate
change mitigation and adaptation. Reflecting this, one of the plan's objectives is to minimise the impact the
Borough has on climate change.

12.4.2 National policy states that local planning authorities should adopt proactive strategies to mitigate and
adapt to climate change, that planning should provide resilience to the impacts of climate change, and support
the delivery of renewable and low carbon energy and associated infrastructure. It also states that planning
should support the transition to a low carbon future in a changing climate and encourage the use of renewable
resources, for example by the development of renewable energy.

12.4.3 Applications for renewable energy may include solar farms, wind turbines, weir hydro-power, biomass,
district heating, combined heat and power (CHP) from renewable resources etc. The visual impact of solar
farms on the landscape and other sensitive areas will be a key consideration in determining applications.

12.4.4 Applications for biomass infrastructure should consider the transportation and the feasibility of combined
heat and power. The Borough will generally be supportive of hydro-electric turbines along the River Thames.

12.4.5 A Written Statement by the Secretary of State for Communities and Local Government set out new
considerations to be applied to proposed wind energy developments. It stated that when determining applications
for wind energy development involving one or more turbines, Local planning authorities should only grant
permission if:
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the development site is in an area identified as suitable for wind energy development in a Local or
Neighbourhood Plan

following consultation, it can be demonstrated that the planning impacts identified by affected local
communities have been fully addressed and therefore the proposal has their backing.

12.4.6 The Statement set out that maps showing the wind resource as favourable to wind turbines will not
be sufficient and that suitable areas for wind energy development will need to have been clearly allocated in a
Local or Neighbourhood Plan. The Borough commissioned a survey to assess potentially suitable and unsuitable
sites for wind energy development across the borough. Wind development suitability was assessed using
mapping software to screen the borough based on three key planning constraints:

wind speed

environmental and landscape designations

proximity to residential properties.

12.4.7 In accordance with DECC guidance designated landscapes (National Parks, AONBs) and international
and national nature conservation areas (SPA, SACs, SSSIs etc) should not be excluded as potential wind
energy development sites. However, it is recognised that such designations are a constraint to wind energy
development and wind energy developments will not normally be permitted in these areas.

12.4.8 Any wind energy proposals located within these designations will be assessed through the decision
making process on planning applications and have not been used to determine areas classified as suitable or
unsuitable for the purposes of the mapping exercise. Designations which have been identified as areas which
are unsuitable for wind energy development include Ancient Woodland, Semi Natural Ancient Woodland,
Scheduled Ancient Monuments and Registered Parks and Gardens.

12.4.9 Maps have been produced to illustrate the potential suitability for wind energy development across
the borough including one for small scale wind development(<50m in turbine height) and medium/large scale
wind development (≥50 m in turbine tip height).

12.4.10 Wind energy proposals of more than 50 megawatts are currently decided by the Secretary of State
for Energy with the Local Authority a statutory consultee. National guidance has indicated that the government
intends to amend legislation to allow all onshore wind energy proposals to be determined by local authorities.
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12.5 Policy NR2 Renewable Energy

Policy NR 2

Renewable Energy

1. Development proposals for the production of renewable energy and associated infrastructure will be
supported. Renewable energy development should be located and designed to minimise adverse impacts
on landscape, wildlife, heritage assets and amenity. Priority will be given to development in less sensitive
areas including major transport areas or on previously developed urban land.

2. Development proposals should illustrate how the location and design of renewable energy generation
proposals are appropriate to the chosen location, do not cause adverse harm to the area and in the case
of more sensitive areas are small scale.

3. The following matters will be considered in the determination of renewable energy generation proposals:

a. potential to integrate the proposal with existing or new development

b. Best Practicable Environmental Option (BPEO) which should include an evaluation of the potential
benefits to the community and opportunities for environmental enhancement

c. proximity to adequate transport networks

d. availability of suitable connections to the electricity distribution network.

3. Development proposals for wind energy development will only be supported where they are located
in areas identified as being suitable for small or medium and large turbines on the Wind Mapping Exercise
Maps and on sites allocated for wind energy development in Neighbourhood Plans.

12.6 Managing flood risk and waterways

12.6.1 The River Thames and its tributaries is a dominant feature in the Borough. The Thames forms much
of the northern boundary of the Borough and is a feature of eight parishes and an additional five wards. Fluvial
flooding and flooding from local sources (for instance, from groundwater, surface water and sewers) are
constraints to development in parts of the Borough which have been affected by serious flooding from the River
Thames on a number of occasions in the last 100 years, with the risk of flooding predicted to increase as a
result of climate change.

12.6.2 The BLP seeks to minimise the impact of climate change and one of the key ways to achieve this is
by adapting to climate change through the careful management of flood risk. This requires local planning
authorities to develop policies to manage flood risk from all sources, taking account of advice from the
Environment Agency and other relevant flood risk management bodies, such as lead local flood authorities.

12.6.3 Meeting the challenge of climate change and flooding is set out in para 93 -108 of the NPPF. NPPG
also advises that the effective implementation of the NPPF on development within areas of flood risk does not
remove the presumption in favour of sustainable development. The main source of flood risk in the Borough
is fluvial flooding and although the Thames is the largest river in the Borough, there are a number of other
watercourses including the Bourne Ditch, the Battle Bourne, Wraysbury and Horton Drains, that can contribute
to potential flooding problems in local areas.

12.6.4 The Borough is also at risk of flooding from the Colne Brook, the Colne, the Cut, Strand Water and
White Brook as well as a number of streams and ditches. However, flooding may also occur directly from
rainfall, rising groundwater, the overwhelming of sewers and drainage systems or potentially from the failing of
man made features such as bunds, reservoirs and reservoir aqueducts, water supply tunnels, man made lakes,
and flood alleviation channels.
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12.6.5 To help reduce flood risk to some urban areas in the Borough, the Jubilee River relief channel was
developed, which provides an overflow storage channel for flood water (effectively a very large Sustainable
Drainage Scheme (SUDS)). The Jubilee River scheme extends from Maidenhead to Eton (11.6 km in length),
leaving the River Thames at Boulters weir and re-joining immediately upstream of Datchet, and has reduced
the area of Maidenhead at risk from severe flooding.

12.6.6 It was built as part of the Maidenhead, Windsor and Eton Flood Alleviation scheme, reducing the
frequency and severity of flooding to properties within the Borough. The channel is designed to look and function
as a natural living river, containing water all year round, and is sensitively landscaped to enhance the environment
and create new habitats for wildlife in addition to reducing fluvial flood risk.

12.6.7 There is also a number of formal raised flood defences that affect flooding within the Borough. These
include the Cookham Bund; North Maidenhead Bund; Datchet Golf Course; Battle Bourne; Windsor Bourne
Flood Storage area embankment and Myrke Embankments.

12.6.8 The Borough has experienced major floods in 1894, 1947 and 2014. Other floods of lesser severity
have occurred in 1954, 1959, 1974, 1981, 1990, 2000, 2003, 2007 and 2012. If not effectively managed, new
development will affect the severity of flooding due to the resulting physical loss of floodwater storage capacity
on a site and by impeding the flow of floodwaters across a site.

12.6.9 As a consequence, the Borough has operated a policy of constraining new development in areas with
a high risk from flooding since 1978. This has been supported in an overwhelming number of cases at appeal.
Locating inappropriate or poorly designed development in areas at risk of flooding will increase the impact of
flooding in the future, putting more people at risk and increase the cost of damages to property

12.6.10 The Borough’s SFRA and Environment Agency (EA) floodmaps show that it is predominantly locations
along the River Thames that are at highest risk of flooding for example, Wraysbury, Old Windsor, Cookham,
Windsor. However, some other areas including around Waltham St Lawrence and White Waltham/Paley Street
and up to Holyport, have flood risk owing to Twyford Brook and The Cut, which are both tributaries of the River
Thames. Fluvial flood risk is therefore a constraint to development in several areas of the Borough which is not
necessarily restricted to locations along the River Thames.

12.6.11 In addition some areas are more prone to experiencing surface water flooding. DEFRA has introduced
the concept of a ‘Surface Water Management Plan’ (SWMP) “which outlines the preferred surface water
management strategy in a given location. In this context surface water flooding describes flooding from sewers,
drains, groundwater, and runoff from land, small water courses and ditches that occurs as a result of heavy
rainfall.

12.6.12 The SFRA which was last updated in 2014 and is subject to revision, outlines that the Borough is
also susceptible in places to incidents of localised flooding from sewers and other sources. These areas include,
but are not exclusive to: Bray, Fifield, Holyport, Maidenhead, Cookham, Windsor and Oakley Green.

Regulations and guidance

12.6.13 The Flood Risk Regulations 2009 place a duty upon the Borough as a Lead Local Flood Authority
to prepare a Preliminary Flood Risk Assessment (PFRA). The PFRA is a high level screening exercise that
includes the collection of information on historic flood events, and potential, future, flood events.

12.6.14 The Borough’s PFRA was published in 2009 and the Flood Water Management Act 2010 requires
the local authority to provide a Local Flood Risk Management Strategy which will need to include information
on how local flood risk is to be managed and the actions that might be taken to manage flood risk. The Borough
adopted its strategy in December 2014.

12.6.15 The Government also expects the Council to adopt a sequential risk-based approach to development
and flood risk. At all levels of the planning process whether allocating land or when considering planning
applications, new development should be steered towards areas at the lowest probability of flooding. The
Borough’s Strategic Flood Risk Assessment (SFRA), most recently revised in 2014, refines information on the
probability of flooding, taking other sources of flooding and the impacts of climate change into account.
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12.6.16 In making decisions, the vulnerability and locational need of the proposed use should be taken into
account. If, following the application of the sequential test, it is not possible, consistent with wider sustainability
objectives, for a proposed development to be located in zones of lower probability of flooding, the ‘Exceptions
Test’ can be applied where relevant to do so.

12.6.17 Climate change projections for the UK indicate more frequent short-duration, high-intensity rainfall
or more frequent periods of long-duration rainfall. This is likely to mean milder, wetter winters and hotter, drier
summers. These changes will have implications for fluvial flooding and local flash flooding; subsequently the
Government recognises that this will lead to increased and new risks of flooding within the lifetime of planned
developments.

12.6.18 Fundamental to the BLP strategy is the avoidance of inappropriate development in areas liable to
flooding through the adoption of a risk based approach. This approach is translated into Policy NR3. The policy
also provides an opportunity to support and safeguard the Maidenhead Waterways.

12.6.19 The Borough will continue to work with the Environment Agency, water companies and other partners
and individuals to manage water and flooding matters, to promote development away from areas at risk of
flooding. The Borough will work with applicants to ensure that development is appropriately located and does
not result in unacceptable flood risk or drainage problems, in the locality or elsewhere. This will involve exploring
mitigation measures to ensure that they are suitable, appropriate and economically viable.
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12.7 Policy NR3 Managing Flood Risk and Waterways

Policy NR 3

Managing Flood Risk and Waterways

1. Development will be guided to areas of lowest flood risk from all source of flooding by adapting to
climate change through the careful management of flood risk and the application of a sequential test
approach. Development proposals will only be supported where an appropriate flood risk assessment
has been carried out and it has been demonstrated that development is located and designed to ensure
that flood risk from all sources of flooding is acceptable in planning terms.

2. In applying this test, development proposals should show how they have had regard to:

a. the availability of suitable alternative sites in areas of lower flood risk (the sequential test)

b. the vulnerability of the proposed use

c. the present and future flood risk

d. the scale of potential consequences

e. site evacuation plan in the event of potential flooding.

3. In all cases, development must not itself, or cumulatively with other development materially:

a. impede the flow of flood water

b. reduce the capacity of the floodplain to store water

c. increase the number of people, property or infrastructure at risk of flooding

d. cause new or exacerbate existing flooding problems, either on the proposal site or elsewhere.

e. reduce the waterway’s viability as an ecological network or habitat for notable species of flora
or fauna.

4. Only water compatible uses and essential infrastructure development will be supported in the area
defined as functional floodplain.

5. Development proposals should:

a. increase the storage capacity of the floodplain where possible

b. incorporate Sustainable Drainage Systems in order to restrict or reduce surface water run-off

c. reduce flood risk both within and beyond sites wherever practical

d. be constructed with adequate flood resilience and resistance measures suitable for the lifetime
of the development

e. incorporate flood evacuation plans where appropriate

6. Development proposals will be required to incorporate appropriate comprehensive flood risk management
measures as agreed with the Environment Agency or the Council as Local Lead Flood Authority

7. Further development land associated with strategic flood relief measures will be safeguarded, including
the proposed flood relief channel from Datchet to Wraysbury, as shown on the Policies Map. Development
should facilitate the improvement and integration of waterways in Maidenhead, including the completion
of the Maidenhead Waterway Project.

115Borough Local Plan: Consultation Version (December 2016)

Natural Resources 12

145



116- Borough Local Plan: Consultation Version (December 2016)

Environmental Protection 13

146



13.1 Context

13.1.1 Most of the Borough has high environmental quality which needs protecting, and some areas that
would benefit from improvements. Therefore protection of the environment through maintaining or enhancing
air quality, minimising or reducing nuisance which affects human senses (such as noise and odour), can protect
health and safeguard residential amenity.

13.1.2 Whilst there is legislation to control emissions from polluting activities, the planning system has a
complementary role in directing the location of development that may give rise to environmental protection
problems. This can manifest itself either directly from the development or indirectly e.g. through the impact of
potential traffic it generates.

13.1.3 There are two strands to all environmental policy: to ensure new development proposals do not
generate issues which unduly impact on the surrounding environment, and to ensure they are not the recipients
of existing issues. Similarly it is important that existing lawful uses do not become compromised to go about
their operation by virtue of subsequent new development.

13.2 Environmental protection

13.2.1 Environmental protection policies are linked with BLP objectives to minimise impact of development
on climate change and the environment, and requiring new development to provide environmental improvements.
The Borough is committed to protecting existing environmental quality and where possible reducing adverse
effects on the local and natural environment as a result of changes in activities or from new development.

13.3 Policy EP1 Environmental Protection

Policy EP 1

Environmental Protection

1. The cumulative impact of developments will be a key consideration for development proposals.

2. Development proposals should not significantly and adversely impact the local environment.

3. Development proposals will only be supported where it can be shown that either individually or
cumulatively in combination with other schemes, they do not have an unacceptable effect on environmental
quality or landscape, both during the construction phase or when completed. Development proposals
should also avoid locating sensitive uses such as residential units, schools or hospitals in areas with
existing or likely future nuisance, pollution or contamination.

4. Where appropriate, applicants will be required to submit details of remedial or preventative measures
(for example: construction management plans) and any supporting environmental assessments. Planning
conditions may be imposed to ensure implementation of any measures that make development proposals
acceptable.

5. Development proposals should seek to maintain existing environmental quality in the locality, and
improve quality where possible, both during construction and upon completion. Opportunities for such
improvements should be incorporated at the design stage or through operation.

6. Residential amenity may be harmed by reason of noise, smell or other nuisance. Accordingly, care
should be taken when siting particular commercial or agricultural proposals such as livestock units, silage
storage or slurry pits which should be sited well away from the curtilage of any residential property.

13.4 Air pollution

13.4.1 Air pollution in the Borough relates mainly to pollutants emitted from road transport sources, together
with other pollutants as specified within the UK Air Quality Strategy. Local Authorities have a duty to declare
Air Quality Management Areas (AQMAs) and work towards achieving national air quality objectives in areas
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where residents are exposed to pollutants in excess of the objectives .It is therefore important to ensure that
new development proposals, either individually or cumulatively, do not significantly affect residents within
existing AQMAs by generating unacceptable levels of pollution.

13.5 Policy EP2 Air Pollution

Policy EP 2

Air Pollution

1. Development proposals will need to demonstrate that they do not significantly affect residents within
or adjacent to an Air Quality Management Area (AQMA) or to residents being introduced by the development
itself.

2. Development proposals will be supported where significant increases in air pollution can be mitigated,
thus reducing the likelihood of health problems for residents.

3. Development proposals should aim to contribute to conserving and enhancing the natural and local
environment, by avoiding putting new or existing occupiers at risk of harm from unacceptable levels of air
quality. Development proposals should show how they have had regard to the UK Air Quality Strategy or
any successive strategies or guidance, ensuring that pollutant levels do not exceed or come close to
exceeding national limit values.

4. Development proposals should show how they have considered air quality impacts at the earliest
stage possible; where appropriate through an air quality impact assessment which should include the
cumulative impacts. Where relevant, air quality and transport assessments should be linked to health
impact assessments, including any transport related mitigation measures that prove necessary.

13.6 Light pollution

13.6.1 Many forms of artificial lighting can be beneficial but sometimes the installation of lighting can be
intrusive and result in light pollution. Policy EP 3 sets out a development management approach to dealing with
light pollution.

13.6.2 National planning guidance states that through good design and planning policies, the impact of light
pollution from artificial light on local amenity, intrinsically dark landscapes and nature conservation can be
limited. Light pollution is caused by a number of factors including:

sky glow – the orange glow seen around urban areas at night;

glare – the uncomfortable brightness of a light source when viewed against a dark background

light trespass – the spill of light beyond the boundary of property on which the light source is located.

13.6.3 The Institute of Lighting Engineers (ILE) specify environmental zones and corresponding thresholds
for exterior lighting control with E2 being rural, small village or relatively dark urban locations; E3 being small
town centres or urban locations; and E4 being towns and areas with night-time activity.

13.6.4 The impact of artificial light pollution in all environments can have a significant effect on the character
of the area, particularly in rural areas, making an area seem more urbanised, for example sporting facilities
with floodlighting such as equestrian activities or driving ranges at golf courses. It can also intrude on the amenity
of local residents or adversely affect the biodiversity of an area. Applicants should address the environmental
zone in which the application is proposed and suggest mitigation measures and methodology accordingly.

13.6.5 Reducing light pollution can also be beneficial in making developments more sustainable by using
less energy. Light pollution can be substantially reduced, without adversely affecting the purpose of the equipment
being installed, through ensuring that light is directed properly through effective shielding, switching off lights
when not in use and avoiding ‘over-lighting’.
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13.7 Policy EP3 Artificial Light Pollution

Policy EP 3

Artificial Light Pollution

1. Development proposals should seek to avoid generating artificial light pollution where possible and
development proposals for new outdoor lighting schemes that are likely to have a detrimental impact on
neighbouring residents, the rural character of an area or biodiversity, should provide effective mitigation
measures. Development proposals which involve outdoor lighting must be accompanied by a lighting
scheme prepared according to the latest national design guidance and relevant British Standards
publications.

2. Development proposals should seek to replace any existing light installations in order to mitigate or
reduce existing light pollution.

3. The distinction between urban areas and the countryside should be maintained. To determine whether
development proposals involving artificial lighting have a detrimental impact, they should be assessed in
accordance with the zone in which they are located (E2, E3 or E4) on whether they have the potential to
cause harm to the health or quality of life, or to affect biodiversity.

4. Development proposals should show how they have addressed the environmental zone in which the
application is proposed and suggest mitigation measures and methodology accordingly and will also
require where appropriate development proposals include landscaping measures to effectively screen
lighting installations. The use of overly sensitive ‘movement triggered' lighting will be resisted where it
would impact on the amenity of the area.

5. With particular reference to floodlighting schemes, development proposals should not have an adverse
effect on adjacent areas and use suitable methods for data provision, such as an isolux diagram.

13.8 Noise

13.8.1 Noise can affect the local and natural environment and people’s health and quality of life. It is therefore
important to ensure that development proposals do not give rise to unacceptable impacts on the existing
environment by generating unacceptable levels of noise, either individually or cumulatively and are not the
recipients of unacceptable existing levels of noise. There are two different types of noise: neighbourhood noise
an environmental noise.

13.8.2 Neighbourhood noise is defined as noise generated within the community, such as construction noise,
noise from licensed premises including cooking facilities, industrial noise, air conditioning plants and street
noise. Neighbourhood noise is controlled by specific legislation and environmental noise is defined as transport
noise from aircraft, road and rail.

13.8.3 The Borough has mapped its areas where environmental noise is considered to be or is likely to be
significant. In effect all developments within 50m of railway lines, within 100m of all A-roads and motorways
and (owing to Heathrow Airport operations) within all the wards of Windsor, Datchet, Old Windsor, Horton &
Wraysbury, EtonWick and within 500m of White Waltham airfield will be affected by high levels of environmental
noise.
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13.9 Policy EP4 Noise

Policy EP 4

Noise

1. Development proposals should consider the noise and quality of life impact on recipients in existing
nearby properties and also the intended new occupiers ensuring they will not be subject to unacceptable
harm.

2. Development proposals that generate unacceptable levels of noise and affect quality of life will not be
permitted. Effective mitigation measures will be required where development proposals may generate
significant levels of noise (for example from plant and equipment) and may cause or have an adverse
impact on neighbouring residents, the rural character of an area or biodiversity.

4. Development proposals in areas significantly affected by aircraft, road or rail noise will be supported
if the applicant can demonstrate via a noise impact assessment, effective mitigation measures.

5. Development proposals will need to demonstrate how they have met the following internal noise
standards for noise sensitive developments:

a. internal noise levels within all habitable rooms shall not exceed an average noise level (LAeq)
of 35 dB(A) during the daytime measured between 07.00 am to 11.00pm

b. Internal noise levels within all habitable rooms shall not exceed an average noise level (LAeq)
of 30 dB(A) during the night – time measured between 11.00pm and 07.00am

c. Internal noise levels shall not exceed a maximum noise level (LAmax) of 45 dB(A) at night within
the bedroom environment

d. Where feasible measures shall be taken to ensure the external noise levels as part of the development
do not exceed an average noise level (LAeq) of 55 dB(A) during the daytime measured between 07.00am
and 11.00pm

6. The Council will require noise impact assessments to be submitted in circumstances where development
proposals will generate or be affected by unacceptable levels of neighbourhood or environmental noise.

Neighbourhood Noise

7. Where neighbourhood noise associated with a particular development is likely to cause unacceptable
harm to existing or future occupiers, the Council will require applicants to submit a noise assessment.

8. Development proposals will be expected to demonstrate how exposure to neighbourhood noise will
be minimised by the use of sound insulation, silencers, noise limiters, screening from undue noise by
natural barriers, man made barriers or other buildings and by restricting certain activities on site.

Environmental noise

9. Development proposals will need to carry out a noise impact assessment in compliance with BS7445-1:
2003 for development proposals affected by environmental noise, to determine the noise levels that affect
the development, and will also need to submit noise insulation and ventilation measures in compliance
with BS8233. In addition noise mitigation measures will also need to be adopted to provide some protection
of outdoor amenities from excessive noise levels from road and rail noise.

13.10 Contaminated land and water

13.10.1 The objective of utilising previously developed land (PDL) often enables development in the most
sustainable locations, but if the land is contaminated it is important that the health and quality of life of existing
or future occupiers are not put at risk. Human activities can put groundwater resources at risk, both in terms
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of quality and quantity and such activities include landfill sites, chemical works, petrol stations, effluent from
farming practices. Groundwater plays a vital role in the environment, providing drinking water and maintaining
river flows

13.10.2 Surface water and groundwater can be seriously affected by development and uses occurring within
sites, therefore the Borough requires adequate measures to protect the quality of water where appropriate.
This is particularly important in groundwater Source Protection Zones (SPZ), which are areas identified by the
Environment Agency as at risk from potentially polluting activities, often found around wells, boreholes and
springs, and applicants should provide a full assessment of how they plan to achieve the mitigation of any
impacts on such sources. Source Protection Zones are designated for all groundwater supplies intended for
human consumption.

13.10.3 There are several areas across the Borough covered by SPZs; those deemed to be at greatest risk
are classified as Zone 1. Areas in the Borough with this classification include but are not limited to: Cookham
Rise, Hurley, Maidenhead, Bray and north Datchet.

13.11 Policy EP5 Contaminated Land and Water

Policy EP 5

Contaminated Land and Water

1. Development proposals will be supported where it can be demonstrated that proposals will not cause
unacceptable harm to the quality of groundwater, including Source Protection Zones, and do not have a
detrimental effect on the quality of surface water. Development proposals should demonstrate how they
will achieve remedial or preventative measures and submit any supporting assessments.

2. Development proposals on, or near to land which is, or is suspected to be contaminated will be supported
where the applicant can demonstrate that there will be no harm arising from the contamination to the
health of future users or occupiers of the site or neighbouring land, and that the proposals will not cause
unacceptable harm to the environment.

3. Development proposals will be reviewed under pollutant linkage (source-pathway-receptor) risk
assessments which should be represented by a conceptual model for the proposed use. The Council will
liaise with the Environment Agency and water companies where appropriate, in relation to measures that
affect surface and groundwater.

4. Development proposals will be supported where it can be demonstrated that adequate and effective
remedial measures to remove the potential harm to human health and the environment are successfully
mitigated.
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14.1 Context

14.1.1 The high quality of the environment is a key feature of the Borough. Significant areas are recognised
to be of importance in terms of nature conservation and landscape value. Environmental quality is also a major
economic asset, with a healthy environment contributing to a strong local economy. Residents benefit from the
high quality of the Borough’s environment, which is also of importance to both tourism and local businesses.

14.1.2 The Borough’s ecological value is reflected in a number of international, national and local designations.
International designations afford the highest level of protection. Those that apply to the borough are Special
Protection Areas (SPA), Special Areas of Conservation (SAC) and Ramsar sites (wetlands of international
importance). National designations that apply in the borough comprise Sites of Special Scientific Interest, while
Local Wildlife Sites, formerly known as Wildlife Heritage Sites are designated at a local level.

14.1.3 These sites are designated independently from the Local Plan process. International designations
often overlap in that more than one designation applies to a particular site. Sites in the area that currently have
SPA and SAC designations are shown on the Policies Map and all international designations within the borough
are shown in below. Other, national designations also apply to many of these sites.

Area wholly or partially within the BoroughInternational designation

Bisham WoodsChiltern Beechwoods SAC

Wraysbury and Hythe End gravel Pits and Wraysbury No. 1 Gravel
Pit

South West London Water Bodies SPA
and Ramsar

Chobham CommonThames Basin Heaths SPA

Chobham CommonThursley, Ash, Pirbright and Chobham
SAC

Windsor Forest and Great ParkWindsor Forest and Great Park SAC

14.2 Nature conservation

14.2.1 Planning has an important and positive role to play in protecting and enhancing the Borough’s
biodiversity, including the conservation of protected species, and helping natural systems to adapt to climate
change impacts. This includes ensuring that opportunities for biodiversity improvement are sought and realised
as part of development schemes.

14.2.2 Green networks and corridors provide opportunities for physical activity and increase accessibility
within settlements and to the surrounding countryside. At the same time they enhance biodiversity and the
quality of the external environment, and aid the movement of wildlife across its natural habitat. Green networks
and corridors can encompass many types of feature including grass verges, hedgerows, woodland, parks and
many other elements. Planning has an important role to play to ensure that, where possible, development
proposals contribute to the creation and enhancement of green corridors and networks.
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14.3 Policy NE1 Nature Conservation

Policy NE 1

Nature Conservation

1. Designated sites of international, national and local importance will be maintained, protected and
enhanced. Protected species will be safeguarded from harm or loss.

2. Development proposals should demonstrate how they maintain, protect and enhance the ecological
richness of application sites including features of conservation value such as ancient woodland, hedgerows,
trees, river corridors and other water bodies and the presence of protected species. Development proposals
must avoid damage to designated sites and where unavoidable adverse impacts arise they should be
appropriately mitigated. Compensatory measures will only be used as a last resort.

3. Development proposals should ensure appropriate access to areas of wildlife importance and identify
areas where there is opportunity for biodiversity to be improved. Development proposals should also avoid
the loss of biodiversity and the fragmentation of existing habitats. Where opportunities exist to enhance
designated sites or improve the nature conservation value of habitats they should be designed into
development proposals. Development proposals should aim to achieve a net gain in biodiversity and to
enhance green corridors and networks.

4. Where the impacts of development are significant, development proposals should be accompanied by
ecological reports to aid assessment of the proposal. Such reports should include details of any alternative
sites considered and any mitigation measures considered necessary to make the development acceptable.

5. The biodiversity of application sites should be protected and enhanced by measures to:

a. conserve and enhance the extent and quality of designated sites

b. conserve and enhance the diversity and distribution of habitats

c. restore and recreate habitats lost as a result of development

d. recognise the importance of green corridors, networks and open space including water bodies,
green verges, woodland and hedges

e. avoid the fragmentation of existing habitats

f. where appropriate recognise the importance of urban wildlife

g. conserve soil resources to protect below ground biodiversity which in turn helps retain and
enhance above ground biodiversity.

14.4 Habitats and designations

14.4.1 A wide variety of valuable wildlife habitats exist in the borough, including wetlands, ancient woodland
and unimproved grasslands. Such a diverse range of habitats aids the survival of numerous species of flora
and fauna, as well as enhancing the character and appearance of the rural environment. There are also areas
which provide a nature conservation resource in urban areas, which can be of particular local value and amenity.
This diversity of habitat is recognised by a number of official conservation designations in the Borough. These
site designations are put in place independently of the Local Plan process, often by external bodies.

14.4.2 Sites of Special Scientific Interest (SSSIs) are designated by Natural England as the very best wildlife
and geological sites in the country. They support plants and animals that find it more difficult to survive in the
wider countryside. Eleven such sites have been designated in the Borough, as follows:

a. Bisham Woods
b. Bray Meadows

Borough Local Plan: Consultation Version (December 2016)124

Natural Environment14

154



c. Bray Pennyroyal Field
d. Cannoncourt Farm Pit, Furze Platt
e. Chobham Common, Sunningdale (a small part of the site is in the Borough)
f. Cock Marsh, near Cookham
g. Englemere Pond, Ascot (a small part of the site is in theBborough)
h. Great Thrift Wood, Woodlands Park
i. Windsor Forest and Great Park
j. Wraysbury and Hythe End Gravel Pits
k. Wraysbury No.1 Gravel Pit

14.4.3 Some SSSIs have further designations as Special Areas of Conservation (SACs), Special Protection
Areas (SPAs) or Ramsar sites. These are areas that have been given special protection under the European
Union’s Habitats Directive. SACs provide increased protection to a variety of wild animals, plants and habitats
and are a vital part of global efforts to conserve the world’s biodiversity. SPAs are areas that have been identified
as being of international importance for the breeding, feeding, wintering or the migration of rare and vulnerable
species of birds, while Ramsar sites are those that are of international importance as wetlands. Conserving
habitats is a positive measure to aid the protected species and others that use them.

14.4.4 Local Wildlife Sites are non-statutory sites of significant value for the conservation of wildlife. They
are identified by the Thames Valley Environmental Records Centre, with formal designation being made by the
Royal Borough. Local Wildlife Sites protect threatened habitats, which in turn protects the species making use
of them. These habitats can act as buffers, stepping stones and corridors between nationally-designated wildlife
sites. River corridors are an important part of green corridors and networks along with their buffer zones. The
list of Local Wildlife Sites can be found in Appendix K.

14.5 Conservation and improvement

14.5.1 The Borough is committed to maintaining, protecting and enhancing the nature conservation resource
in the borough. It is important to ensure appropriate access to areas of wildlife importance and identify areas
where there is the opportunity for biodiversity to be improved. Such opportunities including restoring and creating
links between sites, large-scale habitat restoration, enhancement and re-creation should be pursued through
development proposals. Policy NE 2 reflects the unique legal and ecological issues arising from the Thames
Basin Heaths Special Protection Area and the potential for development to have an adverse impact on its
integrity. It expands on the protection offered by Policy BLP 51 and implements a solution to enable the potential
adverse effects of development to be mitigated.

14.5.2 The Thames Basin Heaths Special Protection Area (SPA) is designated under European Directives
79/409/EEC and 92/43/EEC because it offers breeding and feeding sites to populations of three heathland
species of birds ; the Dartford warbler, Nightjar and Woodlark. It is a fragmented area extending across several
local authority areas, and a small part of the Chobham Common section lies within the borough at Sunningdale.
The 5 km zone of influence of the SPA extends across 11 local authority areas. It covers much of the southern
part of the Borough, including the settlements of Sunninghill, Sunningdale, Cheapside and most of Ascot.

14.5.3 The designation has a major impact on the potential for residential development both within the SPA
and the areas adjoining it. New development which, either alone or in combination with other plans or projects,
is likely to have a significant effect on the integrity of the SPA, requires an Appropriate Assessment under the
Habitats Regulations. Judgements of whether the integrity of the site is likely to be adversely and significantly
affected should be made in relation to the features for which the European site was designated and their
conservation objectives according to the statutory requirements of the Conservation of Habitats and Species
Regulations 2010.

14.5.4 Natural England has identified that net additional housing development up to five kilometres from the
SPA, and large-scale housing development up to seven kilometres from the SPA, are likely to have a significant
effect, either alone or in combination with other plans or projects, on the integrity of the SPA. Within this zone
of influence, mitigation measures are required. Similarly, Natural England has identified that an exclusion zone
for new housing of 400 metres linear distance from the SPA is appropriate, as mitigation measures are unlikely
to be effective so close to the SPA. To enable residential development within the zone of influence but outside
the exclusion zone to come forward in a timely and efficient manner, this policy sets out the extent of mitigation
measures required.
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14.5.5 The Thames Basin Heaths Joint Strategic Partnership Board (made up of elected representatives
from the local authorities affected by the Thames Basin Heaths SPA) has endorsed a Delivery Framework
Thames Basin Heaths Special Protection Area Delivery Framework, 2009, which sets out a strategy for mitigating
the impacts of development on the SPA. This framework explains that effective mitigation measures should
comprise a combination of providing suitable areas for recreational use by residents (to draw recreational visits
away from the SPA) and actions to monitor and manage access to the SPA itself. Such measures must be
operational prior to occupation of new residential development, so as to ensure the integrity of the SPA is not
damaged.

14.6 Mitigation and Suitable Alternative Natural Green Space (SANG)

14.6.1 An alternative area for residents to use for recreation, in the form of a strategic Suitable Alternative
Natural Greenspace (SANG), has been provided in the Borough at Allen’s Field, south of Ascot. This 9.5 hectare
site has been assessed as having the capacity to mitigate the impact of 462 new dwellings. The Council monitors
permissions issued and developments commenced, and will use this work to ensure that no permissions are
issued in excess of the mitigation capacity of Allen’s Field.

14.6.2 While capacity remains, the Allen’s Field SANG can be used to mitigate the impact of any sized
residential development proposal within two kilometres of its boundary and inside the Borough. Proposals for
fewer than ten dwellings do not need to fall within a relevant SANG catchment area, thus the Allen's Field SANG
can also be used to mitigate the impact of proposals for a net increase of fewer than ten dwellings within five
kilometres of the SPA and inside the Borough. The following diagram indicates the location of the SPA’s five
kilometre zone of influence and 400 m exclusion zone, the Allen’s Field SANG and its 2 km catchment area.

Figure to show the SPA Zone of Influence

14.6.3 Future levels of housing development expected in the area of influence of the SPA will require
appropriate mitigation and it is likely that new SANG land will need to be identified in the future. The Council
will work with partner organisations to deliver an appropriate level of SANG mitigation to mitigate the impact of
new development. Land identified on the Policies Map is allocated as extensions to Allen’s Field. This will
increase its mitigation capacity and catchment area.

14.6.4 Where large developments are proposed, bespoke SANG mitigation may be necessary. Applicants
should engage positively with Natural England to discuss appropriate mitigation, in light of the particular location
and characteristics of the development proposed. Measures proposed will be assessed on their own merits
through the Habitats Regulations process. The mitigation measures adopted should be agreed with both the
Council and Natural England, and secured by legal agreement. SANG size and associated catchment criteria
are specified in the Thames Basin Heaths SPA Supplementary Planning Document.

14.7 Mitigation and Strategic Access Management and Monitoring (SAMM)

14.7.1 Access management is delivered in the form of the Strategic Access Management and Monitoring
project (SAMM). This project is provided at a strategic level, to ensure a consistent approach is used across
the SPA and that improvements to one site do not have an adverse impact on others. It delivers a suite of
measures to monitor use of the SPA and manage access through a combination of education, surveys and
physical works. To ensure appropriate provision for SAMM, contributions from development proposals across
all authorities affected by the SPA are collected and pooled. Natural England is currently responsible for
delivering the project across all relevant areas.

14.7.2 The Council has produced a Supplementary Planning Document on the application of mitigation
measures. This guidance will be revised and updated after adoption of the BLP.

14.8 Thames Basin Heaths Special Protection Area

14.8.1 The Thames Basin Heaths Special Protection Area is a European designated site which is accorded
priority protection and conservation.
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14.9 Policy NE2 Thames Basin Heaths Special Protection Area

Policy NE 2

Thames Basin Heaths Special Protection Area

1. New residential development which is likely to have significant effects on its purpose and integrity will
be required to demonstrate that adequate mitigation measures are put in place to avoid any potential
adverse effects. The measures will have to be agreed with Natural England who will help take a strategic
approach to the management of the Special Protection Area (SPA).

2. A precautionary approach to the protection and conservation of the SPA will be taken and development
will only be permitted where the Council is satisfied that this will not give rise to significant adverse effects
upon the integrity of the SPA.

3. No sites will be allocated nor planning permission granted, for a net increase in residential development
within the 400 metres exclusion zone of the Thames Basin Heath SPA because the impacts of such
development on the SPA cannot be fully mitigated. New residential development beyond 400 metres
threshold but within five kilometres linear distance of the SPA boundary (the SPA zone of influence) will
be required to make an appropriate contribution towards the provision of Suitable Alternative Natural
Greenspace (SANG) and the Strategic Access Management and Monitoring (SAMM).

4. Development proposals between five to seven kilometres linear distance from the SPA boundary, for
50 or more residential units, will be assessed on an individual basis to ascertain whether the proposal
would have a significant adverse impact on the SPA. This assessment will involve a screening of the
likely significant effects of the development and, where the screening suggests it is necessary, an
Appropriate Assessment. Where a significant adverse impact is identified then mitigation measures will
be required to be delivered prior to occupation and implemented in perpetuity.

5. Future levels of housing development expected in the area of influence of the SPAwill require appropriate
mitigation and it is likely that new strategic SANG land will need to be identified in the future. The Council
will work with partner organisations to deliver an appropriate level of SANG mitigation to mitigate the
impact of new development.

6. The following sites are defined on the Policies Map and allocated as SANG:

a. land South of Allen's Field (extension to Allen's Field strategic SANG)

b. land east of Allen's Field (extension to Allen's Field strategic SANG)

c. land at Heatherwood Hospital and Sunningdale Park (bespoke SANGs which may also have a
strategic role)

7. An applicant may wish to provide a bespoke SANG as part of development. Such bespoke SANG
provision will usually be necessary only for larger developments of 50 or more dwellings. Where that is
the case, all relevant standards including standards recommended by Natural England should be met and
a contribution will have to be made towards SAMM. Access management measures will be provided
strategically through cooperation between local authorities.

8. A minimum of eight hectares of SANG land (after discounting to account for current access and capacity)
should be provided per 1,000 new occupants. SANG must be secured in perpetuity.

14.10 Trees, woodlands and hedgerows

14.10.1 Trees, woodlands and hedgerows are an essential component of the Borough’s natural and built
environment and make a major contribution to its green character. They bring considerable environmental,
social and economic benefits, providing amenity value and benefits beyond contributing to the character and
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identity of varied landscapes. They can help mitigate the impacts of climate change, improve air quality, reduce
wind speeds, enhance biodiversity and help prevent flash floods. They play a major role in shaping the Borough’s
environment and people’s appreciation of it.

14.10.2 Trees, woodlands and hedgerows have an important contribution to make towards protecting and
enhancing the quality of the townscape, and achieving the highest quality of urban design. Similarly, trees and
hedgerows in the urban fringe contribute significantly to landscape, historic, biodiversity and recreational values.
They are an integral feature of landscapes and rural settings across the borough, helping to achieve the objective
of conserving and enhancing the special qualities of the Borough’s built and natural environment. Their loss
either individually or cumulatively can have a significant impact on the character and amenity of an area.

14.10.3 A number of trees and woodlands in the Borough are designated for their amenity or landscape
value, and have ‘Tree Preservation Orders’ or are afforded protection if within Conservation Areas. Similarly,
countryside hedgerows considered important for their landscape, historical or wildlife value may be protected
against removal within the scope of the Hedgerow Regulations 1997.The retention of existing trees on a
development site can help to soften the impact of new buildings and structures, as well as provide enhanced
amenity and reduce the impact of vehicles in terms of noise and pollution. Trees and hedgerows, both new and
existing, make an important contribution to the townscape of the Borough.
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14.11 Policy NE3 Trees, Woodlands and Hedgerows

Policy NE 3

Trees, Woodlands and Hedgerows

1. Development proposals should seek to maximise opportunities for creation, restoration, enhancement
and connection of natural habitats as an integral part of proposals in accordance with the Tree and
Woodland Strategy for the Borough.

2. Development proposals should carefully consider the individual and cumulative impact of proposed
development on existing trees, woodlands and hedgerows, including those that make a particular
contribution to local character, appearance of the streetscape and distinctiveness. This may include but
is not limited to aged or veteran trees and landmark trees and, in particular, Ancient Woodland.

3. Development proposals should:

a. protect and retain trees, woodlands and hedgerows;

b. where harm to trees, woodland or hedgerows and their habitat is unavoidable, provide appropriate
mitigation measures that will enhance or recreate habitats and new features; and

c. plant new trees, woodlands and hedgerows or extend existing coverage where possible.

4. Where trees, hedgerows or woodland are present on site or within influencing distance of the site, or
where there is reason to suspect the presence of protected species, applications will need to be
accompanied by an appropriate survey, constraints plan, impact or ecological assessment by professional
consultants. Proposals will need to assess and demonstrate how they are sensitive to, and make provision
for the needs of protected species. Tree surveys and tree constraint plans should be compliant with British
Standard 5837 or successive standards

5. Development proposals should include detailed planting proposals. Applicants should provide indicative
planting schemes at the point of submitting a planning application and should allow adequate space for
existing and new trees to grow so as to avoid future nuisance.

6. Since unsuitable species, such as Leyland Cypress, may have an anti-social effect in the future, it is
expected that planting schemes will carefully consider the selection of species, planting native species
where possible.

14.12 Open space

14.12.1 Open space is an important feature of the Borough. In addition to public open space there are large
areas of privately owned open space that residents and visitors can enjoy, including National Trust land around
Pinkneys Green and Cookham, and Crown Land in Windsor Great Park. Both public and private open spaces
underpin people’s quality of life and well-being, providing green ‘lungs’ in urban areas and forming an essential
part of creating sustainable and healthy communities. It is important that local residents have access to open
spaces, including outdoor sports and leisure facilities, near to their homes. The NPPF protects existing open
space through Paragraph 74.

14.12.2 National planning guidance states that access to high quality open spaces and opportunities for sport
and recreation can make an important contribution to the health and well-being of communities. The NPPF
defines as all open space of public value which offers important opportunities for sport and recreation and can
act as a visual amenity (NPPF, annex 2).

14.12.3 The Borough Council’s Open Space Study states that there is a need to provide a balance of different
types of open space in order to meet local needs, and that the provision of open spaces and recreation (including
outdoor sports facilities) is key to a sustainable and thriving community. The Borough has an extensive green
infrastructure network, with open space forming an intrinsic feature and characteristic of urban areas.
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14.12.4 Green Infrastructure relates to a network of multi-functional open space and other environmental
features. Together these are highly valued by local people and play a key role in the Borough’s landscape
setting and local identity. The following can form part of green infrastructure networks:

Parks and gardens
Natural and semi-natural greenspaces
Green corridors
Outdoor sports facilities
Amenity greenspace
Provision for children and teenagers
Allotments, community gardens/orchards and urban farms
Cemeteries and churchyard
Accessible countryside in urban fringe areas
River corridors and waterways (blue infrastructure)
Green roofs and walls.

14.12.5 Overall the Borough has an under provision of open space against recommended local standards.
It is therefore important to protect and where appropriate increase provision in the future, particularly to meet
the future needs associated with new development.

14.12.6 The Indoor Sport and Leisure Facility Strategy for the Borough produced following a Built Facilities
Assessment identifies the importance of existing current leisure stock at multi-use indoor centres across the
Borough such as Windsor Leisure Centre, Charters Leisure Centre, Cox Green School, Furze Platt School and
other dual use provision. The Strategy recommends that where any new state schools are built, site master
planning and sports provision location and design should be orientated to accommodate community use, and
secured via an appropriate and binding community use agreement.

Borough Local Plan: Consultation Version (December 2016)130

Natural Environment14

160



14.13 Policy NE4 Open Space

Policy NE 4

Open Space

1. Existing open space in the Borough will be protected, maintained, and where possible, enhanced to
increase capacity and make open space more usable, attractive and accessible. Improvements to the
quality of open space will be encouraged and development proposals that create new open space will be
supported.

2. New open space will be required on allocated housing sites as set out in the site pro forma and in line
with the most up to date requirements contained in the Open Space Strategy. Elsewhere money collected
through the Community Infrastructure Levy will be used to provide open space to meet the recommended
local standards for the relevant type of open space

3. Development proposals to increase access to natural open space should be subject to evaluation of
the impact of visitor numbers.

4. Development which would create additional pressures on the network of Green Infrastructure should,
as part of the planning application process, incorporate details of how it is intended to mitigate against
these pressures.

5. Allotments within the Borough will be protected. There will be in principle support for new allotments
and community gardens/orchards.

6. Provision of an alternative open space is deemed appropriate as part of development proposals, in a
'close by' suitable location which is flexible in meeting the needs of community and lends itself to a greater
range of functional uses required in that area. Open space will be required to be delivered in perpetuity.
A “close by” location is defined in accordance with the accessibility criteria in Appendix D.

7. The Council will encourage improvements to the quality and quantity of the Green Infrastructure Network
in the Borough. The protection and enhancement of physical access, including Public Rights of Way, to
open space is supported.

8. Land at Ockwells, Maidenhead is allocated on the Policies Map to provide Open Space to meet the
needs of new development within the town centre.

The Policies Map identifies areas of Important Open Space across the Borough to meet the needs of the
community.

14.14 Local Green Space

14.14.1 Paragraph 76 of the National Planning Policy Framework introduced the ability for Local Plans to
designate Local Green Space. In accordance with paragraph 77 Local Green Space should meet the criteria
listed below:

The Local Green Space should be in reasonably close proximity to the community it serves, usually within
easy walking distance.
The Local Green Space should be local in character and not an extensive tract of land. Blanket designation
of open countryside adjacent to settlements is not appropriate.

14.14.2 In addition, a Local Green Spacemust be demonstrably special and hold a particular local significance.
Local Green Spaces should therefore also meet at least one of the following criteria and be of a particular local
significance because of its:

Beauty – the site makes a significant visual contribution to the street scene or visual attractiveness of the
area;
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Historic significance – the site includes or provides a setting for a locally valued landmark or is of cultural
value;
Recreational value – the site is used for sport or recreation activities or used by the local community for
informal recreation;
Tranquillity – the site provides a peaceful and tranquil space within a settlement;
Richness of its wildlife – this site is recognisable as a priority habitat with a reasonable species diversity
or harbours priority species (listed in the UK priority habitats and species list) and is managed to benefit
the ecological interests.
Other reason, including community value where the site is used by the wider community.

14.14.3 Sites already subject to statutory designation, such as Historic Parks & Gardens or Scheduled Ancient
Monuments, have high levels of protection and would not benefit from an additional local designation. Similarly,
sites within the curtilage of a listed building or conservation area or subject to a tree preservation order do not
necessarily need additional protection as Local Green Space as their importance and contribution to the area
must be considered if a planning application is submitted within or near these sites.

14.14.4 On the basis of the above methodology the Council has identified one area of Local Green Space
worthy of designation: Poundfield, Cookham.

14.14.5 The Cookham Village Design Statement (VDS) identifies green space as being a key characteristic
of all three settlements that the VDS covers. The fields to the north and west of The Pound in Cookham are
known as ‘Poundfield’. The VDS sets out that Poundfield’s importance derives from a unique combination of
ecological, rural, and heritage factors; it is also a tranquil space in the heart of the village. Poundfield’s
undeveloped frontage faces Maidenhead Road, and the glimpse of its more distant slope rising to the north
are signals of the rural character of Cookham. Poundfield forms a green wedge at the heart of Cookham,
dividing the picturesque narrow roadway of The Pound (the edge of Cookham village) from Cookham’s more
commercial areas (the Station Hill area and Cookham Rise). It is an intrinsic part of the character of the village
and in very close proximity to the community that it serves being surrounded by houses. It is also visible in
views from the Moor and from the eastern end of the Causeway. Poundfield is the subject of several Stanley
Spencer paintings, including a series of scenes at Englefield and a panoramic view stretching towards The
Pound. This is considered in greater detail in the context of the Cookham High Street Conservation Area within
the accompanying appraisal reviewed in 2016.

14.15 Policy NE5 Local Green Space

Policy NE 5

Local Green Space

1. The council will give special protection to sites designated as Local Green Space that are important to
the local community and shown on the Policies Map.

2. Inappropriate development within a designated Local Green Space will not be permitted other than in
very special circumstances, except:-

a. new buildings for appropriate facilities for outdoor sport, outdoor recreation and cemeteries,
provided they do not conflict with the purpose of the Local Green Space;

b. the extension or alteration of a building provided that it does not result in disproportionate addition
over and above the size of the original building;

c. the replacement of a building, provided the new building is in the same use and not materially
larger than the one it replaces.
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14.16 Rights of way and access to the countryside

14.16.1 The Borough has a network of over 300 kilometres of public rights of way, which currently provides
for recreational use as well as routes for journeys to work and school. The Borough supports Safer Routes to
School which promotes walking and cycling to school. Access to the public rights of way and cycle networks
in the borough make a significant contribution’s to people’s health and well being and sense of place. Access
to these networks also contributes to the Plan’s objective of helping to ensure a high quality of life for residents
of all ages. Access - for all - to a network of public rights of way and opportunities for recreation can make an
important contribution to the health and well-being of communities as recognised in the NPPF.

14.16.2 The Borough's “Public Rights of Way Management and Improvement Plan 2016-2026” (ROWMIP)
identifies ways to improve access on public rights of way for all,pecially those with visual andmobility impairments,
walkers, cyclists, equestrians and people with pushchairs.
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14.17 Policy NE6 Rights of Way and Access to the Countryside

Policy NE 6

Rights of Way and Access to the Countryside

1. Development proposals will be supported provided that they protect and safeguard the existing rights
of way network and do not adversely affect the recreational/amenity value of the existing rights of way
network. Development proposals will need to demonstrate how they:

a. promote accessibility, linkages and permeability between and within existing green corridors
including public rights of way such as footpaths, cycleways and bridleways

b. promote the integration of the development with any adjoining public open space or countryside

c. promote accessible and attractive cycle routes through the site and connecting the site to local
schools, shops, stations and other community facilities

d. are consistent with the Royal Borough's Public Rights of Way Management and Improvement
Plan 2016 – 2026.

2. Development proposals should, wherever possible, aim to realign the route of the Green Way to follow
watercourses. Development proposals should also, wherever feasible, take the opportunity to realign the
Thames National Trail to ensure it follows the river.

3. Opportunities will be sought to add to and enhance the existing National Cycle Network and to improve
connections to it from local communities. Working with Sustrans and neighbouring local authorities, the
Council will continue to develop a new route linking Reading, Wokingham, Bracknell, Ascot and Windsor
to be designated as NCN422.

4. New walkways and pedestrian links are encouraged where they are needed as set out in the ROWMIP
2016-26 and the annual Milestones Statements (RBWM Milestones Statement and Public Rights of Way
Improvement Plan Annual Reviews).

5. The Council will assess the potential for improving public access and recreation in individual situations
against any detrimental impact which may be caused. Any initiatives to improve public access to the
countryside identified in neighbourhood plans will specifically be encouraged.

6. Where appropriate, the following initiatives will be encouraged:

a. improvements to the existing public rights of way network including improving accessibility for
disabled or elderly people and families with pushchair

b. creation of new rights of way and cycle routes access agreements with local landowners to
enable public access to suitable areas for informal recreation like woodland, meadows or riverside
areas

d. management of existing facilities

e. improvement of public transport links to the countryside.
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15.1 Context

15.1.1 The timely provision of suitable and appropriate infrastructure is crucial to the well being of the Borough’s
resident population, those who visit, provide services and those who invest and work in the Borough. Infrastructure
has not always historically kept pace with development and there are some parts of the Borough where
infrastructure demands are currently near to or at full capacity. Fundamental to delivering the spatial strategy
is ensuring that the necessary social, physical and green infrastructure is put in place to support the level of
growth proposed and to serve the changes in the Borough’s demographic make-up that is expected to take
place over the Plan period.

15.1.2 The definition of infrastructure is wide and includes a range of services and facilities provided by both
public and private bodies. For the purpose of the Local Plan, the definition of infrastructure is that set out in the
below:

1. Transport: road network, cycling and walking infrastructure, rail network, parking
2. Housing: affordable housing
3. Education: further and higher education, secondary and primary education, nursery schools and other

early years provision
4. Health: acute care and general hospitals, mental hospitals, health centres/primary care trusts, ambulance

services
5. Social and community infrastructure: supported accommodation, social and community facilities, sports

centres, open spaces, parks and play space
6. Public services: waste management and disposal, libraries, cemeteries, emergency services (police,

fire,ambulance), places of worship, prisons, drug treatment centres
7. Utility services: gas supply, electricity supply, heat supply, water supply, waste water treatment,

telecommunications infrastructure
8. Flood Alleviation measures
9. Green infrastructure: parks and gardens, natural and semi-natural urban greenspaces, green

corridors,outdoor sports facilities, amenity greenspace, provision for children and young people, allotments,
cemeteries and churchyards, accessible countryside in urban fringe areas, river and canal corridors, green
roofs and walls.

15.2 Infrastructure Delivery Plan

15.2.1 The Infrastructure Delivery Plan (IDP) that supports the BLP defines critical, essential and desirable
social and community; health; community and public services; highways and transportation; utilities; and open
space and environmental improvements infrastructure that is required.

15.3 Community facilities

15.3.1 Community facilities contribute to sustainable development by providing venues and services for a
wide range of activities. Such facilities make a significant contribution to the well being of residents and they
enhance the sustainability of communities ensuring a high quality of life for all residents. Community facilities
include local shops, meeting places, indoor sports venues, cultural buildings, public houses, places of worship,
health care facilities, leisure centres, libraries, day care centres and post offices.

15.3.2 They must be able to develop and modernise in a way that is sustainable in order to make it possible
for them to remain in use. Some facilities, such as local shops and public houses are also commercial concerns.
The Borough strongly supports retaining these facilities where they can raise the quality of community life and
help promote thriving, inclusive and sustainable communities.

15.3.3 Community facilities can now be registered as an Asset of Community Value which affords additional
protection particularly in respect of the retention of such facilities.
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15.4 Policy IF1 Community Facilities

Policy IF 1

Community Facilities

1. Proposals for new or improved community facilities which meet the needs or aspirations of local residents
and visitors will be supported. Where an assessment identifies specific needs in the local area, proposals
to meet that local need will be supported when they are located in areas that are accessible by walking,
cycling or public transport.

2. Existing community facilities should be retained, improved and enhanced. Applications for change of
use or redevelopment will therefore be resisted, unless evidence can be provided to show that the facility
is not needed, not economically viable and is no longer required to meet the needs of the local community.

3. Where a new community facility is proposed (including stand-alone new facilities, facilities provided as
part of a mixed-use development or conversions), it should be in an accessible location and designed to
maximise use by local communities. Proposals for new community facilities should demonstrate that there
is a specific need for the facility in the local area. An assessment should be provided, and use may be
made of existing evidence provided by the Borough such as the Indoor Sports Facility Strategy.

4. Planning permission for development leading to the loss of an existing community facility will only be
granted where it can be demonstrated that:

a. there is no longer a demand for the facility within the area and that the premises have been
marketed for a reasonable period of time

b. the proposed development would provide a beneficial facility to the local community

c. there is provision for new or replacement facilities to meet an identified need in locations which
are well related and easily accessible to the settlement or local community.

5. Any loss of school facilities will only be acceptable where the loss would not result in any constraints
on school place provision over the plan period from 2013 to 2032.

6. When a proposal will involve the loss of social and community facilities which are not being replaced,
applicants will be required to provide evidence that they have consulted with an appropriate range of
service providers and the community, to prove that there is no need for or requirement for the facility from
any other service provider for an alternative social or community facility that could be met through change
of use or redevelopment. In addition applicants are expected to provide evidence that:

a. there is no significant local support for its retention

b. there are alternative premises within easy walking distance

c. any such alternative premises offer similar facilities and a similar community environment to the
facility which is the subject of the application.

7. Loss of an indoor or outdoor sports facility will only be acceptable where an assessment of current and
future needs has demonstrated that there is an excess of provision in the catchment, and the site has no
special significance to the interests of sport.

8. Continuous marketing evidence will be required, for a period of at least twelve months, demonstrating
lack of demand for the community facility.

15.5 New sports and leisure development at Braywick Park

15.5.1 The Magnet Leisure Centre on St Cloud Way in Maidenhead Town Centre was opened in 1975, and
is therefore over 40 years old. It currently provides indoor swimming and other leisure facilities but due to its
age, general condition and inability to meet current accessibility requirements, it is no longer considered to
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meet current standards or to be capable of being made fit for purpose in its current format. Current research
has also indicated that, given the growth in population expected over the plan period and the associated step
change in the pace of development, there is a need for a replacement facility to provide for the needs of the
Borough.

15.5.2 A number of development options were considered by the Borough’s consultants. It is anticipated that
at least 2 hectares will be required for a new built leisure facility and associated car parking. The first location
that was considered was redevelopment of the existing site, but even with the addition of the adjacent ten pin
bowling site this site was considered to be too small to accommodate a new leisure centre that met current
standards and was also considered to be too constrained by neighbouring uses. It is therefore necessary for
the Borough Local Plan to allocate a new site capable of accommodating development in a sustainable location.

15.5.3 A sequential site assessment was undertaken by the Borough’s consultants. This sequential test was
based on a policy approach that was compliant with the requirements of the NPPF. The sequential assessment
considered strategic issues such as other planned development prescribed as part of the overarching Spatial
Strategy of the Borough Local Plan. The sequential assessment also drew on other parts of the evidence base
that supports the Borough Local Plan such as the Edge of Settlement Study.

15.5.4 The sequential assessment concluded that a site at Braywick Park currently occupied by the Golf
Driving Range was the most sequentially preferable site which is available, suitable and deliverable for the
provision of a new leisure centre and associated indoor and outdoor sporting facilities.

15.5.5 The existing preferable site at Braywick Park is in the Green Belt and forms part of the open space
provision in the Borough. The NPPF would consider the provision of a new leisure centre in this location
‘Inappropriate development.’ In order to remove this site from the Green Belt and allocate it for development
Paragraph 83 the NPPF requires a case of ‘Exceptional Circumstances’ to be established.

15.5.6 There are a number of issues that are considered to comprise such ‘Exceptional Circumstances’ to
allow for the de-designation of the site at Braywick Park:
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Statement 1

Exceptional Circumstances to support allocation at Braywick Park

1. There is an evidence base of objectively assessed needs (OAN) for a new leisure centre to meet
Maidenhead’s current and future needs;

2. A sequential site assessment demonstrates that there are no sequentially preferable sites which are
appropriate, suitable or viable alternatives;

3. Braywick Park golf driving range is within the Council’s ownership, and subject to planning, capable of
delivery well within five years and before the existing centre is decommissioned ;

4. Relocation of the Magnet would free up the existing site on Saint-Cloud Way. This would deliver in the
order of 500 new homes within the first five years of the BLP, which would make a significant contribution
to the Borough’s housing targets and five year housing land supply;

5. Housing development at Saint-CloudWay would be a sustainable pattern of development, in accordance
with the BLP strategy to deliver additional new homes within Maidenhead town centre;

6. Location of a new indoor leisure facility at Braywick golf driving range would generate significant
synergies with the range of outdoor sports facilities at Braywick Park, creating a sports and leisure hub
with centres of excellence for able and disabled users;

7. Braywick Park is a short walking distance from Maidenhead town centre, is accessible by public
transport, and a highly prominent and accessible location;

8. The sports and leisure hub would be immediately opposite the proposed Strategic Location for Growth
for up to 2000 new homes on the site of the current Maidenhead Golf club and land to the south of the
Golf Club.

9. The Edge of Settlement Analysis demonstrates that the Green Belt at this point makes only a moderate
contribution to preventing settlements from merging and a limited contribution to other Green Belt aims;

10. The Council as owner and funder of the new leisure centre would ensure a high quality design response;
and

11. Loss of existing open space would be justified in accord with NPPF Paragraph 74, namely that the
open space would be replaced by development for alternative sports and recreational provision, the needs
for which clearly outweigh the loss.

15.6 Policy IF2 New Sports and Leisure Development at Braywick Park

Policy IF 2

New Sports and Leisure Development at Braywick Park

1. The site of the former Golf Driving Range at Braywick Park, as defined on the Policies Map, is allocated
for the provision of a new leisure centre and associated indoor and outdoor sports facilities to include
parking and associated infrastructure. The prescribed mix of uses is set out on the site proforma. The new
facilities will be operational before the current Magnet Leisure Centre is decommissioned.
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15.7 Sustainable transport

15.7.1 One of the key principles of sustainable development is to reduce the need to travel and encourage
sustainable modes of transport by locating new development in a sustainable manner and providing access to
safe, convenient and sustainable means of transport. The interface between the location of new development
and the provision of sustainable modes of transport is therefore the key to achieving this.

15.7.2 Accordingly, the BLP seeks to locate new development close to offices, shops and local services and
facilities and provide access to safe, convenient and sustainable modes of transport. This ties in with national
guidance on transport which is contained within the NPPF. One of the core planning principles is to manage
actively patterns of growth to make the fullest possible use of public transport, walking and cycling, and focus
significant development in locations which are most sustainable.

15.7.3 Transport networks in the Borough are under pressure, giving rise to a number of issues affecting
local residents and businesses, including:

congestion on strategic road and rail networks during peak travel times; at peak hour on local roads,
particularly in urban areas, and associated with tourist attractions and major events

poor air quality linked to traffic emissions, with Air Quality Management Areas declared for parts of
Maidenhead, Windsor, and Holyport

traffic noise issues, with around 30 areas identified from initial modelling as potentially having actionable
noise levels

perceived road safety risks, particularly for pedestrians and cyclists

higher than average levels of car ownership and per capita contribution to carbon emissions.

15.7.4 The Borough enjoys enviable levels of connectivity to London and to key regional and national
destinations via the strategic road and rail networks. The M4 runs east-west through the middle of the Borough,
serving Windsor (via Junction 6) and Maidenhead (via Junctions 8/9), while the M3, M25 and M40 are all within
easy reach.

15.7.5 The Borough also benefits from having ten rail stations, served by a combination of main line and
branch lines services. Maidenhead is on the Great Western Main Line, which connects London Paddington
with South West England and Wales, incorporating branch lines to Marlow and to Windsor and Eton Central.
Windsor and Eton Riverside is the western terminus for services form London Waterloo, while Ascot lies on
the junction of the Waterloo to Reading and the Ascot to Guildford lines. The Borough is also in close proximity
to Heathrow Airport, the UK's primary international airport, providing connections to180 destinations in 90
countries.

15.7.6 Excellent connectivity coupled with the Borough's pleasant natural and historic setting makes the
Thames Valley an attractive place to live, work and visit, and has helped to fuel historically high economic,
population and visitor growth across the sub-region. It has also helped to create a highly mobile population.

15.7.7 Transport issues by their nature do not respect local authority boundaries. The Thames Valley is a
relatively densely populated area with numerous towns and villages, leading to high numbers of inter-urban
trips for a wide range of journey purposes. The strategic road and rail corridors running through the Borough
carry large numbers of through movements as well as catering for more local trips.

15.7.8 The Borough is working with neighbouring local authorities, through the Berkshire Strategic Transport
Forum and Thames Valley Berkshire Local Transport Body, to study and address sub-regional issues. The
Borough recognises the need to improve rail access to Heathrow Airport from the west and south to encourage
more sustainable travel patterns to and from this hub airport and relieve pressure on local and strategic road
networks. The Borough endorses the proposed Western Rail Access to Heathrow rail link, which will reduce
journey time from Windsor to the Airport by 30 minutes.
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15.7.9 Crossrail is a new east-west railway providing direct links to and through Central London, which will
serve to reduce journey times from Maidenhead. With the planned electrification to the Great Western Main
Line and the arrival of Crossrail, Maidenhead station will see significant investment in the future facilitated
through the Maidenhead Town Centre Area Action Plan and the Railway Station Opportunity Area.

15.7.10 Crossrail is due to be delivered by 2019. The Borough will work in partnership with service providers,
developers, public transport operators and neighbouring local transport authorities to support the delivery of
sustainable transport improvements in the Borough and to improve access for residents, businesses and visitors
to key services and facilities.

15.7.11 Transport Assessments set out the transport issues related to development proposals and identify
measures to reduce impacts and improve accessibility. Transport Assessments will be expected for development
proposals with significant transport implications to fully assess the impacts of development and identify
appropriate mitigation measures. Developer contributions will be secured to implement transport mitigation
schemes. Where transport impacts are anticipated to be small, development proposals may be required to
submit a Transport Statement, in line with DfT Guidance on Transport Assessments.

15.7.12 New developments that lead to an increase in the number of people travelling to a site can put
pressure on the road network, particularly as car ownership in the Borough is higher than the national average.
A Travel Plan can be utilised to manage the travel demands of occupiers and visitors, employing measures to
control the number of private vehicle trips to a site and influence a shift to sustainable transport choices for site
users. The Council will require a Travel Plan from development proposals that generate significant traffic and
a Travel Statement from smaller scale developments, in accordance with good practice guidance from the
Department for Transport.

15.7.13 The Council will support proposals that deliver improvements and increased accessibility to cycle,
pedestrian and public transport networks and interchange facilities. In particular, proposals to improve easy
access between Maidenhead, Windsor Central, Windsor and Eton Riverside and Ascot Rail Stations and the
town centre will be encouraged. Consideration will be given to the provision of development proposals with
zero parking in Town Centres, providing it does not create new or exacerbate existing on-street car parking
problems. Minimum standards will be set for residential development. However, in applying these standards,
the Council will seek to ensure that this will not undermine the overall sustainability objectives of the Local Plan,
including the effects on highway safety. The Council will ensure that changes made to transport infrastructure
or increase in road vehicle usage will not have an adverse effect on the integrity of an SPA, SAC or Ramsar
site.
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15.8 Policy IF3 Sustainable Transport

Policy IF 3

Sustainable Transport

1. Development proposals should support the policies and objectives of the Transport Strategy as set out
in the Local Transport Plan.

2. The Council will develop and implement revised parking standards. Transport and parking proposals
including any varied parking standards set out in Neighbourhood Plans that have been made will also be
supported.

3. New development should be located close to offices and employment, shops and local services and
facilities and provide safe, convenient and sustainable modes of transport. Development proposals that
help to create a safe and comfortable environment for pedestrians and cyclists and improve access by
public transport will be supported.

4. Development proposals should show how they have met the following criteria where appropriate:

a. be located to minimise the distance people travel and the number of vehicle trips generated;

b. secure measures that minimise and manage demand for travel and parking;

c. be designed to improve accessibility by public transport;

d. be designed to improve pedestrian and cyclist access to and through the Borough’s centres, suburbs
and rural hinterland;

e. facilitate better integration and interchange between transport modes particularly for Windsor,
Maidenhead and Ascot town centres and railway stations;

f. optimise traffic flows and circulation to minimise negative environmental impacts of travel including
congestion, air pollution and noise;

g. provide car and cycle parking in accordance with the current Parking Strategy, including disabled
parking spaces, motorcycle parking and cycle parking as well as provision of electric vehicle charging
points where appropriate.

5. Transport Assessments and Statements and Travel Plans will be required to be prepared and submitted
alongside development proposals, including residential schemes, in accordance with Department for
Transport guidance and local authority requirements. Appropriate provision for public transport services
and infrastructure will also be required.

6. Any development proposals for new or additional school provision should be accompanied by a Travel
Plan.

7. A Parking Supplementary Planning Document will be produced to further illustrate how this policy
should be implemented.

15.9 Local Economic Partnership

15.9.1 M4 corridor capacity improvements have been identified by the Local Economic Partnership and the
Thames Valley Berkshire Local Transport Body as a priority for sub-regional transport investment. Planned
economic and housing growth across the Thames Valley will place an additional burden on local infrastructure
and on transport networks in particular. This will bring new challenges in the planning, management and
maintenance of local transport networks. The Borough will respond to these challenges, providing a framework
within which transport improvements will take place to minimise the negative economic, social and environmental
impacts of travel.
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15.10 Local Transport Plan

15.10.1 The Council’s transport policy is currently set out in the Local Transport Plan – a long term strategy
covering all forms of transport in the Borough. It has five overarching aims, which reflect both local priorities
and the Government’s over-arching principles which are reflected in Policy IF3 above:

a. To improve access to everyday services and facilities for everyone
b. To improve road safety and personal security for all transport users
c. To support sustainable economic growth
d. To improve quality of life and minimise the social, health and environmental impacts of transport
e. To mitigate and adapt to the effects of climate change

15.10.2 Policy IF3 seeks to optimise accessibility, particularly to and within the Borough’s centres by ensuring
that all transport infrastructure is well designed, safe and accessible; and promoting better integration of public
transport facilities with a particular focus on improving public transport connections. The Borough will assess
development proposals in accordance with the Borough’s Highway Design Guide and is seeking to reduce
pedestrian and vehicular conflicts by establishing a clear and legible hierarchy of movement and access across
the centres; prioritising pedestrian and cyclist accessibility; eliminating unnecessary vehicular movements
through multi-trips; strengthening existing links to and within the Borough’s centres with the rural hinterland
and creating new links where necessary.

15.10.3 In terms of car parking, development proposals should incorporate appropriate and effective parking
provision and vehicle servicing arrangements consistent with the Borough’s Parking Strategy. This, and any
subsequent update, will be used to negotiate the number of parking spaces which are provided. This should
be read in conjunction with any locally specific parking standards included in Neighbourhood Plans. A Parking
Supplementary Planning Document will be produced, which will include parking standards.

15.11 Developer contributions

15.11.1 To provide new and improved infrastructure to support planned growth, it will be necessary for the
Borough to coordinate funding and delivery from individual developments. Development proposals should
mitigate their own impact on the Borough’s infrastructure. Infrastructure may be secured via a number of
mechanisms as appropriate to the circumstances. These may include Planning Obligations, Community
Infrastructure Levy, or conditions attached to the grant of planning permission. The Borough will update the
Planning Obligations and Developer Contributions SPD to provide further illustration of how this policy should
be implemented.

15.11.2 The Borough will work in partnership with infrastructure service providers and developers to ensure
that the infrastructure needed to support development is delivered in a timely manner to meets the needs of
the community arising from the development. In some cases it may be necessary for the infrastructure to be
provided in advance of the development commencing. Development may be phased to ensure the timely
delivery of infrastructure that has been identified as necessary to serve the development. Detailed decisions
about this will be determined on themerits of individual schemes through the development management process.

15.11.3 Spatial planning goes beyond traditional land use planning. It aims to create sustainable communities
by ensuring that development policies are integrated with other policies and programmes that influence the
nature and function of places. The provision of infrastructure is therefore central to supporting the spatial vision
and spatial strategy set out in this document. Spatial planning is not limited to the activities of the Council.
Fundamental to the delivery of the spatial strategy is the Council’s ability to work with partners to deliver the
spatial vision and in particular, to secure infrastructure provision.

15.11.4 The Local Plan is supported by an IDP that sets out the capacity of existing infrastructure, the impact
of development on that infrastructure, and the likely funding sources available to meet future needs. The IDP
also gives an indication of where opportunities may be available to co-ordinate provision through co-location
of services, for example. The IDP includes a schedule of infrastructure that is considered necessary to support
the spatial strategy. The Council has already implemented CIL from1 September 2016, however the IDP to
accompany the Local Plan will form the evidence base for a review of the CIL which will ensure that all new
development contributes to the provision of new infrastructure. In the interim revisions will be sought to the
Regulation 123 List to be consistent with the site pro formas.
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15.11.5 The Council’s strategy is to optimise use of existing infrastructure, to reduce demand (for example,
by managing travel demand) and to seek new infrastructure where required. The loss of existing facilities will
therefore be resisted and land will be safeguarded for the provision of future infrastructure requirements where
necessary. The Council will ensure a co-ordinated approach to infrastructure management and investment
through partnership working with key infrastructure service providers.

15.12 Policy IF4 Infrastructure and Developer Contributions

Policy IF 4

Infrastructure and Developer Contributions

1. Development proposals will be supported that deliver infrastructure to support the overall spatial strategy
of the Borough.

2. The Council will:

a. continue to work through the Infrastructure Reference Group to monitor and coordinate the
provision of infrastructure

b. annually review and report to Cabinet on the infrastructure schedule that forms part of the
Infrastructure Delivery Plan

c. collect financial contributions from developers through CIL to support improvements to
infrastructure provision arising from new development

d. ensure that new developments provide the necessary infrastructure on site required to make
the development acceptable.

e. ensure that new development contributes towards the provision of Suitable Alternative Natural
Green Space (SANG) in accordance with the Thames Basin Heaths SPA Avoidance Strategy, as
updated.

3. Introduction of a Community Infrastructure Levy (CIL) ensures a consistent and co-ordinated approach
to the collection of developer contributions. Alongside CIL, developer contributions will continue to be
gathered in accordance with the regulations governing Section 106 contributions. Planning Obligations
will continue, where appropriate, to be the basis to secure developer contributions or specific physical
works to mitigate the impact of new development.

4. Applicants will subject to a requirement for a financial viability appraisal if it is considered that the level
of affordable housing being sought will threaten the viability of the development proposal.

5. The loss of existing infrastructure will be resisted unless a suitable alternative can be provided or it can
be demonstrated that the infrastructure is no longer required to meet the needs of the community. The
Council will expect development proposals to demonstrate that consultation with an appropriate range of
service providers and the community has taken place.

6. The Council will work in partnership with infrastructure service providers and developers to ensure that
the infrastructure needed to support development is provided in a timely manner to meet the needs of the
community. In some cases, it will be necessary for the infrastructure to be provided before development
commences. Development may be phased to ensure the timely delivery of the infrastructure that will be
necessary to serve it. Each case will be determined on its individual merits during the development
management process.
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15.13 Telecommunications

15.13.1 Convenient access to modern technology plays a central part in borough residents' lives. Advanced,
high quality communications infrastructure is essential to support sustainable economic growth and enables
many aspects of modern life including flexible working patterns and home working. The development of high
speed broadband technology and other communications networks also play a vital role in enhancing the provision
of local community facilities and services, particularly in rural areas.

15.13.2 Rural communities and small businesses benefit particularly from enhanced broadband coverage.
This has a number of benefits including support for the local economy, greater social inclusion, and reduced
pressure on the environment by reducing the need to travel.

15.13.3 The Superfast Berkshire project aims to improve broadband speeds and coverage across Berkshire
in those areas not covered by commercial broadband rollout. The project's intention is to implement sustainable,
future-proof improvements in broadband infrastructure. It was scheduled to deliver superfast broadband coverage
(greater than 24Mbps) to 92.3% of the county by the end of 2015, and has signed contracts to extend superfast
coverage to 95.6% by the end of 2017. The project aims to ensure all remaining Berkshire premises can access
basic broadband at speeds of at least 2Mbps.

15.14 Policy IF5 Telecommunications

Policy IF 5

Telecommunications

1. Expansion of electronic communications networks and the provision of suitable infrastructure to achieve
this are supported, subject to appropriate safeguards relating to the impact of the infrastructure.
Development proposals that would result in improvements to telecommunications networks will be supported,
provided environmental impacts are minimised.

2. Development proposals for telecommunications equipment that require planning permission will be
permitted provided that the following criteria are met:

a. the siting and appearance of the proposed apparatus and associated structures should seek to
minimise harm to the visual amenity, character and appearance of the surrounding area

b. proposed apparatus and associated structures on buildings should be sited and designed in
order to seek to minimise harm to the external appearance of the host building

c. proposals for new masts should demonstrate that the applicant has explored the possibility of
erecting apparatus in existing locations in the following sequence: (i) sharing existing masts and
other structures, (ii) on existing buildings, (iii) on sites currently used for telecommunications
infrastructure. Such evidence should accompany any planning application for newmasts and should
show clearly why sequentially preferable options have been discounted

d. development proposals should not cause unacceptable harm to areas of ecological interest,
areas of landscape importance, archaeological sites, conservation areas or buildings of architectural
or historical interest.

15.15 Water supply and sewerage infrastructure

15.15.1 Sustainable management of natural resources is important and the Borough is in one of the driest
parts of the country. It also experiences a high level of demand for water and in some areas the demand is
close to exceeding the available supply. The provision of water and waste water and sewerage infrastructure
is an essential element of any new development. The Borough has worked with partners to prepare an
Infrastructure Delivery Plan (IDP) that examines current infrastructure provision in the Borough and the changes
made necessary by planned developments. Climate change is leading to more unpredictable weather patterns
and this in turn affects the availability of water, so care must be taken to ensure that sufficient supplies and
infrastructure are available to service any new developments.
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15.15.2 There is a demonstrable need for new water resource schemes in parts of south east England, and
increased demand management to cater for water supply needs of current and future development and the
protection of the environment. Should the water or sewerage undertakers or the Environment Agency identify
sites that are required to deliver necessary water or sewerage infrastructure, these should be safeguarded
through the planning process. Thames Water is currently the statutory sewerage undertaker for the whole
borough and also the statutory water undertaker for part of the borough. Remaining parts of the Borough are
currently supplied with water by Affinity Water (formerly Veolia) and South East Water.

15.15.3 To ensure that sufficient water supplies and sewerage infrastructure are available to service any new
developments, it will be necessary to examine existing provision and the impact that a development proposal
is likely to have on capacity and water pressure. The major statutory undertaker in the borough has provided
information on the capacity of existing sewerage and water infrastructure to accommodate new development,
and this has informed preparation of the plan and the Infrastructure Delivery Plan.

15.15.4 Water companies’ investment programmes are based on a 5 year cycle known as the Asset
Management Plan (AMP) process, which in turn is informed on a strategic level byWater ResourcesManagement
Plans. In these plans, water companies forecast the available supply for water and likely supply over a 25 year
period. If the forecast shows a deficit, then the plan sets out a range of demand management and new water
supply options to meet that shortfall. The Borough will work with the Environment Agency and other partners
that provide water and sewerage services across the Borough over the plan period to identify infrastructure
needs and to ensure that adequate water supply and sewerage capacity is provided in a timely manner to meet
planned demand.

15.16 Policy IF6 Water Supply and Sewerage Infrastructure

Policy IF 6

Water Supply and Sewerage Infrastructure

1. Development proposals should demonstrate that adequate water supply and sewerage infrastructure
capacity exists both on and off site to serve the development and that the development would not lead to
problems for existing users. Where such evidence is not available or the potential impacts are unclear the
Council will expect developers to carry out appropriate studies to ascertain whether the proposed
development would lead to overloading of existing water and sewerage infrastructure.

2. Specific development proposals may require further study into their particular impacts and if the study
identifies that the water or sewerage network would be unable to support demand arising from a
development proposal and if no improvements are programmed by the water or sewerage company, the
developer will need to contact the company to agree what improvements are needed and how they will
be funded prior to occupation of the development.

3. Where works are required to secure water supply and sewerage provision to a development proposal,
such works will be secured either by a planning condition or other mechanism as appropriate.

4. New water resource schemes, improvements to the water supply network, demand management
measures needed to meet current and future water supply needs and those needed to meet the challenges
of climate change and environmental protection will be supported. Sites that are identified by water or
sewerage undertakers or the Environment Agency as being required to deliver necessary water or sewerage
infrastructure will be allocated or safeguarded as appropriate.

5. Development proposals should include water efficiency measures aimed at reducing overall water
consumption to reduce the pressure that a proposal will have on existing infrastructure.
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16.0.1 Policies in the BLP have been designed to deliver a sustainable pattern of growth and development
across the Borough over the plan period. The BLP aims to protect the environment and heritage assets of the
Borough and at the same time make appropriate provision for the identified levels of need for housing,
employment, service and facilities.

16.0.2 A robust monitoring framework is essential to ensure that the BLP delivers the right quantum of
development, in the right location, at the right time and accompanied by the right infrastructure whilst also
protecting the historic and natural environment. The Borough Community Infrastructure Levy (CIL) has sought
to mitigate any risks to delivery of the overall spatial strategy and the policies that aim to deliver that strategy
and provide for sustainable development. The Council will use the results of monitoring to understand how well
the BLP is performing in terms of delivering sustainable development and protecting and enhancing the
environment and assets within it, and also to indicate whether a review of the plan is necessary.

16.0.3 The delivery of necessary infrastructure to support the level of growth and development prescribed
by the BLP is set out in the Infrastructure Delivery Plan. It is extremely important to ensure that the identified
infrastructure requirements are delivered and robustly monitored. Given that the spatial strategy and the
supporting policies indicate a step change in the pace of growth and development, careful review of monitoring
and implementation indicators will be published in the Monitoring Report and updated on an annual basis.

16.0.4 Monitoring indicators are drawn directly from the objectives of the BLP and targets indicate how these
objectives may be met. Related policies in the BLP are identified, and for each Monitoring Objective the
achievement of targets will be assessed annually.
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Monitoring Indicator 1: Special qualities of the Borough

Indicators: Delivery of development in accordance with policy related to conserving and enhancing special
qualities of the Borough; amount of development permitted on Green Belt sites

Related Policies: SP1, SP3, SP4, SP5, SP6, SP7, TR1, TR2, HE1, HE2, HE3, HE4, HE5, HE6, HRE7

Targets:

Development delivered in accordance with policies which relate to high quality design, heritage and specific
environmental qualities

No loss of listed buildings, historic parks and gardens, ancient monuments, ancient woodlands, sites of
archaeological interest

No reduction in the extent of Conservation Areas and other designated areas

Number of appeals dismissed on Green Belt reasons as a % of all appeals on Green Belt sites

Monitoring Indicator 2: Meeting housing needs

Indicator: Delivery of housing as compared with the housing trajectory; delivery of affordable and specific
needs; delivery of housing on previously developed land; adaptation to existing homes to take account of
changed circumstances for residents.

Related Policies: HO1, HO2, HO3, HO4, HO5

Targets:

Number of dwellings completed

Number of dwellings completed for the following periods:

2029-20322024-20282019-20232013-2018

Retain a five year housing land supply through the plan period

Number of affordable houses as a percentage of total dwellings completed

Number of units in different tenures delivered in accordance with the SHMA outputs

Number of housing units provided with special facilities

Production of a Housing SPD in accordance with May 2016 Local Development Scheme

16.0.5 Gypsy and Traveller housing needs and provision will be addressed in the Gypsy and Travellers Local
Plan in preparation
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Monitoring Indicator 3: Visitor economy

Indicator: Reinforce key visitor and tourism assets in the Borough; provide sufficient accommodation and
facilities for visitors

Related Policies: SP5, ED1, TR2, VT1, VT2

Targets:

Promotion of visitor and tourist attractions and facilities throughout the Borough

Delivery of new visitor accommodation

Monitoring Objective 4: Local business economy

Indicators: Actual growth of the the local economic base in several sectors; provision of employment and
retail floor space

Related Policies: SP1, ED1, ED2, ED3, TR2, TR3

Targets:

Delivery of office (Use Class B1) floorspace

Delivery of warehouse and other industrial (use Class B2, B8) floorspace

Promotion of allocated sites for employment growth
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Monitoring Objective 5: Town, district and local centres

Indicators: Promote the viability and vitality of the town centres in the Borough; promote appropriate shopping
and services in district and local centres
Related Policies: SP1, ED1, ED2, ED3, TR2, TR3, TR4, TR5
Targets:

Development according to policies on allocated sites for housing, commercial and retail uses

Borough promotion of Maidenhead and Windsor as principal centres

No change in the number of shops and community uses within designated district and local centres

Monitoring Indicator 6: Infrastructure

Indicator: Provision of utilities, services and facilities to support planned development

Related Policies: IF1, IF2, IF3, IF4, IF5, IF6

Targets:

Provision of utilities, services and facilities according to the Infrastructure Delivery Plan (IDP)

Increase in the amount of the Borough provided with Superfast Broadband

Production of the Parking SPD in accordance with the May 2016 Local Development Scheme

Detailed provision in this area is coordinated and guided through the Infrastructure Delivery Plan (IDP)
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Monitoring Indicator 7: Sustainable transport

Indicator: Delivery of sustainable transport schemes and facilities

Related Policies: IF7

Targets:

Number of and amount of applications and floor space refused on Local Transport Plan grounds

Number of applications accompanied by Transport Assessments and Travel Plans

Amount of sustainable transport schemes and facilities required in developing allocated sites provided

Creation of new facilities for pedestrians and cyclists and car charging points

Production of the Parking SPD in accordance with the May 2016 Local Development Scheme

Monitoring Indicator 8: Heritage

Indicator: Maintenance and protection of Listed Buildings, Scheduled Monuments, Conservation Areas and
registered parks and gardens.

Related Policies: HE1, E2, HE3, HE4, HE5, HE6, HE7, HE8

Targets:

Protection of the historic environment

Number of entries on the Local Heritage List

Number of applications and appeals dismissed relating to Listed Buildings, Scheduled Monuments,
Conservation Areas and registered parks and gardens.

No reduction in the extent of Conservation Areas due to insensitive development

Production of Heritage Strategy in line with May 2016 Local Development Scheme
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Monitoring Indicator 9: Environmental protection

Indicator: Specific protection of designated environmental areas and issues

Related Policies: EP1, EP2, EP3, EP4, EP5

Targets:

Protection of the Environment

Number of new Air Quality Management Areas declared

Number of applications and/or appeals refused or dismissed on air, light or noise pollution grounds.

Number of applications likely to have a negative impact on air quality where mitigation is required.

Number of planning applications and or appeals refused or dismissed on contaminated land or water grounds.

Monitoring Indicator 10: Open space and leisure

Indicator: Provision of open space; provision of leisure and recreation facilities and rights of way

Related Policies: NE3, NE4, NE5, IF2, IF3

Targets:

Quantity of open space provided on allocated housing sites

Provision of specific indoor and outdoor leisure and recreation facilities

Amount of open space lost to other development
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Monitoring Indicator 11: Climate change and biodiversity

Indicator: Minimise the effect of flooding; amelioration of climate change impacts in development proposals;
maintain and enhance natural environmental conditions

Related Policies: HO5, NR1, NR2, NR3, EP1, EP21, NE1, NE2

Targets:

Amount of development permitted in designated flood zones

Number of dwellings permitted requiring the provision of SANG

Amount of SANG provided

Amount of renewable energy delivered
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Air Quality Management Areas: Areas designated by local authorities because they are not likely to
achieve national air quality objectives by the relevant deadlines.
Affordable Housing: Social rented, affordable rented and intermediate housing, provided to eligible
households whose needs are not met by the market. Eligibility is determined with regard to local incomes
and local house prices. Affordable housing should include provisions to remain at an affordable price for
future eligible households or for the subsidy to be recycled for alternative affordable housing provision.
AncientWoodland: A descriptive term for a group of native woodland habitats. These special areas have
remained as woodland since at least 1600 and their soils are relatively undisturbed by people. Ancient
woodland is the richest terrestrial habitat for wildlife, being home to more threatened species than any
other, and represents the last fragments of the wildwood that once covered the country.
(www.woodlandtrust.org.uk).
Biodiversity: The variety of life in a particular habitat or ecosystem.
Borough Local Plan: The plan currently being prepared by RBWM for the future development of the local
area, in consultation with the community. In law this is described as the development plan documents
adopted under the Planning and Compulsory Purchase Act 2004.
Community Infrastructure Levy: A levy allowing local authorities to raise funds from owners or developers
of land undertaking new building projects in their area.
Conservation: The process of maintaining andmanaging change to a heritage asset in a way that sustains
and, where appropriate, enhances its significance.
Cumulative impact: Impacts that result from incremental changes caused by other past, present or
reasonably foreseeable actions together with the project.
Development Plan: This includes adopted Local Plans, Area Action Plans and Neighbourhood Plans
within the Borough, plus one saved policy of the South East Plan, and is defined in section 38 of the
Planning and Compulsory Purchase Act 2004.
Economic Development: Development, including those within the B Use Classes, public and community
uses and main town centre uses (but excluding housing development).
Edge of Centre: For retail purposes, a location that is well connected and up to 300 metres of the primary
shopping area. For all other main town centre uses, a location within 300 metres of a town centre boundary.
For office development, this includes locations outside the town centre but within 500 metres of a public
transport interchange. In determining whether a site falls within the definition of edge of centre, account
should be taken of local circumstances.
Green Belt: In the Royal Borough of Windsor and Maidenhead, Green Belt refers to the Metropolitan
Green Belt. The designation accounts for 83% of the land area of the Royal Borough.
Green Networks / Green Corridors: The linking together of natural, semi-natural and man-made open
spaces to create an interconnected network.
Greenfield: Any land that is not classified as PDL (previously developed land). Greenfield is not only
countryside but also for example, open spaces in urban areas.
Green Infrastructure: A network of multi-functional green space, urban and rural, which is capable of
delivering a wide range of environmental and quality of life benefits for local communities.
Habitable rooms: Habitable rooms are defined as any room used or intended to be used for sleeping,
cooking, living or eating purposes. Enclosed spaces such as bath or toilet facilities, service rooms, corridors,
laundries, hallways, utility rooms or similar spaces are excluded from this definition.
Heritage Asset: A building, monument, site, place, area or landscape identified as having a degree of
significance meriting consideration in planning decisions, because of its heritage interest. Heritage asset
includes designated heritage assets and assets identified by the local planning authority (including local
listing).
Infilling: The infilling of a small gap within an otherwise built up frontage or group of houses
Isolux Diagram: A line through all points on a surface where the illumination is the same; called an
isofootcandle line if the illumination is expressed in foot-candles. A series of such lines for various
illumination values is called an isolux diagram.
Main Town Centre Uses: Retail development (including warehouse clubs and factory outlet centres);
leisure, entertainment facilities; the more intensive sport and recreation uses (including cinemas,
restaurants, drive-through restaurants, bars and pubs, night-clubs, casinos, health and fitness centres,
indoor bowling centres, and bingo halls); offices; and arts, culture and tourism development (including
theatres, museums, galleries and concert halls, hotels and conference facilities).
National Planning Policy Framework (NPPF): National planning guidance issued by the Government,
setting out policy guidance on different aspects of planning. Local Planning Authorities must take the
content into account in preparing Local Plans and decision making.
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Contains Confidential 
or Exempt Information 

No – Part I

Title Affordable Housing Planning Guidance Document 

Responsible Officer(s) Russell O’Keefe, Strategic Director of Corporate and 
Community Services. Tel: 01628 796521

Contact officer, job 
title and phone 
number

Jeni Jackson, Head of Planning. Tel 01628 796042

Member reporting Cllr Dudley, Leader and Lead Member for Housing
Cllr D. Wilson, Lead Member for Planning

For Consideration By Cabinet

Date to be Considered 24 November 2016

Implementation Date if 
Not Called In

Immediately

Affected Wards All

REPORT SUMMARY

The report proposes approval of a guide for developers of sites which require the 
provision of affordable housing to meet national and local planning policy. This will 
apply to sites being brought forward through the planning application process in 
advance of the new Borough Local Plan.

If recommendations are adopted, how will residents benefit?
Benefits to residents and reasons why they will benefit Dates by which residents 

can expect to notice a 
difference

The provision of affordable housing within the Borough, 
as part of development permitted for open market 
housing, will meet the needs of residents who are not 
able to access open market housing.

December 2016 

Report for: 
ACTION
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1. DETAILS OF RECOMMENDATIONS 

RECOMMENDATION: That Cabinet:

I. Approves the Affordable Housing Planning Guidance Document.

2. REASON FOR RECOMMENDATION(S) AND OPTIONS CONSIDERED

2.1 The need for affordable housing in the Borough is significant to ensure we crate 
a borough for everyone.  The Council is committed to doing all it can to address 
this need, including requiring developers to make provision towards affordable 
housing through the planning process - the adopted Local Plan 19991.  The 
Plan provides the current framework for development in the Borough. 

2.2 National planning policy relating to affordable housing has moved on since the 
Borough Local Plan was adopted in 1999.  Thresholds in national policy are not 
in line with the Borough’s Policy H3 of the local plan and the types of affordable 
housing now recognised as such are greater than policy H3 envisaged.  

2.3 The Planning Guidance Document, see appendix A, sets out the framework for 
the Borough’s Development Management team to provide advice to developers 
bringing forward housing sites in the Borough to secure a borough for 
everyone.  It contains additional detail and guidance on how the local planning 
authority (the Council) will interpret and apply its approach to affordable 
housing.  This will ensure developers and the public understand how affordable 
housing will be delivered.

2.4 Applicants applying for planning should refer to this document for detailed 
guidance in the early stages of feasibility reviews, site negotiations, project 
planning and site design, with cross-reference to other planning policies in the 
Local Development Documents.  Adherence to this guidance would mean their 
planning applications should have a greater chance of gaining planning 
permission as it should be in line with the policies in the Borough’s 
development plans and national policy.  

2.5 The new proposed guidance will be supported by a new Borough Local Plan, 
which the Council intend to submit to the Planning Inspectorate on the 6 April 
2017. 

2.6 In addition to the planning process, as guided by this proposed Planning 
Guidance document, the Council’s other affordable housing delivery 
mechanisms include:

 Progressing the Council’s own land holdings for the delivery of 
affordable housing with developers through Joint Ventures and 
RBWM Property Company. 

1The current Local Plan 1999 Policy H3 - Affordable housing sets out the circumstances in which new affordable 
housing will be delivered through the planning system 
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 Working with private developers and housing associations to build 
homes 

 Working with owners of empty homes to bring them back into use 
through utilising best practice approaches and powers

 Working proactively to prevent homelessness and with private landlords 
to secure lets for their properties for people in housing need through its 
Housing Options team 

 Potentially working with other organisations that are Registered 
Providers to deliver affordable homes, through property acquisition or 
new development. 

2.7 The Housing Investment Partnership Plan approved by Cabinet in April 2016 
sets out a series of actions with the aim of providing an average of 116 units 
per annum in the future.

Option Comments
Approve the Affordable Housing 
Planning Guidance Document 

This is the recommended 
option.

This will ensure developers and the public 
understand how affordable housing will be 
delivered.

Produce an Affordable Housing 
Supplementary Planning 
Document (SPD).  

This is not the recommended 
option.

This would have to directly relate to Policy 
H3 of the Local Plan which is not entirely in 
conformity with the National Planning 
Policy Framework this option was not 
developed.  

It is not possible to produce an SPD based 
on the draft new Local Plan, that would 
have to wait until the Borough Local Plan 
has been through Examination and Council 
has adopted it. 
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3 KEY IMPLICATIONS

Defined 
Outcomes

Unmet Met Exceeded Significantl
y Exceeded

Date 
they 
should 
be 
delivere
d by

New planning 
guidance 
published to 
ensure 
developers and 
the public 
understand how 
affordable 
housing will be 
delivered.

Not 
published 
by 2 
December 

Publishe
d by 2 
Decemb
er

N/A N/A 2 
Decemb
er 2016

4 FINANCIAL DETAILS

4.1 There are no revenue or capital costs for the council. 

2015/16 2016/17 2017/18
Revenue Revenue Revenue

Addition £0 £0 £0
Reduction £0 £0 £0

2015/16 2016/17 2017/18
Capital Capital Capital

Addition £0 £0 £0
Reduction £0 £0 £0

5 LEGAL IMPLICATIONS

5.1 The document is in line with current national legislation. 

6 VALUE FOR MONEY

6.1 None

7 SUSTAINABILITY IMPACT APPRAISAL

7.1 This is not required by regulations for a planning guidance document. 
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8 RISK MANAGEMENT

Risks Uncontrolled 
Risk

Controls Controlled 
Risk

Developers do not 
pay attention to this 
guidance 

Medium It will be encouraged 
through pre-application 
advice and used as 
consideration in planning 
applications 

Low

9 LINKS TO STRATEGIC OBJECTIVES

9.1  The council’s Corporate Strategy 2016-20 makes direct reference to increasing 
the range of housing available through the following objective under its 
Residents First strategic priority:

 To continue investing in infrastructure and support the regeneration of 
our towns while protecting the character of the Royal Borough.

10 EQUALITIES, HUMAN RIGHTS AND COMMUNITY COHESION

10.1 An equality impact assessment is being prepared. 

11 STAFFING/WORKFORCE AND ACCOMMODATION IMPLICATIONS

11.1 This supports the ability of key workers, including those employed by the 
Council, to have increased options for accessing affordable housing e.g. 
teachers. 

12 PROPERTY AND ASSETS

12.1 None 

13 ANY OTHER IMPLICATIONS

13.1 None.

14 CONSULTATION 

14.1 This will be provided to the Housing and Planning Overview and Scrutiny 
Committee for consideration.  

15 TIMETABLE FOR IMPLEMENTATION

Date Details
2 December Formally published as guidance 

16 APPENDICES

16.1 Appendix A – Draft Affordable Housing Guidance Document   
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17 BACKGROUND INFORMATION

16.1 None 

18 CONSULTATION (MANDATORY)

Name of 
consultee 

Post held and 
Department 

Date sent Date 
receive
d 

See comments 
in paragraph: 

Internal 
Cllr S Dudley Leader of the 

Council and 
Lead Member 
for Housing 

25/10/201
6

26/10/1
6

Comments 
throughout

Cllr D Wilson Lead Member 
for Planning

25/10/201
6

26/10/1
6

Comments 
throughout 

Alison 
Alexander

Managing 
Director/ 
Strategic 
Director 
Adults, 
Children and 
Health

25/10/201
6

26/10/1
6

Comments 
throughout 

Simon Fletcher Strategic 
Director 
Operations 
and Customer 
Services

25/10/201
6

Russell O’Keefe Strategic 
Director 
Corporate and 
Community 
Services

25/10/201
6

19 REPORT HISTORY

Decision type: Urgency item?
Key decision No 

Full name of 
report author

Job title Full contact no:

Jenifer Jackson Head of Planning 01629 796042
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1

Royal Borough of Windsor and Maidenhead

Draft Affordable Housing Planning Guidance 
Document
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1.0 Introduction and Purpose 

1.1 The need for affordable housing in the Borough is significant and the Council is 
committed to doing all it can to address this need and ensure it is a place for everyone.  
The Council does this through a variety of means, including requiring developers to 
make provision towards affordable housing.  This requirement is set out in the adopted 
Local Plan 1999 which provides the current framework for future development in the 
Borough. 

1.2 The current Local Plan 1999 Policy H3 - Affordable housing sets out the circumstances 
in which new affordable housing will be delivered through the planning system.  

1.3 A Planning Guidance Document is a document which contains additional detail and 
guidance on how the Local Planning Authority (the Council) will interpret and apply its 
approach to affordable housing.

1.4 This Planning Guidance Document is intended to provide further information and 
guidance to developers in line with national guidance.  

1.5 This is to provide a clear framework for Developers and the Public to understand how 
affordable housing will be delivered.

1.6 It is therefore recommended that applicants refer to this document for detailed guidance 
in the early stages of feasibility reviews, site negotiations, project planning and site 
design, with cross-reference to planning policies in the Local Development Documents. 

1.7 By following the advice in this document, planning applications have a greater chance of 
gaining planning permission as they should be in line with the policies in the Borough’s 
development plans and national policy.  

1.8 Alongside this the Council is developing a new Borough Local Plan which it plans to 
submit to the Planning Inspectorate in April 2017. 

1.9 It has not been necessary to prepare a sustainability appraisal as there is no 
requirement to do so under current Regulations.

1.10 In accordance with the Equality Act 2010, an Equality Impact Assessment (EIA) is being 
prepared.

2.0  Affordable housing need in the Royal Borough of Windsor and Maidenhead 

2.1 The following provides some key facts about affordable housing need in the Borough 
taken from the Strategic Housing Market Assessment (SHMA) for Berkshire 2016. 

Average House Prices by Type (2014) (Source: Land Registry 2015):

LA (£) Detached Semi Terrace Flat Median Mean
RBWM 635000 390500 370000 272000 387000 492198

Monthly Median Rents (2014) (Source VOA 2015 – Median includes room and 
studio costs):
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LA (£) 1 bed 2 bed 3 bed 4 bed Median
RBWM 825 1150 1350 2350 1150
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3.0  Policy context  

3.1 The National Planning Policy Framework1 (NPPF) sets out the Government’s commitment 
to significantly increase the supply of housing.  Local authorities are expected to ensure 
their Local Plan (Local Development Documents) meets the full and objectively assessed 
needs for market and affordable housing in the housing market area, unless the adverse 
impacts of doing this would significantly outweigh the benefits when assessed against all 
the policies in Local Development Documents (LDD), or where LDD policies indicate that 
development should be restricted. 

3.2 To ensure an area delivers a wide choice of high quality homes, to broaden opportunities 
for home ownership and create sustainable, inclusive and mixed communities, local 
authorities are expected to:

- plan for a mix of housing based on current and future demographic trends, market 
trends and needs of different groups in the community

- identify the size, type and tenure and range of housing required in different locations, 
reflecting local demand

- where a need for affordable housing is identified, set policies for meeting this need 
on-site, unless off-site provision or a financial contribution can be robustly justified, 
and contribute to creating mixed and balanced communities.

3.3 The current Local Plan 1999 Policy H3 - Affordable housing sets out the circumstances in 
which new affordable housing will be delivered through the planning system.  

3.4   The Council’s four year Corporate Strategy 2016-2020 sets out a priority to ensure that 
there is an increased range of housing in the Borough. 

3.5 The Affordable Housing Planning Guidance Document draws on key evidence base 
studies.

- A Strategic Housing Market Assessment (SHMA) was completed in 2016. The 
assessment contains information about housing costs (market, rental and 
affordable), incomes, population growth, affordable housing, and housing need.
  

- The Community Infrastructure Levy Viability Study (This is a viability assessment of 
the Community Infrastructure Levy (CIL) the Borough’s  charging rate, to ensure that 
they are set at a reasonable level.

3.6 In line with the Council’s Statement of Community Involvement (SCI), some applicants will 
be expected to carry out pre-application consultation, commensurate to the scale of the 
proposed development.

3.7 The Council approved a Community Infrastructure Levy (CIL) Charging Schedule in 
August 2016 which was brought into effect from 1 September 2016. This will require the 
payment of CIL on most new developments as the primary means of securing developer 
contributions towards infrastructure provision in the Borough.  These requirements are set 
out in the Council’s Charging Schedule.  Affordable housing that is subject to application 
for relief and qualifies will be exempt from the CIL charge.  Affordable housing provision / 
contributions will continue to be sought through a Section 106 planning obligation. 

1 The National Policy Planning Framework replaced PPS3: Housing in March 2012.
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3.8 The Borough wide affordable housing planning policy is provided by current policy H3 
Affordable Housing.  However, plan-making does not stand still.  In the future the 
development plan for this area will also include adopted Neighbourhood Plans.  One 
neighbourhood plan is already adopted for Ascot, Sunninghill and Sunningdale and a 
number of communities are already working to prepare a neighbourhood plan for their 
area.  

3.9 A Neighbourhood Plan - sometimes called a Neighbourhood Development Plan - is a way 
of helping local communities to influence the planning of the area in which they live and 
work.  A Neighbourhood Plan can be used to: develop a shared vision for a 
neighbourhood; choose where new homes, shops, offices and other development should 
be built; identify and protect important local green spaces; and/or influence what new 
buildings should look like.

3.10 In this way, a Neighbourhood Plan can decide where and what type of development 
should happen in the neighbourhood.  It can promote more development than is set out in 
the Council’s Local Development Documents (LDD), but must not conflict with LDD 
strategic policies. So, for example, a neighbourhood plan could not adopt its own 
affordable housing policy.  A community may wish to use their Neighbourhood Plan to 
seek to provide more affordable housing in their area, for example to help to meet housing 
needs of young people in their own community.  

4.0 Affordability

4.1 The definition for this document of ‘affordable housing’ is as follows:

“In relation to housing, ‘affordable’ means accommodation which meets the needs of 
eligible households including availability at a cost low enough for them to afford, 
determined with regard to local incomes and local house prices; and include provisions 
for:

1. the home to be retained for future eligible households; or
2. if these restrictions are lifted, for any subsidy to be recycled for alternative affordable 
housing provision.

4.2 This is taken to mean housing which meets and continues to meet the needs of people on 
low and middle incomes who would otherwise not be able to attain housing locally on the 
open market. Affordable housing is that which can be afforded where the dwelling has the 
smallest number of rooms appropriate to meet the needs of a household which cannot 
afford to buy or rent on the open market without some form of subsidy.

4.3 The preferred means of delivery of affordable housing in line with national policy is either:

- Affordable  or social rent (including for key workers and armed forces personnel), 
- Shared equity schemes (including for key workers and armed forces personnel),
- Subsidised low cost market housing for sale or rent (including for key workers and 

armed forces personnel),
- Off site provision - This is only considered suitable in exceptional circumstances, and 

can be offered via land, buildings, or financial contribution. This will be controlled with 
a planning obligation.

4.4 The affordability of affordable housing is a primary issue and should be borne in mind in 
setting rents and sales prices.
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4.5 Affordable housing is provided to “eligible households whose needs are not met by the 
market2”.  It therefore follows that affordable housing must be as affordable as possible 
to households on the lowest incomes, particularly those that are working and have no 
recourse to benefits.

4.6 The Borough is one of the most unaffordable areas of the country, both for rented and 
property purchase.  Affordability is therefore a particular issue in the Royal Borough.

4.7 The Council is keen to ensure that the new affordable housing provided in the Borough 
is affordable to the greatest number of households.

4.8 The Council introduced a revised Housing Allocations Policy in April 2013.  This sets out 
the requirements and circumstances for eligible persons to be registered for assistance 
through the council’s allocations system. More information on the Council’s Housing 
Allocations Policy can be found at www.rbwm.gov.uk

4.9 Housing that is affordable can take a variety of forms.  Those which the Council accept 
as affordable are set out below. For each type the Council views them as being 
potentially for key workers and armed forces personnel. 

4.10 Social Rent - This is housing owned by local authorities (councils) and private registered 
providers (as defined by section 80 of the Housing and Regeneration Act 2008).  
Guideline target Social Rents are determined through the national rent regime.  Social 
rented homes may also be owned by other persons and provided under equivalent rental 
arrangements to the above, as agreed with the local authority or with the Homes and 
Communities Agency (HCA).

4.11 Affordable Rent - Until April 2011 the main affordable rented tenure was Social Rent 
(see definition above).  Rents were fixed by each Registered Provider in accordance 
with the National Rent Regime and the Registered Providers’ own target rents.  In April 
2011 the Government, through the Homes and Communities Agency (HCA), introduced 
a new affordable rented tenure, “Affordable Rent”, as part of the overall changes to the 
funding and delivery of affordable housing The HCA guidance states the maximum 
rental level for Affordable Rent should be no more than 80% of gross market rent 
(inclusive of service charges).  This means that the Affordable Rent can be up to 80% of 
the local Market Rent. The HCA advice expects Affordable Rent to be the main 
affordable housing product delivered through its current programmes. 

4.12 The Council wants to ensure that Affordable Rent levels in the Royal Borough remain 
affordable. It will therefore expect housing providers to avoid setting rent levels that risk 
households being unable to afford to rent.  RBWM recommends the following principles 
for Registered Providers when applying Affordable Rent in the Borough:

- Affordable Rent should ideally not be more than local Housing Allowance levels
- Affordable Rent for properties with 3+ bedrooms should not be higher than 60% of 

market rents. 
- Affordable Rent should not be set on sheltered accommodation because tenants will 

have a fixed income.

4.13 The Council acknowledges that the differential between Social Rent and Affordable Rent 
is less for 1 and 2 bedroom properties.  

2 National Planning Policy Framework
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4.14 The HCA Guidance is clear that Affordable Rent is now the principal affordable rental 
approach; however, there is still limited scope for Social Rent. The two tenures therefore 
co-exist; this is reiterated in the definitions of Affordable Housing in the National 
Planning Policy Framework.

4.15 Intermediate Housing - This is housing for sale or rent provided at a cost above Social 
Rent, but below market levels subject to the criteria in the Affordable Housing definition 
above. This can include shared ownership and shared equity, other forms of affordable 
ownership and intermediate rent, but not affordable rented housing. Common models for 
intermediate housing include shared equity, intermediate rent and shared ownership 
housing. 

4.16 Shared Equity - This is where the purchaser acquires the whole property but effectively 
only pays a proportion of the value, the remaining value is secured by an equity loan.

4.17 Intermediate Rent - Intermediate rent is housing available at a rent above Social Rent 
costs but below Market Rent levels. Generally these properties are reserved for specific 
groups of tenants e.g. keyworkers and are let on short term tenancies.

4.18 Shared Ownership - The purchaser buys a proportion of the value of the home (25% 
upwards, usually no more than 70%) and the remaining share is kept by the freeholder, 
which is usually a Registered Provider. A subsidised rent is paid for the remainder of the 
equity. Shared ownership housing must be: 

- for eligible households with a maximum household income of £60,000, who cannot 
afford to purchase on the open market, and

- significantly more affordable than existing similar second hand market properties in 
the same area of the Borough, and

- affordable to the majority of Applicants on the housing register List who live or work 
in the Borough.

4.19 Housing not classed as affordable housing - Dwellings that do not meet any of the 
above definitions of affordable housing tenures, such as “low cost market” housing, will 
not be considered as affordable housing for planning purposes until national legislation 
changes.  This is in accordance with the National Planning Policy Framework definition 
of affordable housing.

4.20 Agricultural workers’ dwellings - Agricultural workers’ dwellings (or similar self-
contained accommodation) that would demonstrably address an identified essential 
accommodation need and of which occupancy would be tied to that use in perpetuity will 
be considered to already meet an affordable housing need and will, be considered 
affordable housing, as will any property let by a private registered provider of social 
housing, a registered social landlord or a local housing authority on an assured 
agricultural occupancy3.

4.21 Other accommodation types allowed social housing relief from CIL- Other housing 
types benefitting from social housing relief under the CIL Regulations 2010 (s.49) will 
also be considered affordable housing.

3 The Community Infrastructure Levy Regulations, England and Wales, 2010 (2010 No. 0000)
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5.0 Requirements for affordable housing provision

5.1 Local Plan Policy H3 applies to all types of residential development sites including change 
of use (conversion), mixed use sites that incorporate an element of residential 
development, older persons housing such as sheltered and extra care schemes and any 
other development where there is a net increase in the number of Class C34 residential 
units on the site. 

5.2 The Council will not seek an affordable housing contribution from specialist, non-Class C3 
residential developments such as traveller accommodation (a sui generis use), and any 
C2 uses such as nursing/residential care homes as on-site provision is often not suitable 
and as the Council wishes to encourage the provision of these specialist forms of 
accommodation where an identified need exists.   However, if the extent of care is limited 
in a nursing home, such a use will be treated as a C3 use, which will require affordable 
housing provision.

5.3 Policy H3 does not apply to developments where there will be no net increase in the 
number of dwellings on the site.  The number of net additional dwelling is the number of 
proposed dwellings less the number of existing dwellings to be demolished. Any dwelling 
with a separate Council Tax registration is counted as a dwelling.

5.4 Where additional homes are being provided on a site where there are existing units that 
will remain, Policy H3 will apply to the net increase only.

5.5 Care homes and nursing homes (Use Class C2) that generally provide non-self contained 
accommodation are not required to provide affordable housing.  However the 
circumstances of each case will be considered based on the level of self-containment.

5.6 Live-work units will be treated as a residential unit for the purposes of applying Policy H3.

5.7 Renewals of an existing planning permission for a residential development will be 
assessed against the most up to date planning policy requirements, including the 
requirement to make an affordable housing contribution under Policy H3.

5.8 Agricultural workers’ dwellings (or similar self-contained accommodation) that would 
demonstrably address an identified essential accommodation need and of which 
occupancy would be tied to that use in perpetuity will be considered to already meet an 
affordable housing need and will not be expected to contribute further under H3.  Any 
property let by a private registered provider of social housing, a registered social landlord 
or a local housing authority on an assured agricultural occupancy5 will similarly be 
considered to already meet a housing need.  However, if an application is received in the 
future seeking to amend a condition or legal agreement to lift such a tie or allow 
alternative occupation of the property, appropriate planning benefits will be expected, 
including in relation to Policy H3.

5.9 To support the delivery of affordable homes in accordance with PolicyH3, the Council will 
expect a site that has been sub-divided into smaller development schemes to provide the 
appropriate level of affordable housing that would have been achieved had the whole site 
come forward as a single scheme.

5.10 Similarly, the Council will resist development proposals which seeks permission for a 
development lower than that characteristic of the area, where this would fail to make 

4 see Use Classes Order 1987 (as amended)
5 The Community Infrastructure Levy Regulations, England and Wales, 2010 (2010 No. 0000)
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efficient use of land and avoids otherwise greater affordable housing policy requirements 
under Policy.

5.11 All planning applications requiring affordable housing provision on site or through a 
proposed alternative site or those providing actual financial contributions for provision in 
an alternative off-site location should be supported by a Statement of Affordable Housing 
Proposals - see template attached at Appendix A.  Applications not containing a 
Statement of Affordable Housing Proposals - and a Financial Viability Appraisal if 
appropriate - will not be registered as valid.  

5.12 The Council will expect that the existing number of affordable homes on a site will be 
safeguarded and reflected in any redevelopment.  This is predicated on the basis that 
planning policy seeks to increase the amount of affordable housing in the Borough to take 
account of identified need.  Whilst redevelopment of a site which replaces older affordable 
housing stock with new is often to be welcomed, this cannot be supported at the expense 
of a reduction in the overall number of affordable homes on the site. 

5.13 In most cases the Council would expect the same number, size, and tenure, of units to be 
re-provided on-site or to be provided on an alternative site in parallel.  The replacement 
units will be secured through a legal agreement or undertaking, which will specify the 
timing/phasing of provision include relevant trigger point(s).

5.14 In exceptional circumstances the Council may not require all of the existing units to be 
replaced, for example:

- Where the location of the site is not considered suitable or sustainable for affordable 
housing,

- Where the existing affordable housing is vacant and has been for a considerable 
time and the Council considers there is no reasonable prospect of it coming back into 
re-use,

- Where a better balance of size of affordable units is required.

5.15 Where replacement is not required the Council may negotiate a financial contribution in 
lieu of replacement.

5.16 In calculating the number of units to be provided by a development, the Council will 
always round to the nearest number of whole units.  

5.17 A standard mathematical approach to rounding will be taken. Where applying 30 per cent 
(or any other target that the development will stand, higher or lower) achieves 0.5 or more 
of a dwelling, the approach will be to round up.  For example, in a scheme of 15 dwellings, 
applying 30% gives 4.5 dwellings, which would be rounded up to a requirement for 5 
affordable homes. Anything below 0.5 will be rounded down. For example, in scheme of 
18 dwellings, applying 30% gives 5.4 dwellings, which would be rounded down to 5 
homes.

5.18 Policy H3 seeks a 30% affordable housing provision for all sites of 15 net units or 0.5 ha 
or more in size. This is the total, gross area of the application site. No areas are to be 
discounted when assessing the size of a development site for the purposes of H3.   Policy 
H3 does not conflict with the Written Ministerial Statement of 28 November 2014.

5.19 The Council will expect the developer to enter into an appropriate Section 106 Agreement 
covering all aspects of the delivery of affordable housing outlined above.  The content of 
the agreement can vary considerably from site to site, however Appendix C lists the main 
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issues that will be included in most agreements. The Council has a standard template but 
will draft an appropriate agreement for larger sites, for which a fee is payable. The fee will 
depend on the complexity of the agreement.

Vacant Building Credit

5.20 National policy provides an incentive for brownfield development on sites containing 
vacant buildings. Where a vacant building is brought back into any lawful use, or is 
demolished to be replaced by a new building, the developer should be offered a financial 
credit equivalent to the existing gross floorspace of relevant vacant buildings when the 
local planning authority calculates any affordable housing contribution which will be 
sought. Affordable housing contributions may be required for any increase in floorspace.

5.21 What is the process for determining the vacant building credit?

Where there is an overall increase in floorspace in the proposed development, the local 
planning authority should calculate the amount of affordable housing contributions 
required from the development as set out in Policy H3. A ‘credit’ should then be applied 
which is the equivalent of the gross floorspace of any relevant vacant buildings being 
brought back into use or demolished as part of the scheme and deducted from the 
overall affordable housing contribution calculation. This will apply in calculating either the 
number of affordable housing units to be provided within the development or where an 
equivalent financial contribution is being provided.

5.22 The existing floorspace of a vacant building should be credited against the floorspace of 
the new development. For example, where a building with a gross floorspace of 8,000 
square metre building is demolished as part of a proposed development with a gross 
floorspace of 10,000 square metres, any affordable housing contribution should be a fifth 
of what would normally be sought.

6.0 Design, Integration and Community Cohesion 

6.1 In designing affordable housing, account should be taken of the following design 
requirements:

- The affordable housing should be delivered in parallel to the market housing, i.e. not 
significantly in advance of, or later than the remainder of the development.

- Where on-site infrastructure or services are required (e.g. new bus route, schools 
etc.) the affordable housing should not be delivered until these facilities have been 
provided.

- Car parking spaces should be allocated to the affordable homes on the same ratio as 
for market housing units.

- The affordable housing should be spread around the whole development – not just in 
one location.  Clusters of affordable housing are preferred rather than “pepper-
potting”.

- The affordable housing should have good access to local or new, transport facilities, 
shops, play space etc.
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- Affordable housing needs to be integrated into the new development, its appearance 
in terms of design, materials and appearance and layout should not differentiate it 
from the remainder of the development. 

- Affordable homes should meet the latest design and quality codes and standards set 
out by the Homes and Communities Agency or other relevant body, as well as 
national guidance. 

6.2 Lifetime Homes are homes designed to incorporate 16 Design Criteria that can be 
universally applied to new homes at minimal cost.  Each design feature supports the 
changing needs of individuals and families at different stages of life. Lifetime Homes are 
all about flexibility and adaptability  

6.3 The Council encourages new developments to incorporate the principles of Lifetime 
Homes and that new specialist accommodation should incorporate “Lifetime Homes” 
standards and be readily adapted to meet the needs of those with disabilities and the 
elderly.  

6.4 The Council’s preference is for affordable housing to be provided and managed by 
Registered Providers (RPs) or through RBWM Property Company. 

6.5 However, it ultimately is for the developer to make their own choice regarding which 
organisation(s) to proceed with. If a developer wishes to provide the affordable housing 
other than through these routes the Council will give careful consideration taking account 
of a number of matters, including:

- rent levels 
- local management base and arrangements for interaction with tenants
- management arrangements for external amenity space 
- nomination arrangements
- agreement to the Local Lettings Policy arrangements 
- participation in community initiatives; and other criteria
- track record in delivering and funding affordable housing

6.8 In all cases the provider of on-site affordable housing will be required to meet the 
requirements in this document. 

6.9 Policy H3 is intended to meet identified local housing need, it is therefore important that 
households with an established local connection with the Borough, are given priority for 
the affordable housing provided through these policies.

6.10 Providers of affordable housing will be required to enter into a nomination agreement with 
the Council.  The Council’s usual requirement is to include a “nominations protocol” in the 
Section 106 agreement signed by the landowner or developer. The Council will normally 
require:

- For rented housing:
Initial lets – 100% nominations 
Relets – 75% nominations 
All lets not subject to nominations being given priority for local households

- For shared ownership
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Initial sales – 100% nominations 
Resales – 100% nominations 
All sales not subject to nominations being given priority for local households

6.11 Nominations will normally be made from within the Council’s Housing Options Team. 
The nomination obligations will be required to be passed to any future owners of the 
affordable dwellings, or be provided elsewhere. 

6.12 To ensure that the affordable housing is delivered before the market housing is completed 
the council will normally include a number of triggers in the agreement. 

6.13 These may vary from site to site, but would usually be:

- Not to allow or permit occupation of more than 25 per cent of market dwellings until a 
contract has been entered into with a Registered Provider or equivalent to deliver the 
affordable housing in accordance with an Affordable Housing Scheme approved by 
the Council.

- Not to allow or permit occupation of more than 50 per cent of market dwellings until 
the affordable housing has been completed and transferred and is ready and 
available for occupation e.g. with all access roads and paths completed and safe for 
use.

6.14 The definition of Affordable Housing in the NPPF makes it clear that affordable housing 
must remain affordable into the future.  It therefore follows that there must be safeguards 
that either preserves the status of the affordable housing, or if it is no longer used for 
affordable housing, for it to be replaced or for resources to be recycled to replace the 
dwellings.

6.15 Affordable housing provided through the Council’s planning policies must be maintained 
as affordable housing or replaced (see also next).

6.16 The Council will therefore require provisions in the Section 106 agreement that:

- Keep the units within the definition of affordable housing, and
- Require any purchaser (other than an occupier) to preserve the accommodation as 

affordable housing, or replace it within the Borough like for like, and
- Require any purchaser to take on the obligations in the nomination agreement or 

enter into a replacement nomination agreement.

6.17 In formulating proposals for affordable housing, Applicant’s should be aware of the 
limitations on the funding of affordable housing and the price that affordable housing 
providers can pay for affordable housing dwellings.

6.18 Generally all of the above matters covered in this Section should be included in a Section 
106 Agreement. 

6.19 An Affordable Housing Scheme should be submitted where affordable housing is to be 
delivered on-site or on an alternative site.  It should set out how the Applicant proposes to 
achieve on-site or alternative site affordable housing delivery working with a Registered 
Provider.  The most common details to be provided in the Affordable Housing Scheme 
(AHS) are listed in Appendix D.

205



 
6.20 There may be circumstances - particularly in the case of outline planning applications - 

where the details of all the relevant matters may not yet be finalised.  In such cases of on-
site affordable housing delivery, the Section 106 will contain a requirement for the 
submission and approval of an Affordable Housing Scheme (AHS).  The AHS would 
normally need to be submitted and approved prior to the commencement of the 
development or the affordable housing units; and in the case of Outline applications, prior 
to, or as part of, the Reserved Matters application. 

7.0 Delivery of affordable housing off site – financial contributions

7.1 Only in a relatively limited range of circumstances will it be appropriate for a scheme that 
proposes fifteen net units or more net additional dwellings to make an off-site affordable 
housing financial contribution in lieu of on-site provision or actual provision on an 
alternative site. For example, for clear housing management reasons or in the interests of 
the effective distribution of affordable housing across the Borough.

7.2 Policy allows for off-site financial contributions to be made in these limited circumstances. 
Financial contributions are also required of all small schemes (those providing one to four 
net additional dwellings) and, assessed on a case by case basis, may also be sought (in 
place of on-site provision) from schemes of five to nine dwellings. These requirements are 
summarised in Figure 1 and explained above.  

7.3 Contributions will be ring-fenced and used to provide affordable housing elsewhere in the 
Borough. Where possible this will be in the same locality as the development making the 
contribution, however contributions may be directed to other schemes which make a 
positive contribution to facilitating delivery of affordable homes through other mechanisms. 

7.4 The Council will seek a financial contribution, that will allow affordable housing providers 
to secure the land in lieu of and equivalent to on-site provision. 

7.5 The Council will use the following ‘residual land value’ formula to calculate financial 
contributions where these are required and appropriate.

7.6 This approach involves approximating the land value that needs to be replaced elsewhere 
and allowing for the cost of acquiring and servicing that land e.g. providing access and 
utilities. The applicable affordable housing percentage (according to Policy) is then 
applied to this figure. This method of calculation is widely used.

7.7 It is recognised that this approach represents only one method of calculating such 
contributions. It is recommended that you seek advice from a suitably qualified 
independent surveyor should you wish to put forward an alternative method of calculation. 
The Council will consider all alternatively calculated contribution figures in the context of 
its viability assessment evidence. Any calculations producing contribution figures less 
those generated by the Council’s formula approach will be questioned.

7.8 The Council will usually require financial contributions to be paid on commencement of the 
development. 

Figure 1- Financial contribution calculation (from residential development)
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7.9 The national Local Housing Delivery Group provides a useful definition of development 
viability: 

“An individual development can be said to be viable if, after taking into account of all 
costs, including central and local government policy and regulatory costs and the cost 
and availability of development finance, the scheme provides a competitive return to the 
developer to ensure that the development takes place and generates a land value 
sufficient to persuade the land owner to sell the land for the development proposed”6. 

7.10 Tests of financial viability need to be robust, firstly to ensure the delivery of the affordable 
housing target and secondly to be fair to the developers of other sites.

7.11 If a Financial Viability Appraisal (FVA) is submitted with a planning application it must 
meet the minimum requirements outlined next and in Appendix B.  A FVA should comprise

Step 1 - Open Market Value (OMV) of 
the relevant or comparative property 
divided by the size of that property 
and multiplied by the affordable 
housing property size equivalent (see 
earlier Table 2 for affordable property 
size equivalents)

Step 2 - Multiply by the residual land 
value (RLV) percentage at 30% to get 
the base plot value for that unit.

Step 3 - Add 15% to the Step 2 
figure, to reflect site acquisition and 
servicing costs, this gives the per unit 
sum approximate value for that 
property type – free serviced land 
basis.

Step 4 - Apply to Step 3 figure, the 
relevant policy percentage in Policy H3 
(10% to 50% dependent upon the 
scheme size and whether the land is 
brownfield or Greenfield, private or public 
land) and multiply by the net number of 
units in the development.

= total financial contribution.
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- A Summary clearly stating the exceptional reasons that make the site unviable; a 
request to vary the usual affordable housing requirements, and a summary of the 
main costs, revenues and assumptions etc. 

- A Detailed Appraisal containing the information in Appendix B as a minimum 
together with supporting evidence. 

7.12 The following should also be noted:

- each cost, value, revenue, assumption etc. must be evidenced from an independent 
expert or source

- any assumptions must be explained in detail – in line with the Viability in Planning 
guidance document (RICS, 2012), please provide a written summary in the 
application correspondence describing the viability figures provided, giving evidence 
for all assumptions made, and identifying all information sources. 

- the Council will assume that:
o the cost of meeting the affordable housing requirements in Policy CS12 should 

be reflected in the price paid, or price to be paid, for the land, and should be 
based on:

 no public subsidy or grant
 payment by the provider of the affordable housing should meet current 

HCA Guidance, i.e. less than market value.
- abnormal site costs should be reflected in the price paid, or to be paid, for the land.

7.13 The Council will carry out an assessment of the FVA to determine whether the information 
and data submitted supports the Applicant’s request to vary the affordable housing 
requirements on the basis of financial viability.

7.14 The Council will seek independent professional advice on submitted viability assessments 
where agreement cannot be reached on the projected costs and values of a proposed 
scheme, and its resultant viability. This professional advice is also required on completion 
of a development where an overage clause is employed to check and substantiate the 
final costs and values. The developer will be asked to pay for the Council’s reasonable 
costs in relation to independent expertise. As an indication, a typical independent viability 
costs £1,000. 

7.15 The applicant’s written agreement to pay these reasonable costs will be required before 
the Council appoints an independent professional adviser.  If that written agreement is not 
received within the time specified by the case officer, the Local Planning Authority will 
proceed to determine the application on its current merits.

7.16 The application process, including any FVA must be open and transparent.  However the 
Council recognises that some of the information or data in a FVA may be commercially 
sensitive.  In some instances views may differ on whether a piece of information should be 
treated as confidential.  If the Council wishes to put information into the public domain that 
an Applicant deems to be confidential, as a matter of procedure, the Council will notify the 
Applicant of its intention to publish before doing so.

7.17 The Applicant must make it clear which, if any, information or data is commercially 
sensitive.  The Council will make a judgement as to which information is placed in the 
public domain.  Generally the Council will put the Summary in the public domain and treat 
the Detailed Appraisal as confidential; however there may be exceptions to this.
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7.18 A Financial Viability Appraisal is only current at the time it is made.  Financial viability will 
change over time and with the changing economic and property markets.  On large sites, 
that are expected to build or sell over a number of years, and particularly where the 
planning application is in outline, a FVA may be required for each phase and will need to 
be updated when the Reserved Matters application is made or prior to the commencement 
of each phase.  

7.19 The Council would not expect such considerations to result in any renegotiation of 
contributions already agreed, through the outline decision, towards other types of 
infrastructure.  

7.20 However the Council may advise, in cases where viability to meet all development 
requirements is demonstrably not possible, that the provision of affordable housing is 
more important than provision of other non-essential infrastructure.  In such cases, the 
Council will negotiate to revise contributions towards those other infrastructure elements 
whilst continuing to require the full affordable housing provision / contribution. 

7.21 Where the Council is satisfied that the usual policy requirements for affordable housing 
cannot be met in full due to financial viability, the Council will decide on:

- a reduced affordable housing requirement, or
- a reduced affordable housing requirement, coupled with claw back of the remaining 

affordable housing financial contribution through an overage clause if the 
development of the site proves to be more financially viable than the original 
Financial Viability Appraisal suggests, or
 no affordable housing requirement but claw back of the full affordable housing 

financial contribution through an overage clause if the development of the site 
proves to be more financially viable than the original Financial Viability Appraisal 
suggests

 if the Council considers affordable housing the priority, it will seek to renegotiate 
other non-essential infrastructure requirements of the Core Strategy to ensure 
that those levels of the affordable housing delivery are maintained.  (This will only 
apply to those elements of infrastructure requirements secured under Section 
106, not the Community Infrastructure Levy). 

7.22 The Council will expect developers and landowners to consider the overall cost of 
development prior to negotiating the sale or purchase of land or the acquisition or sale of 
an option. Appendix B explains the information the Council will require showing the 
purchase price.

8.0 Other Methods of Delivery of Affordable Housing

8.1 Affordable housing is provided in the Borough through a range of approaches. 

8.2 In addition to the planning process, as guided by this document, the Council’s other 
affordable housing delivery mechanisms include:

 Progressing the Council’s own land holdings for the delivery of affordable housing with 
developers through Joint Ventures and RBWM Property Company

 Working with private developers and housing associations to build homes 
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 Working with owners of empty homes to bring them back into use through utlising best 
practice approaches and powers

 Working proactively to prevent homelessness and with private landlords to secure lets 
for their properties for people in housing need through its Housing Options team 

 Potentially working with other organisations that are Registered Providers to deliver 
affordable homes, through property acquisition or new development. 

9.0 Management and monitoring 

9.1 The Council will monitor the operation of this guidance through the Annual Monitoring 
Report (AMR), which the Council publishes each year.

9.2 The Council will monitor the:

- number of net additional affordable dwellings permitted and completed, by location, 
size, type and tenure of net additional affordable dwellings provided

- level of commuted payments collected by the Council
- amount of commuted sums collected towards affordable housing provision
- and the percent of schemes providing affordable units on-site, off-site or via a 

financial payment in lieu.

9.3 The Council will keep under review the SHMA to ensure that provision meets local needs.  
Should local evidence of need and demand through the SHMA change, the Council will 
consider the review of the relevant policy and/ or this guidance document as appropriate. 

10.0 Appendices

Appendix Content

A Statement of Affordable Housing Proposals

B Financial Viability Appraisals

C Summary of heads of terms for Section 106 agreements

D Affordable Housing Scheme

Appendix A: Statement of Affordable Housing Proposals

Applications requiring affordable housing provision on site or those providing financial 
contributions for provision in an alternative off-site location should be accompanied by a 
Statement of Affordable Housing Proposals (SAHP) outlining the proposed methods of meeting 
the affordable housing requirements outlined in this document.

The Applicant is advised to seek pre-application advice with the Council on their proposals for 
the affordable housing.

The statement should cover the following issues.  If any information is unknown at the time of 
the application the reason for this should be stated below in the relevant section.
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Statement of Affordable Housing Proposals

Application site

Application Description

Has the Applicant read the 
Affordable Housing Delivery 
Supplementary Planning 
Document? 

Yes / No

Has the Applicant had 
discussion concerning the 
affordable housing provision 
with the Council, if so who?

Yes/No

Officer: 

Calculated number of net 
additional units

Proposed Affordable 
Housing Registered Provider

Number of affordable 
housing units to be provided

Type and tenure of proposed 
affordable housing

Any other information re the 
affordable housing 
requirements or proposals

Appendix B: Financial Viability Appraisals

Background information on financial viability and Financial Viability Appraisals is given in the 
document.  The following requirements should be read in conjunction with that section.
The Financial Viability Assessment should contain as a minimum the following information and 
data:

a) the methodology used for the appraisal and details of any appraisal software or toolkits used
b) land values, both current and at the time of purchase (if different)
c) Residual Land Values (RLV) and Gross Development Value (GDV)
d) price paid for the land; and costs taken into account when arriving at the price paid for the 

land (if the land is not owned by the Applicant – details of any option agreements or 
agreements to purchase)

e) gross and net area of development 
f) number, size and type of units
g) build costs (per square metre)(and comparison with appropriate published RICS data)
h) abnormal or exceptional costs not reflected in the land value/price (and reasons why)
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i) other costs (design, legal, consultants, planning etc.)
j) cost of any other planning obligations including infrastructure requirements and financial 

contributions
k) build programme and phasing
l) interest rates, cap rates, loan costs, cash flows
m)developers profit and an explanation of its make up, and any company or financiers 

requirements 
n) anticipated phasing
o) marketing and legal costs (and as a % of Gross Development Value (GDV))
p) anticipated sales price for each unit type, and current assumed value of each unit type
q) anticipated phasing of sales
r) ground rents and services changes payable
s) proposals for on-site affordable housing if required in meeting the requirements of the SPD
t) anticipated price to be paid by the affordable housing provider, and the assumption on which 

this is based.
u) substitution values and revenues for less or no affordable housing on-site
v) depending on individual site circumstances and the size of the proposed development, 

further information may be required, this may include:
 developers Market Analysis Report
 copy of cost plan
 details of company overheads
 copy of financing offer/letter
 Board Report on scheme
 letter from Auditors re: land values and write offs
 sensitivity analysis showing different assumption options (e.g. low, medium and 

high)

For mixed use schemes similar information and data will be required on the non residential 
uses. All information and data should be evidenced from an independent expert or source, and 
be benchmarked.

The following should also be noted:

 each cost, value, revenue, assumption etc. must be evidenced from an independent 
expert or source

 any assumptions must be explained in detail – in line with the Viability in Planning 
guidance document (RICS, 2012), please provide a written summary in the application 
correspondence describing the viability figures provided, giving evidence for all 
assumptions made, and identifying all information sources. 

 the Council will assume that:
o the cost of meeting the affordable housing requirements in Policy CS12 should 

be reflected in the price paid, or price to be paid, for the land, and should be 
based on:

o no public subsidy or grant
o payment by the provider of the affordable housing should meet current HCA 

Guidance, i.e. less than market value.
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 abnormal site costs should be reflected in the price paid, or to be paid, for the land.
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Appendix C: Summary of heads of terms for Section 106 agreements

The Council does use a standard Section 106 agreement. On more significant sites the 
agreement is tailored to the individual circumstances of the site.  However sections 5 and 6 
provide the background to the requirements for the provision of affordable housing; the following 
is intended as an indication of the matters likely to be included in any agreement.  This is not a 
definitive list – other matters may be required depending on the site circumstances.
Summary of common matters to be included in Section 106 agreements:

a) details of the planning application
b) details all parties with an interest in the land (including mortgagees)
c) a site location plan
d) definition of affordable housing
e) number of affordable dwellings, the mix, size, type and tenure
f) design, standards and location on-site etc.
g) affordability criteria
h) details of the affordable housing provider
i) phasing of delivery of the affordable housing
j) obligation to complete an Affordable Housing Scheme
k) obligation to enter into a Nomination Agreement
l) triggers for the commencement and completion of the affordable housing
m) limitation on occupation of the units, and maintaining them for affordable housing
n) recycling of receipts from disposal of affordable housing
o) mortgagee in possession clause
p) cascade arrangements (if any)
q) funding issues (if any)
r) registration of the Agreement as a Local Land Charge
s) payment of the Council’s costs in drawing up the agreement

Appendix D: Affordable Housing Scheme

The Affordable Housing Scheme should generally meet the requirements outlined below.

It is anticipated that the Developer and Registered Provider and/or Affordable Housing Provider 

will submit the Affordable Housing Scheme jointly.  It is agreed by the Parties that where any of 

the information required below is not available at the time of submitting the Affordable Housing 

Scheme such information shall be submitted or resubmitted (where an amendment is required) 

for approval prior to commencement of construction of any Affordable Housing Unit within the 

relevant Sub Phase.

1 All Affordable Housing Units
1.1 The total number of affordable units in the Sub Phase as a percentage of the total units 

in the Sub Phase.

1.2 The anticipated tenure, size and type of each of the units.

1.3 A site layout showing the location of the units.

1.4 Plans showing the indicative internal layout of each type of unit.
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1.5 Confirmation that the units meet all the requirements set out in this Deed or any 

approved amendments to such requirements.

1.6 Details of the proposed Registered Provider or Alternative Affordable Housing Provider 

that will deliver the units.

1.7 Confirmation that all of the units will be rented or sold in accordance with the provisions 

of the Nominations Protocol.

2 Rental Units
2.1 Details of the proposed rent and any service charge for each type of unit and 

confirmation that these met the affordability requirements set out in this appendix.

2.2 Details of the management arrangements.

3 Shared Ownership
3.1 Details of the anticipated: price; percentage equity to be sold; mortgage payments; rent; 

service and management charge for each type of unit; and confirmation that these meet 

the affordability requirements set out in this Deed.

3.2 Details of the shared ownership lease and arrangements for resales under which the 

units will be sold.

3.3 Indicative marketing arrangements

4. Similar details will be required for any tenure not specifically mentioned above.
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Contains Confidential 
or Exempt Information 

NO - Part I 

Title Cookham High Street Conservation Area Appraisal 
Consultation and Adoption

Responsible Officer(s) Russell O’Keefe, Strategic Director Corporate and 
Community Services

Contact officer, job 
title and phone number

Jenifer Jackson, Head of Planning, 01628 796042

Member reporting Cllr Wilson, Lead Member for Planning
For Consideration By Planning and Housing Overview and Scrutiny
Date to be Considered 17 November 2016
Implementation Date if 
Not Called In

n/a

Affected Wards Cookham Ward

REPORT SUMMARY

1. A review of the appraisal for Cookham High Street Conservation Area is needed to 
bring it inline with current Historic England guidance. 

2. This report sets out plannedconsultation on the draft document. Thisis because 
local authorities have a duty under section 71(1) of the Planning (Listed buildings 
and Conservation Areas) Act 1990 to produce such documents and it is 
appropriate to consult publicly on the documents prior to formal adoption.

3. Following the outcome of the consultation it is recommended, that the approval of 
the document is subject to a decision by Cabinet before it is adopted for use in 
development management (Planning). 

4. If adopted, there would be no financial implications arising.

If recommendations are adopted, how will residents benefit?
Benefits to residents and reasons why they will benefit Dates by which residents 

can expect to notice a 
difference

1. Residents in the conservation area and those who 
live, work and visit the conservation area would be 
able to comment upon the appraisal and engage with 
the Royal Borough on the issues set out in the 
appraisal during the consultation period, prior to 

December 2016-February 
2017 (anticipated 
consultation period)

Report for: ACTION
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formal adoption.
2. When adopted, residents and visitors would benefit 

from the up-to-date appraisal that would strengthen 
the powers of the conservation area. This would also 
have Borough-wide benefits by raising the standard of 
protection for the historic environment and improve 
the quality of places in which people live, work and 
spend leisure time.

May 2017 (anticipated 
adoption date)

1. DETAILS OF RECOMMENDATIONS 

RECOMMENDATION: That Overview and Scrutiny

i. Notes the draft appraisal and the intention to carry out public consultation.
ii. 

2. REASON FOR RECOMMENDATION(S) AND OPTIONS CONSIDERED

2.1 It is a statutory duty of local planning authorities (LPAs) to formulate and publish 
proposals for the preservation and enhancement of parts of their area which are 
conservation areas. In so doing, and in line with the Government’s desire to 
engage with local communities, it is reasonable to consult the public on drafts of 
these Appraisals. 

Option Comments
Simply produce and adopt the 
appraisal with no consultation 
process.

This would not engage with the various 
communities with an interest in the area 
and would miss an excellent opportunity to 
gain further understanding of the value of 
the conservation area to them. This 
approach would result in a less robust 
appraisal that lacks the support of 
stakeholders.

Consult on the appraisal, and, 
following consultation, bring the 
revised conservation area 
proposals forward to Cabinet for 
adoption.

This is the preferred option.

This engages with stakeholders and 
ensures proper consideration of the historic 
and architectural qualities and challenges 
of the area.

218



3. KEY IMPLICATIONS

3.1
Defined 
Outcomes

Unmet Met Exceede
d

Significantly 
Exceeded

Date they 
should be 
delivered by

Conservation 
area 
appraisal 
consultation 
start 

March 
2017

February 
2017 

January 
2017

December 
2016

February 
2017

Adoption of 
the revised 
conservation 
area 
appraisal

July 
2017

June2017 May2017 April2017 June 2017

 
4. FINANCIAL DETAILS

Financial impact on the budget 
4.1 There are no financial implications, the work would be done within service 

budgets.

5. LEGAL IMPLICATIONS

5.1 Under the Planning (Listed Buildings and Conservation Areas) Act 1990 the 
Council has a duty to formulate and publish proposals for the preservation and 
enhancement of conservation areas. Such proposals are known as Conservation 
Area Appraisals and, as a reasonable part of this process, it is expected that the 
Council will consult when the proposals are at a draft stage in line with the 
‘Conservation Area Designation, Appraisal and Management’ by Historic England 
2016.

6. VALUE FOR MONEY

6.1 By producing informed documents that set out the special character and 
significance of places the Council is providing important guidance to those 
seeking to make changes as well as simply to inform residents, owners, 
businesses as to the value of these special places in the most economic, efficient 
and effective manner.

7. SUSTAINABILITY IMPACT APPRAISAL

7.1 Not applicable.

219



8. RISK MANAGEMENT

8.1
Risks Uncontrolled 

Risk
Controls Controlled Risk

That conservation 
areas are ill-
defined and 
insufficiently 
protected

High Completion of 
detailed 
appraisals, with 
consultation and 
adoption by the 
Council

Low

9. LINKS TO STRATEGIC OBJECTIVES

9.1 Through a revised and up to date conservation area appraisal in Cookham High 
Street designated Conservation Area this will improve the environment, and 
provide a clearly platform for development thus impacting on economy and 
transport. There are also benefits for the future (invest in the future), through the 
proper understanding of and management of an important heritage asset in the 
Borough, namely the Cookham High Street Conservation Area.

10. EQUALITIES, HUMAN RIGHTS AND COMMUNITY COHESION

10.1 EQIA is not considered necessary at this stage of the process.

11. STAFFING/WORKFORCE AND ACCOMMODATION IMPLICATIONS

11.1 None. 

12. PROPERTY AND ASSETS

12.1 None. 

13. ANY OTHER IMPLICATIONS

13.1 There is the possibility of public enquiries relating to the consultation that may 
involve front line staff. 

14. CONSULTATION 

14.1 The Appraisals will also be available online at www.rbwm.gov.uk for members of 
the public and interested groups to read through. Online response forms will be 
available.

14.2The public consultation will also include large printed boards of information on the 
Appraisals key findings and the Management Plan Objectives being displayed in  
a publicly accessible location in Cookham throughout the 6 week consultation 
period. Printed copies of the appraisal will also be available in Maidenhead 
libraries. Response forms will also be available online and in the library and can 
be emailed or posted in to the Council.
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14.3 Response forms will ask about:
- the accuracy of the Appraisals
- the information and assessment about the character and appearance of each 

Area
- the objectives in the management plan

15. TIMETABLE FOR IMPLEMENTATION

15.1

Date Details
01/11/2016 Development of consultation information
01/11/2016 Approval of consultation information
05/12/2016 Consultation begins
23/01/2017 Consultation ends
23/01/2017 Results considered by officers and Lead Member
13/02/2017 Appropriate decision to the taken regarding adoption, or 

further consultation

16. APPENDICES

 Appendix 1 – Draft Cookham High Street Conservation Area Appraisal

17. BACKGROUND INFORMATION

None

18. CONSULTATION (MANDATORY)

Name of 
consultee 

Post held 
and 
Department 

Date 
sent

Date 
received 

See comments 
in paragraph: 

Internal 
Cllr D Wilson Lead Member 7.11.16
Russell O’Keefe Strategic 

Director 
Corporate 
and 
Community 
Services

7.11.16 Throughout report

Alison Alexander Managing 
Director/ 
Strategic 
Director 
Adults, 
Children and 
Health

Simon Fletcher Strategic 
Director 
Operations 
and 
Customer 221



Name of 
consultee 

Post held 
and 
Department 

Date 
sent

Date 
received 

See comments 
in paragraph: 

Services
Finance 
Partner
Cabinet 
Policy Officer

External

REPORT HISTORY

Decision type: Urgency item?
Non-key 
decision 

No 

Full name of 
report author

Job title Full contact no:

Rachel Fletcher Senior Conservation Officer 01628 685 674
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1 Foreword	

By	Councillor	Derek	Wilson	

Lead	Member	for	Planning	

The Borough Council has carried out an appraisal for the Cookham High Street Conservation 
Area and produced this appraisal document, which describes the important features and 
characteristics of the area and will be used when planning decisions are made that affect the 
area. The approach used follows advice set out in Historic England guidance. 

This is a revised appraisal document produced for Cookham High Street and is part of a longer-
term project to review all the existing Conservation Area Appraisals in the Borough, and to 
complete appraisals for Conservation Areas that do not presently have one. 

The Cookham High Street Conservation Area Appraisal also includes a Five Year Conservation 
Area Management Plan, which is intended to summarise the actions that the Council will take in 
the period to ensure that the character and appearance of the area are preserved or enhanced. 

This draft version of the document will be subject to a public consultation exercise in late 2016 
after which a final version will be published containing amendments to reflect feedback from the 
consultation. 

If you have any questions regarding any aspect of the Appraisal or Management Plan, please 
contact: planning.maidenhead@rbwm.gov.uk 

or 

 
Conservation and Design Team Development and Regeneration 
Royal Borough of Windsor and Maidenhead Town Hall 
St Ives Road 
Maidenhead 
SL6 1RF 
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2 Introduction	

What	does	Conservation	Area	designation	mean?	
A conservation area is an area of special architectural or historic interest, the character or 
appearance of which it is desirable to preserve or enhance (Planning [Listed Buildings and 
Conservation Areas] Act 1990, Section 69). The responsibility for designating conservation areas 
lies with the Local Planning Authority. 

The aim of conservation area designation is to protect the wider historic environment. Areas may 
be designated for their architecture, historic street layout, use of characteristic materials, style or 
landscaping. These individual elements are judged against local and regional, rather than 
national, criteria. Above all, conservation areas should be cohesive areas in which buildings and 
spaces create unique environments that are irreplaceable. 

Local Authorities have a statutory duty to review all their Conservation Areas regularly. Historic 
England recommends that each area is reviewed every five years. 

Conservation Area Designation provides extra protection in the following ways: 

• Local Authorities have general control over most complete demolition of buildings within 
conservation areas 

• In addition to statutory controls and national policy, the Local Authority can include 
policies in the Local Plan or Local Development Framework to help preserve the special 
character and appearance of conservation areas. 

What	is	the	purpose	of	a	Conservation	Area	Appraisal?	
Local Authorities have additional control over some minor development 

Special provision is made to protect trees within conservation areas 

When assessing planning applications, Local Authorities must pay careful attention to the 
desirability of preserving or enhancing the character and appearance of the conservation area 
and its setting. 

The aim of the Appraisal is to: 

• Identify the special architectural or historic interest and the changing needs of the 
conservation area 

• Define the conservation area boundaries 

• Increase public awareness and involvement in the preservation and enhancement of the 
area  

• Provide a framework for informed planning decisions 

• Guide controlled and positive management of change within the conservation area to 
minimise harm and encourage high quality, contextually responsive design 

	What	is	the	status	of	this	document?	
Consultation draft 
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Planning	Policy	Context	
The Development Plan sets out priorities and policies for development in relation to housing, 
business, infrastructure (such as transport, waste, and telecommunications), health, community 
facilities and services and the environment. For the purpose of S38(6) of the Planning and 
Compulsory Purchase Act (2004), the Development Plan for Windsor and Maidenhead consists 
of the Royal Borough of Windsor and Maidenhead Local Plan (Incorporating Alterations adopted 
2003),  Minerals and Waste Plans, South East Plan policy NRM6 - Thames Basin Heaths and 
adopted (or "made") neighbourhood plans. 

The adopted Plan contains a suite of saved policies relating to the historic environment, including 
policies relating to conservation areas. The Local Planning Authority is currently reviewing the 
Adopted Local Plan with the aim of producing a borough local plan. This plan will set the long-
term strategy for managing development and supporting infrastructure in the borough. It will set 
out where best to accommodate the homes, jobs and infrastructure we need in the most 
sustainable way and will include policy advice in relation to the historic environment. 

In May 2010 the Government announced its intention to abolish Regional Strategies, including 
the South East Plan. The South East Plan was partially revoked on 25 March 2013. The Order 
revokes the Regional Strategy for the South East, published in May 2009, except for policy 
NRM6: Thames Basin Heaths Special Protection Area. 

The current Minerals and Waste Plans for the Royal Borough are: 

The Replacement Minerals Local Plan (Incorporating the Alterations Adopted in December 1997 
and May 2001). 

The Waste Local Plan for Berkshire (adopted December 1998). 

There currently is one neighbourhood plan, the Ascot, Sunninghill and Sunningdale 
Neighbourhood Plan that has been made part of the development plan. 
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3 Summary	of	significance	
Historic England suggests that significance may be understood in terms of the following values: 

• Evidential value (evidence of past human activity) 

• Historical value (the association of the place with past people or events) 

• Aesthetic value (sensory appreciation that may be designed or fortuitous) 

• Communal value (meaning of a place for people who relate to it, this may well extend 
beyond the current users/owners) 

Evidential	value	

Cookham has high significance as an ancient settlement and river crossing.  Much of this 
evidence can be recognised in the names, buildings, landscape and archaeology (buried and 
standing).  In Cookham the distinctive layout of the village, the distribution of buildings, and the 
absence of buildings (gaps between buildings or groups of buildings) is particularly significant. 

Historical	value	

The conservation area has particularly high significance on account of its association with the life 
and works of the artist Sir Stanley Spencer.  It also has illustrative value as the village and its 
open spaces was frequently the subject of Spencer’s work.  Thus the surviving fabric, landscape 
and views assist in a greater understanding of the artist’s work, not simply because they were 
recorded in his work, but also to assist in an understanding of how Spencer reinterpreted real 
building, structures and places for artistic purposes. 

Aesthetic	value	

Cookham village is a is an attractive rural village combining historical buildings, the River 
Thames, trees and other landscape elements.  The combination of these designed and 
accidental elements has aesthetic value.  Cookham has few examples of buildings by well known 
architects or artisans.  Nevertheless, the seemingly organic arrangement of vernacular buildings, 
the layout of streets, open spaces and fields, and the management of the river has resulted in an 
environment that has high aesthetic value.  This value is subject to being diminished by 
inappropriate development, use and maintenance.  It also has the potential to be enhanced by 
appropriate management and restoration. 

 

Communal	value	

Many aspects of the conservation area have communal value that is greater than their historical 
or aesthetic value.  The church, churchyard and its monuments have particular communal value, 
so too does the War Memorial.  The school would be another place or building that has 
communal value for those who attended or whose children were pupils. 
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4 Location	

Topography	and	geology	
The conservation area covers the riverside settlement of Cookham village which is one of three 
settlements forming the parish of Cookham that have developed within a U-shaped bend of the 
Thames. 

The settlement is located within a low-lying area south of the river between two points of higher 
ground to the east and the west. The prevailing geology within the floodplain is of alluvium and 
gravel. The Cliveden escarpment sharply rises on a north/south axis to the east of Cookham 
immediately to the east of the river. Towards the west the land rises at a more gradual gradient 
as Cookham Dean is reached. To the north the Thames forms a natural barrier that has limited 
expansion of the village and beyond this are the Chiltern Hills. To the south the prevailing 
landform is flat, open agricultural land. This separates it from the larger town of Maidenhead, 
located 4 miles to the south. 

Designation	and	boundaries	
The Cookham High Street Conservation Area was originally designated in 1969 by Berkshire 
County Council.  In 1991 the boundaries of the area were reviewed and enlarged to incorporate 
new areas.  The boundaries were further reviewed and extended in 2002. 

North 

The boundary follows the southern bank of the Thames from the west side of the landing stage 
that is part of the Cookham Reach Sailing Club, to Cookham Bridge where it extends across the 
river to include that part of the bridge that lies within the Borough boundary and then returns to 
follow the bank to the east side of the Lulle Brook where it leads away from the main river. 

East 

The boundary follows the eastern bank of Lulle Brook until it reaches the third footbridge from the 
Thames that leads across Lulle Brook from Odney Common to the gardens at the rear of The 
Odney Club (formerly Lullebrook Manor). Here the boundary crosses this bridge. The boundary 
then runs west across the grounds of The Odney Club on the line of planting dividing the formal 
gardens from the parkland to the south including within the conservation area a group of 
outbuildings. The boundary continues west along a path line towards a junction of several paths 
within the grounds of the manor. 

From here the boundary turns south along a path line along the eastern property boundaries of 
St Georges Lodge and Lodene Greys. It continues south along the eastern side wall of The 
Orchards to its junction with Mill Lane. 

South 

The boundary turns west along the north side of Mill Lane before passing directly over Sutton 
Road. It then follows the western edge of this road northwards before turning 90 degrees west 
along the rear boundaries of Walnut Tree Cottage, Lindworth and Quinneys and the south 
western corner of the rear garden of the Kings Arms before the boundary continues southward 
along the eastern boundary of Owlscot, crosses School Lane and follows the eastern boundary 
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of Holy Trinity Primary School before turning at a right angle and heading westward to the south 
of the outbuildings at the rear of the school. 

Leading westward the boundary crosses the private access to the west of the school before 
turning 90 degrees north until the southern property boundary of Rose Cottage is reached. Here 
the southern property boundaries of Rose Cottage, Cherry Trees, Rosemary and Hedgeways are 
followed before the boundary turns to continue south west along the rear of Mead Cottage to 
meet the footpath to the east of Moor Hall Complex. The boundary turns south along the footpath 
until it reaches the southern boundary of Moor Hall which then forms the conservation area 
boundary as it continues to lead westward to Fleet Ditch. The boundary then crosses the ditch 
and continues west along an open timber fence before turning south along the eastern property 
boundaries of Freshfields and Norton Cottage. The southern and western boundaries of Norton 
Cottage are then followed before the boundary turns west and north to encompass the access 
road of these properties. The boundary then turns west to follow the southern property boundary 
of Little Morton before turning along this property’s western boundary. Once the southern 
boundary of Homestead is reached the boundary follows this westward along with those of 
Regency Cottage, Pound House and West Lodge until the eastern edge of Maidenhead Road is 
reached. 

West 

The boundary heads north along the eastern edge of Maidenhead Road, crosses the Pound and 
continues west along the northern side of Station Hill as far as the nursery school site where the 
boundary turns north and then west and north again along and including the hedge line of the 
field known as the Pony Field. The boundary then turns west along the southern boundary of the 
open field to its abutment with the railway line where it turns north to follow the outer side of the 
field hedge line along the railway to the northern edge of the field before running east and then 
north east along the outer side of the field boundary to its junction with Poundfield Lane.From 
this point the boundary continues north along the centre of Poundfield Lane to its junction with 
Terry’s Lane where it turns north along the centre of the road to the point where it meets footpath 
no 41 on the north side of Rowborough.  Here it turns to follow the centre of the footpath east to 
its junction with footpath no 36 where it turns north along the centre line of the path to its junction 
with footpath no 40.  It then runs east along the centre line of the footpath to its junction with 
Berries Road where it turns north along the centre of the road to the river bank near the sailing 
club.  
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5 Historical	development	
The conservation area covers the core of the medieval and post medieval village either side of 
the Moor and up to the Thames Bridge. The extent of the built-up area has hardly changed since 
it was depicted on Rocque’s map of 1761 and the 1st edition OS map of 1875.  

It is probable that the Roman road from Silchester to St Albans crossed the River Thames by 
bridge at Sashes Island, located 0.5km to the immediate north east of Cookham.  

Archaeological investigations demonstrate that there was an Anglo-Saxon presence in 
Cookham, and documentary evidence suggests that a Burghal Hidage Fort may have been built 
here by King Alfred but the exact location is not known. One potential Saxon settlement may 
have been in the area formerly known as Little Berry and The Berry, fields to the west of the 
present churchyard, whose name could have come from the Old English burh meaning borough. 
Little Berry has also in more recent times been known as Bellrope Meadow and The Berry is now 
the area covered by Berries Road. Another possibility for the Saxon town is around the church 
between Lulle Brook and Little Berry. An archaeological excavation at Riverdene north of the 
church in 1987 recovered some residual Saxon pottery, but no Saxon features were recorded. 
Sashes Island may also have been a settlement due to its strategic position within the river, while 
other Saxon finds have been found on the edge of Poundfield. 

A Minster church was established by the 8th century, which was recorded in 798 but may have 
been founded as early as 726. Aethelbald of Mercia granted it to the Archbishop of Canterbury. 
The original Minster is believed to have been destroyed by Vikings, being rebuilt to become the 
present day Holy Trinity Church.  

The Burghal Hidage (c.918-941), a document which lists the fortified strongholds built by Alfred 
the Great against the Danes, mentions a fort at Sashes Island. This probably guarded the 
crossing point over the Thames, but today there are no visible remains. Cookham was granted to 
the king in 971, this gift probably including the entire settlement. The town remained in the 
ownership of the crown throughout the entire medieval period and may have been the site of a 
royal palace. Thus by the end of the 10th century Cookham was a local religious focus and the 
centre of a royal estate.  

The Domesday reports that there was a Minster church, again probably on the site of the present 
church. The present church has a 12th century nave, whilst the chancel, north aisle and chapel 
date to the 13th century.  

To the east of Cookham stood two mills. One appears to have been fed by the Odney stream 
and the other stood on the banks of the Lulle Brook, both streams feeding into the River Thames. 
Both mills appear to have been in use throughout the medieval period.  

In 1225 Cookham is recorded as a borough, but the construction of the Maidenhead Bridge 
around 1280 resulted in a slow down of development within Cookham. The crossing of the 
Thames at Cookham at the current bridging point was by ferry until a timber bridge was 
constructed in 1839.  

The layout of the settlement suggests that after the Norman Conquest the town expanded with a 
planned block of burgage plots which were long, narrow strips of land running at right angles 
from either side of the High Street. The medieval market was probably held either at the eastern 
end of the High Street at the junction of three roads or at the western end on the triangular space 
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facing the Moor. There is little evidence of pressure on urban space through the subdivision of 
plots or the construction of cottages along their lengths and this probably reflects the gradual 
decline of Cookham as a local centre after the rise of Maidenhead.  

The settlement along The Pound was located on slightly higher ground and was connected to the 
eastern settlement by a causeway and bridge across the Fleet Ditch. The oldest buildings here 
are the Old Farmhouse and Old Oak Cottage which date from the 16th century. The name is 
taken from the parish stray animal pound that is shown on the 1875 OS map, located on the site 
now occupied by the old fire station, and is believed to date from at least the 13th century. 

In the 19th century there was very little change to the basic layout of the settlement; other than 
the opening of the first Thames Bridge. School Lane was a narrow back lane between orchards 
and fields, apart from a few outbuildings and the National School. The common fields were 
enclosed in 1852, but Cookham’s inhabitants had already won the right to retain their traditional 
field paths. The 1st Edition OS map of 1875 shows that a few large houses had been built on the 
meadows around the village edges, including The Elms (now The Odney Club), The Grove and 
Moor Hall. The basic layout of the conservation area is essentially unchanged from that depicted 
on the 1st Edition OS, apart from more modern developments like Berries Road and housing infill 
along the length of School Lane, Terry’s Lane and The Pound.  

In the early 20th century the village developed into a riverside resort with an annual regatta that 
attracted large numbers of people. In terms of new buildings, parts of School Lane and Terry’s 
Lane were developed and Moor Hall was subject to further extensions and together with The 
Odney Club has introduced large commercial organisations into the village. 
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6 Archaeology	
The medieval history of Cookham is well-documented, and even small excavations within the 
village often reveal physical evidence for settlement and domestic and light industrial activity, as 
well as agriculture and animal husbandry. Cookham’s importance in the locality from the 8th 
century can be assumed by the presence of a minster church, and the clusters of Saxon finds 
both in the centre of the village and in outlying locations are highly significant. Research is 
ongoing into the nature of Saxon defences and communications, and what parallels can be 
drawn with other major Saxon centres in the region and beyond, as well as to the survival of 
stratified medieval deposits within the historic core of the village.  

However, the Berkshire Historic Environment Record for the conservation area notes a wealth of 
archaeology spanning the millennia from Prehistoric to modern times. The cluster of finds 
excavated at Church Paddock, for example,  identified a wide range of artefacts including 
Prehistoric struck flints, Iron Age pot sherds, and tile and dressed stone of Roman date, as well 
as medieval material as expected, and later finds. The riverside location of Cookham would 
undoubtedly have been a favoured location for settlement with fertile land and opportunities for 
communications and transport, and it is likely that further, as yet unrecorded, archaeological 
features and finds survive below ground across the area. Such remains are important heritage 
assets and require careful management in the event of development proposals, in line with 
national and local planning policy. 
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7 Spatial	analysis	
The river and its crossing is the dominant factor in the layout of the ancient settlement of 
Cookham.  The Roman road from Silchester to St Albans probably crossed the Thames at 
Sashes Island.  Today the road from Maidenhead to High Wycombe crosses the river at 
Cookham by means of the nineteenth-century bridge. 

A fortified stronghold at Cookham is mentioned in the document known as the Burghal Hidage 
(c.914-918).  This may have been located on Sashes Island, though no physical evidence of the 
fortification has been found.  In 798 there is mention of a Minster, probably in the same location 
as the present parish church.  It is likely that the Anglo-Saxon settlement grew up around the 
church, the Roman road and the river crossing.  Cookham may have had a royal palace as there 
is known to have been a meeting of King Ethelred’s council at Cookham (c.999).  The manor 
remained in royal hands until 1818. 

Later medieval development took place away from the river.  Narrow buildings fronted the High 
Street with long plots of land behind (burgage plots).  On the south side, School Lane served as 
a back lane giving access to the rear of these properties.  That much of this medieval layout is 
still preserved is in part the consequence of the development of an alternative river crossing at 
Maidenhead and subsequent expansion there. 

Growth of the settlement of Cookham was constrained by the frequent flooding over adjacent 
land, giving Cookham its distinctive layout and street pattern.  A second urban settlement 
developed at The Pound on higher ground, with these two built up areas connected by a 
causeway and bridge across The Moor. 

The arrival of the railway in 1854 resulted in expansion of Cookham around the station, largely 
outside the conservation area.  The easy connections to the capital resulted in Cookham 
developing as something of a riverside resort.  This is reflected in the large Victorian and 
Edwardian properties at The Pound and around the High Street, and the periphery of the open 
spaces including Berries Road, Moor Hall and the Poundfield. 

Post-war development in the conservation area has been very limited. There are one or two 
distinguished modern buildings and some residential infill between Berries Road and the church. 
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8 Special	features	of	the	area	

Open	spaces,	trees	and	landscape	
One of the distinctive features of the Cookham High Street Conservation Area is the contrast 
between the urban settlement and the areas where little or no building has taken place.  This 
reflects the historic development of the village at the river crossing and the need to build on 
slightly elevated, but flat land adjacent to the river.  These physical features facilitated the 
building of the railway along the western edge of the historic village and has had the 
consequence of isolating rural land between the river, railway and historic urban settlements. 

  

Building	types	
The Cookham High Street Conservation Area is characterised by a range of building types 
across a broad range of periods. Predominantly the buildings are domestic with some agricultural 
and commercial buildings in the ‘mix’. There are several public houses, built for that purpose, 
while in the High Street the old forge, the complex of buildings associated with brewing around 
and behind The Maltings and Ovey’s Farmhouse point to the agricultural origins of the village. 

  

The scale of the oldest houses tends to be modest and generally they are two storeys in height. 
18th- and 19th-century buildings are also generally of two storeys, but in some instances roof 
spaces carry dormers while a third storey is a feature of some of the late Victorian and 
Edwardian houses in Berries Road. The significant 20th-century domestic buildings are generally 
of two storeys with flat roofs contributing to the low skyline of the built areas. 
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There are only two small medieval timber-framed hall houses among the smaller timber-framed 
cottages. Wattle and daub infill has generally been replaced by brick, sometimes with roughcast 
or plaster render. Roofs are steeply pitched and for the most part of clay tiles. Some of the larger 
18th-century and later houses are brick-built; some brick-built cottages are painted while stucco 
or roughcast render is used on some of the more substantial buildings.  Several 19th- and early 
20th-century houses exhibit arts and crafts or classical architectural features, and it is not 
uncommon to find tiled cladding on upper storeys. 

  

Boundaries are typically marked by brick walls, in some instances flint, all of which in many 
cases show signs of being heightened either to provide greater privacy or to shield residents 
from headlamp glare or traffic noise.  Behind the high walls ‘enclosing’ The Pound on the south 
side a number of larger houses stand in substantial grounds; some are older buildings extended 
and enlarged to provide more generous accommodation for the earliest commuters, who could 
sustain a country life-style. 
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Building	styles,	materials	and	colours	

Timber		
There are a number of historic timber-framed 
buildings. In early examples the box-framed 
structures are stiffened with curving braces 
expressed on the exterior. Close-studding, a 
more familiar characteristic of East Anglia, is 
an unusual feature of the principal gable of 
Church Gate House. The only significant jetty 
is to be found on the Spice Merchant 
restaurant in the forge, otherwise there is little 
evidence of jetties. 
Timber framing is also deployed for 
decorative effect on some early 20th-century 
houses. Feather-edged boarding is used as 
cladding on some newer buildings. 

	

	

Brick		
Red clay brick is the dominant masonry 
material in the conservation area though there 
are some examples of yellow stock bricks 
(e.g. Corner Cottage and the wall of the 
Dower House in Odney Lane). Vitreous bricks 
are used in a number of buildings, for 
instance to great effect on Tarrystone House 
as well as in Wisteria Cottage, Haydens 
Cottage and Pound Cottage.  Where brick is 
used in solid wall houses, both English and 
Flemish bonds are used. Many boundary 
walls are in random bond. Stretcher bond is 
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common where brick is used as an infill 
material in timber framed buildings. There is a 
significant risk that lime mortar pointing is 
replaced with cementitious mortars.  
Where brick is painted, it is usually in shades 
of white. Moor Hall comprises a range of 
materials and is remarkable for its fine porch 
with gauged brickwork.  An arts and crafts 
terracotta frieze is used to decorate the two 
bay former Newsam House (now a shop) with 
its arched entrance adjacent to the Old 
Butchers Shop on the north side of the High 
Street.  

	

Flint	
Apart from the Church of Holy Trinity, where 
flint is used for substantial parts of the 
masonry, decoratively interspersed with 
chalk, flint as a building material is less 
evident than might be expected. The most 
striking use is in the flanking cottages in the 
terrace of four 1861 cottages on the north 
side of the High Street (Westflint, Eldon, 
Bonzai and Eastflint). The lower portion of the 
heightened wall marking the boundary of 
Ovey’s Farmhouse is a one of the few 
examples of flint being used in this way; 
others can be see on the south side of The 
Pound, where coping tiles also survive. 

	

Roofs	and	roofing		
The rooflines in Cookham High Street 
Conservation Area are generally low, but 
interest is added by the water tower set into 
the angled stable yard entrance of Moor Hall, 
the bell turret on the National School in 
School Lane and other similar features. 
Clay tile roofs predominate, although slate is 
visible on the extended roof of Tarrystone  	
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House and on several 19th-century buildings. Some slate roofs appear to be quite early, for 
example on the Little Shop and on the cottages tucked behind the 1960’s façade of the 
Peking Inn. Although some of the medieval buildings may have been thatched originally, the 
only thatched building is a 20th-century house with a vague arts and crafts ambiance near 
Moor Hall. Lead, which is often used around chimneys on clay roofs, is sometimes deployed 
on slate roofs for ridges and valley gutters, and is prominent on Wisteria Cottage where the 
roof has been extended with a richly bracketed cornice. 
Ornamental ridge tiles are a feature of Moor Hall, effectively copied on all the modern 
extensions providing conference centre facilities. Other 19th-century and early 20th-century 
buildings are distinguished by decorative ridge tiles. Arts and crafts terracotta sunflower 
finials are a feature of the dormers on Ferry Cottage adjacent to the bridge. 

Chimneys		
For the most part chimneys in the 
Conservation Area are functional and modest 
in height, with few making a more striking 
statement; the chimneystacks on Moor Hall 
are an exception.  Many of the timber-framed 
buildings would have been built without 
chimneys. Where these are added later they 
often stand against the older structure. In later 
buildings chimneys are integral and often 
important structurally. Interesting terracotta 
terminals or inserts are visible on the 
chimneystacks on the Dower House in Sutton 
Road and The Orchards in Mill Lane. 

	

Doors		
There is a great variety of doors and doorcases in the conservation area, but few of these 
appear to be original to their buildings.  Some of these losses may have arisen with changes 
of use as some older cottages and houses have been modified for commercial purposes. 
Some cottages in domestic use retain original doors and fixtures. Victorian letter boxes are 
often replaced as their small size is unsuitable for modern needs. Tarrystone House and 
Wisteria Cottage are unique in having pedimented doorcases, while Moor Hall is 
distinguished by its classical porch with fine gauged brickwork.  
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Windows		
The vast majority of the 17th-century and 
earlier buildings have wooden casement 
windows. Goddans is interesting for having 
Yorkshire sashes on the upper story and 
conventional sash windows below, where 
there is much evidence of alteration leading to 
the building’s asymmetrical appearance.  
Several of the Victorian and Edwardian 
houses in Berries Road reflect the prevailing 
aesthetic for the vernacular and have 
casement windows. 
Sash windows are found extensively in the 
18th- and 19th-century buildings. Many have 
exposed frames and glazing bars. Spurs 
feature on later nineteenth-century examples, 
when large sheets of glass became available. 
Some houses feature small wooden canopies 
over windows (e.g. Wiggs Cottage). 
There has been significant loss on both listed 
and unlisted buildings through replacement 
with uPVC windows (e.g. Bel Cottage) and to 
a lesser extent hardwood frames. 
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Metalwork	
Cookham Bridge is an outstanding example 
of mid 19th-century cast iron work with its 
elegant quatrefoil balustrading, captured by 
Sir Stanley Spencer in some notable 
paintings.  Some of the quatrefoils are broken 
and conservation would be beneficial. 
The K6 telephone kiosk is another example of 
cast iron, while some houses have elaborate 
wrought iron gates (e.g. Tarrystone House, 
included in its listing, and The Tannery). 
Several houses retain original railings. Bel 
Cottage has a 19th-century street light affixed 
to the right of the front door. 

	
	

Listed	buildings	
Within the Conservation Area there are 41 designated buildings on the National Heritage List for 
England. Eight of the listings are for ‘terraces’ or pairs of cottages now thrown into one more 
substantial house. All are listed as Grade II, with the exception of Tarrystone House and the 
Church of Holy Trinity, which are both Grade II*. 

  

Holy Trinity is the most significant medieval building; however, Cookham’s status as a significant 
medieval town is evidenced in 12 buildings dating from the 14th through to the 16th centuries. 
Some of these have been altered or extended in later centuries; most are timber, box-framed 
structures, frequently with later additions or re-faced in brick. The original wattle and daub infill 
has almost always been replaced. Church Gate House and Ovey’s Farmhouse stand out as 
examples of hall houses. 
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The majority of the listed buildings date to the 17th and 18th centuries and are generally brick-
built, although some earlier instances still reveal timber-framing (e.g. Old Timbers and Old Oak 
Cottage in The Pound).  The largest houses are The Odney Club, Tarrystone House in Sutton 
Road, and Englefield House in Poundfield Lane. The Odney Club has been much altered as 
usage has changed, whereas Tarrystone House displays architectural distinction with gauged 
brick pilasters on both storeys, repeated in the original parapet, and supporting a segmental arch 
above the main entrance. The wall, piers and gates are included in the listing. 

The 19th-century is represented by Cookham Bridge, a cast-iron structure built by Pease, 
Hutchinson & Co of Darlington in 1867 to replace an earlier timber bridge. 

Non-residential listed buildings include: the Tarry Stone of uncertain medieval date; the Little 
Shop which was probably used originally for agricultural purposes; the two purpose-built 
pubs/hotels, Bel and the Dragon and the King’s Arms; the byre attached to Old Timbers and the 
granary belonging to the Old Farmhouse; and the K6 telephone kiosk outside the Stanley 
Spencer Gallery. 

Significant	non-listed	buildings	

High	Street	

There are two adjacent terraces in the High Street that form distinct and coherent groups, which 
are not listed. One group consisting of four low, two-storey dwellings probably dates to the 17th-
century (Castle Cottage, Clomburr Cottage, The Boutique and Shelleys); although brick-faced 
and painted white, evidence of timber framing is visible in the passage to the plots at the back 
between the two smaller cottages and the two larger buildings. The windows are casements 
except for the ground floor windows of the two larger cottages in the group (The Boutique and 
Shelleys) which have been shops at some stage; only the right-hand cottage has a brick string 
course between the upper and lower storeys. 
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The second group also consists of four brick built cottages, which are probably late 18th-century 
or early 19th-century (South Leigh, Willans, Audley Cottage and Anvil View).  All have sash 
windows replaced with uPVC in the outer two (South Leigh and Anvil View) but original in 
Willans.  Three have canopies over the front door, the one above Audley Cottage being original 
and in need of conservation. 

The Stanley Spencer Gallery is discussed in the section relating to the artist. His childhood 
home, Fernlea, is one of a pair of three-storey villas built by the artist’s grandfather to 
accommodate his family. As so often happens, moving the front door on both villas to the side of 
each building and replacing the doorway with a round arched window has led to painting the red 
brick to make the alterations seem less obvious. The villas are slate roofed with prominent ridge 
tiles and barge boarding around the dormers and under the eaves.  

The largest unlisted house in the High Street is Moor Cottage.  This carries a date-stone of 1830, 
but was clearly modified at the turn of the 20th-century when a new front door was installed and 
its roof enlarged to provide an additional storey with dormers; the roof overhangs the original 
house with deep eaves supported on brackets making the house seem more arts and crafts than 
it is. 

School Lane has few listed buildings apart from The Maltings which fronts onto the High Street 
and The Brewhouse.  Here can be found several groups of cottages which add interest to the 
conservation area through their diversity.  A row of cottages, end-on to the street with gated 
access, is clearly created from buildings associated with brewing whether the primary site facing 
the high street or a second brewery in the medieval town. The cottages are brick-built and have 
new casement windows, with evidence of larger openings visible in the brickwork.  One of the 
cottages carries a pedimented gable with a blind oculus.  All are a rare example of pantile roofing 
in the conservation area. 

  

Two pairs of small early 19th-century cottages could be by the same hand as Wiggs Cottage – 
the fine gauged brickwork lintels over the windows is remarkably similar. Adjacent to these is a 
pair of 19th-century ‘villas’, with bay windows at ground floor level.  These are distinguished by 
barley-sugar columns supporting the stone cornice of the bays, slate roofs with terracotta ridge 
tiles, ornate brackets supporting the roof, metal railings rising from the sills in front of the 
windows and high quality brickwork. 

Although the 1858 school has grown in size with extensions of various periods, the original 
classroom with its high windows and central bell turret is a pleasing feature.  The shape of the 
low-pitched half hip roof is reflected in the master’s house behind, while an additional classroom 

245



Cookham	High	Street	Conservation	Area	Appraisal	20	

to the west has a steeply pitched roof and a window with leaded lights beneath a polychrome 
gothic arch. 

One further building deserves mention in School Lane: Studio House, designed for two women 
by G Alan Fortescue in 1936, is an attractive flat-roofed apparently one-storey modernist 
building. Despite the replacement of (Crittall?) windows with UPVC, the massing is interesting 
and the profile enhanced by attractively executed chimneystacks. 

l   

At the junction of School Lane and the High Street is the War Memorial, dedicated in 1919 and 
recorded in a painting by Sir Stanley Spencer in 1922. It is recorded on the database of UK War 
Memorials maintained by the Imperial War Museum (No. 7925), and is described thus: 

Single step base surmounted by rough hewn and polished granite plinth, tapered shaft 
and Celtic cross. Plinth is formed of polished square section with rough hewn buttress 
like structures at each corner. Inscription on the smoothed part of the plinth and base of 
the shaft. 

It was designed by G P G Hills and built by J K Cooper, who both designed and built the 
memorial in Cookham Dean church. It is set on a triangle of land with crazy paving surrounded 
by setts. It is unfortunate that parking obscures it and the welcoming public benches placed 
adjacent to it. 

Riverside	

The former Grove on the north side of Odney Lane is now part of The Odney Club.  An attractive 
1920s brick-built arts and crafts inspired house replaces an earlier building, and is set side-on to 
the river rather than fronting. From early 20th-century postcards, the earlier house is not 
dissimilar in style from the Dower House in Sutton Road or The Orchards in Mill Lane.  The 
stables and coach-house, contemporary with the earlier house, survive. These are brick-built 
with a slate roof and probably date to the late 18th or early 19th century.  The two-storey coach 
house is distinguished by three blind oculi at the upper level on the façade onto Odney Lane, and 
there are three oculi on the courtyard side, but here one blind oculus is surrounded by two 
glazed oculi. 
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At the corner of Sutton Road and Mill Lane can be found the Old Ship. Vegetation makes 
understanding the development of the building difficult to decipher. The roofs, brickwork and 
small amount of flint point to a late medieval building of some importance. Behind the Old Ship is 
The Old Cottage, a rare example of an early 19th-century cottage with a slate roof. 

Church Gate consists of an interesting group of buildings. While Church Gate House and Church 
Gate Cottage are both listed, 3 Church Gate a large and imposing house opposite these is not. 
Probably dating to the third quarter of the 19th-century, the three-bay house is rendered and 
painted white with the gothic detailing picked out in black. The porch and door, in particular, are 
fine examples of the High Victorian style. 

Rural	Green	Spaces	

Quietly dominating the south side of the Moor, in part screened by trees, is Moor Hall, home of 
the Chartered Institute of Marketing since 1971. At its heart is a house of 1805, enlarged and 
considerably altered in 1895.  The stable block was also constructed as part of these 
modifications replacing earlier buildings.  Any symmetry that might have existed in the early 19th-
century house was replaced by a long low-lying, romantic, two storey building, tile-hung and 
rendered with varied gables, striking chimneys executed in fine brickwork and prominent ridge 
tiles.  Its arts and crafts credentials are evident in the large oriel lighting the staircase with its 
delicate stained glass and further more richly painted glass lighting some internal spaces in the 
hall. 

  

Although Fleet Bridge on the causeway only dates to 1929 it is an iconic symbol not just because 
it appears in paintings by Sir Stanley Spencer, but because in spanning the Moor and the 
floodplain it is a critical visual link between the two built-up areas of the conservation area. Brick 
built with stone coping, it has cutwaters which give it a deliberately archaic appearance.  
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At the highest point of Terrys Lane within the conservation area is a large late 19th-century 
house, Rowborough, the garden of which and views from which feature in some paintings by Sir 
Stanley Spencer. Well-screened by trees the three-storey house has high gables, steeply pitched 
clay-tile roofs and is part tile-hung on the upper storey. Its design is more in the style of Norman 
Shaw than full-blown arts and crafts as characterises Moor Hall and some of the houses in 
Berries Road.  

 

The	Pound	

The Pound is characterised by its narrowness with houses and high walls built extremely close to 
the road that give a sense of enclosure except for the first few cottages on the north side which 
have narrow frontages behind low or removed walls. The street consists of a range of buildings 
of varying dates. On the north side, The White Oak public house is set at an angle from the 
street.  Beneath the regrettable and now ubiquitous off-white paint with advertised wares in grey, 
is an attractive brick six-bay building, which may once have been two three-bay houses. 

  

On the south side, what may be older buildings have been much altered.  Here is where small 
houses were enlarged and made more grand, and then have been subdivided again. Despite 
having one room formed out of part of a top-lit billiard room, the main body of Regency Cottage 
is just that: a cottage ornée with Gothick casement windows and a delightful range of 
outbuildings of varying heights for stabling and carriages along a courtyard side-on to the road; 
the outbuildings are brick built with clay-tile roofs, with some facades painted white. 

On the corner of Terrys Lane is the former fire station serving the west end of Cookham, dated 
1910. This two-storey building is brick built and roughcast on the upper storey, with steeply 
pitched gables. 

Stanley	Spencer	

“A	Village	in	Heaven”:	Stanley	Spencer’s	Cookham	

The reputation of Sir Stanley Spencer (1881-1959) as an outstanding 20th-century artist 
continues to grow.  His oeuvre spans two world wars and, as the first war is commemorated, his 
individual approach to his experiences in Macedonia resonate in a war-averse society. The 
conservation of his significant frescoes and panels in the Sandham Memorial Chapel at 
Burghclere in Berkshire in 2014, has highlighted his unique blend of the mundane and practical 
with the sublime and the spiritual. 
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Observation of real life, an ambivalent attitude to the self, and a deep spirituality pervade 
Spencer’s paintings.  His use of Cookham as the setting for so many visionary subjects makes 
the village a popular destination for aficionados. The paintings however are not always accurate 
depictions of the village; he was not afraid to exercise artistic licence to aid his narratives. Many 
details in the smaller canvases are actual, recognisable views and are as direct as many of his 
bold portraits. In the larger pictures, however, artistic liberties are taken so that the spirit of the 
place is captured.  It is this spirit which designation as a conservation area serves to protect. 

The Stanley Spencer Gallery opened in 1962 in the modestly-sized former Methodist Chapel 
(1846) on the corner of the High Street and Sutton Road.  Refurbished in 2006-07, the Gallery 
provides state-of-the art exhibition space, a modest research collection and storage for works not 
otherwise on display. As a boy, Spencer attended services here with his mother, and the 
building’s use as a gallery fits with Spencer’s own desire for his paintings to be hung in a “Church 
House”, increasing the significance of this unlisted building. 

Significance	of	Stanley	Spencer’s	paintings	

Spencer painted more than 100 pictures in and around Cookham and many are listed in 
Appendix D, clustered together by character area. Spencer’s deep attachment for Cookham as a 
‘village made in heaven’ and a place where he felt divine intervention happened, contribute to his 
standing out from his contemporaries. In the words of the Cookham Village Design Statement: 

Stanley Spencer’s death, at the end of the 1950s, coincided with the post-war sea-change in 
British life. Spencer now seems to speak to us from a different age and the recollections that 
older residents possess of him pushing his old pram full of artist’s materials around the village 
signify a quieter and less materialistic era. This may be why many of Spencer’s works have a 
timeless quality. We are looking at a world which was to be overtaken by the imperatives of 
modernity, which were consigning it to memory. 

Many of the artist’s Cookham-related works depict views, scenes, facades and other details. Of 
particular importance are the landscapes painted around Poundfield and Englefield. Several 
works provide views of the river, including the series: ‘Christ Preaching at Cookham Regatta’, 
and there are several which show parts of Cookham village and specific buildings. 
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9 Character	assessment	
The Cookham High Street conservation area is large and varied.  In order to assist in 
understanding this diversity four Character Areas have been identified. 

The	High	Street	
The character area is centred on the historic High Street but also includes the spaces behind it: 
to the north and south this means rear gardens and much of School Lane and to the east this 
includes most of Berries Road. 

Landscape	

Land within the character area is flat, the built-up areas standing just above the adjacent flood 
plain.  Along the High Street there are only occasional gaps between buildings. 

Spaces	

The High Street is framed by the buildings, mostly fronting the highway, with a few gaps allowing 
an appreciation of the space behind.  The High Street is narrow, widening out where it opens 
onto The Moor and at the road junction with the road leading to the bridge (A4094).  Roads and 
pavements are all tarmacadamed with granite sets at the kerb.  There are Victorian style street 
lamps, doric bollards and very large poles carrying CCTV cameras.  Cars are frequently parked 
partially on the pavement, even in marked bays, thus hampering pedestrian and disabled 
access. 

  

School Lane has a less enclosed feel despite numerous high boundary walls; buildings are lower 
and often set back from the street in private gardens.  This creates a sense of space around and 
beyond buildings.  Even where gates and walls confine the passer-by to the highway, there is a 
greater awareness of the sky. 

In Berries Road large houses stand in substantial grounds, though the sense of space is limited 
by the lack of opportunity to access the land behind the houses and their private gardens.  Other 
than Vicarage Close there are no side roads or footpaths, and thus no sense of permeability.  
The substantial mature trees make a positive contribution to the space, but can in the summer 
months increase the sense of enclosure by limiting views of the sky. 
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Views	

Views within the character area tend to be linear along the streets, with only occasional glimpses 
through gaps between buildings to the spaces behind.    Parked cars are detrimental to the 
aesthetic qualities of the character area.  This is particularly striking at focal points such as the 
war memorial, which seems to be permanently surrounded. 

Buildings	

Buildings make a key contribution to the character of the area.  The High Street is a commercial 
centre with shops, garages, pubs and restaurants.  School Lane is more residential and Berries 
Road exclusively so. 

Pre-Victorian buildings are no more than two storeys, usually butting up against one another, 
sometimes as designed terraces of cottages.  Victorian and Edwardian villas are taller and often 
detached or semi-detached.  There is some timber framing but red brick and clay tile are the 
dominant building material.  Flint is not as common as might be expected.  There is a limited use 
of yellow stock bricks and slate roofs in post-railway buildings.  Many buildings have had their 
brickwork painted, usually in shades of white.  Window styles are very mixed.  There has been a 
considerable loss of historic window, doors and their associated door furniture.  The installation 
of inappropriate modern replacements is eroding the character of the conservation area.  There 
are several attractive shop fronts. 

	 	

 

There is ample evidence of buildings being extended and altered over time.  The names of 
several buildings hint at their former use, or the use of the site.  Buildings are generally well 
maintained, though excessive climbing plants in some places may be damaging to the historic 
fabric. 
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Ambience	

A large number of commercial premises front onto the High Street.  The nature of these is varied, 
but for the most part their services are aimed at visitors rather than permanent residents.  There 
are several garages, pubs, restaurants and tea shops.  Retail premises seem focused towards 
high-value one-off purchases rather than the everyday needs of locals.  Shops serving the 
community are concentrated near the station, outside the conservation area.  Even when locals 
patronise pubs and restaurants, they frequently drive.  Consequently, the commercial activity 
draws in traffic and on-street parking, which, when added to the substantial through traffic can 
contribute to a congested and noisy environment.   

  

School Lane too suffers from a significant amount of on-street parking. There is some through 
traffic avoiding the High Street.  Noise levels are lower, other than the sound of children playing 
in the school yard.  

Berries Road in contrast has neither through traffic nor on-street parking.  It is generally peaceful 
and spacious.  Large trees in extensive private gardens provide shade and a habitat for birds 
and other wildlife. 

Summary	

Key	positives	
• Quiet and peaceful away from main roads 

• Diversity of historic buildings 

Key	negatives	
• Traffic 

• On-street parking, frequently on the pavement 

• Replacement of historic doors and windows with inappropriate modern materials 

• Insensitive shop signs 

• Insensitive new development 
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Riverside	

Landscape	

The River Thames is the dominant element in the landscape.  It defines the edge of the 
conservation area, and is the dominant visual feature, sculpting the landscape and shaping 
development.  The land by the river is flat, green and leafy. 

The extent of the land in the ownership of the John Lewis Partnership (JLP) at The Odney Club 
(formerly Lullebrook Manor) is considerable.  It comprises two formal private gardens available to 
JLP Partners only: the gardens (including the River and the Herbaceous Gardens) in front of the 
main house that front onto Lulle Brook and the grounds around The Grove on the north side of 
Odney Lane.  Odney Lane is a public road between the two estates leading over a public 
footbridge marking the edge of the conservation area onto Odney Common, which is publically 
accessible land also in the ownership of JLP, facing southwards further sports facilities and 
meadows separated from the common by a stream. Although well-managed, the Common, the 
majority of the sports facilities, the cricket square and the Avenue Walk behind the River the 
Herbaceous Gardens are all outside the conservation area. 

JLP has an ecology policy and is clearly endeavouring to stimulate biodiversity. It is understood 
that all the land both within and outside the conservation area used to have a “manicured” 
appearance, but the meadows and Odney Common in particular are now given over to hay-
making, offering calm, rural views out of the conservation area at this point. As befits one of the 
largest houses in the conservation area, which is also listed, the grounds in the vicinity of the 
main building are maintained as a mixture of formal beds with an arboretum affording generous 
shade, as well as the more formal plantings of the River and the Herbaceous Gardens. Within 
the arboretum is a venerable magnolia tree painted by Sir Stanley Spencer. 

	 	

Spaces	

The Riverside character area benefits from a large amount of open space, almost all of it 
accessible to the public.  Along the riverbank (Bellrope Meadow) the space is formally laid out.  
The bank is reinforced with an adjacent tow path.  Beyond this the land is laid out with mown 
grass, trees and benches for passers-by.  Further back from the riverbank the churchyard and 
adjoining paddock provide further open spaces.  These areas are divided from one another by 
lines of mature trees along former hedge lines.   

Closer to the bridge the nature of the spaces changes.  Buildings cluster around the crossing 
creating a series of narrow lanes and passages.  The bridge is an important river crossing taking 

253



Cookham	High	Street	Conservation	Area	Appraisal	28	

substantial amounts of motor traffic in single file controlled by traffic lights.  Smaller lanes run off 
this towards the river (Ferry Lane and Odney Lane). 

East of the bridge the open floodplain resumes, here the land is privately owned and so public 
assess is more limited, though this can still be enjoyed from footpaths and the river. 

The church and churchyard occupy a substantial part of the character area.  Close to the bridge 
there is a limited amount of commercial and residential property.  The dominant activity within the 
character area is leisure.  This includes casual walkers, sailing, leisure cruising and people 
taking advantage of the location to relax either in public, private or commercial spaces. 

Passing traffic is concentrated along the road to the bridge.  There is a substantial amount of 
parking in Odney Lane and in the carpark of The Ferry.  Cruisers and narrow boats park along 
the riverbank and small boats can be launched from the slipway in Ferry Lane. 

Views	

The character area has many opportunities for attractive views that are significant in their own 
qualities and as the inspiration for paintings by Sir Stanley Spencer.  Some of Spencer’s best 
known paintings include scenes set in the churchyard and on the river. 

Within the churchyard, the church is an important focal point.  There are wide views across the 
space, but also longitudinal views along paths, lines of trees, and between monuments. 

The bridge too is an important feature of views within the character area.  Long views of the 
bridge can be appreciated from the tow path to the west and views along and beneath the 
bridge, for example from The Ferry.  The bridge also provides opportunities for views back 
towards the riverbank and the countryside beyond. 

	 	

Buildings	

There are relatively few buildings in the Riverside character area.  In part this is because of the 
risk of flooding.  West of the bridge the most important single building is the medieval church, 
standing on a slight eminence in its own substantial churchyard surrounded by significant 
monuments.  By the entrance to the churchyard stands a late medieval timber framed hall house, 
Church Gate House.  The other significant timber framed building is the Ferry Inn, which 
preserves a timber mullioned window. 

The character area has a number of 19th- and early 20th-century houses adjacent to the 
conservation area boundary.  Cookham House, now a care home, is a modernist 20th-century 
house at the west end overlooking the river, while Riverdene is a late 18th-century or early 19th-
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century building screened from the river by high walls. Various 19th-century cottages hug the 
land adjacent to the west side of the bridge, while beyond the Ferry the noticeable buildings are 
the arts and crafts replacement at The Grove and The Odney Club, the much modified and listed 
former Lullebrook Manor. The 18th-century vicarage was originally of four bays and extended in 
the 19th century. 

  

The part of the conservation area facing the High Street is fronted by the distinctive group formed 
by Tarrystone House, Wisteria Cottage and Eastgate. 

The islands in the river caused by the river dividing, the lock cut and Lulle Brook and the Odney 
stream are reached across various bridges. A metal bridge crosses to Odney Common, while a 
new timber and metal bridge links the formal grounds of the Odney Club within the conservation 
area and the meadows beyond the area.  The most significant bridge, however, is Cookham 
Bridge (1867) itself linking Berkshire to Buckinghamshire. 

Ambience	

The main activities within the character area are leisure and transport.  There are also activities 
associated with the church and some residential properties.  The road leading to the bridge has 
heavy traffic.  The bridge crossing is controlled by traffic lights, resulting in significant stationary 
traffic with engines running mixed with rapidly moving vehicles crossing into the village.  This 
contrasts markedly with the majority of the character area which is quiet and substantially traffic-
free.  Whilst motor traffic is constant and heavy, river traffic is occasional and light.  Moored and 
passing boats have an impact on the riverbank, there is some noise and fumes from engines.  At 
times large amounts of waste overwhelms litter bins on the towpath. 

  

The riverside is also an area of contrasts in terms of light and shade.  Mature trees provide 
shade, especially west of the bridge, the more open nature of the land west of the bridge creates 
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a much lighter environment, whilst the small lanes and passages near to the bridge have a more 
enclosed feel. 

Summary	

Key	positives	
• Public accessibility 

Key	negatives	
• Poor state of repair of the bridge parapet 
• Development on the Buckinghamshire side of the river 
• Litter bins often overflowing (domestic rubbish from moored boats) 
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Rural	green	spaces	

Landscape	

Although the conservation area does not reach down to the Thames here the river has a 
profound impact on the landscape.  The area is largely in the floodplain and the agricultural land 
above this on the lower slopes of Winter Hill, the Poundfield.  The Moor, on either side of the 
causeway is unimproved meadow, whilst the fields between the Moor and the river are given 
over to a combination of publicly accessible fields used for leisure activities with smaller areas 
given over to equestrian pasture. 

 

The Fleet stream runs across the Moor and down the western edge of the Marsh Meadow down 
to the Thames.  This feeds a small pond that is managed as a nature reserve.  West of this the 
land rises on the lower slopes of Winter Hill, the Poundfield area.  This is semi-rural and green 
land laid out in a series of small fields divided from one another by hedges and fences. 

Hard landscaping is confined to the road surfaces, carpark and private driveways.  Almost all of 
this space is accessible to the public. 

Spaces	
The Moor and the adjacent fields are informal open spaces with distinct and varying 

character.  These spaces are enclosed around the edges by some buildings; Moor Hall to the 
south; the backs of houses on Berries Road to the east; houses facing onto Poundfield Land to 
the west; and between Poundfield and Marsh Meadow, a line of houses on Terry’s Lane.  
Although the overall impression is one of openness, the spaces are sub-divided by man-made 
features.  The Moor is divided along its length by the causeway and the adjacent road.  The 
meadows leading down to the river are divided from the Moor by a treeline and hedges.  Some 
smaller fields are divided from the larger open space by hedges and fences.  Raised bunds, part 
of flood prevention measures, also divide the space.  In Poundfield the space is subdivided by 
mature trees along the lines of historic hedges  and crossed by footpaths and lanes.  Many of 
these footpaths give the public access to open spaces, but others are very enclosed.  Hedges 
along the path running diagonally across Poundfield have been allowed to grow to such an 
extent that the path effectively runs through a hawthorn tunnel.  The footpath between the back 
of houses on Berries Road and Marsh Meadow is enclosed on one side by tall fences and on the 
other by flood defences and overgrown hedges. 
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Views	

Upon entering the village from Maidenhead Road, the first view is of the modest wedge of open 
land (the Pony Field) which has a semi-rural appearance, although the appearance is diminished 
by the large number of permanent and temporary signs reflecting local campaigns, cultural and 
community events on the fencing fronting the high way and the somewhat out of scale residential 
block to the east of Poundfield Lane. The raised land of Poundfield provides opportunity for 
panoramic views across the village towards Cliveden.  Views across Marsh Meadow are 
generally wide and expansive north towards the river; Winter Hill and Poundfield to the west; and 
out of the conservation area towards Clivden to the east.  On The Moor views are more 
longitudinal, the eye is drawn along the road or the causeway either to the High Street or The 
Pound. 

	 	

Buildings	

Buildings impact on the character area only at the periphery.  The large complex of Moor Hall 
runs along much of the southern boundary.  The eastern edge of the character area is marked by 
the buildings forming the entrance to the High Street, and the line of large detached houses in 
Berries Road marks the clearly defined edge to Marsh Meadow.  In the Poundfield area a row of 
houses of various dates follow the line of Terry’s Lane.  There is a small group of houses along 
Poundfield Lane near to the listed Englefield House. 
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Ambience	

Activity within the character area is mostly recreational, with the exception of traffic crossing The 
Moor.  The car park on The Moor is a frequent starting point for walkers heading into Marsh 
Meadow and along the river, often accompanied by dogs.  The causeway provides a safe and 
attractive pedestrian route across The Moor. 

  

 

Summary	

Key	positives	
• Accessible 
• Well used 

Key	negatives	
• Management of some hedges resulting in loss of view 
• Informal signage on the Pony Field fence 
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The	Pound	

Landscape	

The Pound is a small area of slightly elevated flat land at the base of Winter Hill.  Away from the 
road some properties have extensive gardens, although these are largely invisible from the 
public realm, their mature trees make a positive contribution to the environment. 

Spaces	

The area is almost entirely residential, with two public houses.  The public realm within the 
Pound is confined to the roadway.  The space is constricted between high garden walls and 
buildings adjacent to the road.  There is a strong east/west axis.  The many brick and flint walls, 
frequently show signs of having been heightened several times.  Thus what space there is in 
private gardens makes only a minimal contribution to the public realm.  The impact of motor 
vehicles on the space is very severe.  This is a hostile environment for pedestrians.  Though few 
large commercial vehicles use this narrow space, it is often inadequate for large cars to pass one 
another easily.  Vehicles frequently mount the very narrow pavement.  

	 	

Views	

Within the character area views are confined along the highway, but there are more expansive 
views out of the character area east across The Moor and north across the Pony Field towards 
Poundfield. 

Buildings	

The Pound is characterised by its narrowness with houses and high walls built extremely close to 
the road that give a sense of enclosure except for the first few cottages on the north side which 
have narrow frontages behind low or removed walls. It is noticeable that the significant listed 
buildings are all on the north side of the Street, while those on the south are not.  In part this is 
probably due to smaller buildings being enlarged in the later 19th-century, and then the large 
properties being broken down into smaller units again. 

The listed buildings are timber-framed and generally date to the 17th or early 18th centuries. 
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Ambience	

The dominant activity within the character area is the passage of motorised traffic.  
Notwithstanding the inadequate pavements and high traffic volumes there is a constant flow of 
pedestrians from the Causeway, very frequently with small children.  The public houses attract 
visitors, some of whom choose to sit out at roadside tables. 

The ever-present noise and fumes from passing traffic has a detrimental impact on the character 
area, to some extent exacerbated by the presence of quite severe road humps.  Whilst these 
succeed in slowing vehicle, they also make it easier to mount the pavement and create additional 
noise as cars slow down, strike the hump, and then accelerate again. 

 

Summary	

Key	positives	
• Several high quality historic buildings 
• Mature trees in private gardens 

Key	negatives	
• Heavy traffic in a confined space 
• Narrow pavements, sometimes not continuous forcing pedestrians into the road. 
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10 	Opportunities	for	enhancement	and	change	

Vulnerability	of	the	character	and	appearance	of	the	conservation	area	

Boundaries	and	enclosures	

The relationship of properties to the street and the treatment of their boundaries are important 
feature of the conservation area. 

Some houses face directly onto the street. Others sit in plots with front gardens that contribute to 
the openness of the spaces and whose mature planting enhances the verdant character of the 
area. In other cases historic brick walls are a significant feature. The character and appearance 
of the conservation area is vulnerable to the removal of historic boundary walls, fences, hedges 
and gates. 

Replacement	windows	and	doors	

The conservation area has already suffered substantial harm to its character and appearance 
through inappropriate replacement doors and windows. The replacement of historic windows with 
uPVC units represents a loss of historic fabric (not only the timber frames but also glass and 
metal fittings). Similarly lost doors include the loss of important historic door fittings. 
Inappropriate replacements also harm the integrity of groups of buildings such as terraced 
housing. As uPVC windows are almost impossible to maintain they will in due course require 
replacement themselves. Some of this harm can be mitigated if they are subsequently replaced 
with windows of an appropriate design and material. 

Building	materials	

Building materials make an important contribution to the character and appearance of the 
conservation area. Historic timber framed buildings are, for the most part, protected by statutory 
listing. Brick is particularly vulnerable to being painted. This has a number of damaging impacts 
on the conservation area: the damage to historic fabric, the damage to the integrity of terraced or 
semi-detached buildings, and the risk of painting in inappropriate colours. Rendered buildings 
are also at risk of inappropriate painting schemes. 

Built	form	and	massing	

The facades of buildings, massing and roof-scape are important for the character and 
appearance of the conservation area. These aspects of the conservation area are vulnerable to 
the addition of inappropriate extensions, porches, skylights and solar panels which may damage 
the integrity of façades and roofscapes. 

Opportunities	for	enhancement	and	change	
Some street furniture could be improved e.g. litter bins in inappropriate materials and colours 

Many chimneys in the conservation area are encumbered by multiple television aerials. The 
removal of redundant equipment would enhance roof-scape and skyline. 

The Borough might wish to consider Article 4 Directions to control: replacement windows and 
doors; painting historic brickwork etc. 
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11 	Five-year	conservation	area	management	plan	
The overall aim of the Conservation Area Management Plan is to preserve or enhance the 
special architectural and historic character of the Cookham High Street Conservation Area. The 
conservation area designation is not intended to prevent any new development taking place and 
the purpose of the appraisal and related Management Plan is to inform and help manage 
planning decisions, other actions that the Council takes within the conservation area, and to 
suggest actions that the Council and other stakeholders could take for enhancement. 

Some of the objectives below cover general improvements to the area and others pick up on 
specific negative elements identified through the appraisal work. 

Opportunities	for	enhancement	and	change	
Objective Purpose of Objective Action 

 
Timescale 

 
Objective 1 
 

Provide information for 
local residents 
 

Public consultation on conservation area appraisal  
Provide supporting information and guidance via 
council website 

2016 and ongoing 
 

Objective 2 
 

Improve the quality, 
amenity value and 
appropriateness of the 
public realm 

Highway works should recognise CA context and 
respond according with sympathetic materials, and 
street furniture 
Maintenance of existing high quality features, 
including (but not exhaustively) the following: 
narrow primrose-coloured lines should be used for all 
waiting restrictions (including updating existing) the 
minimum size of traffic signs should be used, as 
permitted by the Traffic Signs Regulations and 
General Directions, providing that they satisfy safety 
requirements 
Where possible the number of traffic signs should be 
minimised and multiple signs placed on posts 

Ongoing 

Objective 3 
 

Preserve and enhance 
characteristic features 
and details on properties 

Encourage appropriate repair and maintenance 
through advice to property owners and users 
Ensure maintenance of features and detailing in 
determining planning applications 

2016 and ongoing 

Objective 4 
 

Monitor planning 
applications to ensure 
proposals preserve and 
enhance the character 
and appearance of the 
CA 

Conservation team to review and where appropriate 
work with planners on pre-applications and 
applications, to add value to schemes in the CA 
 

2016 and 
ongoing 
 

Objective 5 Monitor planning 
applications to ensure 
proposals do not result 
in the loss of or failure to 
record archaeological 
remains to ensure the 
public benefit of 
Cookham’s important 
archaeological heritage 
is maximised 

Development proposals should take account of the 
potential for disturbing unrecorded archaeology, as 
well as the potential impact on known sites and 
features, and include an assessment of this potential. 
Some proposals will require archaeological evaluation 
(usually trial trenching) prior to determination, in order 
to provide clear evidence – such work is always in 
proportion to the scale of redevelopment, and should 
be sufficient to assess the impact of proposals on 
archaeological significance. 

Ongoing 

Objective 6 Monitor and respond to 
unauthorised work 

Planning Enforcement team take action regarding 
unauthorised works in accordance with the Council’s 
Enforcement Policy 

Ongoing 

Objective 7 Monitor change in the 
CA 

Carry out 5 yearly appraisal review 2021 
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12 Appendices	

Appendix	A:	Maps	of	the	conservation	area	

Character	Areas	
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Special	Features	of	the	Conservation	Area	
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Appendix	B:	Listed	buildings	
SUTTON ROAD 
	

	

Cookham Bridge  
River bridge. Dated 1867. Cast-iron. 7 piers, 2 
replaced. Parapet with quatrefoil tracery and 
wooden rail above. Similar tracery in arch 
spandrels. Iron plate on west side reads:  PEASE 
HITCHINSON AND CO 1867 Engineers and Iron 
Manufacturers Skerne Iron Works Darlington 

SUTTON ROAD (east side) 

 

The Ferry (formerly listed as Ferry Hotel) 
Row of cottages now public house adjoining 
Ferry Hotel. Early C17, altered mid-C20. Timber 
frame with painted brick infill, old tile gabled roof. 
Rectangular plan of 6 framed bays abutting Ferry 
Hotel on the north; a large C20 extension of no 
special interest. 2 storeys. 2 ridge chimneys left 
of centre, 2 other chimneys at south end on east 
and west roof slopes; all with clay pots. Irregular 
leaded casements, mostly C20 within timber 
frame. Interior: timber frame exposed. Principal 
beams are chamfered with bar stops. 

 

The Tarry Stone 
A large irregular shaped sarsen stone. Formerly 
marked the boundary of the grounds of the Abbot 
of Cirencester, and is said to have been 
connected with sports events in Cookham before 
AD 1507. Originally stood 50 yards north-north-
east and was placed in its present position by the 
Parish Council in 1909 

 
 

Tarrystone House, including iron gates and gate 
piers and adjoining 25.3.55 wall (Formerly listed 
as Tarry Stone House, including iron gate and 
gate piers) Large town house, now flatlets. Early 
C18, extended and altered C19 and C20. Red 
brick with vitreous headers, slate roof gabled on 
left hand section. Rectangular plan with C19 
extension in same style on right hand. 2 storeys 
and cellar. 2 end ridge chimneys, one tall 
chimney on extension. Moulded brick string at 
first-floor level, moulded brick cornice over first-
floor windows to later parapet with frieze and  
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architrave. Frieze cut by dies between windows. Symmetrical 5-bay front in left hand section. 
Sash windows, with glazing bars and gauged arches. C20 panelled central entrance door in 
moulded door frame and fanlight with lancet shaped panes. Gauged brick pilasters on each 
side of door with moulded bases and caps and similar above either side of central window. 
Moulded brick segemental pediment with brick console brackets below, over door. Single 
wrought-iron gate, with overthrow between brick piers with stone caps. Side railings missing. 
3-bay extension set back on right hand. Brick wall adjoining on left early C19 about 4 metres 
high, 6 bays with round coping. Curves at end to abut Lullebrook Cottage. Interior: in entrance 
hall, C18 panelling, semicircular projecting, moulded door case on left. Fireplace on right hand, 
with moulded overmantel, egg and dart and foliage enrichment on surround: marble inset. 
Good full-height staircase of 5 flights with barley sugar balusters on vases, moulded handrail, 
newels with square moulded tops on fluted columns on square bases. Room No. 1: elaborate 
scrolled fireplace, egg and dart, and leaf ornament. Room No. 2: fireplace with fluted, engaged 
flanking columns, marble inset. Open pediment over with similar columns and leaf ornament.  

 

Eastgate (formerly listed as 25.3.55 East Gate) 
Large house. C17, rebuilt mid-C18, extended 
C19. Brick with old tile gabled roof. Rectangular 
plan with gabled stair turret and extension at 
rear. 2 storeys and attics. 2 very tall chimneys at 
rear with clay pots. 5-bay front, bull nose plinth. 
Moulded string at first-floor level, moulded brick 
eaves cornice. 3 gabled dormers with casement 
windows, sash windows on other floors with 
glazing altered. C19 entrance door, second bay 
from left with 4 panels, fanlight and pedimented 
hood. Rear irregular with C19 casements. 

CHURCHGATE (north side) 

 

Church of Holy Trinity 
Parish Church. Dates from C12. Chancel, north 
chapel and north aisle, added early C13. North 
arcade of nave, and south aisle added late C13, 
chancel arch reconstructed at that time. Further 
altered in early C14. West tower added c1500, 
C17 and C18 repairs to buttresses and walls. 
Restored in 1860. Part chalk, part flint with chalk 
diapering; tile gabled roof. Chancel, 5-bay nave, 
4-bay north aisle and 2-bay north chapel. 6-bay 
south aisle and chapel. Tower: 3 stages with 
embattled parapet and diagonal buttress of 4 
offsets at its western angles. An embattled stair 
turret in the north east angle rises above the 
parapet. The west doorway has a 4-centred head 
within a square external label. Above this is a 
window of 3 uncusped lights with 4-centred  
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heads, also within a square external head and label. The ringing chamber has a west window 
of two 4-centred lights with square external head and label. The bell chamber has similar 
windows on all 4 sides. Chancel: 2 round- headed lancets to north and south, on the east wall 
a 3-light window with C19 tracery in early C14 jambs. North chapel and north aisle: on the east 
a late C17 3-light window with diamond leading. On the north side of the chapel, two Cl9 
lancets, between them a small C19 doorway. To right of these, 3 plain early C13 lancets with a 
blocked doorway between the 2 westernmost, with a 2-centred head of 2 orders, the outer 
moulded and supported by jamb shafts with stiff leaf capitals. Nave, north side: on left a Cl9 
lancet, and to the right of this a mid C12 round-headed window. A C19 lancet on the west side. 
South Chapel: on the east a 3-light window with C19 tracery and a moulded rear arch with 
shafted jambs of early C14. On the south wall at the right, a 2-light window with a 2-centred 
head, pierced and foliated spandrel; C19 tracery. To the left of this, an early C14 window with 
plain tracery under a 2-centred head. South aisle: 3 late C13 windows, the 2 eastern are of 2 
pointed, uncusped lights. The westernmost window is similar but with the outer part of the 
heads continued to form an inclosing arch with pierced spandrel forming a good example of 
early tracery. Between the western windows is the south doorway with original jambs and rear 
arch in a C19 porch. There is a blocked second doorway at the south east. In the west wall a 
single lancet. Interior: Chancel, 5-bay nave with early C14 roof, with octagonal crown posts 
and straight braces to a collar purlin, and moulded tie beams. 4-bay north aisle and 2-bay 
north chapel; 6-bay south aisle and chapel. The aisle and chapel roofs are similar to the nave 
roof, but plastered at collar level. A 2-bay arcade to north aisle with 2-centred arches of 2 
hollow-chamfered orders, the outer having stopped chamfers, semi-octagonal responds with 
moulded capitals and bases, partly chalk, part later stone. A 2-centre drop arch c1200 of 
single order with moulded angles and nailhead ornament opens into the north chapel. The 4-
bay south arcade is of chalk, with arches of 2 chamfered orders, supported by octagonal 
columns and responds; a 2-bay arcade with 2-centred arches of 2 hollow-chamfered orders 
and octagonal columns opens into the south chapel. The chancel arch is 2-centred with 2, 
hollow-chamfered orders, labels on both faces and semi-octagonal responds with moulded 
capitals and bases. There are some medieval floor tiles at the east end of the chancel. At the 
south east of the north chapel is a C13 piscina with trefoil head, and a similar at the south east 
of the south chapel. Monuments: Against the north wall of the chancel is a Purbeck marble 
table tomb with a vaulted canopy, supported by twisted columns, on the slab of the table, an 
elaborate brass, showing the tomb to be of Robert Pecke, clerk of the spicery to Henry VI, and 
his wife, d.1517. In the north chapel, a tablet with small kneeling figures in white relief by 
Flaxman, to Sir Isaac Pocock, drowned in the Thames 1810. On the south wall of the south 
chapel an elaborate mural tablet with kneeling figures to Arthur Babham d.1560, surmounted 
by an entablature, crowned by a shield of his arms. 

 

Church Gate House  
Corner hall house with cross wing, now house. 
Late C14,extended late C16, altered late C19. 
Timber framed, painted render and brick infill, old 
tile gabled roof. L-plan, formerly 2 x 2 framed 
bays extended to 2 x 5 framed bays. 2 storeys. 
Large chimney on left side. C16 ridge chimney 
on right with diagonal shafts and offset head. 
South front: some false timbers over original. 

268



	 Cookham	High	Street	Conservation	Area	Appraisal	 43	

Projecting gable on left with sash window on first 
floor with glazing bars, centre pane an opening 
light; 2-light leaded casement on ground floor. On 
right, two 2-light leaded casements on first floor, 
similar ground floor. Half glazed entrance door on 
right under C19 gabled porch. Interior: fine frame 
exposed with heavy timbers. Heavy square 
braces to centre truss in former upper hall, now 
second front bedroom. Jowled posts. 

 

Church Gate Cottage 
Small house. Late C18, altered C19 and C20. 
Painted roughcast, old tile roof hipped on right. L-
plan. 2 storeys. 2 chimneys at rear and one on 
right, all with clay pots. 3-bay symmetrical front. 
Brick dentil eaves. 2-light C20 diamond leaded 
casements on first floor, similar on ground floor, 
with central half-glazed panelled entrance door 
with C19 gabled, tile porch. Included for group 
value. 

COOKHAM CHURCHGATE (west side) 

 

The Vicarage 
Vicarage. Mid C18, altered and extended mid 
C19. Brick, tile roof, hipped on west, coped gable 
on east. Rectangular plan, altered. 2 storeys. 2 
chimneys with offset heads and clay pots. South 
front: originally 3 bays, sash windows with 
glazing bars, in architrave frames; C19 ground-
floor bay window with sashes on right, replacing 
former sash windows. C19, 2-storey, 2-bay 
extension on left with similar windows, but in 
brick reveals. Left hand bay is slightly recessed. 
North front: irregular fenestration of sash 
windows with glazing bars. Tall round-arched 
stair window with thick glazing bars. 

ODNEY LANE 

 

Wall to west of Lullebrook Manor 
Garden wall. C18. Approximately 13 metres long 
by 2 and 3 metres high. Brick with weathered top 
and dentilled coping course. 
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Lullebrook Manor (referred to in the text as The 
Odney Club) 
Large house in landscaped grounds, now 
conference centre and social club. Mid-C18, 
altered and extended late C19, early and mid-
C20. Brick with gabled and hipped tiled roofs of 
varying heights. Originally a symmetrical central 
staircase plan, now irregular with extension on 
sides and north front. 3 storeys and cellar. 
Several chimneys with clay pots. South front: 
battlemented parapet. Symmetrical centre part, 
with 2-storey cant bay in centre with railed 
balcony over. Sash windows with glazing bars 
and gauged brick arches. Part-glazed door on left 
hand with Tuscan doorcase and pediment. C19, 
3-storey bowed bays either side of centre part; 
sash windows with glazing bars on first and 
second-floors, French casements on ground 
floor. North front: one, 2 and 3 storeys. Very 
irregular and C19. One-and 2-storey extension 
on left and right hand sides of no special interest. 
Interior: fine C18 dog-leg staircase at rear of 
centre section, with barley sugar balusters, 
moulded handrail and panelled newels. Panelled 
dado. 

 

Lullebrook  
Small house. Late C18. Painted brick, hipped tile 
roof. Rectangular plan. 2 storeys. Flanking 
chimneys. Black painted plinth, plat band. 4-bay 
front. Sash windows with glazing bars. 6-fielded-
panel entrance door with plain fanlight, second 
bay from left. 

HIGH STREET (north side) 

 

The Old Apothecary  
Small house. C18. Painted brick, old tile gabled 
roof. Rectangular plan. 2 storeys. Chimney at 
rear. Black painted plinth. String at first-floor 
level, brick dentilled eaves. Road front: 3 bays. 2 
coupled sash windows with glazing bars on first 
floor at left, early C20 square bay on brackets 
with sash windows and glazing bars, on right. On 
ground floor a small shop window on left and 2 
coupled sash windows.with glazing bars, 3 C20 
entrance doors. 
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Bel and Dragon Hotel 
Small hotel and restaurant. Late C15, altered 
C19, extended C20. Originally T-plan of 3 or 4 
framed bays x 1, large flat-roofed extension at 
rear. Timber frame encased in painted brick, with 
false timbering. Old tile gabled roof. 2 storeys. 
Gable chimney on left, second chimney on ridge 
to right of centre, both with clay pots. Black 
painted plinth C19 sliding casement windows 
with leaded lights on first floor, three C20 leaded 
casements on ground floor. 6-panel door left of 
centre in moulded case. 

 

Jasmin Tours (formerly listed 25.3.55 as 
Premises occupied by Bromley) (referred to in 
the text as Shop called Seconds Out) 
House. Mid C18, altered mid C20. Painted brick, 
old tile hipped roof. Rectangular plan with lower 
gabled extension at rear. 2 storeys. Dentilled 
brick eaves course. 2 sash windows with glazing 
bars in architrave frames on first floor, C20 shop 
front on ground floor of no special interest. 

 

Vine Cottage and Worcester Cottage (formerly 
listed separately 25.3.55 as Vine Cottage and 
Premises occupied by Jack Smith and Son, 
Worcester Cottage) 
Small house and cottage, now one house. Vine 
Cottage: late C18. Painted brick, old tile gabled 
roof. 2 storeys. End chimneys with clay pots 
dentilled and offset brick eaves. 3-bay 
symmetrical front. Sash windows with glazing 
bars in architrave frames. C20 moulded panelled 
door, top part glazed, under plain hood on 
brackets. Vine Cottage adjoins Worcester 
Cottage. Worcester Cottage: early C17 refaced 
C18. Timber frame encased in painted brick. Old 
tile gabled roof. Rectangular plan of one framed 
bay. 2 storeys. Plat band, dentilled and offset 
eaves. One 2-light casement on first floor, similar 
on ground floor but deeper with segmental arch. 
Half-glazed entrance door on left. Interior: some 
timber frame with queen post roof visible on first 
floor in Worcester Cottage 
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The Old Butchers Shop (formerly 25.3.55 listed 
as Premises occupied by Jack Smith and Sons) 
Two cottages, now one. Early C17, refaced C18. 
Timber frame encased in part painted brick. Old 
tile roof. Rectangular plan with extension at rear. 
2 storeys. Ridge chimney on left of centre with 
offset head and tall clay pots. Dentilled and offset 
eaves. 3-bay front. Two, 2-light casements with 
glazing bars, those on ground floor with 
segmental heads, on first floor flanking similar 
casement in centre, but with 2 extra lights over, 
breaking eaves, and on ground floor flanking C19 
shop window with glazing bars, fluted pilasters, 
and panelled stable door on right. Ceramic tile 
stall riser under shop window. 

 

Ovey's Farmhouse 
Hall house, now house. Late C14 extended C16 
and altered mid C20. Timber frame with painted 
brick infill, old tile gabled roof. L-plan of 5 bays, 
one-bay service end on east and one-bay cross 
passage, 2-bay former hall. Extension on north. 2 
storeys and attic. One end chimney on left, one 
on ridge cut down to right of centre, and one 
early C20 chimney at rear. South front: black 
rendered plinth, open eaves. Scattered 3-light 
leaded casements, within framing. Old wide 
plank entrance door on right hand, in line with 
cross passage, similar but smaller door to right of 
this with small glass panel. Interior: timber frame 
exposed with heavy joists in service end. One of 
2 original door frames remain in cross passage to 
service, with pointed arched and chamfered 
head. Inserted inglenook chimney, now altered. 
The roof was completely destroyed in mid C20 
and was replaced with modern type structure. 

 

The Royal Exchange Public House (referred to 
in the text as Maliks) 
Cottage, now public house. Late C16, altered 
C18 and late C20. Timber framed, encased in 
brick, old-tile gabled-roof lower section on right. 
T-plan of 3 framed bays with stair turret at rear 
and extensions on rear and on right hand. 2 
storeys and attics. Central ridge chimney, one on 
left and one on right hand gable; all with clay 
pots. Road front: 3-bay front to main section. 
Three, 2-light C19 casement windows, glazing 
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bars on first floor. 2 splayed bays on ground floor 
with similar windows, either side of C20 part-
glazed centre door. The building was known as 
The Coin Exchange before becoming a public 
house. 

 

Row of 6 cottages.  
C16 and C18, altered and extended C20. Part 
timber framed, painted render and brick infill; 
mostly brick; old tile roofs, gabled on higher roof 
in centre, hipped at both ends; Nos. 1 and 2 at 
lowest ridge level. 2 storeys. Ridge chimney in 
centre, other chimney on right hand, one at rear. 
Mixture of C19 and C20 casement windows with 
glazing bars on first floor, similar on ground floor 
but with one sash window with glazing bars to 
No.4. Six C20 entrance doors, mostly plank, with 
plain hoods. 

HIGH STREET (south side) 

 

K6 Telephone Kiosk 
Telephone kiosk, type K6. Designed by Sir Giles 
Gilbert Scott. Made by various contractors. Cast 
iron. Square kiosk with domed roof Unperforated 
crowns to top panels and margin glazing to 
windows and door. 

 

Goddans, Tarrystone, and Bel Cottage 
(formerly listed as Goddans, Ferndale, 25.3.55 
Tarry Stone Antiques) 
Row of 3 small houses. Late C18. Brick with tiled 
gabled roof, slightly higher in centre. 2 storeys. 3 
chimneys with clay pots. Rendered plinth to 
Tarrystone. Dentilled eaves. Goddans: two 2-light 
late C18 sliding casement windows with glazing 
bars and shutters either side, on first floor; 2 sash 
windows on ground floor with glazing bars and 
shutters, the one on right hand is wider. C19 6-
panelled door between, with top 2 panels glazed. 
Tarrystone: two C20, 3-light leaded casements 
first floor, 2 false leaded shop windows on 
ground floor of no special interest, with half-
glazed door between. Bel Cottage: 2 sash 
windows with glazing bars on both floors, ground 
floor with segmental heads. C19, 4-panelled door 
between, top glazed, under plain hood. 2 sash 
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windows with glazing bars on the right hand 
return gable, those on the first floor in moulded 
architrave frames. This return front is an 
important visual element at the end of the High 
Street from the west. 

 

Lloyd's Bank (formerly listed as Premises 
occupied by Lloyd's 25.3.55 Bank and No. 16) 
Cottage, now bank. C16, altered C20. Timber 
frame with painted brick infill, old tile gabled roof 
extending over way through to rear yard. 
Rectangular plan of 2 framed bays with extension 
at rear and way through on right. One storey. 
Road front: timber frame exposed with 2 large 
curved braces under eaves. 3 windows on 
ground floor with fixed lights and glazing bars. 

(See above) No. 16 (Libby of the Little Shop) (formerly listed 
as Premises occupied 25.3.55 by Lloyd's Bank 
and No. 16) (referred to in the text as The Little 
Shop) 
Probably an agricultural building, now shop. C17, 
altered C20. Timber frame with painted brick 
infill; slate gabled roof. One and a half storeys. 2 
half-glazed entrance doors either side of early 
C20 3-light square projecting shop window. 
Interior: timber frame exposed. Included for 
group value. 

 

King's Arms Hotel 
Hotel, now bars and restaurant. Late C17, rebuilt 
mid-C18, extended and altered late C20. Painted 
brick, tile coped gabled roof of different heights. 
Originally rectangular plan, now irregular with 
large extensions at rear. Part 2 storeys, part 2 
storeys and attics. Road front: black painted 
plinth and string course over first-floor windows 
and at first- floor level. Lower one-bay wing 
abutting at left with C19, 3-light casements 
ground and first floor, with segmental arches; 
half-glazed door on right symmetrical main 
section. 2 gabled dormers, three 2-light 
casements with overlights on first floor, 4 sash 
windows on ground floor with central C18 
panelled door under ornate hood with carved 
brackets. Interior: fine late C17 dog-leg staircase 
of 4 flights, going the whole height of main 
section; barley sugar balusters, heavy moulded 
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handrails, square newels and closed moulded 
string. 

 

Fiorini (referred to in the text as the Drycleaning 
Shop) 
Small cottage, now shop. Late C17, altered C20. 
Painted brick, old tile gabled roof. Rectangular 
plan with gable facing street. 2 storeys. One C20, 
2-light casement on first floor, C20 half-glazed 
entrance door on left, small C20 shop window on 
right. Thin timber members of roof truss exposed 
in gable. Included for group value. 

 

Minitiques and Andre Garet (formerly listed as 
Clieve Cottage) (referred to in the text as Teapot 
Teashop) 
Pair of semi-detached cottages, now small 
house. Late C18 or early C19. Brick, old tile 
hipped roof. 2 storeys. Centre chimney cut down. 
Offset and dentilled eaves. Symmetrical 2-bay 
front. C20 metal casements with leaded lights on 
first floor. C20 shop front on ground floor of no 
special interest with C20 entrance door on. either 
side. 

 

Moorings, Coombe End Cottage, Coombe 
Cottage  
Row of 3 cottages. Early or mid-C17, altered 
C19, altered and extended mid-C20. Timber 
framed encased in painted brick, false timbering 
on road front with roughcast infill. Old tile gable 
roof. Rectangular plan with extensions at rear. 2 
storeys. North front: one gable end, six C20 
metal leaded casements. Four C20 plain 
entrance doors with plain hoods on thin brackets. 

 

The Forge Restaurant (formerly listed as The 
Forge Garage, 25.3.55 The Forge 
House)(referred to in the text as Spice Merchant) 
C16 cottage, now restaurant. Mostly timber 
framed, partly encased in painted brick, part 
painted brick. Tile, gabled roof. T-plan of 2 x 1 
framed bays with lower extension on left. Jettied 
gable to road. Part 2 storeys and part one storey. 
Road front: Jettied gable on right hand with one 
3-light casement first floor, similar on ground floor 
with entrance door on left. Middle section one 
bay 3-light casements; left hand lower section, 
one similar window on ground floor. All windows 
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are C20 with leaded lights. Interior: good quality 
timber frame visible on ground and first floors of 
jettied section of 2 framed bays, but frame has 
been replaced by fibreglass imitations in single 
bay on left. 

 

The Maltings 
Cottage, now house. Mid C16, altered C18 and 
C20. Part timber framed encased in painted 
brick; part painted brick. Old tile gabled roof. 2 
storeys, 2 ridge chimneys, one in centre, one on 
left. Black painted plinth, offset brick eaves. North 
front: irregular 2- and 3-light leaded casements 
on first floor, 3- and 5-light similar on ground 
floor. 2-storey cant bay on right with leaded 
casements and painted tile hung apron between. 
Entrance door roughly in centre, 6-panel, 
moulded and fielded, in trellis porch. 

SCHOOL LANE (east side)  

 

The Brewhouse 
House. Late C15, altered C17, C18 and C20. 
Part timber frame with brick infill, part brick. Old 
tile gabled roof. Double-depth plan, the framed 
part of 3 bays; gabled crosswing on north-east. 2 
storeys. 2 ridge chimneys. South front: irregular 
fenestration of C20, 3-light leaded casements. 
Half-glazed garden door in centre, cant bay to 
right of this with sash windows and glazing bars; 
flat roof. Gable on right hand has similar leaded 
casements, 3-light on first floor and 4-light on 
ground floor, both with cambered arches. 

THE MOOR (south side) 

 

Wiggs Cottage (formerly listed as Wiggs 
Cottage, High Street, 25.3.55 south side) 
Small house. Late C18. Brick, old tile hipped roof. 
Rectangular plan. 2 storeys. One chimney on 
ridge, one on right hand gable, both with cornices 
and clay pots. Dentilled and offset eaves. 3 bay 
front. Sash windows with glazing bars. 4-panel 
door, top glazed, under C20 gabled porch on 
carved brackets to left of right hand end bay. 
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Moor End (formerly listed as Moor End, High 
Street (south 25.3.55 side) 
Cottage, now house. Mid-C16, extended C19, 
altered C20. Timber frame, brick infill, old tile 
gabled roof, small gabled dormer on rear. 
Rectangular plan of 2 framed bays, extensions 
on south west and north west. 2 storeys and 
attic. 2 flanking chimneys with offset heads and 
clay pots. North west front: lower extension on 
right hand with hipped roof. C20 irregular leaded 
casements. Square projecting window on first 
floor on right with leaded lights and small hipped 
tile roof. C20 enclosed entrance porch in lean-to 
extension on left with planked door; similar 
arrangement on right, but left-hand door from old 
timbers. Interior: timber frame exposed with fine 
heavy beams and joists . with wide chamfers. Old 
wide floor-boards on first floor. 

THE POUND (north side) Cookham Rise End 

 

Old Farmhouse 
Farmhouse, now house. Late C16, altered late 
C17 and C20. Part painted brick, part timber 
frame with painted brick infill. Old tile gabled roof. 
L-plan, probably 2 x 1 framed bays originally 
jettied on south gable with extensions. 2 storeys. 
One ridge chimney, one on left gable facing road. 
Scattered C20 casement windows with leaded 
lights. Plain entrance door on left hand in 
extension. Interior: some timber frame exposed. 

 

Haydens Cottage 
2 cottages, now one house. Early C18, altered 
C20. Brick with vitreous headers, old tile hipped 
roof. 2 storeys. 2 ridge chimneys. Dentilled and 
offset eaves course. Road front: C20, 3-light 
leaded casements, 5 on first floor, centre one 
blank with old insurance plaque. Similar 
casement on ground floor but with segmental 
brick heads. C20 enclosed porch. Old entrance 
door on right-hand end. 
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Old Oak Cottage 
Cottage. Late C16, refaced C18, altered C20. 
Part timber frame with painted brick infill, part 
brick. Old tile gabled roof. Rectangular plan with 
C20 extensions at rear and on right hand. 2 
storeys. Large centre ridge chimney with pots. 
Road front: symmetrical. 2 bays. 3-light leaded 
casements on first floor with shutters, similar on 
ground floor but without shutters. One single-light 
window at each end on ground floor 3 later 
buttresses. C20 entrance door in gabled porch 
on west gable. 

 

Old Timbers 
Cottage and byre, now small house C17, 
extended and altered C18 and C20. Part timber 
frame encased in painted brick, part painted 
brick. Gabled old tile roof. irregular plan. 2 gables 
to road. 2 storeys. Tall chimney on rear roof 
slope with clay pots, and centre chimney. 
Irregular C19 and C20 casement windows, some 
with leaded lights. Plain entrance door on south 
west front. 

 

Granary at Old Farmhouse 
Granary, now domestic store. Late C16 or early 
C17. Timber frame, painted brick infill, gabled 
shingle roof. Rectangular plan on 9 staddle 
stones, infilled with C20 stone- work. Planked 
stable door on north, approached by a flight of 
wooden steps. 

POUNDFIELD LANE (east side) Cookham Rise End 

 

Englefield House (formerly listed as 11.4.72 
Englefield House, Cookham Rise End) (rear of 
the Pound) 
House. Late C18, altered and extended C20. 
Brick, hipped slate roof. Main part square plan, 
extensions on north. 2 storeys. Parapet with 
stone coping. South front: symmetrical 3-bay 
front. Sash windows with glazing bars. Central 
C20 6-panel entrance door, semicircular fanlight 
with tracery, moulded wooden doorcase. 
Semicircular porch with ornate ironwork. 

TERRY'S LANE (west side) Cookham Rise End 
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Pound Cottage 
Small house. Early C18, altered C20. Brick with 
vitreous headers, tile gabled roof. Rectangular 
plan, small gabled extension at rear. 2 storeys. 
Chimney with clay pots on rear roof slope. Queen 
post roof truss framing visible on gable ends. 
Dentilled and offset eaves. Road front: C20 3-
light leaded casement windows, those on ground 
floor with segmental brick arches. 6-panelled 
entrance door on left, top panels glazed, under 
C20 gabled porch on oak posts and low brick 
walls. 
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Appendix	C:	Locally	significant	buildings	

High	Street	

	

Castle Cottage, Clomburr Cottage, The 
Boutique and Shelleys 
Group of four cottages, probably 17th-century, 
evidence of timber-framing, casement windows. 

	

South Leigh, Willans, Audley Cottage and Anvil 
View 
Group of four cottages, probably late 18th- or 
early 19th-century, brick, sash windows, original 
in Willans, original canopy over Audley Cottage 
front door. 

	

Stanley Spencer Gallery 
Former Methodist Chapel (1846), opened as art 
gallery in 1962. 

	

Fernlea (on the right) and Balingho 
Three-storey villas built by Sir Stanley 
Spencer’s grandfather; original front doors 
moved, prominent ridge tiles and slate roofs. 
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Moor Cottage 
1830 3-bay house enlarged and modified in 
arts and crafts style at turn of 20th century. 

School Lane 

	

Malt Cottage, Lanterns, Malthouse Cottage and 
The Malt Barn. Buildings formerly associated 
with The Brewery. 

	

1-4 School Lane Cottages 
 

	

Grasmere and Moorlands 
2-storey semi-detached villas with barley-sugar 
columns supporting bay cornices, metal railings 
on sills, ornate brackets supporting roof. 
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National School 
1858 with later additions. 

	

Studio House 
1936 by G Alan Fortescue in modernist style 
with distinctive chimney stacks; replacement 
windows. 

	

War Memorial 
1919, designed by G P G Hills. 

Odney Lane 

	

The Grove 
1920’s arts and crafts influenced riverside 
house, brick built with tile hanging and 
pargetting details. 
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The Grove coach-house 
Late 18th- or early 19th-century, brick-built coach 
house with associated stabling for The Grove. 

Sutton Road 

	

Old Ship 
Late medieval origins, although evolution 
difficult to decipher. 

	

Old Cottage 
Early 19th-century cottage. 

Church Gate 

	

3 Church Gate 
High Victorian rendered house, with striking 
porch and front door. 

Cookham Moor 
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Moor Hall 
Originally 1805 but much altered in arts and 
crafts style in 1895; tile-hung, timber-framing, 
fine brickwork, impressive oriel window with 
stained glass. 

	

Fleet Bridge 
1929 brick-built cutwater bridge. 

The Pound 

	

White Oak pub 
Probably early 19th-century, perhaps originally 
two three-bay houses. 

	

Regency Cottage outbuildings 
Modest early 19th-century “gothick” cottage, 
much enlarged in the 19th century; resulting 
house split into two again. Adjacent to original 
“cottage” is a row of brick-built outbuildings. 

Terrys Lane 
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Old Fire Station 
1910 roughcast first floor above surviving 
doors; shingled roof 

	

Rowborough 
Late 19th-century house characteristic of early 
arts and crafts as espoused by Norman Shaw. 
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Appendix	D:	Selection	of	key	paintings	relevant	to	the	Conservation	Area	
The authors acknowledge the valuable contribution of the Stanley Spencer Gallery to the 

Village Design Statement from which this select list has been drawn. The paintings listed are 
those by Spencer possessing identifiable or known links with views, facades or other building 
details within the Cookham High Street Conservation Area. 

 

High Street Character Area 

Title Location depicted 

Mending Cowls, Cookham (1915)  
Buildings now free of cowls converted into the 
house at the end of the Malt Cottages and 
Gantry House.   

A Village in Heaven (1937)  
By war memorial looking towards School 
Lane, including flint wall.   

High Street, Cookham (1929) / High Street 
from the Moor, Cookham (c1937)  

View eastwards from Moor to High Street with 
large area of crossroads in foreground. 

Unveiling Cookham War Memorial (1922)  
By war memorial with view north-westwards 
towards Winter Hill.   

The Village Lovers (1937)  Base of War Memorial viewed from above.  

Villas at Cookham (1932)  
Decorative metalwork detail on School Lane 
property including bay window and front 
garden.  

The Betrayal (1914)  
Buildings behind Fernlea, now the Malt 
Cottages and Tannery House.  

The Betrayal (1922-3)  Flint and brick wall, School Lane.  

The Brewhouse, Cookham (1957)  
Front elevation of The Brew House in School 
Lane.  

The Last Supper (1920)  
Inside The Malt House in School Lane. In the 
background, the red wall of a grain bin.  

The Tarrystone (1929)  
Former location at east end of High Street 
looking westwards along High Street from 
junction with Sutton Road.  

Neighbours (1936)  
Fernlea, birthplace of Stanley Spencer and his 
home for many years, showing privet hedge 
and garden fence at back of house.  

Christ carrying the Cross (1920)  View of Fernlea upper front elevation.  

Christ’s Entry into Jerusalem (1921)  
View of Fernlea and, next door, an ivy 
covered cottage, The Nest, home of Stanley 
Spencer’s grandmother.  
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Month of April: Clipping Privet Hedge (Chatto 
and Windus Almanack 1927)  

Fernlea lower front elevation, showing front 
door, bay window., and low wall topped with 
privet hedge.  

The Dustmen or The Lovers (1934)  Front garden of cottage in High Street.  

Crossing the road (1936)  
Buildings on north side of High Street, from 
Vine Cottage to Bel and the Dragon.  

St. Francis and the Birds (1935)  High Street cottage showing tiled roof.  

The Farm Gate (1950)  Gateway of Ovey’s Farm, High Street.  

From the Artist’s Studio (1938)  
View south west to pitched, tiled roofs behind 
southern side of High Street.  

The Jubilee Tree (1936)  
Southwards view from near The Crown public 
house including War Memorial and School 
Lane.  

Adoration of Old Men (1937)  
North-western end of School Lane, showing 
brick, flint and metallic walling.  

 
Riverside Character Area 

Title Location depicted 

Girls Returning from a Bathe (1936)  
Distinctive circular window of the Odney Club 
(Lullebrook Manor), Odney Lane.  

The Bridge (1920)  
Stylised stone version of Cookham bridge 
with decorative quatrefoil detail from existing 
iron bridge.  

View from Cookham Bridge: Turk’s Boatyard 
(1936)   

View upstream showing Turk’s boatyard, 
church tower and nearby property with river 
bank in foreground and Winter Hill in 
background.  

Turk’s Boatyard, Cookham (1931  
Skiffs pulled up in yard with Thames and toll 
house in background.  

Swan Upping at Cookham (1915-1919)  
By Turk’s boatyard facing downstream, shows 
Cookham Bridge with quatrefoil details.  

Detail of ‘Christ Preaching at Cookham 
Regatta (1959)  

Boats in river by The Ferry Public House.  

Upper Reach, Cookham (1936)  
View upstream, under bridge, from The Ferry 
public house towards Riversdale.  

Dinner on the Hotel Lawn (1956- 7)  Riverside lawn of The Ferry Public House.  

Ferry Hotel Lawn (1936)  
View downstream from the lawn of The Ferry 
Public House towards Sashes Island.  
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By the River (1935)  
Bellrope Meadow, towards Holy Trinity 
Church.  

Bellrope Meadow (1936)  
Looking south-east including Holy Trinity 
Church.  

Boat Builder’s Yard (1936)  View to river, fish tank in foreground.  

Cookham Churchyard, Whitsun (1953)  Gateway view to Holy Trinity Church.  

The Churchyard, Cookham (1958)  Side view of Holy Trinity Church.  

The Angel, Cookham Churchyard (1934)  
View of The Angel statue in Holy Trinity 
churchyard, with church tower in background.  

The Resurrection, Cookham (1923-7)  
Holy Trinity churchyard, showing stylised 
church windows and existing path to river.  

Bathing in Odney Pool, Cookham (1921)  
Bridge over the weir and the view towards the 
wooded escarpment of Cliveden.  

Separating Fighting Swans (1933)  
Where Lulle Brook meets the main stream of 
the Thames, the sloping beach of the former 
‘My Lady Ferry’.  

Rural Green Spaces Character Area 

Title Location depicted 

High Street, Cookham (1929) / High Street 
from the Moor, Cookham (c1937)  

View eastwards from Moor to High Street with 
large area of crossroads in foreground. Similar 
image dated 1937 is believed to be of the 
1929 painting, erroneously dated.  

Love on the Moor (1949-54)  The Moor, looking south to Moor Hall wall.  

Miss Ashwanden in Cookham (1958)  
View from close to War Memorial towards 
corner of School Lane and Moor Hall.  

Moor Posts, Cookham (1936)  
Across the east end of the Moor showing 
houses close to the School Lane corner.  

Cookham Moor (1937)  
From the Causeway Bridge looking east 
towards the built edge of Cookham village, 
with Cliveden woods in distance  

Pound Field, Cookham (1935)  
View southwards from upper Poundfield Lane 
towards buildings of The Pound including 
former cedar tree.   

Wisteria at Englefield (1954)  Front porch of Englefield.  

Englefield House (1951)  South-east corner of house and cedar tree.   

Cookham from Englefield (1948)  
From the garden eastwards showing former 
cedar tree and houses in the distance.  

Magnolias (1938)  Includes views towards Terrys Lane.   
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Lilac and clematis at Englefield (1955)  
Showing single storey element of house with 
paned windows.  

Terry’s Lane, Cookham (1932)  The Poundfield from Poundfield Lane.  

The Scarecrow, Cookham (1934)  
Painted in Rowborough gardens with view 
over Marsh Meadow to Berries Road.  

The Pound Character Area 

Title Location depicted 

Gardens in the Pound, Cookham (1936)  

View showing north side gardens with metallic 
fencing looking south east to old walls, gates 
and buildings on south side.  
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Title Financial Update 
Responsible Officer(s) Russell O’Keefe, Strategic Director of Corporate and 

Community Services, 01628 796521
Contact officer, job 
title and phone number

Rob Stubbs, Head of Finance, 01628 796341

Member reporting Councillor Saunders, Lead Member for Finance
For Consideration By Cabinet
Date to be Considered 27 October 2016
Implementation Date if 
Not Called In

Immediate

Affected Wards All

REPORT SUMMARY

1. This report sets out the Council’s financial performance to date in 2016-17. In 
summary there is a projected £132k underspend on the General Fund.  This is 
a decrease of £266k from the September financial monitoring report. This is 
due to an £86k decrease in the net underspend forecast in service budgets, 
details of which are included in section 4 and presenting the £180k reduction of 
the provision for the clearance of Shurlock Road as an approved estimate, 
details of which are in paragraph 4.7.

2. Consequently the Council remains in a strong financial position, with the 
Council’s combined General Fund Reserves of £6.092m being in excess of the 
£5.27m recommended minimum level set at Council in February 2016.

If recommendations are adopted, how will residents benefit?
Benefits to residents and reasons why they will 
benefit

Dates by which they can expect 
to notice a  difference

Assurance that the Council is making effective 
use of its resources and that budgets are being 
reviewed regularly.

27 October 2016

Report for: INFORMATION
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1. Details of Recommendations 

RECOMMENDED: That Cabinet:

i) Notes the Council’s projected outturn position.
ii) Approves the inclusion of the £180k release of provision relating to the 

clearance of Shurlock Road as an approved estimate (see paragraph 4.7).
iii) Authorises the Head of Finance, in consultation with the Lead Member for 

Finance, to accept the four year local government settlement and submit 
the efficiency statement in Appendix G.  (Further details in paragraph 4.8)

2. REASON FOR RECOMMENDATION(S) AND OPTIONS CONSIDERED

2.1  As this is a monitoring report decisions are normally not necessary but may 
occasionally be required. 

3. KEY IMPLICATIONS 

Defined 
Outcomes

Unmet Met Exceeded Significantly 
Exceeded

Date 
delivered

General 
Fund 
Reserves
Achieved

Below 
£5.0m

£5.0m-
£5.49m

£5.5m-
£6.0m

Above 
£6.0m

31 May 
2017
 

3.1 The General Fund Reserve is £4.988m and the balance on the Development 
Fund is £1.104m, see appendix D for a breakdown of the balance on the 
Development Fund. The combined reserves are £6.092m.  The 2016-17 budget 
report recommended a minimal reserve level of £5.27m to cover known risks 
for 18 months.

4. FINANCIAL DETAILS

4.1. The Strategic Director of Adults, Children & Health Services reports a 
projected outturn figure for 2016-17 of £57.622m against a controllable net 
budget of £57.310m, an overspend of £312k. This is an increase of £213k on 
the overspend reported to Cabinet in September.

The most significant changes since September cabinet are:
 A projected overspend of £343k on the home to school transport budget, due 

to the full year effect of the increase in high needs SEN pupils in the last 
academic year, and to the cost of new transport contracts for SEN pupils. 
The projections for the 2016/17 academic year are being compared to the 
2015/16 position to clearly determine the underlying reasons for this 
increase.  Following this analysis, the position will be reviewed in order to 
determine if appropriate mitigations can be identified.   

 The budget for supporting residents into temporary accommodation is 
projecting an overspend of £470k. The projection is based on a detailed 
review of the housing benefit subsidy for those in temporary accommodation, 
and the potential impact of the benefit cap which will be introduced from 292



November this year. Mitigation of this pressure will include increased effort to 
source temporary accommodation at a price that is close to the local housing 
benefit reference rate, and identification of those residents adversely 
affected by the benefit cap in order to provide them with individual advice 
and support.   

 Additional saving of £200k is forecast in domiciliary care provision to older 
people arising from favourable terms in the council’s contract for the 
provision of homecare services, and a reduction in demand for services 
following a prolonged period of higher than expected demand.  

 A further £300k is available as mitigation following a national review of 
nursing care costs in nursing homes. The review is ongoing and the 
Department of Health has provided this additional funding on an interim 
basis.  The council generally contracts for nursing care placements at a rate 
that includes all costs of provision and retains the DH funding as a 
contribution towards this cost.

There remain significant pressures and savings, as reported to Cabinet in 
September, that continue to impact on the budget position:        
 Pressures continue in funding the provision of services to those with a 

learning disability and mental health problems - projected overspend of 
£416k, 2.5%, on a net budget of £17m.  The pressure arises from the 
changing care requirements of a small number of residents with high needs, 
a delay in the de-registration of homes, and a Secretary of State adjudication 
of an Ordinary Residence dispute.    

 Overspends mainly due to the additional cost of agency staff in key posts 
across Quality Assurance (£42k), the Pods (£39k), the MASH (£356k) and 
Children’s disability teams (£30k).  As expected, projected costs in these 
teams have reduced by around £109k in the last month, as a result of recent 
initiatives to recruit permanent social workers and team managers. They are 
expected to reduce further over the rest of the year. 

 An underspend of £619k in the care costs of children with disabilities, 
internal fostering and children leaving care mainly due to fewer than 
expected numbers requiring high cost support. This is £30k less than the 
underspend reported to Cabinet in September. 

There are no projected variances to report within the HR budget.

In addition to the above variances, the following risk remains a potential impact 
on the budget position:

 Two high cost cases where the liability of the council to meet their costs is 
uncertain either due to their Ordinary Residence or due to their eligibility for 
Continuing Health Care funding. The maximum additional cost this year to 
the Directorate should these cases all be decided against the council is 
estimated at £165k, and the maximum saving if all cases were settled in 
favour of the council is estimated at £558k this year. 293



4.2. The Strategic Director of Corporate and Community Services reports a 
projected outturn figure for 2016-17 of £4.173m against a controllable net 
budget of £4.205m, an underspend of £32k. 

This is a similar position to that reported last month (£32k). 

Several minor pressures are arisen in Property management and Communities 
and Economic development, but these are offset by savings in other parts of 
the service.

4.3. The Strategic Director of Operations and Customer Services  projects an 
improved underspend of £407k on directorate 2016-17 approved budget of 
£21.576m, £127k up on the projection reported to Cabinet in September 
(£280k).

This improvement has been achieved by managers in the Waste and Parking 
Services, under the ‘Community, Protection and Enforcement Services’ (CPES) 
umbrella.

 Residual waste tonnages are down this year, we expect that trend to 
continue, giving an underspend of around £62k.

 Income from the garden waste collection service remains strong, and we 
project approximately £85k over achievement of budget.

 An overspend of £20k has also been reported in CPES, which we will work to 
mitigate before the year end.

Parking income is also very positive in the first 6 months of the year, and 
managers project an over-achievement of budgets of approximately £130k.

The ICT services has maintained its projection of £150k underspend, arising 
from vacancies and contract savings of networks.

Several ‘Delivering Differently’ initiatives are coming to Cabinet in the next few 
months, some of which will incur implementation costs. 

We anticipate these can be covered from in year OCS directorate 
underspends.

4.4. Revenue budget movements this month:

     £000
Approved Estimate 83,073
Redundancy 18
Service Expenditure Budget  this Month 83,091

On the request of Corporate O&SP an expanded full year Movement Statement 
has been included in the report in Appendix E. 

4.5. Cash Balances Forecast

Appendix F provides details of the Borough’s cash balances. Members will see 
the downward trend of our balances starting to appear. A downward trend of 
our balances is starting to appear. However, this situation was anticipated and 
long term deposits are being reduced in favour of more liquid funds. This graph 
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will be presented monthly in order to provide Cabinet with an early warning of 
key Treasury decisions. 

4.6. Liabilities

A part II list of liabilities has been included in the report (Appendix H). 

4.7. Drawdown of the provision for the clearance of Shurlock Road.

In March 2013 a provision (£300k) was created for legal and other costs that 
may be incurred in clearing the Shurlock Rd. traveller site. 

In July 2016 there was a paragraph in the Finance Update that reported no 
costs, as yet, have been incurred but are currently estimated to be 
£100k.Therefore the balance of the provision (£200k) was drawn back to the 
General Fund.

The General Fund variance resulting from the draw down has been reported in 
the Finance Update since July 2016. A subsequent review of potential costs 
has been undertaken resulting in a revised estimate of £120k. A 
recommendation is now being made that the balance of the provision (£180k) 
should be shown as an approved estimate in Appendix A.  

4.8. Acceptance of the four year finance settlement

As part of the local government financial settlement for 2016-17, the Secretary 
of State for Communities and Local Government offered an opportunity for a 
four year financial settlement. 

One of the conditions of acceptance of the settlement is that the authority must 
submit an efficiencies statement and this is included in Appendix G. 

Acceptance of the settlement and the format of the efficiencies statement have 
been discussed with members of the Budget Steering Group and are 
recommended to Cabinet via this report. 

Almost all local authorities in the UK are expected to accept the offer of the  
four year settlement which offers some certainty around funding streams and 
assists financial planning in the medium term. Further details can be found in 
appendix G.

4.9. Capital Programme

The approved 2016-17 capital estimate is £44.353m; the projected outturn for 
the financial year is £44.103m. The capital outturn in 2015-16 was £27.421m. 
See appendices B and C for further details.

 Exp Inc Net
 £'000 £'000 £'000
Approved estimate 44,353 (19,286) 25,067
Variances identified 0 0 0
Slippage to 2017-18 (250) 250 0
Projected Outturn 2016-17 44,103 (19,036) 25,067
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Overall capital programme status

 Report to 
October  2016 
Cabinet

Number of schemes in programme 532
Yet to Start 18%
In Progress 57%
Completed 20%
Ongoing Programmes e.g. Disabled Facilities Grant 5%
Devolved Formula Capital Grant schemes budgets 
devolved to schools

0%

5. LEGAL IMPLICATIONS

5.1 In producing and reviewing this report the Council is meeting its legal 
obligations to monitor its financial position.

6. VALUE FOR MONEY

6.1 Service monitoring ensures a constant review of budgets for economy, efficiency 
and effectiveness.

7. SUSTAINABILITY IMPACT APPRAISAL

7.1 N/A

8. Risk Management 
Risks Uncontrolled Risk Controls Controlled Risk
None

9. LINKS TO STRATEGIC OBJECTIVES

9.1 Residents can be assured that the Council is providing value for money by 
delivering economic services.

10. EQUALITIES, HUMAN RIGHTS AND COMMUNITY COHESION

10.1 This is a monitoring report with no actions related to staff or service provision. An 
Equality Impact Assessment (EQIA) has not, therefore, been completed for the
production of this report. An EQIA would be required should this report generate 
any changes to policy.

11. STAFFING/WORKFORCE AND ACCOMMODATION IMPLICATIONS

11.1  None.

12. PROPERTY AND ASSETS

12.1  None.

13. ANY OTHER IMPLICATIONS

13.1  None. 296



14. CONSULTATION 

14.1 Overview & Scrutiny meetings are scheduled prior to this Cabinet. Any 
comments from those meetings will be reported verbally to Cabinet.

15. TIMETABLE FOR IMPLEMENTATION

15.1 N/A.

16. APPENDICES

16.1 Appendix A Revenue budget summary.
Appendix B Capital budget summary.
Appendix C Capital variances.
Appendix D Development Fund analysis.
Appendix E Revenue Movement Statement.
Appendix F Cash Flow Forecast.
Appendix G Efficiency Statement supporting acceptance of the four year 

settlement.
Appendix H Liabilities (Part 2 Not for publication by virtue of paragraph 3 of Part 

1 of Schedule 12A of the Local Government Act 1972).

17. BACKGROUND INFORMATION

17.1  Budget Report to Council February 2016.

18. CONSULTATION (MANDATORY)

Name of 
consultee 

Post held 
and 
Department 

Date sent Date 
received 

See 
comments 
in paragraph:

Internal 
Cllr Saunders Lead Member 

for Finance
29/9/2016 29/9/2016 Throughout

Cllr Rankin Deputy Lead 
Member for 
Finance

29/9/2016

Alison Alexander Managing 
Director 

29/9/2016 29/9/2016 Throughout

Corporate 
Management 
Team (CMT)

Strategic 
Directors

23/9/2016 23/9/2016 Throughout

External None

REPORT HISTORY
Decision type: Urgency item?
For information No 

Full name of report 
author

Job title Full contact no:

Richard Bunn Chief Accountant 01628 796510
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 FINANCE UPDATE FOR OCTOBER 2016 CABINET Appendix A

SUMMARY Budget

Approved 

Estimate

Projected 

Variance

£000 £000 £000

Adult, Children's & Health Commissioning 7,642 7,836 557

Schools and Educational Services 2,914 2,923 193

Health, Early Help & Safeguarding 10,411 10,423 (99)

Health and Adult Social Care 32,408 32,323 (339)

Human Resources 1,167 1,547 0

A,C&H Management 834 1,032 0

Total Adult, Children & Health 55,376 56,084 312

Better Care Fund-Expenditure 9,915 10,956 0

Better Care Fund-Income (8,485) (9,730) 0

Total Better Care Fund 1,430 1,226 0

Maintained Schools 42,127 39,544 0

Early Years Education and Childcare Provision 7,154 6,296 0

Admissions and Pupil Growth 545 381 0

Support Services for Schools and Early Years 1,714 1,606 94

High Needs and Alternative Provision 13,430 13,633 326

Dedicated Schools Grant (64,970) (61,460) (420)

Total Schools Budget (DSG) 0 0 0

Total Adult, Children and Health Services 56,806 57,310 312

Director of Operations & Customer Services (27) 377 0

Revenues & Benefits 816 769 0

Highways & Transport 6,125 6,378 0

Community, Protection & Enforcement Services 6,957 7,206 (257)

Customer Services 1,740 1,885 0

Technology & Change Delivery 2,915 2,603 (150)

Library, Arts & Heritage Services 2,280 2,358 0

Total Operations & Customer Services 20,806 21,576 (407)

Director of Corporate & Community Services 85 14 0

Planning, Development and Regeneration Service (819) (726) 47

Corporate Management 433 560 0

Performance 429 475 (20)

Democratic Services 1,955 1,948 (52)

Elections 261 263 0

Legal 104 104 (47)

Finance 2,353 2,426 (25)

Building Services 40 26 0

Communities and Economic Development (801) (885) 65

Total Corporate & Community Services 4,040 4,205 (32)

TOTAL EXPENDITURE 81,652 83,091 (127)

2016/17
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 FINANCE UPDATE FOR OCTOBER 2016 CABINET Appendix A

SUMMARY Budget

Approved 

Estimate

Projected 

Variance

£000 £000 £000

2016/17

Total Service Expenditure 81,652 83,091 (127)

Contribution to / (from) Development Fund 1,133 455 0

Pensions deficit recovery 2,115 2,115 0

Pay reward 500 5 (5)

Transfer to/(from) Provision for the clearance of Shurlock Road (180) 0

Transfer to/(from) Provision for Redundancy (304) 0

Environment Agency levy 150 150 0

Capital Financing inc Interest Receipts 5,128 5,258 0

NET REQUIREMENTS 90,678 90,590 (132)

Less - Special Expenses (981) (981) 0

Transfer to / (from) balances 0 88 132

GROSS COUNCIL TAX REQUIREMENT 89,697 89,697 0

General Fund

Opening Balance 4,681 4,768 4,856

Transfers to / (from) balances 0 88 132

4,681 4,856 4,988

NOTE Service variances that are negative represent an underspend, positive represents an overspend.

Memorandum Item 

Current balance on the Development Fund

£000

Opening Balance 649

Transfer (to) / from other reserves

Transfer from General Fund - sweep 

Transfer (to) / from General Fund - other initiatives 455

1,104
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Contains Confidential 
or Exempt Information 

Main paper  - Part I,  Appendices G part II (Not for 
publication by virtue of paragraph 3 of Part 1 of 
Schedule 12A of the Local Government Act 1972) 

Title Financial Update 
Responsible Officer(s) Russell O’Keefe, Strategic Director of Corporate and 

Community Services, 01628 796521
Contact officer, job 
title and phone number

Rob Stubbs, Head of Finance, 01628 796341

Member reporting Councillor Saunders, Lead Member for Finance
For Consideration By Cabinet
Date to be Considered 24 November 2016
Implementation Date if 
Not Called In

Immediate

Affected Wards All

REPORT SUMMARY

1. This report sets out the Council’s financial performance to date in 2016-17. In 
summary there is a projected £430,000 underspend on the General Fund 
which is an improvement of £298,000 from the October financial monitoring 
report. This is due to a net increase in the underspend forecast in service 
budgets, details of which are included in section 4.

2. The Council remains in a strong financial position, with the Council’s combined 
General Fund Reserves of £6,390,000 in excess of the £5,270,000 
recommended minimum level set at Council in February 2016.

If recommendations are adopted, how will residents benefit?
Benefits to residents and reasons why they will 
benefit

Dates by which they can expect 
to notice a  difference

Assurance that the Council is making effective 
use of its resources and that budgets are being 
reviewed regularly.

24 November 2016

Report for: INFORMATION
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1. Details of Recommendations 

RECOMMENDED: That Cabinet:

i) Notes the Council’s projected outturn position.

2. REASON FOR RECOMMENDATION(S) AND OPTIONS CONSIDERED

2.1 As this is a monitoring report decisions are normally not necessary but may be 
required. 

3. KEY IMPLICATIONS 

Defined 
Outcomes

Unmet Met Exceeded Significantly 
Exceeded

Date 
delivered

General 
Fund 
Reserves
Achieved

Below 
£5,000,000

£5,000,000
to
£5,490,000

£5,490,000
to
£6,000,000

Above 
£6,000,000

31 May 
2017
 

3.1 The General Fund Reserve is £5,286,000 and the balance on the Development 
Fund is £1,104,000, see appendix D for a breakdown of the balance on the 
Development Fund. The combined reserves are £6,390,000. The 2016-17 
budget report recommended a minimal reserve level of £5,270,000 to cover 
known risks for 18 months.

4. FINANCIAL DETAILS

4.1. The Strategic Director of Adults, Children & Health Services reports a 
projected outturn figure for 2016-17 of £57,469,000 against a controllable net 
budget of £57,311,000, an overspend of £158,000. This is a decrease of 
£154,000 on the overspend reported to Cabinet in October.

The most significant changes since October cabinet are:

 A reduction of £82,000 in the projected overspend in the placement budget for 
children in care, this reflects the net impact of a number of recent placement 
changes.

     
 A reduction of £44,000 in the forecast overspend in the MASH due to continued 

success in appointing staff and therefore reducing the requirement for agency 
staff. 

 A reduction of £55,000 in the forecast cost of the deprivation of liberty and 
safeguarding function following a review of the number and cost of the 
caseload for the remainder of the year.  

 A reduction of £50,000 in the forecast underspend in the net cost of delivering 
domiciliary care services to older people.  
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There remain significant pressures and savings, as reported to Cabinet in 
October, that continues to impact on the budget position:  

 A projected overspend of £343,000 on the home to school transport budget, 
due to the full year effect of the increase in high needs SEN pupils in the last 
academic year, and to the cost of new transport contracts for SEN pupils.

 The budget for supporting residents into temporary accommodation is 
projecting an overspend of £470,000; this is due to the housing benefit subsidy 
loss and the benefit cap which will be introduced from November this year.

 Pressures in the provision of services to those with a learning disability and 
mental health problems - projected overspend of £384,000, this is £32,000 
lower than the overspend forecast last month. The pressure arises from the 
changing care requirements of a small number of residents with high needs, a 
delay in the de-registration of homes, and a Secretary of State adjudication of 
an Ordinary Residence dispute.    

 An underspend of £619,000 in the care costs of children with disabilities, 
internal fostering and children leaving care mainly due to fewer than expected 
numbers requiring high cost support.

There are no projected variances to report within the HR budget.

In addition to the above variances, the following risk remains a potential impact 
on the budget position:

 Two high cost cases where the liability of the council to meet their costs is 
uncertain either due to their ordinary residence or due to their eligibility for 
Continuing Health Care funding. The maximum additional cost this year to the 
Directorate should these cases both be decided against the council is 
estimated at £165,000, and the maximum saving if both cases were settled in 
favour of the council is estimated at £558,000 this year. 

4.2. The Strategic Director of Corporate and Community Services reports a 
projected underspend for 2016-17 of £28,000 on the net budget of £4,195,000, 
in line with last month’s projected underspend of £32,000. 

Key change is the recognition of increased planning application income, 
partially offset by higher legal and staff costs.

The underspend reductions reported in Performance, Democratic Services and 
Finance reflect accounting transfers to a centrally held managed vacancy 
saving.

4.3. The Strategic Director of Operations and Customer Services reports a further 
improved projected underspend of £555,000 on the directorate 2016-17 
approved budget of £21,686,000, £148,000 up on figure reported to Cabinet in 
October.

303



This achievement is based on significant performance improvements in key 
areas of the directorate.

In CPES, Parking services report £180,000 underspend from strong activity in 
town centre car parks and from parking enforcement. Waste services expect to 
be under budget £250,000 from high recycling and garden waste tonnages, 
with associated income increases. Various under and over spends across the 
service combine with these to give service total of £370,000.

In Customer Services, Facilities management are reporting net pressure of 
£40,000 from staffing issues.

In Highways and Transport, increased costs are reported from clearing up of 
asbestos and other fly tipping, approx. £140,000 for full year. The Lead 
member has approved an action plan to address this issue and recover some 
of these costs. Overall service overspend of £75,000, as mitigated by 
efficiencies vacancy savings and extra streetworks-based income, 

            
In ICT, the underspend has improved to £250,000 from early delivery of 
2017/18 restructure savings.

Libraries have an estimated £50,000 pressure from emergency repairs to 
Maidenhead library.

4.4. Revenue budget movements this month:

Service expenditure budget reported to October 
Cabinet £83,091,000
Redundancy costs funded by provision £101,000
Service expenditure budget  this month £83,192,000

An expanded full year Movement Statement has been included in the report in 
Appendix E. 

4.5. Cash Balances Forecast

Appendix F provides details of the Borough’s cash balances. This month we 
are forecasting cashflows over 12 months rather than 3 months as in recent 
Finance Updates. This allows Members to see the effect of the downward trend 
of our balances particularly at the year end when LEP expenditure and low 
levels of council tax and business rates may require us to take out a short term 
loan. Further borrowing may be required later in the year as balances continue 
to fall. The precise timing of any decision to borrow is managed through the 
daily treasury management carried out by the Finance team. Borrowing limits 
are approved by Council in the annual budget report.  

4.6. Liabilities

A part II list of liabilities has been included in Appendix G to this report. 

304



4.7. Capital Programme

The approved 2016-17 capital estimate is £45,987,000; the projected outturn 
for the financial year is £41,538,000. The capital outturn in 2015-16 was 
£27,421,000. See appendices B and C for further details.

 Exp Inc Net
Approved estimate £45,987,000 (£19,354,000) £26,633,000
Variances identified (£647,000) £649,000 £2,000
Slippage to 2017-18 (£3,802,000) £0 (£3,802,000)
Projected Outturn 2016-17 £41,538,000 (£18,705,000) £22,833,000

  
Overall capital programme status

 Report to 
November 2016 
Cabinet

Number of schemes in programme 532
Yet to Start 17%
In Progress 56%
Completed 22%
Ongoing Programmes e.g. Disabled Facilities Grant 5%
Devolved Formula Capital Grant schemes budgets 
devolved to schools

0%

5. LEGAL IMPLICATIONS

5.1 In producing and reviewing this report the Council is meeting its legal 
obligations to monitor its financial position.

6. VALUE FOR MONEY

6.1 Service monitoring ensures a constant review of budgets for economy, efficiency 
and effectiveness.

7. SUSTAINABILITY IMPACT APPRAISAL

7.1 N/A

8. Risk Management 
Risks Uncontrolled Risk Controls Controlled Risk
None

9. LINKS TO STRATEGIC OBJECTIVES

9.1 Residents can be assured that the Council is providing value for money by 
delivering economic services.
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10. EQUALITIES, HUMAN RIGHTS AND COMMUNITY COHESION

10.1 This is a monitoring report with no actions related to staff or service provision. An 
Equality Impact Assessment (EQIA) has not, therefore, been completed for the
production of this report. An EQIA would be required should this report generate 
any changes to policy.

11. STAFFING/WORKFORCE AND ACCOMMODATION IMPLICATIONS

11.1  None.

12. PROPERTY AND ASSETS

12.1  None.

13. ANY OTHER IMPLICATIONS

13.1  None.

14. CONSULTATION 

14.1 Overview & Scrutiny meetings are scheduled prior to this Cabinet. Any 
comments from those meetings will be reported verbally to Cabinet.

15. TIMETABLE FOR IMPLEMENTATION

15.1 N/A.

16. APPENDICES

16.1 Appendix A Revenue budget summary
Appendix B Capital budget summary
Appendix C Capital variances
Appendix D Development Fund analysis
Appendix E Revenue Movement Statement
Appendix F Cash Flow Forecast
Appendix G Liabilities (Part 2 Not for publication by virtue of paragraph 3 of Part 

1 of Schedule 12A of the Local Government Act 1972)

17. BACKGROUND INFORMATION

17.1  Budget Report to Council February 2016.
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18. CONSULTATION (MANDATORY)

Name of 
consultee 

Post held 
and 
Department 

Date sent Date 
received 

See 
comments 
in paragraph:

Internal 
Cllr Saunders Lead Member 

for Finance
24/10/2016

Cllr Rankin Deputy Lead 
Member for 
Finance

24/10/2016

Alison Alexander Managing 
Director 

24/10/2016

Corporate 
Management 
Team (CMT)

Strategic 
Directors

24/10/2016

External None

REPORT HISTORY
Decision type: Urgency item?
For information No 

Full name of report 
author

Job title Full contact no:

Richard Bunn Chief Accountant 01628 796510
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 FINANCE UPDATE FOR NOVEMBER 2016 CABINET Appendix A

SUMMARY Budget

Approved 

Estimate

Projected 

Variance

£000 £000 £000

Adult, Children's & Health Commissioning 7,636 7,821 474

Schools and Educational Services 2,914 2,923 193

Health, Early Help & Safeguarding 10,411 10,438 (81)

Health and Adult Social Care 32,408 32,323 (389)

Human Resources 1,167 1,547 0

A,C&H Management 834 1,032 (39)

Total Adult, Children & Health 55,370 56,084 158

Better Care Fund-Expenditure 9,915 10,956 0

Better Care Fund-Income (8,485) (9,730) 0

Total Better Care Fund 1,430 1,226 0

Maintained Schools 42,127 39,543 0

Early Years Education and Childcare Provision 7,154 6,296 0

Admissions and Pupil Growth 545 381 0

Support Services for Schools and Early Years 1,714 1,606 94

High Needs and Alternative Provision 13,430 13,634 326

Dedicated Schools Grant (64,970) (61,460) (420)

Total Schools Budget (DSG) 0 0 0

Total Adult, Children and Health Services 56,800 57,310 158

Director of Operations & Customer Services (27) 377 0

Revenues & Benefits 816 769 0

Highways & Transport 6,125 6,378 75

Community, Protection & Enforcement Services 6,957 7,223 (470)

Customer Services 1,704 1,813 40

Technology & Change Delivery 2,915 2,687 (250)

Library, Arts & Heritage Services 2,316 2,440 50

Total Operations & Customer Services 20,806 21,687 (555)

Director of Corporate & Community Services 85 14 0

Planning, Development and Regeneration Service (813) (726) (61)

Corporate Management 433 560 0

Performance 429 475 1

Democratic Services 1,955 1,938 14

Elections 261 263 0

Legal 104 104 (47)

Finance 2,353 2,426 0

Building Services 40 26 0

Communities and Economic Development (801) (885) 65

Total Corporate & Community Services 4,046 4,195 (28)

TOTAL EXPENDITURE 81,652 83,192 (425)

2016/17
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 FINANCE UPDATE FOR NOVEMBER 2016 CABINET Appendix A

SUMMARY Budget

Approved 

Estimate

Projected 

Variance

£000 £000 £000

2016/17

Total Service Expenditure 81,652 83,192 (425)

Contribution to / (from) Development Fund 1,133 455 0

Pensions deficit recovery 2,115 2,115 0

Pay reward 500 5 (5)

Transfer to/(from) Provision for the clearance of Shurlock Road (180) 0

Transfer to/(from) Provision for Redundancy (405) 0

Environment Agency levy 150 150 0

Capital Financing inc Interest Receipts 5,128 5,258 0

NET REQUIREMENTS 90,678 90,590 (430)

Less - Special Expenses (981) (981) 0

Transfer to / (from) balances 0 88 430

GROSS COUNCIL TAX REQUIREMENT 89,697 89,697 0

General Fund

Opening Balance 4,681 4,768 4,856

Transfers to / (from) balances 0 88 430

4,681 4,856 5,286

NOTE Service variances that are negative represent an underspend, positive represents an overspend.

Memorandum Item 

Current balance on the Development Fund

£000

Opening Balance 649

Transfer (to) / from other reserves

Transfer from General Fund - sweep 

Transfer (to) / from General Fund - other initiatives 455

1,104

310



Document is Restricted

311

Agenda Item 10
By virtue of paragraph(s) 2 of Part 1 of Schedule 12A
of the Local Government Act 1972.



This page is intentionally left blank


	Agenda
	2 Declarations of Interest
	3 Minutes
	Minutes
	Minutes , 14/07/2016 Planning & Housing Overview & Scrutiny Panel

	4 Borough Local Plan, Consultation Draft (Regulation 18)
	BLP for OS

	5 Affordable Housing
	meetings161117_Appx_Affordable Housing Guidance Note

	6 Cookham High Street Conservation Area Appraisal Consultation and adoption
	meetings_161117_Cookham CAA Appx

	7 Finance Updates
	Finance - Appendix A Agresso Monitoring October Cabinet
	meetings_161124_FINANCE
	Finance - Appendix A Agresso Monitoring November

	10 Minutes

