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Houlton Street

BRISTOL
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2 December 1993

To the Right Honourable John Gummer MP
Secretary of State for the Environment

sir

1. I have the honour to report that on 12 May 1923 I opened
an inquiry at the Conference Centre, East Berkshire College,
Langley, Slough into 2 appeals by the Provost and Fellows of
Eton College against the refusals of the Buckinghamshire
County Council to permit:

1.

the construction of an & lane full length rowing
lake, park with arboretum and nature reserve, roads
and parking: and

the change of use to rowing lake, arboretum and
nature reserve, roads and parking (with outline
permission for boathouse and ancillary
structures).

on land south of Dorney, Buckinghamshire.

2. The reasons for refusal are the same in respect of both
applications and are as follows:

i)

ii)

iii)

The proposed daily number of vehicle movements
associated with the development would have a
detrimental effect on the environment of Lake End
and the surrounding area and the Huntercombe
conservation Area, and hence be contrary to the
provisions of policy ENV1 of the Local Plan for
South Bucks. :

The proposal i= considered to be contrary to the
provisions of paragraph 29 of the approved County
Structure Plan in that it would constitute a
development which would damage the character and
appearance of the Thames Valley Ares of Attractive
Landscape, and will almost certainly lead to further
development on the site in the longer term which
would be inappropriate if the essential character cf
the Area of Attractive Landscape is to be
safequarded.

The development would result in the loss of an
important archaeological site and hence be contrary
to the provisions of paragraph 50(e) of the approved
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County Structure Plan and policy ¢4 of the Local
Plan for South Bucks.

iv) It has not been demonstrated that it is feasible to
achieve & high standard of restoration on the areas
of land that are propesed to be returned to
agriculture. (not pursued at the inguiry)

3. The ingquiry was alsc into proposals to make Orders under
Section 247 of the Town and Country Planning Act 1890 to:

i) stop up Footpath No 17 at Dorney Meadows, from 4 New
Cottages, Boveney (Grid Reference 0S5 SU%36776) to
the Thames Towpath {Grid Reference 05 5U%36772):; and

ii) divert Footpath No & at Dorney Headows, from & point
at Grid rReference 05 SU%22788 south -west to 80m east
of the Thames Towpath &t a point at Grid Reference
0S 50917786, and to divert Bridleway No &, Dorney
Meadows from Climo’s Corner at a peoint at Grid
Reference 0S5 5U923790 to a point at Grid Reference
0S5 SU222788.

The reasons for the Orders are to enable development which may
be authorised by planning permission to be carried out.

4. A pre~inquiry meeting under Rule 7(1)} of the Town and
Country Planning (Inquiries Procedure) Rules 1992 was held at
the South Bucks District Council Offices, Windsor Road, Slough
on 21 December 1992. 2s & result of that meeting discussions
took place between the principal parties with a view to
reaching agreement on certain material matters. This led to
Agreed Statements on the following:

(1) Site Description (Document A17)

(ii) Traffic Counts (Document A18)

(iii) Soil Handling (Document Al9)

(iv)} Agricultural Land Classification (Document A21)
(v) Relevant Planning Policies {Document A22).

5. Mr J A Young C Eng MICE FIWEM was appointed as Assessor
and he has sdvised me on hydrological matters. His report is
attached as Annex A.

6. Annex B contains comments made by the principal parties
on the conditions suggested by the local planning authority in
pursuance of the advice contained in paragraph 3¢ of Circular
18/86. '

7. Thies report also includes a description of the appeal
gite and its surroundings, the gist of the representations
nade at the inguiry, and my findings, conclusions and
recommendations. Lists of appearances, documents and plans
are attached.
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THE APPEAL SITE AND ITS SURROUNDINGS

8. The appeal site of some 174ha (431 acres) lies within the
Green Belt adjacent to the river within the flood plain of the
Thanes. It is located to the south of the M4 motorway and
some 3km to the west of Eton. The edge of the built up area
of Slough is abont lkm or so to the north, the outskirts of
Maidenhead are about 2km to the north-west and Windsor lies
acroes the Thames to the south-east. Thus the appeal eite
forms a significant part of the open area between these towns.
An open area which also accommodates the small settlements of
Dorney Reach, Dorney village and Eton Wick. Dorney Reach,
comprising for the most part inter-war housing and a primary
school, lies just to the north-west of the appeal site,

Dorney village ies spread out along the B3026 to the north of
the sppeal site and the more modern settlement at Eton Wick
lies across Dorney Common to the north-east. .The B3026 links
Eton, Eton Wick and Dorney with the A4 (Bath Road) in Slough.

9. The appeal site comprises a single field (known locally
as Thames Field) which, save for the extreme western part, is
in agricultural "set-aside”. It is generally flat,
featureless and, visually, reasonably well contained by trees
and hedgerows on the site boundaries (the site vegetation ie
described in detail in Document 217). The site is traversed
by an overhead power transmission line and two public
footpaths.

10. The proposed vehicular access to the site for both
construction and rowing lake traffic is via an existing
bridleway (No 8) in the north-east corner of the site (Plan
B). This joins Court Lane, & leocal distributor road, at
Climo‘’s Corner.

11. The western and southern boundaries of the site are
formed by an intermittent hedgerow beside the Thames towpath.
Here the river is sinuous and, on average, about &0m wide.
Towards the northern end of the site a wooded island (Queens
Eyot) accommodates a single building used by Eton College as a
clubhouse. Acrose the river from Queens Eyot is Bray Marina
end beyond this & sand and gravel pit worked by the
Summerleaze Gravel Company. Other uses having frontages to
the south bank of the river opposite the appeal site include
Bray Film Studios, residential development at Down Place and
Ruddles Pool, an hotel (Oakley Court), Windsor Marina, The
Willows Carawvan Park and Windsor Race Course.

12. The small hanlet of Boveney &djoins the south-eastern
corner of the appeal site. Rorth-westwards from this point,
open land, comprising Dorney Common and a series of small
fields, many with hedgerow trees, stretch as far as Climo’s
Corner. Beyond these fields is Dorney village and the Tudor
manor house at Dorney Court, a Grade 1 listed bullding.

13. Adjoining the northern site boundary an open field :
contains some 8§ water abstraction boreholes operated by Thames

3
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water. Beyond this field are the rear gardens to houses in
Harcourt Road, Dorney Reach. To the north-east a bungalow
(Elm View Farm) has a frontage to Marsh Lane some 75m to the
north of the site access at Climo’s Corner.

14. The access point at Climo’s Corner gives onto Court Lane
which runs east for a distance of 500m to meet the B3026 on
the cutside of & sweeping right angle curve where traffic on
the classified road has priority at the junction. To the
north of this junction the B3026 is known as Lake End Road; to
the east it becomes Village Road through Dorney and thereafter
it is called Common Road. From a right angle bend at Climo’s
Corner, Court Lane continues north-westwards as Marsh Lane and
passes through Dorney Reach to join the A4 Bath Road at a T-
junction. :

15, Court Lane has a generally poor aligmment and a
carriageway width varying from 4.5m to 6.1m. Apart from two
short sections at the junction with Lake End Road, there are
no footways. Dorney Court, its outbuildings and St James’
Church lie back from the road but The Hermitage, & dwelling,
is within 30m of the road.

16. Lake End Road joins the A4 (Bath Road} at a roundabout
about 2km north of the Court Lane junction (bocument 278 Plan
2). The carriageway of this district distributor road varies
in width over much of its length, being about 10m wide at the
Court Lane junction, 7.3m wide at the bridge over the M4 and
between 4.6m and 6.1m elsewhere. The road is generally narrow
through the hamlet of Lake End where the Pineapple Public
House is set back only some 5m from the edge of the
carriageway. Several residential properties, including
Ashford Cottages, Wheelers Cottage, Rose Cottage and Cypress
Cottage, have frontages onto the road at Lake End. North of
the M4, Lake End Road forms the western boundary of a
Conservation Area centred on Huntercombe Manor and a convent
at Burnham Abbey. To the north of this the road passes
through a pronounced double-bend at Pondley Cottages before
joining the A4 on the edge of the built-up area of Slough at
Burnham. In all there are some 26 residential properties on
or within 30m of Lake End Road. A 30mph speed limit extends
southwards from Lake End to Court Lane and therafter eastwards
through the village of Dorney. _

17. The local footpath network comprises the Thames Towpath
(designated as Footpath 18/18A) which runs along the north
bank of the river adjacent to the appesal site. The Barge Path
(Footpath 8) which runs some 760m south-westwards across the
appeal site from Climo’s Corner to join the Thames Towpath,
the first 165m of this path is also & bridleway. Footpath 17
which starts at Boveney and runs southwards for a distance of
some 480m across the asppeal site to join the Thames Towpath.
Finally, Footpath 10 abuts the eastern boundary of the appeal
gite and runs over a distance of about 200m from Boveney to
the Thames Towpath (Document AB0 Figure 1).
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THE CASE FOR THE APPELLANTS
The wmaterial points are:
Introduction

18. There is a long and distinguished histery of rowing at
Eton College. Rowing is a very important part of school life.
There is a large and active boat club and this year the school
is celebrating the 200th anniversary of the ceremonial
*Procession of Boats". BEton College has the largest schoolboy
rowing club in the country, it is believed to be the largest
in the world, as well as being one of the oldest. There are
over 300 boats (Document A6% Appendix 6), and an average of
600 (out of 1267) boys row each year. Of these, about 100
boys are in an advanced group which does a great deal of
serious training. &An average VIII might spend one and 2 half
hours on the water each day; crews frequently train six days a
week, and the best amongst them may train twice = day. The
school has been extremely successful at national and
international competitions. 106 Eton schoolboys have
represented Britain at the Junior World cChampionchips, 659
have earned "Blues" in the Oxford and Cambridge Bozt Race, and
55 O0ld Etonians have rowed or sculled in the Olympics, winning
33 Olympic rowing medals.

19. The College has 3 boathouses, each on a separate stretch
of the River Thames and all within easy reach of the College
{Document A69 Appendix 3). Andrews Boathouse, & modern
building, is located on the Thames Towpath close to the south-
eastern end of the appeal site. It serves "Andrews Reach”™,
the 4km stretch of river between Boveney Lock and Bray Lock
which lies adjacent to the appesl site. Andrews Boathouse is
a twelve~minute cycle ride (about 3km} away from the school.

20. During the summer holiday period, the College subsidises
and runs the largest rowing instruction c¢ourse in the country,
attended by 160 boys and girls from throughout the United
Kingdom {Document A6%9 Appendices 2.2 and 5). This number will
increase to 240 in 1993. With the courses coinciding with the
peak of holiday traffic on the river, rowing has to take place
in the mornings, and then again in the early evenings after
the locks have ceased to be manned, to avoid the busy
afternoon periods.

The Need for a Rowing Lake

21. Rowing in this country evolved on rivers, but rivers are
no longer generally suitable unless they are very straight,
not liable to increasses in water speed, and free of other
extraneous influences. On the Thames there &re major
constraints which hinder and at times curtail rowing. First,
the physical conditions with an irregular flow across the
meandering river, wind eddies due to bankside trees, buildings
and bridges and a seasonal flow varying widely with rainfall
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and weir control. All these factors combine to make side-by-
side and coxless rowing difficult, if not impossible. Second,
the use of the river by increasingly large, and in some cases
seagoing, powered vessels whose wash not only interferes with
competitive rowing but poses a threat to the safety of fragile
craft with limited freeboard throuagh swampings and collisions
(Document A69 Appendix 14 and A6€). Third, there are
incidents of vandalism and hooliganism on this popular stretch
of river. These include stone-throwing from banks end
briddges, "bombing"™ - jumping off bridges near passing boats,
and direct damage to boats.

22. River traffic congestion has led to dangers created by
motor vessels travelling at speed aleng the river, and to
dangers caused by their wash. The number of launches passing
annually through Boveney Lock more than trebled from azbout
12,000 in 1958 to over 39,000 in 1980 {Document A69 Appendix
8). There has been a steady decline since 1980 to the present
total of around 24,500 (1992); but the number of locks made .
(that is to say the number of times that a lock opens and
closes) has dropped by far less, from 14,500 to 11,000, This
suggests an increase in the size of boats (Document AE9
Appendix 8). Over the szme period (1%58-1952) there has been
a marked decline in the numbér of unpoewered vessels passing
through the four locks between Windsor and Bray (Document A69
Appendix 9). According to the NRA the average "chargeable
area" of Thames registered launches increased between 1983 and
1990 (Document AS1l) and there is & general perception that
launches are tending to become more powerful, shorter and
wider. 1Indeed, this modern shape is apt to create a larger
and more turbulent wash than the more classical lines of the
traditional river craft. Moreover, lock statistics do not
reflect the movement of craft using the river without locking.
There are a nunber of pleasure craft on the Eton Reaches who
tend not to use the locks.

23. The widely held perception of an increasing number of
motor boats on the river is recognised by the Windsor and
Pistrict Local Plan 1992 (Document A69 Appendix 10) and the
NRA publication "The Thames Navigation: Charting the Future
1992" prefere to "an increasing mumber of pleasure boats" and
"a marked trend towards bigger craft® (Document A69 Appendix
11)9 )

24. The Windsor Boys’ School, a comprehensive school with B70
pupils, also have a School Boat Club and some 95 boys row on
the reaches either side of Boveney Lock. This school also
finds the river far from satisfactory for competitive rowing
and training young oarsmen for two main reasons. First, the
river is relatively narrow with tight bends which make rowing
especially difficult when the stream runs faster in the winter
months and the bends cause much turbulence. The winter of
1992/3 was particularly bad in this respect, and but for two
occasione between mid-Rovember and mid-Januery it was Jjudged
to be unsafe for use by the school’s rowers. The second
reason is the volume of river traffic around Windsor. From
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April to October the number of pleasure craft of all sizes on
the river, combined with a lack of experience of many of the
holiday-makers, leads to a potentially hazardous mix with
rowing crartt.

25. Similar problems are experienced by local rowing clubs
such as that at Maidenhead, locel sprint canoeists, and
National Lightweight rowing sgquad members based on the tideway
at Putney. All see the need for dedicated treining facilities
on still water.

26. The river has become unpredictable, crowded, and
increasingly unsuiteble for rowing and coaching. There are no
indications that it will get any better and if approved the
Maidenhead, Windsor and Eton Flood Alleviation Scheme, which
would re-enter the river on the College’s busiest reach
(Masters), would make matters worse. An alternative to the
river, in the form of & safe and controlled environment, is
riceded for Eton oarsmen &nd summer visitors. This could hest
be achieved by a purpose-built rowing lake within easy reach
of the College, where ¢rews could move along properly buoyed
lanes in still water and in full view and earshot of the
person coaching them, where accurate measurements of time and
distance could be obtained, where proper side by side racing
could take place without danger to the racing crews or to
anyone else, and where there would be no interference from
other river craft and inconsiderate river users.

27. Apart from the Colledge’s own needs, there is also a
regional need for a properly constructed rowing lake laid out
to the standards regquired by the Federation Intermationale des
Societies d’Aviron (FIS2), the International Rowing
Federation. FISA rules provide that the standard course shall
provide fair and equal racing conditions for six crews racing
in separate, parallel lanes over a distance of 2000m. The
course shall be straight, with not less than six or more than
eight lanes each 13.5m wide, and with 2 ninimum depth of 3.5m.
In practice & "run-off" area beyond the finish is regquired
giving a minimum length of 2,150m.

28. The sport in Great Britain is essentially a river-based
activity, in contrast to the situation in European and other
countries. There are only two stendard rowing courses in the
United Kingdom: one at the National Water Sports Centre at
Holme Pierrepont; Nottingham and one at Strathclyde in
scotland. This contrasts with the provision of still water
fulti-lane standard courses in other major rowing nations such
as France (9 courses), Germany and Italy (8 courses), Spain {6
courses), Switzerland and Australia (5 courses) and the USA (4
courses plus 2 under construction).

29. Training methods have become more technical &nd
systematic over the last 30 years or so (Document A70) and the
availability of the standard course at Holme Pierrepont has
chown the effectivenese of uninterrupted time controlled group
training methods on still water. Standards in British rowing,

7
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at both Senior a&nd Junior level, have improved over the last
10 vyears. Policies for encouraging modern methods of
identifying, training and selecting talented athletes for
national teams have been implemented. However, the recent
successes of national crews have been achieved in spite of,
not due to, the training facilities available to them. ¥For
example, one Olympic champion has found Henley ta be
unsatisfactory for training purposes due to the river current
and presence of pleasure craft. He tried training and
conpeting in Docklands, but this was slso unsatisfactory,
relatively inaccessible from the west of London, and he hase
sought still water abroad.

30. The amateur Rowing Association organises the selection of
national squads who train and race in VIIIs, IVs, pairs,
quadruple, double and single sculls. Both Juniors and Seniors
compete over 2000m. Multi-lane still water facilities are
required for assessment and training and few opportunities
exist to meet the demand. HKolme Pierrepont is used for a
number of trials and assessments (Document A81) but rowing has
to compete with other priority uses and there are very few
weekends when the water is not booked. *Shared use™ of the
water has increased in recent years with windsurfers,
canoeists, jet-skiers, water-skiers and anglers zll using the
2000m course. The management have attempted to overcome the
potential for conflict between the various usere by allocating
the first 500m to windsurfers, the middle 1000m to rowers and
the final 500m to jet-skiers: but this arrangement is far from
satisfactory. Rowing training needs isolated and contlnucusly
accessible water dedicated for rowing. With 75% of the Senior
Squad living and working in the south east of England training
sessions at Holme Pierrepont are time consuming and costly.

31. According to the Amateur Rowing Association, the Thames
region is far and away the largest regiom in the country with
almost hslf the total number of oarsmen and ocarswomen
(Document A8S Appendix A) and with 39% of the total number of
rowing clubs located on the Oxford to Putney stretch of the
river (Document A89 Appendix D). The ARA‘e Forward Plan
{Document A89 Appendix C) has been agreed with the Sports
Council and aims to encourage the establishment of a number of
rowing courses across the country, including new courses at
Cotswold Water Park and at Cambridge to supplement existing

-courses at Nottingham, Peterborough and London Docklands

(Royal Albert Dock).

32. In the Thames area there is & need for four multi-lane
courses., London Docklands will serve the east of the area,
Cotswold Water Park the west and this leaves the central ares
with a requirement for two courses. Even then the Docklands
course is & six lane 1750m course where vertical dock walls
cause problems with wash reflection. Extension to 2000m
requires major engineering works at an estimated cost of some
£6m. The Cotswold Water Park course will have six lanes of
1000 and extension to 1500m is planned.
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33. The proposal for a rowing lake at Dorney is supported by
the Sports Council. Whilst it is not normal for the Sports
Council to support the development of private sports
facilities at public inquiries, the Eton scheme would be
widely available to meet an acknowledged need from school and
club rowers and merits endorsement for this reason. The
report "Rowing: A Review and Requirements 1981-1986" (Document
AB3 Appendix 2) focused on the detailed consideration of still
water rowing requirements having identified many of the
problenms of river rowing which have been referred to sbove.

34. The Councils have attempted to distinguish between 2 need
and a demand for rowing facilities. This is a wholly
arbitrary distinction. A need for particular facilities can
only arise where there is a demand for them. In this case
there is a regional demand for a purpose built rowing course
in the Thames Valley. It follows that there is a need, one
which has been identified by the bodies charged with the
organisation of the sport, the ARA and the Sports Council.

The latter has the task given to it by Government to further
sport and recreation.

35. PPGl7 stresses Government support for sport and
recreation and puts emphasis upon it. If the claim here to
have a facility of regional significance for a sport of such
importance as rowing is not a need to be met in the light of
that policy, what is? There is no chance that a facility such
as that now proposed would be provided unless a body such as
Eton College undertook it. Their need and the interests of
rowing chime harponiously to make this enterprise possible &nd
translate PPG1l7 into real action. 1In his report to the
Planning Sub-~Committee on 16 December 1921 (Document A2), the
County Planning Officer accepted that there appeared to be &
real need for this type of facility in the south-east of
England.,

36. . The Dorney Parish Counc11 suggest that, apart from the
Coteswold Water Park, Docklands and Cambridge there may be
other alternative locations for the development of a rowing
lake. However, none are viablh. The Wraysbury Reservoir and
the proposed reservoir at Ablngdon conprise raised water of an
irregular shape where coaching would hawve to be by motor boat.
Moreover, Wraysbury, which is held on & 30 year lease by the
Hinistry of Defence, is not ainlable ahd multi-use is
proposed at Abingdon. The suggestion that the gravel pits &t
Sonning/Caversham could be joined to provide & facility of
sufficient length is just not possible., The water in the two
lakes is at different levels, one is extremely shallow and it
would be prohibitively expensiyve to excavate silt to the
required depth. &n amalgamation of the| gravel pits in the
Colne Valley at Denham would require a river diversion and a
rowing use would ilmpinge upon & major bird sanctuary and SSSI.
The possibility of inmcorporating a rowipg facility into the
NRA Flood Relief Scheme has been fully énvestigated and

rejected, not least because it|would not be possible to obtain
even a 1000m straight for rowing In short, the College has
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investigated various bodies of water in and around the Eton
area. All the supposedly alternative site suggested by
opponents of the Dorney scheme are not suitable in practice.
There are a number of difficulties including: the lack of
appropriate dimensions; exposure to wind; conflict with other
water sports; travel distance; expense in construction;
conflict with wildlife and other development proposals.

37. No challege has been made to the need put forward for the
rowing lake by the College and in relation to its
justification to meet the local and regional needs. TIn his
report to Committee (Document A9) the County Planning Officer
proceeded entirely on the guestion of how the balance with
perceived planning objections was to be made.

Planning History

38. Most of the land on which the planning applications are
based was acguired by Eton College between 1929 and 1931
(Document A68 Appendix B). In launching en appeal for & Land
Fund at that time the then Provost wrote to 0l1d Etonians
pointing out the threat of urban sprawl and the benefits of
preserving open countryside south of the Bath Road (Document
A68 Appendix A). Thus in 1929 the College set in place its
own "green belt® policy from which the residents of Eton, Eton
Wick end Dorney have derived and continue to derive benefit.

35. Throughout the 1%50s Rowing Masters at Eton were seeking
ways to develop a stretch of still water to promote fair
rowing and in the early 1960s the College commissioned Ove
Arup to undertake a feasibility study for a 2332m six lane
rowing course which would be constructed and managed by Eton.
The resultant proposal met with an adverse reaction from
council planning officers.

40. The 19708 saw the construction of additionzl marinas on
the stretch of river used by the College. Congestion on the
river increased whilst, at the same time, competition from
other countries with stil]l water facilities and advanced
training methods became more intense. To try to improve the
chances of getting planning permission it was proposed to
build a 1500m course (1500m being the racing length for
Juniors at that time). The planning officers, however, would
not accept that the proposal should be viewed primarily &s one
for a sporting facility. They contidered that it should be
judged on planning criteria applicable to sand and gravel
operations. :

41. The possibility of constructing & rowing course at Dorney
wvas considered again in the 1980s. |It was proposed that the
College should collaborate with Summerleaze Gravel Company
with a view to conveying unwached gravel in a pipeline under
the Thames to be processed at the company’s existing plant on
the south (Berks) side of the river. It was envisaged that
the design and construction of the lake would be undertaken by
Summerleaze based on ARA guidelines. A planning application

10
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was submitted on 28 April 1983 but could not be registered
because it was deemed to constitute a proposal for mineral
extraction and reguired advertisement. In the event, emerging
information on land ownership, archaeology and the flood
relief channel necessitated a reappraisal of the situation and
the application was not pursued.

42. In view of these factors the College considered that it
ought to look again at any other solution which might meet the
rowing need. various options were conszidered including nearby
stretches of water such 25 the Queen Mother Reservoir at

-Datchet and the proposed Flood Relief cChannel (Document A68

Appendix C) as well as other land in Eton’se ownership: and
once more it was concluded that there rezlly was no other
practicable alternative to the present application site.

"43. Whereas previous arrangements relied upon studies

undertaken at the expense of an interested mineral operator it
was now decided that the College and its advisers should
prepare detailed specifications for a contractor to implement.
From this emerged the concept of a nature reserve of flower
rich meadows and wetland and of parkland with an arboretum
forming an integral part of a plan to produce an attractive
country setting of parkland, meadows and trees for the lake.

44. The College holds the freehold of the site with vacant
possession znd has control over land necessary to effect
improvements and landscaping over Court Lane and sections of
Lake End Road. Considerable archaeological investigation has
been carried out and if the appeal is successful a sum of
£350,000 will be made available for further exploratory works
including educational progremmes.

45. The proposal has been the subject of wide consultation
with statutory bodies, local residents and rowing and other
aquatic interests. There have been public meetings in Dorney
and &n exhibition at the College, an illustrated leaflet
describing the proposal has been circulated to local
households and there have been several meetings with local
planning officers. It is fair to say that the District
Council has remained inmplacably opposed to & rowing course
proposal for the Dorney site over the years, viewing it
primarily as a minersl operation. ‘The proposel is, however,
supported by the neighbouring authority, the Royal Borough of
Windsor and Maldenhead and by Eton Town Council.

46. Extensive talks have taken place with the NRA and Thames
Water Utilities plc over a number of years. Engineering
studies and computer modelling were undertaken and both bodies
are now satisfied the drainage mspects of the scheme and have
withdrawn there original objections (Documents A23 and Az29).

A Legal Agreement has been contluded between the College, the
NRA and Thames Water Utilities {Document A27.4). Some queries
have been raised as to the flooding of the site and consequent
inability to use the lake. However, the mean water level of
the lake would be 19m AO0D and the Thames has only ever risen
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above 21m AOD on 18 days since 1894, 10 of these were since
1915 and 4 since 1947. The Assessor’s Report on drainage
matters is appended to this report (Appendix 1).

47. The project was discussed with officers of Berkshire
County Council who were unreceptive on both planning and
highway grounds to the idea of taking the material across the
river to the Summerleaze plant. On further detailed
examination the pipeline was found to be technically suspect,
needing to be dual to serve the purpose with problems of
construction and economics. A conveyor bridge would not be
environmentally acceptable, Both, of course, would merely
transfer construction traffic from Buckinghamshire to
Berkshire without reducing its amount. The use of barges has
also been examined but would not be practicable because of the
nunber of barge movements required to service the site would
exceed the capacity of the locks between the site and the
nearest suitable wharf at Penton Hook, even in the unlikely
event of thic latter facility remaining availesble.

48. Originally the County Council Highways Department
suggested that material should be taken from the site to the
A4 via Marsh Lane. Studies were also undertaken to see
whether the mineral could be split, with part taken across the
Thames and part along Marsh Lane or by & haul route emerging
at Ashford Lane in Lske End. The studies showed that from an
engineering, traffic and environmental viewpoint the Court
Lane/Lake End Road route was to be preferred. This route
found favour with the County Council Highways Department,
provided that certain planned improvements to the alignment
were grought forward and implemented to take the gravel
traffic.

49, HNature conservation interests were also considered.
Advice was sought from the Countryside Commission, Englieh
Nature, the RSPB, the British Butterfly Conservation Society,
the River Thames Society and Thames Heritage. The
Buckinghamshire, Berkshire and Oxfordshire Naturalists Trust
was retained to advise on conservation matters and the former
Head Forester of the Crown Bstates on trees. The Countryside
commission suggested a change in design of the nature reserve
s0 that the flower rich meadows could be viewed from the
Thames Towpath and the plan was amended accordingly. The
Royal Botanic Gardens in Edinburgh sre willing to advise and
assist in planting the arboretum. '

50. On 19 April 1991 the planning appliceations were submitted
to the South Bucks District Council. The applications were
accompanied by a Supporting Statement, Plans and an
Environmental Statement which included a Non-Technical
Summary. These comprise Documents 22 and A3. Revisions to
the applications comprise Document Al,

51. The applications were registered by the District Council

on 31 May 1991 and forwarded to the County Council for
determination as a County Matter (for legal submissions on

12
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this see Document A64). Following a2 meeting between a Panel
of members from the County Council’s Planning Sub-Committee
responsible for determining planning applications and membere
of the District Council on 4 November 1331, and the deferring
of a2 decision at the 11 November meeting, the applications
were refused by the Sub-Committee at its meeting on 16
December 19921. Appeals against the refusals were lodged on 10
June 1962,

Proposed Use of the Rowing Lake

52. The rowing course would be owned and managed by Eton
College. It is College policy to makg, its facilities and
expertice available to suitable out sers provided this
does not conflict with the day-to-dayy{education of its pupils.
The vast majority of lettings are on a goodwill basis: that is
the letting fee is intended to cover the College’s costs. Had
the school not had some 600 young oarsmen it would not have

- contemplated building a rowing lake._ However, if the appeal

is allowed and planning permission granted, it is the firm

"~ intention that the lake would be made ‘available to as many

other oarsmen as possible for training. In line with current
practice & fee would be charged sufficient to cover the
expense of managing and letting out the facllity. It is not
the intention to treat the lake &as 2 profit making venture.

53. Most of the school’s rowing activity would be transferred
to the lake. Masters Boathouse would remain, primarily as a
home for the ten VIIiIe used in the Procession of Boats. Rafts
Boathouse is likely to be retained for boat gtorage but
Andrews Boathouse is likely to be superseded by the facilities
at the lake.

54, Apart from use by Eton boys (Document A69 Appendices 2.1
and 2.3), the lake would be available to local schools,
training establishments, clubs and national squads and would
provide a regional centre for rowing training. It would also
be available for school, club and regional canceists and for
the cance-related sport of Dragon Boat Racing.

55. There are 75 rowing clubs, 60 University and College
rowing clubs and 43 school clubs along the Thames between
Oxford and London, &8ll within abeout one hour’s travel tinme
from Eton. To gquantify the potential demand, a questionnaire
was circulated to rowing clubs, schools and universities
asking for likely use of the lake. The responses, showing a
strong demand which reflects the shortage of facilities in
southern England, are tebulated in Document A69% (Appendix
2.4). The actual use made by the various organisations would
depend upon & managément timetable drawn up by the College.

56. Events at the lake would be limited to no more than 8 per
year, & major events (of no more than 3 days duration with
nmore than 500 but less than 751 competing crews on any one
day) and 4 minor events (of ne more than one days duration
with more than 250 but less than 500 competing crews). Such
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arrangements are provided for in the Planning Obligation
(A27.2) which also provides that the consent of the local
planning authority would be required for any major event which
exceeds the limitations imposed by the Obligation. Potential
major events include the National Schools Regatta (which may
require specific consent), Windsor and Eton Regatta,
Maidenhead Regatta, the Canoeing Regatta and the Dragon Boat
National Regatta. Such events are unlikely to attract many
spectators,

57. A purpose~built rowing course increases the opportunities
for fair racing in regattas at z2ll levels of the sport. Eight
lanes gives a better chance of eliminating wind shadow and
providing equal conditions over six lanes at the expense of
twe void lanes on the sheltered side. The Eton lake would
fulfil the FISA reqguirements even for events at the
international level. However, given the number of major
championships and the fact that there are 88 nations in FISA
it is extremely unlikely that Great Britain would be awarded a
championship regatta more than once & decade. Whilst the
College would be prepared to stage a limited number of major
events, the primary purpose of the lake would be as a training
facility. _

The Proposed Development

58. The lake would be designed to FISA standards. In order
to improve the training potential of the basic body of still
weter, it would be necessary to create access points, to
construct paths and roads, to build pontoons in order to
launch the boats, to define the lanes on the course by lines

"~ of buoys and erect marker posts to identify the intermediate

points along the length of the course. It would also be
necescary to erect a starting platform some 3m above water
level, a finish tower some 6m in height (although it would be
possible to use a camera supported at this height by a slender
retractable pole), and a number of small shelters along the
length of the course (for timing purposes at 500m, 1000m and
1500m). A boathouse o©f not more than 2112 g m with a maximum
of 500 eq m at first floor level would be the subject of a
subsequent epplication in the event of permission being
granted. An illustrative sketch of the type of building
envisaged is shown in Document A2 (Figure 5.3). The building
would zccommodate boat storage and repair areas, toilete and
changing rooms, & clubroom, a staff flat, an office &nd an
ergoneter (rowing machine) area.

56. There would be no permsnent grandstands nor ecoreboard ac
at Holme Pierrepont. At major events temporary accommodation
in the form of marguees nay be needed and spectators would
view the course from grascsed banke and mounds which would be
incorporated as features in the overall landscape scheme
{(Docurent A37). Apart from the aforementioned permanent
structures, further building development is not intended,
indeed the College has made a Planning Obligation under
Section 106 of the Act {Document A27.2) to limit the amount of
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development. This answers the erroneous assertion in the
second reason for refusal that the proposal:

"will almost certainly lead to further developments on
the site in the longer term which would be inappropriate
if the essential character of the Area of Attractive
Landscape is to be safeguarded.”

60. With eight lanes 13.5m wide and 3.5m deep and with some
16m either side to allow for stable side slopes, the rowing
course would be 140m wide (Document A72 Fig S5)}. It would be
2130m long to sllow & 130m stopping and manceuvring zone
beyond the finish line at the eastern end of the course.
There would be a parzllel secondary channel or return lane
approximately two lanes wide to the south west of the rowing
course. This would provide a one-way circulation system
during events and would also provide & quite separate course
for novice training on a narrow strip of water (Document A72
Fig 2). The physical dimensions of the lake would be:

Rowing Lake length . 2230m
ninimm width at base level 108m

width at mean water level 140m

mean ground level 21.0m AOD
high water level 19.5m AOD
mean water level 19.0m AOQD
low water level 18.5m AOD
nmaximum base level 15.0m AOD

Return Lane length 2130m (approx)

ninimum width at base level 27m

width at mean water level 60m
maximim base level 16.0m ACD
ninimum depth 2.5m

61. The site at Dorney is of sufficient size to accommodate
the rowing course with ample room for generously landecaped
surroundings comprising nature reserve and park with
arboretum. It is flat with the ground level ranging between
20.5m AOD and 22.1m A0D, and is without obstructions save the
pylons and overhead 132 kv electricity cables near the western
end, and underground gas and water mains south of Boveney
(Document A72 Fig 3).

62. The length of the rowing course has, however, been
adjusted to take account of the presence of public water
supply boreholes on the adjacent land to the north-~west. A
reduction of 40m in the originally proposed length of 2270m
has enabled the provision of a 200m buffer zone between the
nearest borehole and the start end of the course. It is also
intended to protect the supply to the boreholes by
constructing a semi-permeable barriler at the western end of
the lake. The design width of the proposal is 230m,
comprising 140m for the rowing lake, a 30m return lane island
and a 60m return lzne. %There would be bridges either end of
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the return lane island, each with a 30m clear span and 2.5m
minimum clearance to the water.

63. The orientation of the course is determined by the need
to accommodate one of the pylons on the return lane island
(Doecument 472 Appendix A) and to minimise the impact of
excavations on archaeological remains. To achieve a minimum
water depth of 3.5m would require excavation of the lake
through soils, sand and gravel and into the underlying London
Clay. Construction through the sand and gravel would maintain
a free flow of water between the lake and the groundwater
preventing the laske from becoming stagnant. To stop. the water
level falling below 18.5m AOD in particularly dry years it is
proposed to top up the lake using ground water abstracted from
the Chalk agquifer. A rising level in the lake in wet periods
would be controlled by an overflow weir discharging into the
Thames at the Boveney end of the course. The service mains
would be lowered to a depth of 2m below the base level of the
rowing lake.

64, For both the rowing course and return lane the banks
would be graded to an angle which allows for natural stability
and the establishment of reed beds and other appropriate
shoreline vegetation which would dampen wave action (Document
A72 Figure 5 and Appendix C). The shoreline itself would be
scalloped so as to give a more natural appearance to the lake
and return lane. Sheet piling would be necessary where
vertical retainment is required below water level, that is at
the finish end of the course, on the bank of the Thames near
Boveney and possibly to the bridge foundations. Temporary
piling would also be necessary to enable dewatering and re-
positioning the service mains.

€5. The main objectives of the construction are to create
only sufficient voids either side of the laske for the disposal
of surplus material; to develop a fine landscape with mounding
which would not inhibit the flow of flood water across the
site; and progressively complete each length of lake, park &and
nature reserve for use as early &as possible (Plan A).

66. The access at the Barge Path (Footpath No 8) would be
improved with the construction of 6.5m wide metalled road
flanked by an avenue of specimen trees from Climo’s Corner
to the main northern access road - a 5.5m metalled road
running through the park and arboretum to the boathouse and
car parks at the eastern end of the site. An estate road, 4m
wide, would encircle the rowing lake and & 2m wide surfaced
cycle ways would run ¢1ose to the rowing course and return
lane as shown on Plan'A. The cycleways would be used by
trainers and other cyclists following crews.,

67. It is anticipated that there would normally be up to 50
vehicles at the site during training sessions and that this
might increase to 700 cars and 5 or so coaches for major
events four times per year. As a result provision is made for
& surfaced area of 0.4ha (1 acre) for normal daily parking,
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with a grassed and landscaped planted &rea of 1.6 ha (4 acres)
for events.

Construction Works

68. The overall construction programme is given in Document
A72 Fig 6. From this it will be seen that ongoing works would
be more or less continuous for the 7 construction phases
which, together with preparatory and completion works are
expected to span about 10 years. The principle behind the
programze of works is one of progressive construction,
creating each length of lake, park and nature reserve for use
as early as possible. In this way it is expected that the
first 1000m of the rowing course could be available for use in
just under 5 years. The College would appoint an independent
resident engineer to monitor the activities of the Contractor
for the rowing lake. '

69. The mineral extraction operations are dictated by the
design principles of the rowing lake which conforms to FISA
standards and the proposals for & nature reserve and park with
arboretum. This planning application is not for a mineral
working. The development proposed entails the extraction of
soils, sand and gravel and clay but it is not a sand and
gravel quarry. The extraction of these materials is necessary
to form the lake, and the sale of sand and gravel ie essentisl
to fund the very high cost of conetruction; any organisation
outside Govermment would find it difficult to undertake such a
project, and Government is not likely to do so. The
construction phase may be similar to a minerals extraction
scheme but & minerals guarry would be designed and operated in
quite & different way from that now proposed at Dorney. There
are many factors which reveal these differences, including the
following:
i} the project is for a rowing lake; this dictates

the area and depth of extraction and the amount of

nineral left undug (some 60%);

ii) the direction of working and siting of the
processing plant incurs higher costs due to long
haul routes which would otherwise be avoided on a
minerals site;

iii) a mineral operator would not contemplate moving all
basal clay from the excavation;

iv) the timing of operationes is dictated by the rowing
lake construction; and

v) it is not normal practice at mineral sites to have
an independent resident engineer present, in this
case appointed by Eton College.

70. There would be a surplus of material from the
construction of the rowing lake in the form of overburden

17



(topsoil and subsoil), send and gravel (aggregate), silt and
basal clay. The scheme is designed for the removal of sand
and gravel off-site, with the balance of other material
arising from the construction disposed of in reception voids
below and above ground. It is not possible to dispose of all
surplus materials above ground because of flood alleviation
requirements and landscape considerations. Only sufficient
void space would be created for the disposal of surplus
material from the rowing lake, with no unnecessary excavation.
Below ground reception voids would be created by the removal
of material, malnly sand and gravel, at points either side of
the rowing lake, one in the nature reserve area and the other
in the park and arboretum area.

71. The extent of the potential reception veids in the nature
reserve area is restricted by archaeclogical remains to the
west, the gas main to the east, the return lane to the north
and the Thames tow path to the south, with s&bove ground fill
limited by flood constraints. The extent of the park
reception void is limited to the east and west by flood
requirements and to the north and south by the Cress Brook and
rowing lake respectively. The location and extent of land
raising is limited by flood routing and storage reguirements
and the height by landscape design cdnstraints. The proposed
placing of soils has been agreed with MAFF who now appear
satisfied with the arrangements and have not pursued their
original objection. :

72. Document A73 Appendix 1 details the scheme of working.
It identifies the sequence in which materials would be
stripped and stored, sand and gravel‘would be extracted, basal
clay removed and sequences the replacement of those materials
in a progressive construction programme (see also Document A2
Chapter 5). It shows the location of the plant and storage
areas with their attendant silt pond, the initial topsoil and
subsoil storage areas., It identifies the 7 constructicn
phases which are sub-divided into 27 loperational phases
necessary to meet construction requirements. None of the
operational phases represents more than about six months
activity with an average of less than four and a half months.
They have been kept to a relatively small areas in order to
deal satisfactorily with the movement and replacement of
varying soil types. !

73. Document A73 Appendix 2 sets out the detailed
descriptions, design and operations of sll mobile and fixed
plant. It should, however, be noted that further details of
the mobile plant are contained in Document A77 Appendix F2(a).

74. Given the constraints imposed by the PISA design
specification for the lake, the reguirements of the NRA and
MAFF, landscape considerations and time limits, the scope for
any other scheme of working is extremely restricted. A change
in the scheme so that all the clay and overburden are removed
from the site, thus making the creat#on of reception voids
unnheceegsary, is not a viable option. There is no sustainable
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et in the area of sufficient size to accommodate the

,700 cub m of surplus material over the period of
struction. In addition there can be no guarantee that the
ay would be suitable as lining material. In fact because of
ts degraded nature it is unlikely to meet the lining
specification. The upper surface of the London Clay is likely
to be weathered and contain fissures. As a result it is’
unlikely that a permeability of less than 10~ mm/sec could be
found., It is normel practice in clay extraction to discard
the top 1.2m of the London Clay. The depth of clay to be
excavated at Dorney is less than 2m.

75. Furthermore, removal ¢Of the guantities of overburden and
clay involved would impose significant economic cost. Indeed,
such removal would be uneconomic given transportation and
landfill costs. In any event this method of construction
would not bring about any esignificant reduction in the number
of lorry movements over the ten year period and would impose
additional costs to no real advantage. As indicated in
Document AS5S5S the average reduction would be in the region of 4

)
b
5 L; lorry loads per day. .
.

76. A further suggestion that surplus material could be
spread on a small parcel of land opposite Dorney Reach or
elsewhere on land owned by Eton College lacks credibility for
want of seriocus investigation of the possible consequences.
The environmental end economic costs would be unacceptable.

77. As far as this scheme 1s concerned the question of
planning policy in respect of the supply and demand for
aggregates is not strictly relevant. If, however, planning
permission for the rowing lake is granted there would be =2

. vseful windfall supply of 4.5mt of gand and gravel to
Buckinghamshire locally and the South East of England
regionally. WMPG6 advises that the South East Region should
wmaintain & local land-won eggregates supply of 32.1 mtpa.
Buckinghamshire’s apportionment for their part of the regienal
supply is currently set zt 1.3 mtpa.

(Document A7) makes an allowance for windfall sites in the
allocations required for the maintenance of a landbank. Thus
the Structure Plen minerals pelicies (50, 51, $2A, 52BE and 54¢)
and the RMLP policies (MLP1-3 and MLP7-9) identified in the
Rule 6 Statement and also referred to by local suthority
i witnesses are not relevant to consideration of these
.. applications. However, if planning permission is granted the
b appeal proposal would provide a windfall of significance which
_ would give an opportunity the maximise the landbank and help
\ - defer working more sensitive sites elsewhere in the county.
L

{; 78. The deposit Replacement Minerals Local Plan 1590

It would also enable demand to be met in the event the
shortfalls occurring because the MPG6 landbank policy is not
- being met. Certainly, Redland have grave doubts whether
L nineral planning authorities will make provision for a
continuity of supply and operation under the new proposals
contained within the Draft MPG6 and, therefore, windfall gites
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produced through the appeal system would assune an
increasingly important role.

79. The Council refer to other sites in the county in order
to draw a comparison in potential output figures. The
construction of the rowing lake would yield & supply of sand
and gravel very much bigger than any other site in
Buckinghamshire. That is accepted, but it does not alter the
nature of the lake as a windfall using existing resources to
create a purpose-built internationally sized rowing course in
the interests of gporting excellence. The project is, indeed,
one of sustainable development enhancing resources today to
give a better enviromment for future generations, and there is
no doubt that the resources so0 gained would be gble to play a
useful role in the winning of aggregate for the South East
Region.

80. Historically South Buckinghamshire, South Oxfordshire,
Berkshire, Surrey and West Herfordshire have supplied
approximately 7 mtpa to the West London market. Redland alone
have continuously produced well over 450,000 tpa for this
market. 2 market which has remained fairly stable over many
years. Notwithstanding the draft MPG6 policy which expects an
increasing use of seaborne rock and secondary aggregates,
there will continue to be a2 high general demand for local sand
and gravel. Not least due to proposals to widen the M4 and
HM25 motorways and to the possibility of constructing & fifth
terninal at Heathrow. There is also the prospect of feeding
Redland’s ready-mixed concrete batching plants (Document A&3
Plan JL1) in periods of low demand and thereby making a viable
in-house value-added product despite transport costs. Even if
.sand and gravel were to be extracted from the Flood
Alleviation Scheme at the same time as the rowing lake, the
supply onte the market would me maintained, albeit at a lower
price. :

81. If plenning permission is granted the College would
supervise operatione on site with a resident engineer, to
ensure that construction conditions are enforced. He would
nmonitor the activities of the contractor, particularly in
relation to envircnmental concerns such as traffic routing,
noise and dust control. |A project team would be appointed to
manage the construction pf the lake, nature reserve and
arboretum and would be directed by a steering groups
representative of nature conservation, agricultural and
archaeological interests. Legal obligations, in the form of
agreements and undertakings, are in draft and cover
archaeoloqgy (A27.3), drainage matters (Document A27.4),
highways including lorry routing (A27 and A27.1), and further
building and the number jof annual events {(A27.2).

|

82. The operator responsible for the removal of minerals
would pay & differential royalty to the College for minerals
leaving the site having}regard to any fluctuation in market
demand. The prime purpose being to secure a steady flow of
material from the site to meet the 10 year construction
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programme. The capital cost of the project is likely to be in
the region of £12-13m with a substential amount of this
expenditure incurred in the earlier stages. The College is
not engaged in the gravel business and is not engaged in this
project to make a profit. -

83. The College’s normal policy is to permit public access to
its grounds consistent with security consliderations and it
would apply & similar policy to the park, arboretum and
bridleways. Aaccess to the nature reserve may have to be
restricted but would be open to bona fide educational groups.

FPlanning Policy

84. The starting peint for any planning assessment of this
scheme must be with sections 70 and 54A of the 1950 Act.
Regard is to had to the development plan so far as is material
to the application, and to &ny other material considerations.
Where the development plan ic material the determination is to
be in accordance with the plan unless material considerations
indicate otherwise.

85. This exercise must also take into account prevailing
Government policy contained in PPG1. Where there is no policy
in a development plan relating to = proposal, or policies
pulling in different directions, the application should be
determined on its merits (paragraph 28 of PPGl). PPGl
identifies that this might be appropriate in the case of a
development proposal that meets a particular need, or one not
foreseen by the development plan (paragraph 30).

86. This is one such case. The rowing lake, the arboretum
and nature recerve are not the kinds of development normally
contemplated by development plans. Indeed, as the County
Planning officer indicated in his report to the Planning Sub-
committee, the proposal "is unigue for which there are no
clear policy guidelines®™ (Document A9 para 40).

87. The Development Plan comprises the approved 1990
Buckinghamshire County Structure Plan (incorporating
Alterations 1-4) (Document A4), the Local Plan for South Bucks
adopted in July 1989 (Document AS) and the Buckinghamshire
Minerals Local Plan edopted in 1982 (Document A6). The
Replacement Minerals Local Plan (Document A7) was the subject
of an ingquiry into objections and the Inspector’s report is
now being considered by the County Council. The College made
representations at the RMLP inguiry to ensure that the nature
and role of windfell sites in sand and gravel supply were
correctly reflected in the plan.

88. As has been explained, the applications are not for the
winning and working of minerals, they are for a rowing lake
with the extraction of large quantities of material being
necessary for that. The joint local euthorities’ Rule 6
Statement cites as being relevant & number of minerals
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policies. It is clear from the Committee report on the
application considered by South Bucks District Council in
october 1941 (Document Al10) that the District Council’s view
was strongly influenced by a misplaeced belief that minerals
policies were relevant. But the County Council, who are the
planning authority for the purposes of these applications
{Document A64), did not rely on minerals planning policies for
the refusal of planning permission, notwithstanding attempts
on behalf of the District Council to persuzde them to do so.
They did, however, quite rightly consider the environmental
implications of mineral extraction. It is obviously necessary
to consider measures to deal with the effects of excavation,
processing, &nd moving and removing the material. Such
matters can be mitigated by design and controlled by planning
conditions. :

89. The issues in this case stem from a consideration of the
reasons for refusal put forward by members of the County
Council. They received a range of representations which
covered 211 the issues raised in this inquiry: in particular
those relied upon by the South Bucks District Council and set
out in the SBDC Committee report (Document Al0). The County.
Council considered but rejected the case for refusal on
grounds of minerals policy and Green Belt location. The Green
Belt point was pressed by SBDC and again referred to in a
letter to the County Planning Officer in December 1991
(Document A35). That letter is important because it noted
that within the County Planning Department there had been
informed and considerable discussion about the grounds of
refusal. The fact is that the appropriate local planning
suthority considered the Green Belt issue and cother issues and
on the basis of an informed, and not a cursory exanination,
came to the view that the proposal was not inconsistent with
development plan peolicies other than those relating to the
traffic impact, the Area of Attractive Landscape (AAL),
archaeology and agriculture. The last mentioned not being
pursued at the inguiry. Thus despite the protestations of
SBDC, there are no Green Belt grounds for refusal: the County
Council do not think the mineral strategic policies apply,
they believe noise and dust can be dealt with by condition and
do think that the rowing lake requires a countryside location.
Thelr witness does not seek to suggest, quite properly, that
the County Council have revised their views,

20. Dorney Parish Council suggest that the College could have
objected to the Local Plan for South Bucks on the basis of the
oniesion of & specific allocation for & rowing lake at the
Dorney site. However, that would not have been an appropriate
forunm to discuss the detailed proposals for this site and,
furthermore, the District Council hae long been implacably
opposed to the development and it ic most unlikely that the
plan would have been modified, even though FPG1?7 encoureages
the promotion of sporting activity and advises local planning
authorities to take full account ©f the community’s need for
recreational space.
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Traffic

91, The first reason for refusal alleges conflict with Policy
ENV]l of the Local Plan for South Bucks (Document AS) on the
basis that traffic generated by the lake would adversely
affect the environment of the Lake End area and of the
Huntercombe Conservation Area (Document A78 Plan 2). Policy
ENV1 provides that development will only he acceptable where
its design, layout and impact are compatible with the
surrounding area. Particular regard is to be paid to traffic
considerations, including traffic generation, access and car

parking.

92. The Rule 6 Statement indicates that the reason for
refusal relates both to construction traffic and to vehicles
visiting the lake when in use for rowing. Dorney Parish
Council are also concerned at the lorry traffic generated
during construction of the lake, and do not wish to see the
local roads improved by widening. Others are concerned at the
prospect of Aust and mud on the roads, at the increase in
traffic hazards, and possible damage by lorries to listed
buildings. The County Engineer has not objected to the
proposals on highway grounds; he considers that the road
improvements proposed by the College would increase the
capacity of the access roads sufficient to accommodate the
predicted traffic flows from a road safety point of view
(Document A60).

93. The proposed 2.5km access routé from the site at Climo’s
Corner to the A4 Bath Rozd via Court Lane (a local distributor
road) and Lake End Road (B3026 a secondary distributor) has
been carefully selected and examined. The alternative via
Marsh Lane (a local distributor), &lthough originally
suggested by the County Engineer, was rejected on two grounds:

i} there are 65 properties fronting onto the Marsh Lane
route. This compares with only some 26 properties,
including a block of 8 flats, on the selected route;

ii) there are concerns as to the safety of the junction
of Marsh Lane with the A4.

94. The County Council has improvement lines on Lake End Road
north and south of the M4. These are recognised by SBDC and
safeguarded in their Local Plan. While the improvement is not
programmed, it is one nevertheless justified by current
traffic flows and conditions. Court Lane equally is a well-
used local road with poor alignment. Neither are "coun
lanes®: both are rural roads having a significant distributor
function.

9%. If planning permission is granted the appellants intend
to enter & section 278 Agreement with the highway authority to
carry out improvements to Lake End Road and Court Lane
(Document A27). These improvemente are substantially in line
with those already proposed by the County Engineer and
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comprise widening, realigning and improving the junction at
Climo’s Corner as shown on Plans D to H. Document A27.1
comprises a unilateral undertaking under section 106 to secure
the section 278 Agreement.

95. A number of traffic flow surveys were undertaken on local
roads in July 1989, February 1990 and January 1893. These
consisted of peak period junction counts, Jjunction counts for
12 hours, and automatic counts for several weeks in January
1993. Document A78 Appendix A illustrates the lecation of the
counts (Al), tabulates the results (A2), and sete out typical
current traffic flows (A3). The percentage of heavy goods
vehicles (HGVs) has been obtained by averaging this component
of the flow. A further survey was undertaken during a bank
holiday week in May 1993 (Document Al8.3). It is likely -
therefore that the traffic flow on this count will be
abnormal. .

97. The surveys indicate that the B3026 (Village Road/Common
Lane and Lake End Road) is the busiest local road with the
highest flows. The average flows between Sam and 5pm on
Saturdays and Sundays being similar to those on weekdays over
the same period. Typical flows are:

ROAD TOTAL WEEKDAY FLOW HGVs (RANGE)
(7am—7pn) {6 or more tyres)
Court Lane 1450vpd 50vpd (18-80)
Lake End Road 2900-4000vpd 200vpd (97-287)
Village Road 4300vpd 200vpd (105-300) -

These flows reveal that Court Lane and Lake End Road zre not
rural lanes but are already busy local roads.

98. The Council’s traffic essessment is derived from the
January 1993 count alone, which cannot give a representative
picture of the flows, and should therefore be accorded less
weight than the more comprehensive approach adopted by the
College.

99, There has also been some disagreement as to the
definition of HGVs. The College’s approach of taking HGVs as
vehicles with 6 or more tyres, is to be preferred as this
accords with the guidance given in "Calculation of Road
Traffic Noise" (Document 224.10). _

100. Hean speeds of about 70kph were observed on Lake End
Road, but on Court lLane speeds were lower at about 50kph due
to its poor alignment and restricted width (Document A78
Appendix B). The five year personal injury accident record
for Lake End Road, Court Lane and Marsh Lane is shown on the
plan at Document A78 Appendix C). Many of the 29 accidents
occurred on bends, and the accident rates are somewhat higher
than the national average for these classes of road.
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101. Three types of traffic would be generated by the
proposal: constructicn, normal and events traffic.
Construction traffic would be generated during the 10 years of
excavating the lake and would involve some 180 construction
and 30 ready-mix concrete lorry movements per day on average
from year two to year ten. Operations at the site would
extend from 7am to 6pm (or until dark in winter months) Monday
to Friday, and from 8am to ipm on Saturdays, when total lorry
flows would be lese than half those on weekdays. Thus the
hourly lorry traffic movements would be about 20vph. Howevar
for the purpose of the assessment a worst case position of 30
vph has been taken (Document A78 Appendix E). In addition
there would be 20 or so staff at the site, sdding &t most
20vph at the start and end of each working day. These
increases would be well within the carrying capacity of &n
improved Court Lane and Lake End Road. HGVs would be a small
percentage of the total daily flow along Lake End Road (ie.
approximately 9.5% normally and at worst case, assuming peaks
of 30vph, only 14%). Estimates of typical daily traffic
levels on the approach road network following development are
given in Document A78 (Appendices A6-2A8). An assessment of
link and junction capacities shows that there is ample spare
capacity to deal with the increased flows on the improved
network. Certainly, these flows would not be out of character
with rural roads of this kind.

102. Normal traffic would be very light and largely associated
with the College’s training and instruction sessions. Many of
the boys would walk or cycle to the lake. Other schools and
club use would generate some additional traffic but in all the
average daily movements are estimated to be sbout 100vpd on
weekdays and at weekends. This fiqure could increase 400vpd
on the few occasions when intensive training and assessment
tzkes place (Document A78 Appendix E1/3).

103. Events traffic would be infrequent and take place on
Saturdays or Sundays mainly in the summer. This could vary
between 820vpd for the Canoe Regatta to 2600vpd for the
National Schools Regatta which would take place on a Saturday
and Sunday every other year (Appendix E/4). The College would
use its best endeavours to ensure that those coming to the
lake for such events would not use Marsh Lane by proper
liaison with the local authorities and the police.

104, Traffic wolumes attracted by the construction and normal
stages of development would be low, well within the
operational and environmentel czpacity of the improved highway
network. Levels of traffic attracted to significant events
would be higher but nonetheless acceptable given the
infrequent nature of such events.

105. The Councils assert that the flow of construction
vehicles wonld not be constant but would fluctuate
significantly. Particularly as the processing plant would
have the capacity to produce more than 170 tonnes per hour.
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106, The flow of vehicles can, of course, be controlled by the
use of proper management techniques on site. The need to wash
lorries, cover loade and deal with administrative matters
concerning the loads would provide scope to even the flow of
vehicles from the site. In terms of site operations
sufficient so0il and overburden could be moved to maintain a
constant supply of sand and gravel to a market area with a
traditionally high demand for these products. A market area
which also anticipates a number of major engineering projects
requiring large amounts of aggregates. Furthermore, there
would be sufficient flexibility in the relationship between
the College and the contractor to ensure that fluctuations in
denand would not affect the flow of materials significantly,
even if the flood alleviation scheme were to occur at the same
time as the construction of the rowing lake.

107. Processing plants are generally operated significantly
within their capacity to prevent wear and tear. It is simply
not realistic to assume that the processing plant would
operate at full capacity when assessing the likely flow of
vehicles.

108. Decpite the concerns expressed by local residents,
gueuing of gravel lorries is unlikely to be a problem at the
site. A small number of lorries may seek to leave the site
soon after it opens in the morning, but the loading, wheel
wacshing, weighing and checking would tend to even the flow
from the site. Wheel washing would remove mud and lorries
would then proceed along a 400m length of surfaced and swept
road before leaving the site at Climo‘’s Corner, thereby
ensuring that mud and dust are contained within the site.

109. Legal Agreements provide that before construttion starts,
and in order to cater for the lorry traffic, the College would
fund implementation of works to realign and widen the narrow
and poorly aligned sections of the B3026 north and south of
the M4, including the length through Lake End, as well as
Court Lane (Plans.D-H and Document A78 Appendix G). The
carriageway of Lake End Roxd would be increased to a genersl
width of 7.3m (24ft). Court Lane would be widened to 6.1m
{20ft). In addition to the widened carriageway =a
footway/cycle track {2m wide) would be provided, along the
access route, although there are few pedestrians and cyeclists
using these roads at present. This joint facility would bhe on
the west gide of Lake End Road &and on the north side of Court
Lane. A verge 2m wide would be provided on the opposite side
of the roads. These road improvements have been designed
taking account of existing constraints and cannot therefore
follow the standards applicable to entirely new roads. Nor is
there any clear means of measuring the environmental capacity
of this type of road which falls outside the urban area.

110. The additional lorry tratfic generated by the development
could be safely accommodated on the wider, realigned roads.
The provision of footway/cycle track and adeguate verge would
also minimise the risk of accidents. While the widening of
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the roads would tend to increase traffic speeds, the
realignments and improvements to radii and the consequent
enhancement in forward visibility would more than off-szet any
adverse effects due to higher speeds. Moreover, HGV drivers,
as professionals dependent upon their driving skilles for their:
livelihoods, are comparatively safer drivers according to
national accident statistics.

111. Improvements to the alignment of the access roads have
had regard to the likely impact of the road on listed
buildings, important trees and the Huntercombe Conservation
Area. In all between 5 and 10 trees would need to be felled,
but about 200 new trees would be planted together with new
lengths of hedgerow (Document A74/1 Plans GKH7a-8c). The
widening would be apparent, but its effect would be limited by
the alignment of footways behind hedgercws or verges, and by
the new planting. Some 4 to 8 trees would be removed on Court
Lane but east of the Hermitage the road would remain
substantially unchanged. New fences would be erected and the
dilapidated fence alongside Dorney Court replaced with a brick
wall. The Hermitage, which faces away from the road, would be
protected by & close boarded fence. The landscape gquality and
‘long term appearance of Lake End Road would not be materially
altered. An adjustment to the alignment at Rose Cottage and
Cypress Cottage would have less impact on these properties
than would be the case with the County Council’s improvement
line.

112. Measures are in hand to improve the road and to provide
additional land for parking and for the beer garden at The
Pineapple public house on Lake End Road (Document AS58). But
there are complications in the relationship between the
freeholders and the licensee who is opposed to the rowing lake
development. The sitting area at the front of the roadside
pub would be reduced to 4m. Only the weekday lunchtinme
periods are likely to be affected in any way by construction
traffic. The peak times of trading such as evenings and
weekend lunchtimes would be outside the hours of operation at
the construction site. The County Engineer accepts that even
without improvement the road has sufficient width at The
Pineapple PH to cope with the construction traffic. Indeed,
all that would be done would be to introduce improvements in
the vicinity which the County Engineer has decided are
necessary.

113. The setting of listed buildings, such as those at Dorney
Court, would not be materially affected (Document 215.19). To
the extent that there may be any perceived harm to the setting
of these buildings this would be mitigated by the planting of
trees and hedgerows.

114. The rowing lake proposals would have no direct impact
upon the Huntercombe Conservation Ares (Document A78 Plan 2).
Huntercombe Lane is not an appropriate access route to the
lake and it would not be a route designated for generated
traffic during any stage of the development. The realignment
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of Lake End Road so as to ease the bend along the western
perimeter of the Conservation Area would free additional land
between the highway and Huntercombe. This factor together
with additional planting and landscaping would ensure that the
setting of the Concervation Area was enhanced rather than
adversely affected by the development.

115. There is some suggestion that the construction of the .

rowing lake and the traffic generated as a result would, when
examined in conjunction with other proposed developments such
the Flood Relief Channel, Preferred Area 12 and the Sainsbury
superstore, result in & significant cumulative impact.

116. If approved, the Flood Relief Channel would cross Lake
End Road south of Lake End and its construction would be
confined to the width of the channel. Earthmoving equipment

~would cross Lake End Road at ground level contreolled by

traffic signals. Total movements would be in the order of 50
movements an hour. Eventually & bridge would be constructed

" to carry Lake End Road over the Channel, There would be a

temporary diversion of the road to minimise disruption during
the construction of the bridge. These arrangements would cope
satisfactorily with construction traffic from the lake. The

M4 widening is unlikely to be undertaken within the next few

years. The details are unknown but the impact on Lake End
Road is likely to be simllar to that of the Flood Relief
Channel.

117. Preferred Area 12 has been recommended for deletion by
the Inspector who held the RMLP inguiry. Assuming this
recommendation is accepted there would no longer be any
conflict between the two developments.

118. Sainsburys are concerned that 20 extra lorries per hour
from the lake when added to the flow on the A4 would deter
customers from shopping at the new superstore which is about
to be erected at the junction of Lake End Road with the A4.
Teste have shown that the A4 roundabout has sufficient spare
capacity to accommodate rowing lake traffic. The A4 has a
two-way 10 hour flow of some 23,200 vehicles of which 6% are
HGVs. The addition of 20 more per hour would not affect the
use of the Sainsbury superstore.

Traffic Noise and Vibration.

119. Noise surveys at four locations on Lake End Road and one
on Marsh Lane were undertzken in the off peak periods during
January 1993. The location of the sites and the results are
described and presented in Document A78 Appendix D.

120. Noise levels on Leke End Road are guite significant at
some 724B(2) at Lmke End and 714B(A) near Burnhan Abbey, due
to the fairly high traffic flows at present, and the proxinmity
of the M4. Near Court Lane and approaching the A4 the noise
levels are somewhat lese at sbhout 67dB{A). Within Marsh Lane
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{South) and Court Lane, because of the modest traffic flows,
the noise levels are lower at 64dB(A).

121. Document A78 Appendix D gives predicted increases in
traffic noise on the local road network due to the proposed
development and also explains the procedure adopted in
assessing traffic noise. From this it will be seen that
during construction the extra lorry traffic on Lake End Reoad
would add about 2dB(A) to the existing noise levels for most
of the weekday between Bam and 6pm, with a few peak increases
of just under 3dB(A). On Saturday mornings, the increase

would be less than 3dB(A) for most of the operating period.

122. According to the DoT "Hanual of Environmental Appraisal®,
published in 1983, the minimum level of significance for road
tratfic noise change is 3dB(2).

123. There are some 26 properties on or within 30m of Lake End
Road where the predicted increase in noise would at worst be
only just noticeable. The change in noise on Court Lane would
be more noticeable, but there is only one property within 30m
of the road, The Hermitage, and this would be protected by a
2m high noise barrier in the form of a close boarded fence.
The Council suggest that the attenuating effect of the noise
barrier would be diminished by the fact that the noise source
from gravel lorries and many HGVs is much higher than that for
general road traffic. However, HGVs are only one component of
the overall, noise generating, traffic flow and in applying
the methodology of the DoT publication "Calculation of Road
Traffic Noise" (Document A24.i0) the effective source position
is given as 0.5m above the carriageway. This is so because
the faster an HGV travels the lower the noise source becomes
a8 the tyres become the dominant factor in the make up of the
sound.

124. There would be no noticeable change in the noise climate
in Marsh Lane as this road would not be used by construction
traffic. The expert witness appearing for Mr J Baker of Eln
View Farm, has mistekenly assumed that construction traffic
would pass along Marsh Lane and, therefore, his figures cannot
be relied upon. Furthermore, this property would be protected
from noise emanating from the Barge Path road within the site
by an acoustic fence.

125. During normal use of the lake, generated traffic flows .
would be low for most of the time and any increase in traffic
noise would be imperceptible. On the few occasions when
events take place at weekends there would be some increase in
noise levels. BSuch an increase would be acceptable given the
infrequent occurrence of such events.

126. The Councils’ noise witness has produced predictions
based on a worst cace of 47 EGVs in a single hour. Not only
is the 47vph an unrealistic figure but this approach ignores
the advice of paragraph 13.2 of the “Calculation of Road
Traffic Noise® which advocates spreading flows over an 18 hour
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period (Document 24.10). The College make a case against
itself by taking the 12 hour period but the Councils’ use of a2
one hour peak flow gives & wholly distorted picture.

127. The Council’s error is compounded by applying & 1dB(A)
threshold against which to assess whether any increase in
noise is significant (as opposed to the 3dB(A) in the Manual).
Their witness relies upon new research by Griffithe and Raw
(Document A8S Appendix 3) and Langdon (Appendix 4), and upen
the criteria laid down in the Noise Insulation Regulations.

He also makes reference to the possibility that the new
wpManual of Environmental Appraisal® could reduce the threshold
from 3dB(A) to ldB(A).

128. This approach is misconceived. The research by Griffiths
and Raw examined the effect of the opening up of new by-pasces
and new roads upon rural towns. The research by Langdon
examined non-free flow traffic, included the operation of
vehicles at night, and the roads in that study were loaded
beyond capacity. Both situations are entirely different from
that of the rowing lake development where the existing, but
improved, road network would be free flowing, no operations
would be carried out at night and the roads would be well
beneath their capacity. Furthermore, the suggestion of a
1dB(A) threshold in the draft Manual has delayed its :
publication and it is now thought that the 3dB(A)} level will
be retained.

129. The Noise Insulation Regulations (Document AZ24.l1) do not .
set a scientific thresheld as to when increase in noise might
become perceptible. The were introduced in the mid-1570s in
response to political pressure to provide noise mitigation
measures to properties. Accordingly the level is set for
political purposes and is not & reflection of the point at
which increases in noise become significant.

130. The correct threshold to apply is 3dB(2) which is the
convention in the assessment of road traffic noise. This was
the level of perceptible noise increase used in the Willingham
case referred to by the Councils (Document A85 page 69).

131. Recent research by TRL concluded that there was no
evidence to link ground-borne vibration from traffic to
structural defects in properties.’ 'In any case the narrovw
sections of lake End Road &nd Court Lane would be widened,
realigned and generally moved away from houses. Also these
roads would have new, smoother carriageways so that ground-
borne vibration would be minimised and the problems of
reverberation from unladen lorries:would be obviated.
similarly there is no reason to believe that, despite its low
frequency noise, construction traffic would cause any
perceptible airborne vibration. The increase in noise levels,
and hence any airborne vibration effect, would be generally
less than 2dB(A)L,, 18hr on Lake End Road where most properties
are located. This increase in noise and hence vibration would
not be noticeable.
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Noise and Dust from Site Operations

132. There is no reason for refusal in relation to noise and
dust from the site during construction, although concerns have
been expressed by local residents on these matters. They &re
much to the forefront of the concerns of the College,
particularly because it is their policy to protect the
environment of the area and because they wish to use the lake
after the first 1000m has been constructed. They also wish to
see landecaping and planting in place from the outset. Just
as for traffic routing these matters would be controlled by
the Resident Engineer to be appointed by the College.

133. In his report to Committee (Document AS), the County
Planning Officer was of the view that noise and dust were
matters that could be dealt with by conditions and the
evidence confirms this. :

134. Background noise levels at sensitive properties around
the appeal site were monitored during the preparation of the
Environmental Statement and during the Spring of 1993. The
locations of these noise sensitive properties is shown in
Document A77 Appendix B. The distances of these properties
from the rowing lake and the fixed plant site are shown in
Appendix C. A summary of background noise levels is as
follows:

Location dBLMQ(I hr) dBLl’o 71 hr)
1. Elm View Farm, Marsh Lane 64.3 54.4
2, Bray Marina 55.8 51.0
3. Downplace Cottage 55.7 50.0
4. Oakley Court Hotel 57.6 47.0
5. Willows Caravan Park 57.4 45.3
6. Boveney Court Cottages 55.7 44.2

These figuree are reasonably consistent with those in Document
224.13 save that a wide variation in readings was obtained at
Elm View Farm.

135. The appeal site itself is generally rural in appesrance;
however, the impacts of noise from the M4 which affects the
northern part of the site, the Summerleaze workings which
affect areas close to the river, and overflying aircraft going
to and coming from Heathrow, result in ambient noise levels
higher than those usually found in rural locations.

136. Using the prediction methodology conteined in BS5228:Part
1; 1984 (Document A24.5), &s modified to take account of the
latest mobile plant corrections (MPGll para 23) and making
corrections for soft ground attenuation rather than the
barrier correction if this is greater, cumulative mitigated
noise levels (dB L, , ».) have been calculated. The
"Calculation ©f Road Traffic Noise® (CRTN) correction method
for ground absorption has been used end recent manufacturers
data on sound power levels (I,,} have been employed.
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137. Taking the criterion of 55dBL,,, (s, 85 the daytime nominal
limit at noise sensitive properties as recommended in MPG11
(para 34) and omitting the noise from temporary operations,
the predicted noise levels can be illustrated as follows:

Elm View Eray Marina Downplace Oakley Ct Willows Boveney

Background (L90) = 54 51 50 47 45 44
Criterion Level 55 55 55 35 55 55
Mobile Plant e e sz 6 85 56
Haul /Access Roads 46 39 41 44 47 41
Fixed Plant 32 37 38 33 26 26
rotaL 8.5 497 52.5 544 55.6  56.1

138. It will be seen that the predicted levels at the Willows
Caravan Park (55.64BA) and Boveney Cottages (56.1dB2) are
marginally above the 55dBA criterion. However, the
predictions are for a worst case situation and the levels for
mobile plant can easily be reduced by site management whereby
all the machines are not operating at the same time at the
point nearest to the noise sensitive location. This would
bring these two locations within the 55dBA (free field) limit.
Certainly there is no doubt that the site could be operated
well within this limit in conformity with a suggested planning
condition (Document A67).

139. Temporary operations, such as topsoil and subsoil
stripping, bund@ formation (including permanent landscape
mounds) and sheet piling, can all be carried out within the
criteria referred to in MPG1l at paragraph 61; namely 70dBL,,,
w: for periods of up to eight weeks in a year (Document AS6).
The landscape mounds can be categorised as new permanent
landforms as referred to in paragraph 42 of MPG1ll. Hammer-
driven piling without shrouding or any form of silencing would
have a sound power level of 128 L,, and thus exceed the 704Ba
limit. However, -quieter methods using machines with a sound
power level of less than 120 I,, would be used to bring the
operation within the MPGll limit.

140. Noise from the processing plant, ready-mix batching
plant and other fixed equipment would be reduced by baffle
mounds between 2m and 5m high. These would be positioned so
as not to impede the free flow of flood water across the gite.

141. An acoustic fence would be erected alongside the Barge
Path access in the position chown on Plan B, This would

remain for the durations of the operations and would afford

protection to the occupiers of Elm View Farm and userc of the
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realigned footpath from the noise of lorries travelling along
the Barge Path to the site access on Court Lane.

142. The evidence on noise given by Mr Gough on behalf of the
Councils is summarised in his Table 1 (Document AES). This
contains a number of factors which are at odds with the advice
‘of MPG11. Whereas MPG1l uses free field figures he applies a
3dBA facade correction. He makes no allowance for temporary
operations, lumping short term and long term operations
together to get figures above the S55dBA linit or, in his
terms, over +104BA using the BS4142 method. Overall his
figures tend to be higher than those of the College’s witnecs,

" Mir Curzon. This is attributable to the method of calculation

and, to a greater extent, to the assumptions made about mobile
plant and piling.

143. Hr Gough uses the tables in BS5228 as the basis of his
assumptions on the sound power levels of various machines that
would be used on the site (Document A40). These levels were
derived from plant designed in the 1970= lang before
significant noise reductions had been made with the
development of modern, quieter machines. Mr Curzon has used
the manufacturer’s certified L., (or "badge") levels for his
assessment. Although the manufacture’s badge levels are bacsed
on static tests, they are in practice on the high side when
measured against the machinery’s noise level at work in the
field., Tests carried out by the College’s second noise
witness, Dr Walker, are at Document A39.

144, A measure of the difference between Mr Curzon’s values
and Mr Gough’s assumptions c¢an be seen in relation to the
dozer. Mr Gough assumes a sound power level at 122 L., which
is so far from the current level of 108 L, (for a Cat D6) that
it makes his conclusions for bund formation at Boveney
Cottages in error by 14dBA (Document A50). Similarly, ¥Mr
Gough assumes & sound power level: of 128 L., for a hammer pile
driver but this could easily be réduced to 120 L,, by using a
gquieter machine and screening it.

145. Mr Gough used the CONCAWE model for soft ground
attemuation whereas CRTN is to be preferred (Pocument A43),
especially for short distances. Even then, the CONCAWE method
does not take account of ground reflection and therefore is
always 3dBA lower than CRTN. Mr Gough 4id not allow for this
correction. 2An example of the CONCAWE model calculation is at
Document 241. '

146. Once the necessary adjustments are made to Mr Gough's
calculations and the distinction between temporary and other
operations is applied there it no real difference between the
parties. The operations for the construction of the lake

could be carried out in conpliance with the criteria of MpGl1

and the construction carried on without undue detriment to
local residents based on suitable conditions. There is no
doubt that the County Planning Officer’s view is vindicated
and that the matter can be dealt with by conditions. The
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College accepts the suggested conditions requiring compliance
with MPG1ll at the noise sensitive locations, including the
Willows Caravan Park.

147. As far as Elm View Farm ig concerned, Mr Baker’s noise
expert initially assumed that HGVs from the site would proceed
zlong Marsh Lane in front of his client’s property. His
calculation for the side of the Elm View Farm bungalow is also
in error because it assumes that all of Court Lane would be
seen ~ although there is 8 barn to the south apnd the road is
also screened by a significant section of wall. The traffic
figures in themselves are flawed as they omit the full range
of HGVs from the HGV side of the count, leading the CRTN
calculation into error. 1In his CRTN calculations, the noise
expert did include the Barge Path access road. Clearly if he
wishes to do thet it is a proper approach, but he cannot then
treat the access road in isolation. 1If the access road is
treated as part of the highway, the facade level is 54.8dBAL,,
18 hour which is an excellent level: if it is not part of the
highway, it is only then that the 55dBA L, criterion applies.
That could be meet with the proposed screening and acoustic
fence, even though the differences over background noise
measurements at this location remain.

148. Use of the lake for rowing, including the proposed major
events, is most unlikely to lead to eny significant noise
nuisance. One potential source is the use of poorly designed
public address systems. However, the College propose to
install a permanent purpose built system which would ensure
that the sound is largely contained within the site.

149. The main construction of the lake would be by wet working
which would not generate significant guantities of dust. The
main sources of dust during construction would be the movement
of plant on the roads within the site. However, the Barge
Path access road would be surfaced and swept on a regulsy
basis, the main haul roads would greded and compacted and a
fixed sprinkler system installed. The dust suppression
measures would comply substantially with the Code of Practice
in "Environmental Bffects of Surface Mineral Woxrkings"
{Document A24.8).

150. Soils and overburden do not have to be absolutely dry
when moved, there would still be some moisture contained in
the soils and certainly in the overburden. This should reduce
the potential for dust blowing from the site. Lorries leaving
the site would be washed, cleaned and covered thereby
obviating the possibility of noticeable deposits of dust on
adjoining roads. Despite suggestions to the contrary, Elm
View Farm is not in the path of any prevailing winds from the
1ine of the rowing course or the processing plant, and could
only be affected, if at all, in southerly winds at the end of
the construction period. Given the precautions that would be
taken even this is unlikely. The College has & direct
interest in reducing dust effects and the resident engineer
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would exercise firm control to ensure that the suppression
neasures are in place and utilised effectively.

Landscape Policy

151. The second reason for refusal alleges conflict with the
Policy at paragraph 29 of the Buckinghamshire Structure Plan
{(Document A4) on the basis that the development would damage
the character and appearance of the Thames Valley Area of
Attractive Landscape (the AAL), and would lead to further
development in the longer term which would be inappropriate to
the essential character of the AAL,

152. Policy 29 introduces a presumption against any
development likely to damage the special character and
appearance of an AAL other than in accordance with the
exceptions set out in paragraphs 35 and 36. The Councils
concentrate on the presumptions without having proper regard
to the exceptions in this case. One such exception is at
paragraph 35(b) which concerns countryside recreation; a
matter referred to later in the appellant’s case in the
context of Green Belt policy.

153. The AAL designation reguires that "special attention be
paid to the conservation and enhancement of scenic beauty &nd
wildlife interest%. The definition of the AAL by use of the
county boundery suggeste that the same or a similar
designation would apply across the river to the south and
west. However, the Berkshire Structure Plan does not have a
landscape designation for these areas.

154. Dorney was not among those areas originally proposed as
AALs in the Consultation Draft Document prepared by the County
Council in 1979 (Document A45). Selection was based on two
broad criteria: that the area has special quality and that it
is large enough to waerrant identification on a county-wide
scale. Dorney did not qualify, not surprisingly for it is not

of the guality of the much finer landscapes to the north at

Stowe, Quainton, Ivinghoe nor those on the Brickhills and in
the Ouse Valley which did qualify as AAls. '

155. Dorney was eventually added as &n AAL following
representations from members of the District Council, then
known as Beaconsfield District Council, who imported
additional selection criteria (Documents A8, A46 and A47).
The justification for the Dorney AAL gives no ¢clue to its
inherent landscape quality, rather its is seen as important
because it is an undeveloped area between the river and the
hills.

156. The Dorney AAL comprises for the most part the appeal
site which is a flat and featureless field according to the
agreed site description (Document A1l7). It does not have the
landscape merits of the other AALs. A person living in
Buckinghamshire and wishing to visit the County’s finest
landscape is not likely to go specifically to the appeal site
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to see flat and featureless land when they can go to Quainton
or the other AAls.

157, The appeal site, indeed, has no special character or
appearance, save that of its open nature. That is important
and it is the policy of the College to retain that openness
consistent with the purpose for which the land was purchased;
nanely to prevent the suburbanisation of the land around Eton.
Under the current proposgle the open space would remain,
unbuilt upon but graced by hedges, trees and parkland whereby
diversity would replace the present monoculture. The scale of
the landscape would change by reverting to a more intimate
scale in keeping with the surrounding area, but the essential
open nature of the site would remain.

158. In his evidence, the Councile’ landscape witness goes
beyond the Structure Plan policy &t paragraph 29 by. assessing
the rowing lake against minerals policies generally, including
that at paragraph 50, notwithstanding that the County Planning
officer and the Committee had both rejected such a stance. He
also fails to recognise the distinction between conservation
and preservation. This distinction is made clear in Circular
8/87 at paragraph 4; conservation allows for change. It does
not mean that no alteration may be carried out. Landscape is
a plastic medium; it has evolved over centuries.

Landscape Appraisal

159. EBetween Henley and Chiswick the Thames Valley has three

distinct landform zones. The central section, around Dorney,
has a wide valley floor, with hills set back and less
prominent than in the other zones (Document A74/1 Plans GKH 1-
5 and views 1-17). Scale is largely defined by vegetation and
in terms of landscape character and quality the Dorney site is
comparatively undistinguished.

160. Large scale parks are a characteristic feature of the
Thames Valley (Plan GKHl). These parks changed the previous
landscape, often with very large-scale, formal features such
as the 1000m Long Water at Hampton Court (GKH?a). These parks
have retained a sense of space and rural character, whilst
surrounding agricultural areas have become built-up.

|
161. The drawing GAC-1 (Document A74) is a context plan
showlng the locations from which photographic panoramas were
taken early in 1993. These comprise Document A74b. Drawing
GAC-2 (Document &74) is an appraisal plan of the appeal site
showing landscape features and local photographic wiechints.
This plan contains two small errors concerning the exact
position of the hedgerows and trees at positions H-G and the
position of the hedgerow at position C. These features are
shown in the correct position on the eir photograph in
Docunent A74b. J

162. The main part of the site was, until very recently,
intensively cultivated, and there are few remnants of the
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hedgerows which have been progressively removed over the last
twenty years. Only two of these hedgerows are now clearly

.discernible and comprise intermittent hawthorn hedgerows

containing & number of solitary mature trees, some covered by
a TPO. Historic maps (Document A74/1 Appendix B) show a
considerable change in the field pattern over the last 250
years. Through much of the 19th Century, there was a complex
of land uses across the site, most probably divided by
hedgerows. The current sppearance of the site is probably the
most open and uniform it has ever been.

163. The appeal cite is part of the network of small and large
scale landscapes that characterise the valley floor in this
area. There is a close relationship between the site, the
river and Dorney Common, but less of a relationship between
the site and the hills forming the wider valley sides. The
inherent quality of the appeal site itself is not high.
However, the exictence of such a large undeveloped area
adjzcent to the river and between large built up areae is
important (Document A74/1 Plan GKH-4).

164. The site is not visually pronminent from the surrounding
areas, due to the flat nature of the landecape and intervening
screens of vegetation. The only public open views of much of
the site are from the two internal footpaths and from the
Thanes towpath. There are partial views from some lengths of
public reoazds and footpathe in the immediate vicinity and at
Clewer Green (Document A74/1 Plan GRH6a). There &re ho views
from the main part of any villages or towns: there are partisal
views from some dwellings in the immediate area; the only open
views of the whole site are from Boveney Cottages. These
views can generally be satisfactorily screened during
construction.

Landscape Design

165. The design objectives of the proposals are to construct a
rowing lake to FISA standards; to provide a permanent and
attractive landscape framework for the lake; to minimise the
impact of the construction on adjoining areas; to retain or
enhance the landscape character of the area; and to comply
with the planning poljicies for the area. .

166. The development would be phacsed &s Indicated in the plans
and text comprising Document A73. Landscaping, in the form of
mounding and planting as part of the parkland, arboretum and
nature reserve, would commence at the outset and progress
throughout the construction phases. Additional temporary
landscaping would be introduced to screen the site during this
period. The processing plant would have earth mounding to the
south-west thereby screening it from view from across the
river throughout the working period. Shorter term mounds
would also be placed zlongside the haul route and construction
areas. These would be graded and treated with a grass and
wild flower seed mix. The acoustic fence would be erected
alongside the Barge Path and part of diverted Footpath No 8.
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Planting carried out prior to construction and in the early
stages would become effective in screening terms for the
middle and later stages of construction. The permanent earth
modelling proposed in the parkland area and around the Boveney
end of the lake would further screen construction activities
from the north and east.

167. The temporary effects of construction would be such that
they would thus be contained by the use of the mitigation and
management technigues, and the progressive development plenned
means that improvement in the landscape would become evident
almost from the outeet. Thus the visual effect of the
construction upon local amenity is unlikely to be significant.

168. As can be seen from Document 274/12 Plans GKH6a-j, views
into the site would be progressively reduced as construction
takes place culminating in effective screening by permanent
landscape features on completion of the development.

169, The final development would be a fine addition to the
landscape of this country for the enjoyment of thousands of
visitors over the years. It is conceived as & new great park
with water and trees of rarity and merit. HNo one can predict
the future, but the scheme has the potential for the creation
of & landscape of importance in keeping with the College’s
long traditions of quality and foresight, as heritage of the
future. The proposals are shown on the Masterplan (Document
A74 Plan GAC-3}.

170. The parkland area, including an arboretum of some 30ha,
would be landscaped with soil stripped and re-spread from the
excavated areas. The existing and proposed ground levels for
the whole site are shown the contour plans (Plans J and K).
The intention is to create a gently contoured parkland as an
imaginative design, in the "“English picturesque" tradition.
As well &s introducing indigenous trees such as oak, ash and
lime, a number of ornamental species would bhe used. The
arboretum would contain cedars, wellingtonias and deciduous
ornamental trees, providing interest throughout the year. The
project has the support of the Royal Botanic Gardens at Kew,
the University of Oxford Botanic Gardens and the Botanic
Gardens in Edinburgh. Document A74a and Plan GAC-5 shows the
general concept of the arboretum and the exact detalls of its
content would be develcoped over & number of Years, during the
course of its creation. Public access to the parkland would
be permitted by the College on & controlled basis.

171. A nature reserve would be created in the southern part of
the site, between the lake and the river, to be constructed
progressively as the rowing lake itself is developed. It
would comprise small riverside meadows contained by hedgerows
and fields for barley and ley grass. Plan GAC-4C shows a
typical section through the nature reserve. The College has
set up an Environmental Fund to develop and manage the nature
reserve. The Berkshire, Buckinghamshire and Oxfordshire
Katuralists’ Trust (BBONT) has provided advice on the design
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of the nature reserve and see it as an opportunity to provide
a valuable wildlife habitat and important educational resource
in an area increasingly under pressure from less favourable
forme of developument.

172. The lake itself would be integrated into this new
landscape in a seamless way. Although on plan, the lake and
return lane may appear as a large “engineered area”™ of water,
as suggested by the County Council, from ground level from
both within the development and from adjoining footpaths,
there would be filtered views of gently modelled landform with
glimpses of new areas of water in certain cases. The edges of
the lake and especially the return lane would be indented or
scalloped in a manner that would be aesthetically pleasing,
technically satisfactory and beneficial to wildilife (Document
A74a and Plan L). With the water level between 1m and 2.5m
below the surrounding ground level the site would still
present itself ac an undeveloped part of the valley floor.
Thus the scale and openness of this land would be unaffected.

173. It fellows that the only character which this land is
said to possess, namely openness, would be preserved by the
development; and the introduction of the nature reserve and
arboretur, together with other landscaping measures proposed,
would positively enhance the site within the scope of
conservation of the open character and appearance of the land.
Furthermore, the College recognises the need to protect this
area from building development and, ae previously mentioneaq,
there is & legal undertaking to give effect to this
recognition.

174. The rowing lake proposal ic not in conflict with Policy
29 of the Structure Plan as it is not likely to "damage"™ the
special character and appearance of the AAL. Orn the contrary,
it would enhance visual amenity in this locality. But even if
damage were to be done, an exception exists to Policy 29 where
the proposal is one for recreation. The County Planning
Officer reported to his Committee that the lake was of a scale
which required & countryside setting (Document AS).

Nature Conservation.

175. An ecological assessment of the appezl site was conducted
soon after the land was "set-aside"™ following arsble use
{Document A76). The principal feature of ecological interest
was certain weed species of arable cultivation, notably the
nationally rare four-leaved allseed, which has not been seen
since the sward closed over. In|addition a range of birds
used the area for feeding and breeding, including one sighting
of the nationally rare quail, a summer migrant fregquently
asgociated with arable sites. A/large range of birds
classically associated with land in set-aside is now present
at the site. However, in view of the fact that no wildlife
habitat of national or county importance iz threatened and no
known populations of flora or fauna of similar iwportance
other than those sporadic occurrences mentioned asbove, the
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scheme for a rowing lake and nature reserve is sound. It
would represent a positive gain for nature conservation.

176. Three options were considered feasible for the 34.7 ha of
land between the lake and the river: first, non-intervention
with the present use continuing; second, a return to arable
use; and, third, a nature reserve.

177. As for the first option the continuation or set aside
could not be guaranteed and the wildlife hebitat would be
destroyed with a return to conventional farming. The second
option would re-introduce the least species rich of all
agricultural landscapes. The third, and favoured, option is
to designate the area as a nature reserve and create wildlife
habjtats that may be managed within modern farming practice.

178. The nature reserve would be divided into a series of
meadows by hedgerows, some of which would have associsted
ditches draining away towards the river. The meadows would be
seeded with native grasses and wildflowers and dedicated to
permanent pasture and low density grazing. The three fields
at the south east end of the nature reserve would be rotated
with spring sown barley and short term grass ley, thus
providing a feeding station for birds such as quail and corn
bunting. '

179. The idea of a nature reserve was welcomed by English
Nature when they were consulted in 1991 (Document A76é Appendix
F and A15.15). At that stage they regarded it as one of the
more exciting habitat creation projects in the three counties
and gave it their support. However, following last minute
correspondence from the Councils’ witnesses English Nature
sdopted to a neutral stance on the project (Document AS86).
Nevertheless, the local Naturalists’ Trust (BBONT) continues
to welcome the scheme and wishes to have full participation in
it.

Archaeology

180. The third reason for refusal is that the development is
contrary to Policy 50(e) of the Structure Plan and Policy C4
of the South Bucks Locel Plan in that it is alleged that the
development would result in the loss of an important
archaeological site.

181. PPG16 explains that in nationel policy terms the
desirability of preserving archac¢ological remsains is a
paterial consideration when determining a planning =
application. But it also goes on to clarify that the extent
to which preservation is posgible or desirable is dependent
upon a number of matters. Prior excavation and recording is
acceptable as an alternative where preservation is not
feasible. PPG1l6 emphasises that:

"the case for the preservation of archaeological remains
must however be assessed on the individual merits of each
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case, taking in to account the archaeological policies in
detailed development plans, together with all other
relevant policies &nd material considerations, including
the intrinsic importance of the remains and weighing
these against the need for the proposed development.®

182. Policies 74 and 74A of the Structure Plan are the
relevant development plan pelicies in respect of archaeology.
Policy 74 provides, inter alia, that “"new development should
not adversely affect the setting of, or endanger, and such
building or ancient monument, important archaeological
gite...". Policy 74A containes policies relating to the
imposition of suitable conditions when development is
permitted on a site containing archaeological remains.

183. Policy 50(e) is 2 minerals policy. &as such it can have
no bearing on the present applications. -

184. Policy C4 of the South Bucks Local Plan provides that
"proposals affecting an historic landscape, ancient nonument,
gite of archaeological interest,...will only be considered
favourably if the District Planning Authority is satisfied
that the potential impact of the proposzl on the special
interest of the site or feature is acceptable...". It then
goes no further than to refer to the use of conditions.

185. Field evaluation has clarified the character, variety and
deate of archaeclogical deposits on the appeal site. Trenches
were excavated to investigate areas of good crop marks a&nd to
examine blank areas sdjacent to known crop marks (Document A?79
Fig 1). Archaeological features were excavated by hand to
aesess the character, condition, quality and dates of the
erchseological deposits. Trenches through palaeo-channels
(ancient stream courseg) were dug to assess the potential for
environmental data contemporary with the archaeological
activity. Further trenches were dug to investigate cropmarks
not covered earlier.

186. The location of the trenches was generally on the edges
of the aravel terraces or "islands" where remains were more
likely to be found rather than in the damp channels which are
not likely to have been settled. Field walking and
geophysical survey technigues were not used. With the land in
set-aside, -surface conditions were such that field walking was
most unlikely to reveal any remains of note, particularly
since this is an early Bronze Age site. Geophysical surveys

~would have been & very expensive way of confirming what is

already known about the site.

1B7. PPG16 emphasises that the sampling exercise prior to any
application for planning permission should be small but should
aim to identify the character and extent of archaeological
remains, and thus indicate the weight which ought to be
atteched to their preservation. In this case the
investigation has been small (0.4% of the total area) but,
given the nature of the deposit, it is more than adequate to
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establish the character and value of the site in
archaeclogical terms. Any attempt to discover really valuable
archaeological remains by further preliminary investigation
would be to try and look for a needle in a haystack.

188. Investigations have confirmed that the gite is not
mnationally significant™ although the County Council, whose
area only just reaches into the Thames Valley, see it as
important in a county-wide context. English Heritage have
been aware of the site and the County Council’s view since
1987. However, they have not acted to schedule it as an
Ancient Monument. The County Council say that this is beczuse
English Heritage are currently reviewing their scheduling
allocations but this explanation is simply not credible
because EH regularly act swiftly to protect nationally
important remains.

189. The investigations show that, from the west, the
archaeological sites consist of scattered and slight Neolithic
deposits of c. 3,000BC, middle/late Bronze Age settlements,
fields and a cenmectery of cremation urns c. 1200-800BC (Site F

- west - Document A79 Fig 2): continuation of the middle Bronze

Age landscapes (Site F east); Romano-British settlement
enclosure (Site G); and early Bronze Age ring ditches (Site I)
with some evidence of later Bronze Age activity.

1%0. The archaeological features are of interest for their
coherence, extent and group value, but their state of
preservation is not of good quality. All deposits have
suffered from ploughing, for example the cremation urns have
been ploughed down until only the lower parts of the pots
survive. The lowering of the water table by abstracticn at
the Dorney Boreholes in recent years has dried out organic
deposits. This desiccation of the remains will continue g0
that waterlogged ancient bivlogical material will survive in
only the deepest deposits, unless of course the rowing lake is
constriutfed and stabilises the water table thus helping to
preserve those remains which would be left in situ.

181. The lake would be bound to have an impact on
archaeological remains and would remove those in the line of
the course and return lane. . But the construction process
would not adversely affect the remains which would be left in
situ. The location of bunding &nd of haul roads has been
carefully selected to minimise the impact upon those remains
and & considerable proportion of the depogsits would be
preserved beneath the parkland and nature reserve. Care would
be taken with the planting of trees to avoid damage to
srchaeoloqgy.

152. A mixed strategy of mitigation measures is proposed
including: careful design, in situ preservation, conservation
management, excavation and publication. The impact of the
project would be fully discussed with the County Archacologist
and there would be reasonable investigation and recording of
significant remains (Decument A79 Appendix A). Prior to
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finaliéing of a research design and project specification,
further evaluation would be carried out (Document A79 Fig 3).

193. This is not a pationally important site. It is of more
limited regional interest and the strategy of investigation
and preservation, secured by a 1egal undertaking (Document
A27.3), would yield the best compromise. The excavation would
provide an opportunity for on-site education which is becoming
increasingly rare these days with an unsatisfied demand for
archaeological digs. Senior school children, students of sll
ages, local societies and overseas visitors would participate
in fieldwork and training.

194. The creation of a written record would ensure that the
knowledge obtained from this excavation is not lost to future
generations and would ensure that a complete archaeological
assessnent could still be drawn up. The preservation of a
substantial part of the remains would also secure
opportunities for the future. This development is, therefore,
in accordance with national and development plan policy with
regard to archaeology and would be secured by £350,000 to be
alloceted to it by the College for investigations by an
Educational Trust.

Green Belt and Recreation

195. although the appeal site is in the Green Belt there is no
reason for refusal based on Green Belt policy. That is not
surprising as the local planning suthority responsible for
deternining the spplications in this case, the County Council,
were advised by their planning officer that the proposal
*should not be refused on Green Belt grounds™ and of his view
that *..if there were no other objections, I would recommend
approval as an exception to policy simply because a much
needed facility such as this can only serve the College if it
is indeed located in the Green Belt".

196. The Rule 6 Statement, however, is a joint one
representing both the County Council and South Bucks District
Council and this says that the proposal conflicts with Green
Belt policy, claiming that it is not one of the listed
exceptions and that the need is insufficient to override the
policy. It can be assumed that the Green Belt issue was
imported by the District Council who had previously tried,
unsuccessfully, to persuade the County Council to widen the
reasons for refusal at the application stage (Document A35).

197. The Structure Plan policy for the Green Belt establishes
2 general presumption against development there with certain
listed exceptions. The relevant exception in this case is at
Structure Plan paragraph 35(b) which sllows for “development
for countryside recreation, so far as ie consistent with
recreational policy (paras 57-60E)". The recreational policy
expressed at para 57 states, inter alia that "countryside
recreation wmeans those activities which require & countryside
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setting or are intended to serve the rural populafion and
cannot be accommodated within & village".

198. The general Green Belt policy also makes it clear that
all the listed exceptions must be consistent with the policies
in paras. 28 to 31 of the Structure Plan. These paragraphs
concern the conservation and enhancement of scenic besuty and
wildlife interest in AsONB, and protection of farmland and
farm structure. The propoced development is not in conflict
with these provisos.

199. PPG2 on CGreen Belte excludes outdoor sport from the
general presumption against development (para 13}. None of
the five purposes of the Green Belt which are set out in
paragraph 4 would be prejudiced by the proposed development.
To the contrary, Green Belt objectives would be promoted.
Paragraph 5 states "Green Belts also have & positive recle in
providing access to open countryside for the urban population.
Such access may be for active outdoor sports or for passive
recreation”. The development of a rowing laske would increase
oppertunities for outdoor sport, and in addition there would
be large parts of the site available for passive recreation in
the proposed parkland. _

200, Thus the proposed development does not prejudice the
objectives of the Green Belt, in fact it promotes them. Quite
apart from the need for the development which the County
Planning Officer identified, the proposal is not in conflict
with the development plan on Green Belt grounds. It falls
within (b) of Policy 35 (development for countryside
recreation) and meets the criteria qualifying that exception
in Structure Plan paras. 57 to 60E insofar as they apply. The
proposal would alsc ensure that the Green Belt at Dorney would
be protected in perpetulty against the development pressures
which are intense in this part of the Thames VBlley.

201. In referring to Green Belt policies the plannxng witness
from the District Council neglects to mention certain
eignificant nationel policies: namely those at para|5 of
Circular 42/55, para 6 of Circular 14/85, and para 5 of PPG2.

'All these documents, together with various parte of the

SERPLAN review, refer to the use of Green Belt lanafor
recreation. Development plan policy has to be interpreted in
the light of these other policy statements.

202. Whether this proposed development constitutes a |
recreational use has, surprisingly, beeén at issue p&rtly
because the development plans talk of policy relating to
ncountryside recreation”.

203. There is no policy in the South Bucks Local Pl&n which
provides that "countryside recreation™ has a special
definition. There is & definition in the glossary appended to
the Plan but that does not form part of & policy. [The
guidance in paragraph 7.12 of PPG2 distinguiches between
policy znd explanation.
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204. The planning witness from the District Council pursues
the point, however, by quoting from an appeal decision
{Document A88 Appendix 4) where an Inspector accepted the
glossary definition. How extensively the point was arqued is
not known since that was a written representations case and
that Inspector had neither oral evidence nor the benefits of
cross—-examination to help him in his assessment.

205. The County Council Committee Report {Document A9) cites
the recreational policies at Structure Plan paragraphs 56, 57,
59 and 60 as being relevant to the applications., Policy 56
sets out the general strategy for recreation and tourism which
is to encourage further development of both so far as is
consistent with conserving the character and appearance of the
county. Policy 57 deals with these aims in the countryside;
it seeks to ensure that countryside recreation needs are met
with minimum conflict with the interests of agriculture,
forestry, local residents, landscape, archaeclogy and wildlife
conservation. 'The evidence shows that there would be minimal
conflict with these interests.

206. The Local Plan for South Bucks has no policy for
additional sport or recreation facilities but relies on a
separate Sport and Recreation Policy Statement (Document AS
paras 15.4.2 end 15.4.4) and cites the Structure Plan policies
referred to above.

207. although Structure Plan policies 56, 57, 59 &nd 60
encourage the provision of recreational facilities and despite
the fact that the improvement of opportunities for sport and
recreation is & planning objective of the government (PPGL7
paras 1-4), the Councile fail to give due weight to the
contribution this proposal would make to meeting local and
national objectives for lmproving facilities for sport and
recreation.

208. Surprisingly the planning witness from the District
Council attempts to argue that the rowing lake does not
require a countryside setting. He does so despite the views
of the County Planning Officer who was supported by his
committee and the Planning Officers of the Royal Borough of
Windsor and Maidenhead and of Berkshire County Council. The
witness claims that the Eton proposal could be provided in an
urban area, citing the sub~standard course in docklands.

209, There are many sports which can be and are played in
urben areas such &8s cricket, showjumping, rughy and
association football. On the Council’s reasoning these too
would not be "countryside recreation' and thus could not be
gpproprizte in the Green Belt. Indeed it is hard to think of
a sport which cannot be provided for in an urban setting. But
that does not mean that the Structure Plan conflicts with
national policy and provides that sport is inappropriate in
the Green Belt.
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210, This proposal does require a countryside location and is
therefore asppropriate in the Green Belt, and, as already
indicated, is equally consistent with policy 29 relating to
the AAL. It is not even s case of meking an exception to
Green Belt policy on the grounds of need a&s the proposal is in
full compliance with Green Belt policy.

Footpaths

211. An spplication under sections 247, 253 and 261 of the
Town and Country Planning Act 1990 for the diversion and
stopping up of the footpaths and bridleway on the sppeal site
was made on 9 February 19293 by Glen Kemp Hankinson, agents for
Eton College. The application was made to the Bedford Office
of the Departments of Environment and Transport and the draft
public path orders were published on 19 March 1993.

212. The proposals are that Footpath No 17 from Boveney to the

' Thames Towpath (Footpath No 18) should be stopped up and that

Footpath No 8 (the Barge Path) from Climo’s Corner to a point
near the Thames towpath should be diverted northewestwards
from its exieting alignment. A short length of the Barge Path
ie also a bridleway (Plan M). The proposals, together with
other footpaths in the immediate area, are shown on Plan M/1.
However, it chould be noted that it is now the intention to
extend the permissive bridleway couthwards around the eastern -
perimeter of the cite as far as Dorney Common, thereby
enabling a circular ride from Climo’s Corner.

213. The original purpose for Footpath 17 is now largely
redundant as it used to give access to a ferry across the
Tharmes which no longer runs. Therefore there is a reasonable
and pleasant alternative via Footpath No 10 which sbuts the
eastern boundary of the gite. This is & relatively short
{200m) track which starts in Boveney and provides access to
both Boveney Church &nd the Thames Towpath. This would be
enhanced by the proposal to provide a formal car close to the
start of this footpath. Furthermore, the proximity of Dorney
Common, where walking ie permitted, and other public footpaths
in the area add to the alternative walks available in and
around Boveney.

214. Footpath o 8 would have to be diverted in order to make
it possible to construct the rowing leke. Brjdleway No 8
would be temporarily stopped up until Phase 77of the
construction has been .completed. This is in the interests of
safety and due to the requirement' to restricqﬁpnblic access to
operational areas. However, permissive rightg would be sought
from Mr Palmer to use Big Meadow §& an alternative during this
period. The diversion of Footpathﬂho 8 wouldproduce a route
which would be slightly less direct but would|make a pleacant
nmeandering walk through landscapedilareas to the Thames
Towpath. During construction the éiverted pqtﬁ_wQuld be
protected by a fence and bunds from the effects of the
extraction operations. It would be only during the last
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operational phases that the extraction would draw close to the
diverted route.

215. The Countryside Commission, whom one might have expected
to be concerned about the effect of the development upon the
long distance Thameside path, have not expressed any

reservations. They have merely asked that the site be opened
up to give views across it to those using the riverside walk.

21é. The College, together with Mr Palmer, have undertaken to
create & large number of permissive paths and bridleways.
These would more than offset the loss of one small circular
route. Access to the rowing lake and its associated parkland
would necessarily have to be restricted in the early years to
some extent due to the various planting requirements. This
would be regulated by the College in association with a local
liaison group set up to allow for input by local residents
into the running of the site.

217. It is clear that there would be no demonstrable harm
erising from the effect of the development upon the
surrounding footpath and bridleway network.

Conclusions

218. The proposed development would not seriously conflict
with any strategic policies in the development plan for the
purposes of Section 54A. As a result this proposal when
ascessed against the development plan must be said to be in
accordance with it and accordingly & presumption in favour of
granting planning permission arises.

219. When assessed against plenning policy the following
conclusions emerge:

a) that the proposed development has to locate where it
is proposed, and that it is then neceseary to extract
- sand and gravel from the site;

b) there is no objection based on highway capacity or
safety, and environmental effects of traffic are
localised and within acceptable limits;

c) the development is appropriate in an AAL; the uses
proposed and the landscape and nature conservation
measures that form an intrinsic part of them are
beneficial to the landscape policy objectives. The
impacts upon the landscape during construction would
be localised and contained;

d) the proposal does not contain the seeds of other
development that could threaten main planning
policies:

e) that the proposal is for & recreational facility that
must locate in the countryside; the arboretum and
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nature reserve reinforce the appropriateness of such
a location-

f) it is not in conflict with Green Belt policy either
in the Structure Plan or in national policy
guidelines, and in fact falls within the listed
exception in Structure Plan policy 35(b) for
countryside recreation:;

g) it actually promotes Green Belt policy objectives
by assisting some of the five purposes for Green Belts
in PPG2, especially in that it would give security
from future inappropriate development:

h) recreation policy objectives would be promoted by the
development, and &n enhanced setting for Dorney Court
(a Grade 1 listed building) would be provided:

i) there is no agricultural objection to the development:

j) objectives for archaeology would be met acceptably in
the terms of PPGl6.

Policies dealing with consequential matters, for example those
dealing with protection against noise, or mitigating the
effects of construction, are proper considerations but sre
more appropriately reflected in conditions on & planning
pernmission than as determinants of such an important project.
The County Council have suggested certain conditions and these
are set out in Documents 467.1 and 267.2. The appellants
comments on these conditions are at Annex B of this report.

220. The proposal carries with it a special vision, involving
not the mere commercial needs of the present but the needs and
as yet unspoken demands of generations to come. In the long

succession of the years, the construction period se¢emingly so

- long, is a blink in history in the context of the future

service this rowing lake would provide.

221. The College is setting out with a vision to provide, in
the rowing lake, a sporting fecility of excellence for
generations of their own boys and for all those in outside
clubs and schools who would have the opportunity to use it.

It would preserve the openness of the site and the freedom
from suburbanisation; the purposes for which the land was
originally acquired. The lake would be able to serve all the
regional needs for training at the highest level, provide safe
rowing and training space for young people &nd would help save
the Maidenhead Regatta. The chance should not be missed, for
it is likely to be many yeare before another suitable site
comes forward to meet the acknowledged need.

222. In the arboretum and parkland the College iz undertaking
an exercise few could do; a long term project to help the
survivel of rare species of trees and provide a landscape of
distinction for the benefit of future generations. The
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parkland would help to grace, with the adjacent water, a site
which presently is a flat, featureless field and would provide
for Dorney residents a facility whiéh would be made available
by way of permissive walks, bridleways and paths. In the
nature reserve there is an opportunity to re-create a resource
gadly disappesring in the Thames Valley in the form of the
meadow, arable land and wet areas. Money would be available
to help preserve and restore Dorney Court.

223. The construction of these facilities would inevitably
have an impact on the srea. The concerns of residents are
understood but these should be placed in perspective and
tested against objective criteria: rather than subjective
judgement. The fact is that is that most of those objecting
are neither close enough to the works to be sufficiently
affected nor are they, to any real extent, likely to be
affected by the lorry traffic. The proposed access route nust
be unusual for & highway in the South East, in that it only
has 26 properties along its 2km length and yet affords access
to the main distribution system.  The use of Lake End Road and
Court Lane lies within acceptable environmental limits and
normal traffic flows and would be accompanied by improvements
which would bring footways, cycleways and & permissive
bridleway to cater for those who might be affected. The
extensive landscaping, Including some 200 new trees, would
enhance the route and far from a deterioration, within a few
years there would be in place 2 route much improved visually.
one footpath would be stopped up but others would be created
in the lake area.

224. In terms of noise and dust from the construction
acceptable standardes would be reached. The changes to the
landscape would not generally be: significant outside the site.
The found archaeology is the subject of a balanced coumpromise
which in itself carries the benefites of past investigation and
education of a new generation of archaeoclogists. The sand and
gravel would augment the resources to be won in the South East
as a useful windfall from a work designed to create a large
and real public benefit. -

225. Should plenning permission be grented the College is
determined to make certain that /the works are done acceptably
and that lorry traffic follows the prescribed route, and to
that end would, by mezns of a rEE dent engineer who would be
appointed for the construction works, control the mineral
operation., That is a safegusard f?r the residents whose
interests the College believes it.has not overlcoked.

226. This proposal for a rowing’l#ke is an investment in the
future, for the sporting excellence sought by Government in
PPG17: it is backed by approxii t#ly 3,500 people who have
indicated their support (Document A65) and 840 boys and girls
from Eton, Windsor Boys School tnp the National Schools
Regatta who signed their names to the Eton VIII crushed by a
cruiser on the river (Document p6€). It is & scheme of merit,
with temporary dieadvantages and long term gains. The matter
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was summed up by a local resident who lives nearer than most
to the proposed excavation and would not like the construction
in its early years but nonetheless supported the lake because
it would benefit so many, and should be built, not just for
Eton, but for the country. The appeals should be allowed.

THE CASE FOR THE PLANNING AUTHORITY
The material points are:
Introduction

227. Eton College had an aspiration. It is of fairly long
standing but recently it has crystallised into an aspiration
for a rowing course meeting FISA Category B standards which in
effect is an olympic standard course without the sophisticated
timing apparatus required for an olympic event. It consists
of 2 huge expanse of water eight lanes wide with distinctive
marker posts, alligners accommodation, start and finish
structures and a return lane: a2 not inconsiderable proiject
taking 10 years in construction. Since the aspiration
crystallised the College have determined to have such a course
and nothing leses. No-one would suggest that Eton College
should not strive for such & course or that from their point
of view it is other than admirable that they do so strive.
That is the background against which to assess that part of
the College’s case that as construction and management would
be under their control everything would be done to protect the
interests of the local population. It is accepted that Eton
ie one of the greatest schools in the country and it is not
suggested that Eton’s record in dezling with its facilities is
anything but good, but the College is &n educational trust and
must, therefore, put ites educational requirements first and
other matters second. In effect this proposal should be
considered on its merits as it is, warts and all with no
special consideration given to the fact that the appellant is
Eton College. The second point is accepted by the Headmaster,
&s to the first point they seem to deny that there are any
warts in the propossal.

228. Fton have a site available which is the appeal site. The
farmer has vacated, the land includet enough gravel to pay for
the construction and the question is: is the development in
accordance with the principles of gobd planning? Various
natters fall to be considered and ﬁgighed before a correct
decision can be made. These include as broad headings:

(2) policy considerations both national and local;

(b) the proposed development viewed against those
policies and ite effect on the area and the people
who live there: and

{(c) the benefits which flow from the development.
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229. It is also useful to set out & brief account of the
events leading to the determination of the applications by the
mineral planning authority.

Planning History

230. Duplicate applications for both the change of use and the
construction of the rowing lazke or trench, park with arboretum
and nature reserve on land south of Dorney were all registered
by South Bucks District Council on 31 May 1991 and
subsequently forwarded to the County Council for
determination. Legal submissions in support of this course of
action are at bPocument A64.1. The epplications were
accempanied by an Environmental Statement (Document A2) and
Non~-Technical Summary (Document A3). Subsequent revisions to
the applications comprise Document a1.

231. The applications were taken as "county matters®", since
they also involved & very substantial mineral working with a
proposed output well in excess of the 100-150,000tpa produced
by nost other pits in the county. However, in terms of
ninerals policy, it has not been the County Council’s approach
to consider the applications on the simple basis of whether or
not the site was & Preferred Area for Mineral Working, nor
would it be appropriate to attempt to justify the developnment
in terms of its contribution to the landbank of consented
mineral reserves. The development would, however, have many
of the characteristics and effects of mineral working and,
therefore, it is appropriate to consider the development
against those policies concerned with the environmental
effects of mineral workings, in addition to those relating to
its use as & rowing course.

232. The applicationes were put before the County Council’s
Planning Sub-Committee in September and November 1991 but
decisions were deferred, firstly to enable the views of South
Bucks District Council to be considered and secondly to
consider further submissions from the applicant. In response
to consultations (Documents A15.1-215.7), objections were
received from South Bucks District Council (Document Al0), the
County Museum, the Director of Environmental Health for South
Bucks, Berkshire County Council and Dorney Parish Council.
Objections by the County Engineer, the NRA, Thames Water
utilities and MAFF were subsequently withdrawn. Support for
the pioposal was expressed by the Sports Council and Eton Town
Councll.

233. 164 letters of objection and 403 letters of support were
received by the County Council. In addition there wac a
petition with 636 signatures objecting to the proposal :
(Documents A15.20 and 415.21). The main reasons for objection
were:

a) effects of the proposal on the visual quality
of the locality which is designated as being an
AAL; '
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d)

e}

f}

q)

h)

1)

k)

1)

m)

n)

o)

increase in levels of noise during construction of
the lake and when completed and in use;

generation of dust, mud on roads and pollution
during the construction:

increased traffic hazards from lorries during the
construction perlod and visitors vehicles following
completion;

duration of disruption from the prosed development
is unacceptable and this may be increased because of
fluctuations in the market for sand and gravel;

there are other possibie sites for the proposed
rowing course including worked out gravel pits &nd
the proposed Maidenhead Flood Relief Channel. A
rowing course is being constructed in the London
Docklands area;

digging to the proposed depth is unnecessary to
create a lake suitable for rowing:;

the area has already been subject to extensive
gravel workings;

the removal of the gravel would affect the water
table and the area’c drainage, land stability and
the foundation of historic buildings in the
vicinity;

the widening of roads in the vicinity to accommodate
lorries would detract from the rural scenery and
affect the tourism market;

the proposed use is inappropriate to a Green Belt
location and would encourage other associated
development such as hotels;

the prime intention of the development is mineral
extraction and the proposed site is not & preferred
area in the Minerals Local Plan nor is there a
demonstrable need for the sand and gravel;

the proposed development would have an adverse
effect on existing wildlife;

there is no need for a rowing course as the Thames
is not ¢rowded at all times and other stretches
beyond those used by cruisers are availeble;

the leke would become a commercizl venture and its
use would not be controlled by Eton College;
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P) the area would suffer simultaneous @isruption
because of the construction of the proposed
Maidenhead Flood Relief Channel;

q) local listed buildings would be damaged by the
vibration caused by the operations and vehicles
associated with the removal of sand and gravel;

r) the development would result in the permanent loss
of good agricultural land:

s} prevailing winds in the vicinity would render the
rowing course unusable for much of the time; and

t) the development would devalue property in the
vicinity.

234. The letters of support highlighted the following:

2) the need for a rowing course in the South East
Region;

‘b) the inaccessibility of Holme Pierrepont;

¢) the avallability of the Dorney course for other
water sports;

d) the desirability of the nature reserve; and

€) the long term benefits of the development would
outweigh the disturbance to the locality during the
construction period.

235. An analysie of the letters indicates little support from
residents in the immediate vicinity of the appeal site, and
that the majority of supporters have a specific interest in
rowing or Eton College.

236. The applications were considered again when the Council
were satisfied that they had sufficient information on the
proposal and its likely impact to come to a decision. The
applications were refused by the County Council’s Planning
Sub~Committee on 16 December 1991. Appeals against the
refusals were lodged on 10 June 1992.

Planning Policy

237. An agreed statement on relevant planning policies is at
Document A22 which includes extracts from both national and
development plan policies. Of the two, the development plan
policies should carry more weight because as a general rule
the national policies are of general application codntrywide
whilst development plan policies are more site specgfic and

. are produced under statute. In particular, Structure Plan

policies have been approved by the Secretary of Staﬁe as
applicable to the County of Buckinghamshire and can,
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therefore, be taken as the application of Government policy
‘extant at the date when the Structure Plan was approved to the
area of Buckinghamshire. Furthermore, there is section S54A of
the 1930 Act which, in effect, gives statutory force to
Government policy promoting a plan led system.

236. The effect of paragraph 5 of PPGl "General Policy and
Principles®" (Document A22) is that a development in accordance
with the development plan should be permitted unless it causes
demonstrable harm to interests of acknowledged importence. It
does not say thet & development not in accordance with a
development plan should be permitted unless it causes
denonstrable harm. Such &n approach would be contrary to
section 54A. That is made clear in paragraph 25. Paragraphs
26-31 continue with directions as to the proper approach to a
planning application.

239. Paragraph 28 of PPG1 advises that where & plan does not
have & policy relating to a particular development proposzl,
or has material policies pulling in oppogite directions so
that there ie no clear policy guidance, an appeal should be
determined on its merits in the light of all material
considerations. But that is not so in this case where the
development plan does have policies which show that the
proposal would be inappropriate on the appeal site.

240. In furtherance of the policy in the White Paper "This
Comnnon Inheritance®, paragraph 3 of PPGl introduces the
concept of sustainable development and stresses that the best
of today’s environment should not be denied to future
generations by current planning decisions. The creation of
the rowing lake would cause 2 once and for all lose of &n
open, undeveloped and attractive landscape alongside the
river. This would hardly accord with the concept of
sustainable developnent.

241. PPG2 "Green Belts" is dated January 1988 whereas
Alteration 3 of the Structure Plan was approved by the
Secretary of State in July 1989. Paragraph 4.3 of the
approval letter states in respect of the Green Belt that the
provisions of the Plen are appropriate for Buckinghanmshire.
Thus in terms of specific policies the Structure Plan is more
up to date end apposite for Buckinghamshire than is PPG2.

2£2. PPG7 "The Countryside and the Rural Economy" indicates at
paragraph 1.10 that "it is the Government'’s policy that the
countryside should be safeqguarded for lts own sake and that
non-renewable and natural resources should be afforded
protection®. Paragraph 2.4 refers to the need to protect the
landscape, wildlife habitats, historic features and the best
agricultural land. It also zdvises that it is seldom
practicable to return "soft uses®™ such &s golf courses to best
quality agricultural use. The proposed rowing course would
clearly be non-reversible development. It would neither
protect the landscape nor historic features nor the good
quality agricultural land which would be taken.
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243. PPG16 "Archaeology and Planning® indicates at paragraph &
that there should be a presumption in favour of the physical
preservation of nationally important archaeological remains,
whether or not they are scheduled. Paragraph 15 goes on to
say that if physical preservation in situ is not feasible,
preservation by record may be an acceptable alternative. If
therefore this development is to be permitted the College’s
proposals for treating the archaeological remains could be an
acceptable alternative, but in determining whether the
proposal should be accepted the fact that it results in the
destruction in situ of the remeins is a material
consideration.

244. Paragraphs 1 and 2 of PPG17 "Sport and Recreation"
declare the importance the Government now places on sport and
recreation. However, the emphasis is on publicly available
facilities rather than privately available ones. Paragraph 11
suggests that Government policy should be carried out through
the development plan process rather than by &d hoc decisions.
Clearly PPGl7 is not intended a& & wholesale slteration to
development plans outside the statutory procedure.

245. Paragraph 5(b) of the sStructure Plan (Document A5) states
that it ie the policy of the local planning authority to
conserve the character and appesrance of the Chilterns AONB
and other AAlLs. Paragraph 5(d) protects the open countryside
from developnent whilst enabling provision to be made for,
amongst other things, recreation. There appears a cross-
reference to paragraphs 28-36 and it these paragraphs which
indicate the kind of recreation referred to. Paragraph 28
states that there is a general presumption against sporadic
and unrelated development in the open countryside. The policy
is for land surplus to agriculture to be used jinter alia for
countryside recreation.

246. So the position is that even considering the appeal site
as merely open countryside there would be a breach of policy
if this developnent were to take place. It is not countryside
recreation as defined in paragraph 57. That definition states
that the activities must require a countryside setting and it
is not satisfied, even if it is& shown, that the scale of the
development is so large that it is unlikely that a
sufficiently large area can be found within an urban area.
Rowing requires water not & countryside setting. Any argument
that the definition should be altered or widened might have
weight elsewhere but not in deciding whether the proposal is

contrary to the development plan. For that purpose the Plan

must be applied as spproved.

247. Paragraph 29 nekes it clear that the development proposed
is contrary to Structure Plan policy. The appeal site lies
within an AAL. Again for this purpose one must take the Plan
as it is. To describe the site as flat and featureless is
nothing to the point, nor is an academic consideration of
whether Berkshire apply the same criteria, nor is a suggestion
that there should be a similar designation on the other side
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of the Thames. The apﬁeal gite is within an AAL whether or
not the appellants like its appearance.

248, The policy in paragraph 29 states that there is a
presunption against any development likely to damage the
special character and appearance of the AAL. This development
clearly would destroy the character, as it is, of the appeal
site and would alter its present appearance. The opening part
of paragraph 29 merely gives the motive for the policy. That
special attention is to be carried out by the policy of a
presumption against any development likely to cause damage.
Development for countryside recreation is not an exception to
thig policy for the conservation of ARls.

249. The basic Green Belt policy is at paragraph 35. It was
not given as a reason for refusal because the then County
Planning Officer formed the view that the development should
be treated as an exception to Green Belt policy because of
need. However, not least in view of the opinion of the
District Council, it would have been impossible to consider
thie proposal without mentioning Green Belt. It is very
possible that the Secretary of State would have wanted the
matter discussed. As to whether or not this proposal is
contrary to Green Belt policy must be & material
consideration. The point was raised in the Rule 6 Statement
and is a matter properly before the inquiry.

250. The grounds of refusal contain matters primarily in
dispute between the parties and they are therefore more
important than other matters. That is true in one sense &nd
in one sense only. That sencse is that these matters were ceen
by the local planning authority as the reasons for refusal.
The procedure now is that the authority gives reasons for
refusal and at & later date a Rule 6 Statement containing
details of its submission, such a document would have little
purpose if it was restricted merely to reproducing the grounds
of refusal. The Secretary of State hears an appeal as if the
matters were referred to him in the first instance. He
decides whether the proposal is proper for permission and not
vhether the local planning authority have hit the right
grounds of refusal.

251. That this development ig contrary to the Green Belt
policy in the Structure Plan is clear. That was the view of
the County Planning Officer as otherwise he would not have
formed the opinion that if there were no other grounds for
refusal it should have been permitted as an exception to that

policy.

252. 1If the development proposed were countryside recreation
things might be different, but it is not. 1If it were,
paragraphs 57-60(e) would have to be considered. Paragraph 57
is the most important of these to thie case. That policy
requires the countryside recreation to be provided with a
nininum of conflict with the interests of, among other things,
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local people, landscape and archaeclogy. This developrent
does not meet those requirements.

253. Paragraph 5(g) of the Structure Plan indicates that it is
the policy of the local planning authorities to congerve as
far as practicable the character, appecarance and environment
of the towns, villages and hamlets in the county. Paragraph

‘458 states that in considering the highway implications of

development, various factors will be taken into account
including "the avoidance of traffic of excess volume, size or
weight on an unsuitable rcad system or in residential areas
and conservation areas. Paragraphs 74 and 75 also contain
policies to protect the settings of listed buildings and the
need to conserve and enhance conservation areas.

254. The College put these applications forward as
applications for a rowing lake and not minerals applications,
Landbank policies and preferred areas policies are not germane
but nminerals policies dealing with appropriste environmental
etandards should be applied. That seems to be accepted by the
appellents although they do seek to find advantages in the
proposal for mineral workings in the county.

255. The minerals policies that are material are at paragraph
50(e) which concerns the need to protect important
archaeological remains, paragraph 50(b) which identifies a
need to protect local landscape, and paragraph 50(c) which is
directed towards the adverse effects of vehicles generated by
the development on the local environment, particularly on
Conservation Areas. Peragraphs 51(c) and 52(b) of the
Structure Plan and 75({xx) of the Minerals Subject Plan
(Document A6) relate to minimising the impect of minerals
traffic.

266. It is true that the Structure Plan does not have a policy
for large scale non-countryside recreation in the countryeide
but that is not surprising, no such policy could be expected.
But the Plan daes contain policies clearly applicable to the
proposed development on the appesl site and rll those policies
strongly suggest that this proposal ie contrary to the Plan.
This therefore is & Case where paragraph 28 of FPGl has no
true relevance. ;
257. The Locel Plan for South Bucks {(Document A5) was adopted
in July 1989, following & public leocal inquiry in 19288. The
appellants did not raise any objection to the Local Plan when
it was placed on deposit in 1%87.

258. Paragraph 2.1.2 of the Local Plan setes out its main
objectives which are to be obtained by the application of the
detailed policies. The proposals map together with Policy GEl
confirms that the site is within the designated Green Belt.
Policy GB10 defines Local Landscape Areas where there is a
presumption against any development likely permanently to
damage the special character and appearance of these aresas.
The appeal site lies within one such area. Policy GB1l brings
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a presumption against the granting of pleanning permission for
any development likely to affect adversely the use and
character of rural lanes and by-roads. Court Lane is such a
road.

259. The glossary to the Local Plan (page 166) defines
ncountryside recreation", thereby throwing further light on
the Structure Flan pollcy at paragraph 315(b}, as:

“prov151on for public enjoyment of the countryside,
for example country parks, picnic sites, footpaths
and other arcas get aside for public access, but not
areas for organised sport or for pastires requiring
extensive equipment or where a countryside 1ocut1on
is only incidental.”

260. Local Plan policies Rl and R2 gives guidance on the
acceptabdlity or otherwise for proposals for the development
of facilities for recreation. Policy ENV1, referred to in the
first reason for refusal, indicates that development will only
be considered acceptable where its design, layout and impact
are compatible with the character and smenities of the
surrounding area, having particular regard inter alfia to
traffic considerations, including traffic generation, access
and car parking. Policy C4 reinforces Structure Plan policies
to protect sites of archaeoclogical interest.

Traffic

261. The first reason for refusal is concerned with the
adverse environmental effects of the vehicle movements
associated with the development of the rowing lake.: The vice
in the applications is in the large increase in the larger
HGVs (3 or 4 axles rigid) during the construction phase.

262. Court Lene is & pleasant quiet country lane. A traffic
survey on 19 January 1993 recorded 1,295 vehicle movements
over a 12 hour period. Of these, only 18 (1.4%) were HGVs.
The zddition of 202 BGVs per day from the proposed mineral
extraction would creste a twelvefold increase in the level of
HGV traffic and increase the proportion of HGVs to nearly 15%
of the traffic on the road. In the cese of Lake End Road,
there would be & threefold increase in HGVE and an increase in
the proportion of HGVs from 2.8% to 8.2%.

263, A further survey on 5 May 1993 (Document Al8.3)) recorded
1659 vpd and, of these, 3B (2.3%) were HGVs. None pf the
larger HGVs (4 or more axles) were recorded mnd all but 5 were
in the lightest category ©f HGV. With an extra 202 HGVe per
day there would still be a sixfold increase and the proportion
of HGVs would increase to 12.9%. 1In the case of Lake End Road
the latest figures suggest the proportion of HGVe would
increase from 3.0% to 7.3%. Again the trend would he towards
much larger HGVs since only 7 of the 133 HGVe recorded were of
4 or more axles and 94 were in the lightest category.
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264. The estimate of an average of 202 HGV movements in an 11
hour working day (7am to 6pm) is on average the equivalent of
nearly one vehicle every three minutes. In practice output
tends to peak in the morning and tail off later in the day.

In the winter the working day tends to be shorter and
production is likely to fluctuate about the mean of 202 vpd.
The application is based on a steady output of 450,000tpa over
a 10 year period. 1In reality, experience shows that output
varies substantially over such & long period. There have been
wide variations in the output of sand and gravel in the county
and in Great Britain over the last 10 years (Document Ag4}).

At present there are very large stockpiles of unsold sand and
gravel at existing pits in the vicinity and recent consents
which have not been taken up. This raises doubts over whether
the appellants latest estimate of 210 HGVs per day would in
practice translate into 20vph. Variations dependent upon
market conditions are more likely and if the 10 year programme
is not achieved, the area would suffer high levels of heavy
traffic for even longer.

265, Court Lane is clearly a rural road. So ie Lane End Road.
Its classification as & B road or a local distributor does not
describe its character. For most of the time it is also &
guiet country road, it could not be described as urban. It is
of course busier at certain times, but to suggest that the
addition of 200 HGVs a day for 10 years would not change its
character iz an offence ageinst common sense. To suggest that
those lorries would pass alongside the edge of Huntercombe
Conservation Area without altering that area for the worse is
idle.

266. The Conservation Area centred on Huntercombe Hanor and
Burnham Abbey was designated by the District Council in 1977
and its location is shown on Plan 1 of Document A84. Appendix
1 of that document comprises a paemphlet giving details of the
Conservation Area. Plan 2 and Appendix 2 of Document A84 give
details of some 20 listed buildings on or cleose to Court Lane
and Lake End Road. Those most affected are the Pineapple
Public House, which would lose part of its frontage including
a sitting out area to road improvements, Rose Cottage, Cypress
Cottage, Halfway Cottage and The Hermitage. Moreover, the
general ambience of the List 1 Dorney Court which is open to
the public would be affected by a passing stream of gravel
lorries.

267. The proposed road improvenents to Court Lane would
involve the removal of a substantial number of trees, bushes
and saplings as it is shoehorned along the existing route.

The works would be particularly damaging north of the entrance
to Dorney Court where it is proposed to shift the carriageway
some 5m eastwards on the inside of a bend. This would mean
the removal of several mature trees, including one on the kerb
l1ine shown to be retained on Plan H and in Document A74/12 at
Drawing No GKHB8a. Here the character and appearance of the
lane would change with an understorey of dense vegetation
replaced by a raw brick wall.
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268. On Lake End Road the proposed road improvement would
involve works in exceses of those shown on the Local Plan.
Here too there would be a loss of mature trees and hedgerows,
not least at Ashford Cottages and Northfield Cottage.

Traffic Hoise

269. The Department of Transport memorandum “Calculation of
Road Traffic Noise" (CRTN) (Document A24.10) provides a method
of calculating the L,, noise level from road traffic in 1 hour
end 18 hour values. The proposed construction of the rowing
courge could potentially generate traffic over an 11 to 12
hour working day but it is likely that the activities at the
site would be compressed into a shorter period.

270. The appellants’ figure of 200 vehicles per 10 hour day
over & period of 10 years is only a valid figure, as a worst
case situation, if the production over that period is steady.
The likelihood of that is remote. It is much more likely that
production and, therefore, traffic would fluctuate. It is
unclear just how the appellants intend to deal with this
situation. : .

271. Redlands’ method of working the site (Document A73) is
but one of a multitude of different methods and since neither
they, nor anyone else, has been appointed as contractor by the
College there can be no guarantee that the site would be
worked in the manner described or that the plant would be as
gpecified or that the work would be completed in the timescale
proposed. Nevertheless, it is suggested that a royalty would
be paid by the nominated contractor. Whether there would be
payadble a full royalty and a payment to the contractor for any
cost of working required to meet the engineering standards
demanded or whether a net royalty would be payable does not
natter, there is clearly a commercial mineral operation. It
is not the normal case of a contractor being paid for his
work. He will pay a royalty and cover the costs to him not
from the building owner but from the sale of gravel produced.
The ability to sell the gravel over a2 10 year period would be
vital to the contractor. It would clearly be in his interest
to sel) vhen the market ile receptive, and gravel stored in a
lean period would be sold later on a receptive market.

272. Various suggestions have been made by the appellants to
deal with any possible lack of demand. The idea of reducing
the royalty is useless unless the contractor reduces his
selling price. Selling gravel to the company’s other batching
plante would only be effective if the demand for concrete is
sufficient and that might not be the case. Another suggestion
ie a reduction in output at other quarries but that is highly
theoretical. In the result it is not shown that there would
be a consistent production and hence steady flow of gravel
lorries. '

273. Taking a flow of 200 HGVE per day and assuming operations
take place between 7.30am and 5pm the average movement rate
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would be 21lvph. Aassuming the peak hour flow to be 15% of the
total daily flow this gives a peak hour flow of 30vph.
However, it is unreazlistic to suppose that the mineral would
be removed from the site on a uniform basis over the whole of
the 10 year period. If the daily rate were 300 vehicles at
certain times the peak hour flow, at 15% of the total, would
be 45vph. The quantities of sand and gravel moved in years 6
to 10 would generate average flows of 33vph and peak hour
flows of 47vph. These flows are & possibility given that the
proposed processing plant would have a capacity of 300tph.

274. Thus to get a true figure of the likely increase in road
traffic noise it is necessary to produce a range of increases.
These are given in Document AB5 Appendix 1 and summarised with
the other noise impacts in an updated Table 1. It will be
seen that the level of traffic noise at 10m from the edge of
the carriageway would increase by between 1 and 33dBA over
existing levels and, for much of the time, would exceed the
68dBA;,,; the trigger for noise insulation under the Noise
Insulation Regulations 1975. Under the Regulations an
increase of 1dBA over the 68dBA threshold gualifies for sound
insulation to properties where the increased noise level is
attributable to new or altered carriageways. By definition,
therefore, an increase of 1dBA is regarded as significant.

The exercise is repeated in Appendix 2 using the most recent
data supplied by the appellants which contains a significantly
lower base line HGV flow rate. The net result is then an

enhanced traffic noise impact of 1.4-3.8dBA but slightly lower
ultimate levels. _

275. The worst case prediction of +3.8d8BA,,, is matched and in
fact exceeded by some of the appellante’ off peak HGV inpacts
(Document A78 Appendix D). A 3dBA increase effectively
equates to a doubling of traffic noise. The appellants, who
rely on the Manual of Environmental Appraisal, suggest that
this increase would be just perceptible when more
realistically it would be very significent. Indeed, the
revised version of the Manual to be published in June 1993
will reduce the threshold of significant change from 3dBA to
1DBA. This change reflects recent research by Griffiths and
Raw (Document A85 Appendix 3).

276. The percentage of HGV traffic might be as high as 19% of
the total flow and could certainly be more than the appellants
own estimate of an upper limit of 10%. '

277. The appellants assert that free flow traffic conditions
would prevail in Court Lane and Lake End Road even with the
imposition of the extra HGV traffic. This would not be the
case with gravel lorries sccelerating away from the site
access at Climo’s Corner, stopping at the Lake End Road
junction and generally slowing to speeds of less than 50kph
2long some sections of the road. It is widely acknowledged
that HGV traffic travelling under interrupted flow conditions

gives rise to added nuisance and that CRTN tends to underscore
this impact.
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278. The reaction to road traffic noise is enhanced when the
increase is due to the mere penetrative low frequency noise
from HGV traffic. Low frequency noise can also cause noise
induced vibration within roadside dwellings, and it is this
which is the cause of the familiar window rattles in such
dwellings.

279. A major study by Langdon (Document A85 Appendix 4) has
demonstrated a direct relationship between annoyance and the
percentage of HGV traffic and there is evidence to show that
people do not become accustomed to the changed noise climate
for a number of years. '

280. It is apparent that the use of HGVe to transport
aggregates from the zppeal site would be unacceptable when
considered against normal criteria. The fundamental objection
lies in the excessive length of minor road that must be used
to gain access to the primary road network and the significant
nunber of people who live alongside that haul route. Similar
circumstances existed in an appeal at Bridge Farm, Willingham
vhere the Inspector concluded that HGV traffic would have an
unaccepteble impact notwithstanding the fact that local roads
were physically capable of carrying the extra traffic
{Document A85 Appendix 6).

Noice and Dust from Site Operations

281. Background noise levels measured around the site are
relatively low at around 45dBA.,, (Document A85 Table 1 and Map
1). Although the site is occasionally overflown by aircraft
departing from Heathrow, this does not detract appreciably
from the general tranguillity of the area but it does account -
for the relatively large difference between existing noise
level expressed in terms of L,,, and corresponding background
L,, noise levels.

282. An assessment hes been made of site noise using the
method described in BS 5228:1984 (Document A24.5). The
predicted noise levels are based on the scheme of working
produced in the Environmental Statement and before MPGll was
publicshed in its final form. However, the appellants’
calculation of predicted noite levele contained within the
Environmental Statement were subject to certzin errors
(Docunent A85 Appendix 7) which have been acknowledged and
changed.

283. The noise impact assessment summarised on Table 1 of
Document A85 assumes that earth bunds would provide either 5

or 10 dRA attenuation depending on whether the noise source is

partiaslly or fully screened (BS5228 page 11} and, for soft
ground attenuation the CONCAWE correction factor is applied
(Document A24.6 page 91)}. It is accepted however that as
MPG11l uses free field figures, the applied facade correction
of 3GBA should be deducted from the predicted levels to eguate
with the MPG1ll figure of 55dBA. A further 4dBA should be
deducted from the final figure for Elm Farm Bungalow to take
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account of a screening bund. New information relating to
construction methods and plant to be used would have a minimal
effect on the figures in Table 1.

284. Table 1 gives the predicted noise levels at each
construction phase and therefore includes activities such as
bund construction and removal and sheet piling, as well as
longer ternm impacts of noise from site haul roads, processing
plant and soil depository activity. The rationale is that
short term, as well as longer term impacts, give rise to
legitimate complaint and the very high noise levels which can
arise, during piling operations for instance, cause
considerable distress.

285. To assess the likelihood of complaints the BS4142
approach, which is still regarded as valid in MPG11l, has been
used (Document A24.4). This suggests that an increase of
104dBA,,, above the background L,, will give rise to complaints
while a 5dBA increase is of marginal significance. From Table
1 it will be seen that there would be extensive periods when
the increase in site associated noice levels would exceed
+10dBA thereby giving rise to justified complaints. Certainly
a substantial loss of amenity could be expected at Boveney and
et properties along the south bank of the Thames. The impact
would be the most severe &t the Willows Caravan Park where
nobile homes have a poorer level of sound insulation than
traditionally constructed dwellings.

286. A certain amount of confusion arises over the appellants’
position on the appropriate sound power levels to be applied
to plant working on the site. Rather than use the data
contained in BS5228 which has been used for the predictions in
Teble 1 (Document A85), the appellants’ first witness, Mr
Curzon, relies on EC test levele for his sound power levels.
He accepted that some of those tests were for stationary
machinery and he would expect working machinery to make more
noise. Then, the second witness, Dr Walker, relied on his
experience and the fact that he had measured certain working
nachines and found themr quieter than their test results or
"badge" levels. He said he would advise the use of the

gquietest machines and thought the site could be worked within
a 55dBA limit.

287. Certain points arise on the application of MPG1l limits.
MPG11 is dealing with minerals operations and the appellants
have consistently stated that these are not minerals
applications. If that is right then MPG11 can only be some
form of proxy. MPG1ll sets out 3 limits: first, 55dBA for
extraction; second, an unspecified higher limit in paragraph
42; and, third, 70dBA for bund construction (paragraph 61).
It can be seen why a higher limit should be spplied for bund
construction sc that is the bitter pill that makes the patient
feel better, but no reseson, other than that they do not last
long, hac been given for treating the other temporary
operations including piling ac other than part of the
construction of the course.
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288. The research report "Environmental Effects of Surface
Mineral Workings" (Document A24,8) suggests that dwellings
within 500m of a minerals site are vulnerable to nuisance from
dust but that this distance can vary with topography and
prevailing winds. On this basis dwellings south of the Thames
would generally be safe but Boveney would routinely be at risk
from the nearby reception void, cross site movement of
materials and bund construction. Of particular concern is the
total reliance on vehicles, rather than conveyors, to move -
material around the site. :

289. Probably at the end of the day all that can reliably be
gaid ie that because Eton College wish to build a rowing
course the surrounding srea would suffer appreciably more
noise and dust than if a permission is refused. On that
question MPG11, deal as it does with minerals operations in an
otherwise acceptable location, is nothing to the point.

Landscape

290, Although the Dorney area was not included as an AAL in
the original consultative document in 1979 (Document A8), its
subsecquent inclusion followed very careful consideration. Not
least from Taplow Parish Council whose submission (Document
A86 Appendix LA 3.2.3) indicates that the character of the
area was essentially the same in 1979 &s it is now. The
subnission also drawe attention to the historical and cultural
importance of this last remaining large scale, open landscape
in the locality. Certainly, the visual quality of this
stretch of the Thames was appreciated mich earlier by Jerome K
Jerome (Appendix LA 3.2.4}. .

291, The designation of AALs in Buckinghamshire is sound.
Landscape assessment was undertaken as a countywide exercise
enabling discrete and recognisable landscape units to be
evaluated on & comparative basis. Thus the defined areas are
those of strategic landscape importance with more local
landscape definitions undertaken by district councils.

292. Whereas the second reason for refusing the applications
refers to paragraph 29 of the Structure Plan, South Bucks DC
are slso concerned that the proposal conflicts directly with
paragraphs 50(b) and (e) of the Plan. This minerals policy
seeks to protect AALs and archaeclogical sites from mineral
workings. Exceptions are possible, but only to meet an
essential need for the mineral which cannot be met from any
other source and that is not the case here. '

293, Paragraph 51 of the Structure Plan is concerned with the
impact of mineral working and restored sitec on the landze¢ape.
In this case the creation of & very large, highly engincered
body of water would cause 8 material change in the landscape
character of the area which would be contrary to policy.

294, The appeal elte is in part screened by the surrounding
vegetation but it can alsec be seen from certain vantage points
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as illustrated on Plan N and shown on the photographs
comprising LA 3.2.5 of Document A86. From the site itself
there are clear views of Windsor Castle and tall buildinge in
Slough. Numerous other buildings can be seen from one part or
another of the site, equally views into the site are possible

from a number of public roads, footpaths and bridleways,

including the Thames Towpath which forms part of the
Countryside Commission’s long distance footpath (Document AE6
~ LA 3.2.2)}. Thus the site is not particularly well contained
in visual terms a&and the agreed site description (Document Al7)
and ES (Document A2) underplays the site quality, visibility
and quite probably the value of the site for wildlife given
recent sightings of a wide variety of bird species.

295. The ES alsc omits to identify snd consider certain
potential impacts (Document A86 - LA 3.2.1). Well documented
features such as TPOs are incorrectly plotted and although
this is rectified by the latest Master Plen there is still
room for doubt over whether these trees would survive the
proposed construction. There is no schedule of the existing
vegetation nor of the losses that could be expected. There is
no baseline study of the site’s ecology although some data
(eg. on butterflies) has been presented to the inquiry. There
is no assessment of the effects of off site traffic nor of the
likely impact of the proposed improvement schemes. The ES may
have been accepted without reguests for further information by
the Council but that does not make up for its deficiencies.

It proves less than helpful when forning a judgement on the
impact of the proposed development. _

296. The main impacts of the proposal can be considered as
arising from two distinct stages in its development. First,
the construction phase which is essentially a minerals
operation and, second, the afteruse as a regional recreationzl

facility.

297. As to the first, there would be a considerable visual
impact upon surrcunding properties. Although this could be
mitigated to some extent by landscaping and bunding, the trees
that would be planted would tske time to mature and be
effective and the bunding would be ocut of character on this
flat site. There would be a distinct change in the views
from certain footpaths, one would .be extinquished and the
other realigned behind bunding. 'The upper parts of the
processing plant would be visible déspite the bunding and
would appear as an industrial feature in & rursl area. The
present tranquillity of the area and unspoilt nature of the
river would be lost to the noise and general ectivity of a
mineral working and its associated traffic.

258. In the longer, much longer, term, the ocutlook from nearby
properties would change with views foreshortened by plenting
and bunding. The character and appearance of the site would
change substantially. Its special character would be damaged
thereby directly contravening the Structure Plan policy at
paragraph 29. At present, and at the time of the designaticn
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of the AAL, the appeal site is and was & large open field set
in a landscape of somewhat smaller scale areas. One may like
it as it is, and many of the local residents apparently do, or
one may dislike it as the appellants landscape witness
apparently does, but what is sbundantly clear is that
replacing that fiald with a large water feature, an arboretum
and a nature reserve of small fields would damage the present
character to complete destruction. The appellants suggest
that the proposal would enhance the scenic beauty of the AAL.
Whilst not accepting that arqument, but assuming it is true
for the moment, takes the matter no further. There is still a
presumption against damage to the present character of the
area and it is against that damage that the presumption in
paragraph 29 operates. Even if true, which is denied, the
appellants’ argument can go no further than saying there is a
breach of the policy, but benefit accrues from ‘such breach.
That proposition is, however, incorrect.

299. The appellants suggest that the landscape has
deteriorated since it was surveyed and designated as AAL, they
cite the loss of hedges and trees. However, aerlial
photographe taken in 1979 show that little has changed, as do
Ordnance Survey maps golng back to 1881 (Document A86). It is
quite probhable that the site has remained unchanged for
centuries and is & relict of a pre-enclosure landscape. It
could also be of great historical significance.

299. As originally presented in the ES, the rowing course was
to be a true rectangle engineered to precise standards,
standards dictated not by any consideration of its appearance
as a landscape feature but by the reguirements of FISA. Now
it is the same except that it would have scalloped edges. In
appearance with its necessary ancillaries including the buoyed
lane parkers it would still have that appearance. It would be
of a similar length and width as the runway st a regional
airport. There would also be a substantial boathouse, towers,
roads, fencing, earthworks &nd planting on & scale
conmensurate with major development. &ll features which would
be totally destructive of the open character of this
particular 2AL,

300, On one side of|the rowing course wounld be an arboretum
and on the other a pattern of small fields with some
agricultural use all directed to profucing a nature reserve
which, es a landschpe feature, would be of little value.
These three disparate features &re put together with some
treatment at the joins and called an Integrated design. If
that is true then &ny housing estate with gardens bordering
onto farmland can: he described as an jntegrated design with
that farmland. In reality, & rpwing course, ‘arboretum and
nature reserve could exist Jndeﬁendeptly of ‘each other with
physical, functionel and visual breaks between them. Here
there is gravel extractian producin a4 course for rowing with
the other usec added as mitigation nithe form of planning
gain. To suggest that the proposal would result in future in
a heritage landscape is to show an admirable, but misplaced,
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confidence in the landscape architects’ abilities. It may be
that someone looking at the finished development would prefer
the contrived landscape to an open field, others might regret
the loss of & large open area alongside the Thames. But
however that might be, it cannot be accepted in the context of
the policy at paragraph 29 of the Structure Plan that it is
open for landscape architecture to change an existing
resource.

301. The appellants’ landscape witness points to a wide area
of the Thames Valley west of London (Document A74/1A Plan _
GKH1) to provide a context for development on the appeal site.
This very extensive areg embraces a wide variety of
landscapes, so much so thet it is difficult to see what form
of development would be out of character on the appeal site.
Specific references are made to royal palaces end other
stately homes and their parkland settings, but this wide area
also includes built development, motorways and open spaces
within urban areas. To consider such & large area is mistaken
as it denigrates the appeal site and treats it as just another
part of the Thames Valley rather than a part of an approved
AAl, with its own character. The result is that a wholly
inappropriate design is produced. A design constrained by
certain extranecous mattercs. The size and orientation of the
rowing course and adjacent mounding and planting are dictated
by functional considerations and not by the desire to create a
water feature in the lendscape like the Long Water at Hampton
Court. <¢Confusingly, it is suggested that the rowing course
does not need screening but would be screened. The result is
that the proposed development would produce a landscape which
is of no great intrinsic worth, is out of character with the
AAL und is contrary to paragraph 29 of the Structure Plan.

Nature Conservation

302. As with the rowing course, the location, form and size of
the nature reserve is not dictated by landscape design
considerations. Rather the nature reserve area is conditioned
by the habitats to be created rather than the landscape design
concept.

303. The nature reserve as originally proposed is described in’

paragraph 9.27 of the Environmental Statement (Document A2) es
containing grassland, wetland, hedgerows and spinneys. That
the wetland would compricse only the edges of the return lane
was not clear.' <Certainly, English Nature thought originally
that wetland habjtats would be present on the land to the
south of the rowing courge and théir letter of 8 May 1991,
which expresses interest rather than outright support, was
framed on that basis. MHore recently, and in possession of the
latest proposals for the nature reserve, they have revised
their position. They now say that if the MAFF recommendations
for the production of fertile soils and use of under drainage
to prevent marshy ground were followed there would be no gains
for nature conservation. Under these circumstances they say
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they have no opticn but to withdraw support from the project
(Document AB6 -~ LA 3.2.6).

304. The note on land drainage put in by the appellants
(Document A57) is intended to clarify matters but fails to do
so. Pirstly, it ignores any input from the local planning
authority who would be concerned with aftercare arrangements.
Secondly, it suggescts that the benefits of any under drainage
would not be to maximise agricultural production, but to
assist with the rehabilitation of the natural soils. The
meaning is unclear; natural soils are now agriculturel soils,
rehabilitation would be to produce their present agricultural
fertility. MAFF is unlikely to accept a2 drainage system which
produces severe restrictions on the agricultural potential of
the land. Whenever 2 flaw is exposed the appellants’
previously stated intention changes and an attempt is made to
avoid the flaw. bDocument 257 does not suggest that any
wetland as opposed to water bank habitat would be produced.

305. In the result the nature reserve area produces nothing of
real significance and nothing that could not be produced
without this proposil being permitted. The hedges could be
planted and a positive use for agriculture as envisaged could
take place. The educational facility provided within Eton
College’s Charter could be provided without the need to dig
gravel. If there is going to be a rowing course there may he
an advantage in having & nature reserve, but the provision of
a reserve does not outweigh the disadvanteges of the appeal
proposal.

Archaeclogy

306. The third reeson for refusing the applications concerns
the loss of important archaeclogical remains. As the
applications are in part minerazls applications there is &
¢clear breach of paragraph 50(e) of the Structure Plan; there
being no case on the grounds of need to work the mineral. The
proposals also conflict with paragraph 74 of the Structure
Plan, paragraph 75xv of the Minerals Subject Pian and Policy
C4 of the South Bucks Local Plan.

307. Archeeological features, as evidenced by crop marks, have
been known to be present on the appeal site for many years.
The sites shown on Figure 1 of Document A79 are registered in
the County Sites and Monuments Record. However, it is
unlikely that all the features of archaeclogical interest
present on the site have been detected by the methods employed
by the &ppellents’ censultants: namely; the use of air
photographs and trial trenching. The former wac shown to be
unreliable at the Marston Meysey site in Wiltshire (Document
AB7 Appendix 1) and an overall trench sampling programme of
blank areas was not used. Other technicques, albeit of lesser
value, such as field walking, test pit sampling, electronic
survey and phosphate analysis could have added to the data
available.
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308. Since 1990 a more consistent view of the process of
evaluation on potential archaeological sites has emerged
following the publication of PPG16, with the onus clearly
being placed on the applicant to provide full information
about areas which may contain features of archaeological
interest. Little is known of the potential of this particular
site, but its importance is demonstrated by the discovery in
the last 20 years of two Neolithic causewayed enclosures, one
adjacent to the application site on the west and one just past
Boveney to the east.

309. The Dorney site has the largest surviving prehistoric
cropmark complex in south Buckinghamshire (Document A87
Appendix 2). Its importance is all the more relevant as
substantial areas of potential in this part of the county have
been built over or used for mineral extraction.

310. The most significant srea on present evidence is Site F,
& unigue combination for Buckinghamshire of later Neolithic-
Bronze Age secular and ritual landscape, rare also in the
Middle Thames as a whole. Of the other identified sites,
perhaps Site I is the most important. Here there is an
association of ritual monument with domestic occupation whose
full extent has not been determined. Furthermore, there
remains the potential for features associated with & river
frontage trading place, a river crossing and hinterland with
ritual foci. Thus the site is an interesting one but the full
extent of the remains is still undetermined.

311. English Heritage are aware of the evaluation of this site
but not its results. Their new scheduling programme is
currently under review and it is not surprising therefore that
this cropmark site has yet to be scheduled.

312, The importance of the Dorney site lies in the assemblage
of Bronze Age landscape including burials, field systems and
occupation. Certainly part of this complex would be destroyed
by excavation and that left in situ seriously damaged in the
course of site operations by dump truck movements and the
tipping and spreading of several hundred thousand tonnes of
overburden. Unfortunately the character and configuration of
the developument is such that there is little scope for
topographical manoeuvre to avoid even the archaeological

features that are known to exist.

313. site I would be destroyed and Site G largely destroyed.
There would be significant damage to Site F (west) where the
mid-Bronze aAge cemetery and part of a ring ditch would be
lost. The southern part of Site F (east) would be lost to the
lake and the northern part buried beneath parkland mounds and
planting.

314. Although dewatering and ploughing may have reduced the
potential of the site to & degree there are few sites in the
Thames Valley where this is not also true. The water table at
porney has been low for some time as can be seen from the
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record of boreholes dug in 1986 (Document A87 Appendix 4) and
construction of a rowing course would not reverse the process.
Any stabiligation of the water table due to the proposed
development is likely té be at a level below the depth of the
majority of archaeologicel features. Ploughing has also
caused some damage but it not clear whether a return to a
ploughing regime would cause further damage.

315. PPG16 advises that it is preferable for important
archaeoclogical remains to be preserved in situ. The
appellants seem to suggest that their proposals for the
remains, part recording and part left in situ, is preferable
to what they see as the other option, namely benign neglect.
But if preservation in situ is of greater advantage then the
College, as an educational charity, might be expected to
safequard an educational resource rather than make money from
digging it up. Certainly it is mere conjecture to suggest
that reduction in the water table will continue to occur and
it is in their own hands as to whether future ploughing will
take place.

316. If the development were to be permitted there would be a
breach of the policy at paragraph 50(e) of the Structure Plan
and the second best option from PPG16 would be adopted. In
those circumstances the appellants’ proposals are probably
acceptable but there must be doubt over whether the £350,000
would prove sufficient for a full investigation of the remaing
to the standard required by the County Council.

Green Belt and Recreation

317. Green Belt considerations cannot be left out of account.
The County Council has always seen the proposal as contrary to
Green Belt policy, but it was seen as a suitable case for an
exception to that policy. The County Council now put forward
a joint case with the District Council which includes Green
Belt matters as indicated in the Rule 6 Statement. It is true
that there is no County Council minute to that effect but
under County Council procedures that is not necessary. 1It is
also true that Green Belt policy was not given as & reason for
refusal of the applications but it is nevertheless a material
consideration.

318. At paragraph 40 of his report to Committee (Document A9),
the County Planning Officer is dealing with the applications
ac minerals applications. That is made clear by the fact that

he found policy reasons sufficient in his view to support
refusals.

319%. Government policy on Green Belts is expressed in
Circulars and PPG2 and further guidance is contained in the
booklet "The Green Belts" published in 1988. The importance
of maintaining the Green Belt ig reiterated in regional policy
as set out by SERPLAN in "A New Strategy for the South East®,
RPC 1789. The relevant Structure and Local Plan policies
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relating to the Green Bélt are contained within Documents Ad
and A5 and have been referred to earlier in this report.

320. There can be no doubt that the appeal site is
appropristely included in the Green Belt and that the proposed
development conflicts with the policy presumption against
development in the Green Belt at paragraph 35 of the Structure
Plan. It does not qualify as an exception as "countryside
recreation” which is defined in the Structure Plan as:

mthose activities which require a countryside setting or
are intended to serve the rural population and cannot be
accommodated within a village."

321. The proposed development ie not intended to serve the

rural population nor does it require a countryside setting.
This is clear from the fact that the rowing trench or course
would be used by the College and oarsmen from & wide area, and
the existence of a rowing course in London Docklands
demonstrates that rowing can take place in an urban area
(Document ABB Appendix 22). Accordingly a countryside setting
is not required. o :

322, Furthermore ¥countryside recreation" is only acceptable
where it is consistent with the recreational policies
contained within paragraphs 57-60E. The proposals are
contrary to paragraph 57 as they involve conflict with the
interests of local residents, landscape and archaeology. They
go against paragraph 59 since they do not relate to the
recreational potential of the River Thames, indeed they would
reduce the recreational use of the river by providing
alternative facilities. Paragraph 60 lists facilities which
would be acceptable in appropriate locations, including AALs,
but makes no mention of a rowing course. It also refers to
the provision of circular walks. In fact one such walk would
be lost as a result of the propossls.

323. The South Bucks Local Plan gives a further definition of
"countryside recreation™ in its glossary:

"Provision for public enjoyment of the countryside, for
example country parks, picnic sites, footpaths and other
areas set aside for public access, but not areas for
organieed sport or for pastimes reguiring extensive
equipment or where a countryside location is only
incidental.”™

Clearly the proposals do not fall within this definition of
"countryside recrestion", since they involve organised sport
requiring extensive egquipment.

324. It is accepted that the Glossary of Terms in the Local
Plan does not amount to a policy. It is, however, an
indication of the meaning of ®"countryside recreation" in the
development plan, the Structure Plan &nd Local Plan, with the
Local Plan taking preference in case of conflict and so cannot
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be completely ignored. The Local Plan definition was accepted
by an Inspector and instrumental in his decision on a Green
Belt case in the District (Document ABE Appendix 4).

325. The proposals, if approved, would necessitate the
construction of a large boathouse. This together with the
starting and finishing towers (Document A88 Appendix 1),
surfaced car parks, concrete hardstandings and bridges would
constitute an encroachment of major development inte the Green
Belt and injure the amenities of the Green Belt contrary to
PPG2. A further appeal decision (Document ABS Appendix 5)
draws attention to the unacceptable impact of substantial
hardstandings on the Green PBelt.

326. Whilst thece sppeals do not bind a decision in this case
they do show that the above matters are worthy of careful
consideration. The public’s perception of the purposes of
Creen Beltes includes, according to recent research by Hanley
and Knight, the conservation of landscape quality. PPG2 alse
makes it clear that maintaining the visual character of Green
Belts is important. These proposals would damage the
character and appearance of this part of the Green Belt whose
landscape gqualities have been recognised by the designation as
AAL

327. Justification for these proposals in the Green Belt are,
like golf courses, on the basis that they provide for open air
recreation. Yet paragraphs 57 and 58 of PPGl7 sounds &
cautionary note on golf course development suggesting that
special care should be taken when considering such proposals
in the Green Belt and that applications should contain full
details of the site and its impacts.

328. The proposals clearly involve a substantial and intensive
use with a level of activity that would be detrimental to the
character of the area. The proposals are contrary to Green
Belt policy as they amount to an encroachment of built
development into the Green Belt. They cannot be considered as
being for countryside recreation zs defined in the Structure
Plan. &as the College put their case forward as the
construction of a rowing lake and not as & minerals
application, any exclusion of minerals from the normal Green
Belt restrictiones ic besides the point. |

Benefits and Need

329. The claimed benefits from the proposed development are
numerouc &nd range from the fact that Fton College is the
developer to the advantages to the College and British
international rowers and include on the way improvement to the
lendscape, the production of a nature reserve, the advantages
to Green Belt and minerals policies, and gaine for horse
riders. Increased road safety is also added to the list. The
main benefit, end the only cone the local planning authorities
accept, is the benefit to Eton rowing.
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330. The change in landscape, which is far from beneficial, is
the result of a cosmetic exercise in disposing of overburden
and planting around a rowing course whose position and
orientation has been determined by extraneous constraints.
The landscaping of the site is not the product of an overall
design incorporating a water feature as & setting for royal’
palace as is the case at Hampton Court and to which it has
flatteringly been compared. Nor can this landscape,
conditioned by the requirements of the NRA and MAFF sensibly
be compared with Windeor Great Park or Stowe. The
obliteration of the present character of the site, the raison
d’etre for its designation as AAL, cannot be considered a
benefit.

331. The nature reserve cannot include the wetland habitat
originally envisaged because of the need to provide under
drainage in order to retain better quality soils. Thus the
potential for habitat creation is not signifiecantly greater
than if the land were to be left in set aside.

332. The appellants suggest that the proposal would safeguard
this area of Green Belt because once the development is
inplemented the land would not be available for further
development. This envisages a need for development so
pressing that the Green Belt hags to give way. 'Two situations
can be envisaged; first, where need can only be met on the
appeal site, and second, where it can only be met in the Green
Belt but not necessarily on the appeal site. On the first
scenario if this proposal goes ahead then either the pressing
need is met by destroying the rowing course or on the nature
reserve or arboretum. In the second case snother Green Belt
site would be found and there would be two inappropriate
developnents in the Green Belt. In neither case has the
carrying out of the proposal safeguarded the Green Belt.

333. The appellants’ minerals consultant’s criticism of
certain contents of the draft MPG6 is irrelevant and far
outside the ambit of this inquiry. It is suggested however
that working this site would result in an advantage in terms
of the supply of aggregates in that it would either prolong
the life of other pits or mean that less suitable sites need
not be dug. In considering this argument it should be borne
in mind that the appellants’ witness accepts that a sand and
gravel application on this site would have no chance of
success. A less appropriate site would have even less chance
of a permission for gravel winning. So there is no advantage
in safequarding less suitable sites. So far as prolonging the
life of existing pits is concerned it is difficult to see how
that produces an advantage. It merely prolongs the disruption
caused in other areas. From a gravel point of view the total
reserve over a given number of years remains the same whether
the appeal site is excavated or not. If not dug the gravel
remains in the eite available to meet any dramatic shortage.
The result of working the appeal site and reducing or ceasing
production in other permitted areas is only to prolong the
disruption in the more suitable areas by adding thereto ten
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years of production from the unsuitable appeal site. There is
no advantage at all in this.

334. So far as horse riding is concerned a permissive
bridleway from Climo’s Corner to Dorney Common by way of the
appeal site would be provided although why that is dependent
on the rowing lake proposal being accepted is not clear.

335. The main benefit claimed is that the rowing course would
meet a need for improved facilities for rowing at Eton. The

question, however, is whether that benefit outweighs the harm
that arises from the proposal.

336. Eton College is g well known rowing school with a good
record in the sport. To offer the use of a 2000m long rowing
course would clearly look good in its brochure. It would also
help ther in avoiding some of the difficulties that they now
experience. It would nake the organisation of rowing easier
than it now is and give more continuity to their rowing

‘timetable. Those sre clearly benefits for the College.

337. It cannot, however, be said that rowing is impossible now
for the Ccllege or that it is £o unsafe to row on the Thames
as to make it unacceptable. The institution of & rowing
course for other schools in the summer at a time when the
Thames was busier than now demonstrates that. The further
suggestion, in advance of the construction of the rowing
course, that the numbers at the schools course will increase
also demonstrates that position.

338. Despite this, the Environmental Statement implied that
river congestion had created a situation which was now too
dangerous for rowing to be acceptable on the Thames. Some
linited information was prov1ded on the numbers of craft
passing through Boveney Lock in 1988, 1989 and 1990.

339, When the applications were determined it was considered
that the "need" waze euch as to justify an exception to Green
Belt policy. However, since that time further information on
river traffic has become ava;lable (Document A88 Appendices 6~
15). This information provides a wider context for the
proposals in terms of the issue of safety, and hence of
"need". It shows that, over the last ten years, there has
been & substantial decrease in the number of craft passing
through Boveney, Romney and Bray Locks which cover the
stretches of river used by the llege for rowing. In 1951

total movements through these locks were bhetween 72.9% and

80.5% of what they were in 1981, Furthermore, the records
show that the river is now as busy as it was 20 years ago. At
Boveney Lock the total number craft passing through is the
same as it was in 1967 with the number of launches &s in 1970.
At Bray and Romney Locks the totals are as in 1972/73 with
launches as in 1969/70 and 1973 respectively.

340. On those figures even if they are not wholly like with
like in terms of the size of craft it must follow that the
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number of craft using the locks has decreased. During that 20
years, 1973-1993, College crews have been rowing on the Thames
in conditions which must have been considered safe. Thus
rather than demonstrating a "need" for a separate rowing
course, the figures show that the river is becomning less

- congested and better able to accommodate the College’s rowing

requirements. Photographs taken in May 1993 suggest that the
river is far from congested (Document AB8 Appendix 23).

341. From the locks made figures it is impossible to draw any
conclusion on the size of vessels. But the appellants’
perception is that launches have become bigger. Even with the
NRA’gs letter which deals with the whole of the Thames
(Document A51) that remains a perception. Changes in averages
could come about from a variety of circumstances, one is more
owners of smaller craft giving up. certeinly this perception
evidence can only be second best. '

342. It is suggested that pleasure boat operators are doing
nore trips than previously, but present fiqures for those

trips do not show that situation as they cannot be conmpared
with past records. However, en article in the Independent

‘-mewspaper (Document AS88 Appendix 24) suggests a decline in

boating holidays by a third since 1578/79.

343. The safety log of incidents compiled by the College
(Document A69 Appendix 14) rezlly says very little and does
not show an unacceptable danger to rowers. The NRA are only
aware of incidents by hearsay, rumour and complaint. They are
concerned to deal with possible offences against Acts and
Byelaws or persistent dangers. They have not highlighted any
such persistent dangers.

344. The alleged difficulties caused by a strong stream and
high winds have been overstated. The number of days lost to
rowing by inclement weather conditions are indeed few and the
Flood Relief Scheme, if approved, could be expected to improve
conditions on the river. It is also the case that the -
College’s "need™ for & 2000m course to FISA standards is not
supported by the fact that only three of their internal events
are rowed over 2000m, and most (78%) are rowed over 1000m or
less.

345. It is only if the desire of en owner is to overrule
general planning policies because it is & school or because it
is Eton College, that it can be said that Eton’s position is
deternminative. So to hold would be to give Eton & special

_consideration for which they do not ask.

I

346. The rowing community has a desire for this proposed
course and that is appreciated. Such a rowing course in this
part of the Thames Valley would be desirable, whether it would
increase Great Britain’e international successes is
problematical. The geographical position that could meet that
demand is wider than the appeal site, and the real question
here is whether that demand is to be met in the way other
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demands are met, that is in accordance with rather than
contrary to planning policies. To make an exception for
rowing, which, without denigrating it in any way, is a minor
sport, would be a retrograde step and one which as a matter of
principle should not be supported by the Sports Council.
Especially since alternatives do exist in compliance with
planning policies, such as at Cleveland Lake Farm in Wiltshire
and in Docklands where the course at the Royal Albert Dock
would assist urban regeneration and would not damage the Green
Belt.

347, In the result, the desire and support there is for this
proposal, which falls short of a planning need, should not be
allowed to override normal planning considerations which show
that this development should not be &llowed. The proposal is
not all bad, but it is not, as the appellants appear to clainm,
al]l good. It is in the wrong place and should be refused
planning permission. However, if planning permission is
granted, the conditions suggested by the Council should be
taken into account. Details of these conditions, the
appellants’ comments thereon and the Council’s views on the
various legal agreements and undertakings are given in Annex B
of this report.

Footpath Orders

348. The local planning authority’s approach to this matter is
that if the proposal is to be permitted, then confirmation of
the dratt Orders must follow. However, in deciding whether
the development should be allowed it must be remembered that
one circular walk would be discontinued, and it is the policy
of the Development Plan to promote circular walks as
countryside recreation.

THE CASE DORNEY PARISH COUNCIL
The material points are:

349. Dorney Parish Council have been firmly opposed to the
development of a rowing lake on Thames Field since the first
proposals were formally put to the Annual Parish Meeting in
1987 by the then Provost, lord Charteris. At that time it was
envisaged that a smaller course would be constructed, it would
take five years to build, and the gravel extracted would be
exported, across or under the Thames to Bray, for processing
and onward conveyance. The College, it was said, were keen to

~ preserve local amenities and no gravel would be transported

through the parish by road.

350. At about the same time Thames Water (subsequently the
NRA) unveiled their proposals for the Flood Relief Channel and
it was thought that, given good will on all sides, adequate
and safe rowing facilities might be incorporated in the
Channel. Certainly the Parish Council was consulted on the
Flood Relief scheme and loceally expressed views were taken
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into account by Thames Water and the NRA. In contrast, the
College did not consult the parish who were unaware of the
changes to the rowing course and the transportation of gravel
until after the planning applications had been submitted.
Rather the College relied upon consulting Mr Peregrine Palmer
to assertain a measure of local opinion but Hr Palmer stands
to benefit finiancially in the event of planning permission

being granted to the College.

351. At that time DROPET (Dorney Residents Opposed to the Eton
Trench) was formed as an independent pressure group. DROPET
has raised its own funds although it has had some financial
support from the Parish cCouncil.

352. In 1989 an attitude survey of parishioners revealed that
48% regarded the College‘’s proposale very unfavourably, 23%
unfavourably and only 11% were in favour. Out of a total of
296 replies, 71% were against the scheme. More recently a
randon sarple of representatione made in respect of the
appeals showed 7 local residents in favour of the proposals
and 157 against. Overall, 236 were against the proposals and
of 632 letters in support 603 were from those with an interest
in Eton College or rowing (Document IPl). Two petitions,
againet the proposals, were signed by some 938 people.

353. Further evidence of the strength of local opposition is

‘the fact that the Parish Council received unanimous support at
_the 1993 Annual Parish Meeting for a proposal to quadruple the

annual precept in order to fund opposition to the College’s
proposals and be represented at this inquiry. Even then it
has been impossible to match the cost and effort the College
has put into obtaining support for the proposals.

354. Whereas the College might “require® & rowing course it
cannot properly be said that it "needs" one of such large
dirensions. The College’s historical association with rowing
and its aspirations are acknowledged, but the availability of
a rowing course of this size cannot be considered a core
requirement. There may possibly be & wider national and
regional need for a rowing course in the south of England; but
this should be satisfied by the appropriate statutory
authorities after full investigation into possible sites. As
was the case in regard to the Flood Relief Channel.

355. It 1s claimed that rowing on the Thames has become
increasingly dangerous but the College’s case is overstated.
In fact there has been a reduction in river traffic in recent
years. . Day to day rowing could still be carried out on the
river with improved management and higher level training
purposes met at an alternative location. Projects are under

' consideration &t Cotswold Water Park in Wiltshire, the Royal

Albert Dock and at Waterbeach near Cambridge (Document IP2
Appendices KSJ5-HSJ3). Any or zall of these could produce an
international size rowing lske sooner than the appeal site.
More locally, there are reservoirs and former gravel pits
which could provide for still water rowing at abingdon,
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Wraysbury, Caversham/Sonning, Denham and the Flood Water
Channel (Document IP2 Appendices NSJ4-NSJ7). It ies recognised
that there are difficultities at some of these sites but there
is the prospect that a good number could come to fruition in
10 years’ time.

356. Dorney has a need to protect and conserve its
environment. It is already faced with the prospect of planned
or already approved development at Dorney Court Plant Centre,
the widening of the M4 and A4, the re-location of a CAA
aircraft beacon, the Sainsbury’s superstore and the Flood
Relief Channel.

357. For the most part a rural landscape dominates the parish.
Dorney Common, Thames Field (the appeal site), the attractive
reaches of the river and the historic buildings at Dorney
Court impart a distinctly rural atmosphere to this secluded
area which contrasts sharply with the urban character of the
nearby towns of Slough, Maidenhead and Windsor. Given that
the appeal site comprises 32% of the area of the parish, it is
easy to understand why local residents feel vulnerable to
domination by this large scale project, the like of which the
locality has not seen before. The Parish Council is concerned
&t the prospect of widespread disturbance to residents and
harm to the visual amenities and character of the area, not
only during the construction phase but also thereafter as
evidenced by ancillary developments at Holme Pierrepont where
large buildings, a massive scoreboard, concrete hardstandings,
“temporary" structures and loudspeakers dominant the scene.

358. The Parish Council supports the position adopted by the
local planning authorities concerning noise &nd vibration,
dust, landscape and visual impact. The whole of the parish
would become noisy, dirty and dangerous during the
construction period and there would be pressures for road and
infrastructure enhancement in keeping with the status of an
Olympic standard rowing course. Dorney would become a much
less pleasant place in which to live and property prices would
fall (Document 352). The Council are particularly concerned
about the implications for road traffic and footpaths, and the
apparent disregard for planning policies.

Traffic

359, Court Lane and Lake End Road are rural in character: both
have a sub-standard horizontal alignment with poor forward
visibility in part and are flanked by a totzl of some 26
residential properties which would be seriously affected by
the proposals.

360, Details of traffic surveys at the Lake End Road/Village
Road/Court Lane junction carried out on 19 January and 5 May
1993 are given in Document IP3 (Appendix RP1). The surveys
showed levels below those of the 198% and 1990 surveys and,
furthermore, recorded the flows of HGVs with 24+ and 3+ axles
thereby providing a basis of comparison with the proposed
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construction traffic. The appellants’ consultants have not
quantified the volume of existing traffic with 3 or more axles
with gross weights over 25 tonnes now using Lake End Road and
Court Lane, and therefore have not considered the impact of
construction traffic on a like-for=-like basis. The latest
surveys revealed the following 12 hour two-way traffic flows
on each arm of the junction:

LOCATION ALL VEHICLES HGVs HGVs
2+ Axles 3+ Axles
Lake End Road 3,436 97 8
(4,385) (144) (12)
Vvillage Road © 3,713 105 -8
(4,984) (167) f13)
Court Lane 1,295 18 0
(1,659) (51) (1)
3,436 = 19 January 1993 (4,395) = 5 May 1993

361. During the construction phase average rates of precessing
and transportation of ninerals are unlikely to occur
throughout the 10 year period. However, the appellants’
figure of 210 HGV moverents and 40 employec movements per day
can be compared with the survey carried out on Wednesday 5 May
1993: ' '

LAKE END ROAD ALL VEHICLES HGVe HGVe
2+ AXles 3+Axles
1. Existing 1993 Flow 4,395 14¢ 12
2. construction Traffic 250 210 210
3. Totel 4,645 354 222
INCREASE (3/1) S 1a 2.5 18.5
COURT LANE
1. Existing 1993 Flow 1,659 51 1
2. Construction Traffic 250 210 210
3. Total 1,909 261 211
© INCREASE (3/1) 1.2 5.1 211.0

362. The above tebles take account of the fact that loads of
18 tonnes of gravel or 11 tonnes of ready-mix concrete would
be transported in 3 axle or &4+ axle lorries. Thus, even using
the appellants’ own under-estimated figures for construction
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traffic, HGVs with 3 or more axles would increase by a factor
of 18.5 on Lake End Road &and 211.0 on Court Lane. These
increases are unacceptable and would create an intolerable
situation for residents living adjacent to the haulage route
and for other users of the highway. Moreover, it is most
likely that activity along the hzul route would concentrate
during the early part of the day in order to meet the needs of
the construction industry. '

363, On completion, tratfic generated by the rowing course
could not be confined to the route via Lake End Road and Court
Lane. Events traffic would be substantial in volume, perhaps
up to 800 movements in any peak hour, and would use routes
such as Marsh Lane, Village Road and Common Lane. The
appellants have not given full consideration to the effect of
this treffic over the local highway network &s a whole, and
have ignored the potential problems of traffic congestion and
severance that could occur throughout the parish.

364. Thus, despite the measure of agreement between the
appellants and the highway suthority, it is not accepted that

.the proposed access arrangements to the site would be

satisfactory during either the construction phase or on
completion of the development.

365. Document IP3 conteins details of the personal injury
accident records for the five years (1/1/87 to 30/12/92) at
Appendix RP2. B2 plot based on grid references of the
locations of accidents occurring on Lake End Road and Court
Lane is given in Appendix RP3, and Appendix RP4 gives a
description of these accidents.

366. Both Lake End Road and Court Lane have poor accident
records, somewhat higher than the national average rate for

these road clasees. Out of a total of 19 accidents, 14 are

clustered on sub-standard radius bends, particularly on Lake
End Road adjacent to Pondleys Cottages and at Climo’s Corner
adjacent to the appeal site entrance. The records indicate
that these accidents were caused in the mein by excessive
speed.

367. Far from improving the accident record, the road
improvements proposed, which fall short of the minimum
appropriate standard in TD9/81 (Appendix RP5), are likely to
increase the frequency of accidents because carriageway
widening would encourage higher vehicle speede into
substandard bends where no improvements are being offered.

368. Those highway improvemente which are being offered would
have an urbangéing affect on the existing rurzl character of

these roads by the removal of hedgerows and trees, not least

along the south side of Court Lane and on lLake End Read south
of the Pineapple Public House.

369, It appears that alternative transportation stratégies had
been considered prior to the submission of the planning
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" Footpath 17. W%hile not so important as the Barge Path

applications. None of these have been fully evaluated as part
of the inquiry and although the College may well have reljected
some of them on grounds of cost, had the alternative access
strategies been evaluated against public interest criteria,
then it could well have been that a different decision after
the final form of this proposal would have been reached.

370. One particular example is the sometime proposal to
construct a conveyor bridge over the river to an existing
processeing plant on the southern side. There is certainly no
hard evidence to show why this possible alternative should be
rejected on cost grounds. Such solutions are common at gravel
extraction sites around the country. It is however the case
that the processing plant on the south side of the river is
not under the control of either the College or its preferred
mineral operator. Hence the College’s decision not to pursue
this option. 2n option which, if considered against public
interest criteria, would be preferable to the-selected haul
route as few residential properties would be adversely
affected before the traffic reached the primary road network:
traffic would not pass through or close to a conservation area
and use would be made of an existing operational site.

Footpaths

371. The appellants have not undertaken a survey to determine
the extent and nature of the use of local public footpaths and
bridleways and thus rely on limited personal observation. In
contrast, the Parish Council operate a Path Watch scheme
(Document IP4 Appendix A). A scheme inaugurated by the
Countryside commiseion as a means of ensuring the maintenance
and continued use of public paths as shown on the map
conprising Appendix B.

372. The Parish council velue the footpath network because it
gives access for the public to enjoy an area of relatively
unspoilt river wvalley countryside which is almost, if not
completely, unigue along these reaches of the Thames where
developrent has consumed much of the river valley landscape.
The Barge Path, Footpath No 8, is an important and historic
link in this network providing &z truly open approach to the
river and Thames Towpath, the alternatives being narrow
passageways a considerable distance away. It is used by
locals and by anglers. It forms;part of circular walks,
nunbers 4 and 5 featured in “Rambling for Pleasure along the
Thames" (Document IP4 Appendix C) and is also mentioned in
other books (Appendix €). This historic route would be
obliterated by the proposals &nd the alternative alignment
would be contained in such & way that the present feeling of
spaciousness would be lost.

373. The Parlsh Council objects to the proposed stopping up of
t is
nevertheless of great value. It links the hamlet of Boveney
to the river and provides a short clrcular walk with the
Thames Towpath and Footpath No 10. It too features as part of
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circular walks in YRambling for Pleasure along the Thames".
Footpath No 10 is not a suitable alternative.

374. The proposals are bound to have an adverse impact upon
fhe Thames Towpath (Footpath 18) which is to form part of the
Countryside Commission’s Thames Long Distance Path (Document
1P4 Appendix D). Along this particular reach of the river it
provides a rare example of a riverside completely free from
intrusive elements being flanked by an sttractive stretch of
the river on the one hand and open agricultural land on the
other. It may be flat but it is far from featureless with its
spaciousness providing uninterrupted views of Windsor Castle.
The present amenity of the path would be seriocusly damaged
during the construction phase and the loss of Thawes Field and
its replacement by contrived, cosmetic and alien landscapes
would result in intrusive elements permanently and adversely
affecting the amenity of this stretch of the river for
walkers.

Planning Policy

175. It is acknowledged that in order for planning permission
to be withheld it is not sufficient for an interested party
such as the Parish Council to simply show that there is a fear
of an adverse effect. However, the evidence shows that
demonstrable harm would inevitably result f£rom thece
proposals.

'~ 376. The Government’s regional policy as expressed in PPGSH

encourages major development in the south east towards to east
of London. It encourages the full use of urban sites and

.recycling of urban land to assist the conservation of the

countryside, particularly the designated Green Belt. Thus if
there is a proven need for & still water rowing course it
should be to the east of London or located beyond the Green
Belt.

377. It is made clear in PPGl, PPGl2 and PPG17 that the
development plan provides the primary means of reconciling the
conflict between development and the need to protect the
natural environment. Looking st the development plan in this
case it is a matter of fact that the appeal site lies within
the Green Belt. The proposed developunent would conflict with
two of the five purposes of the Green Belt specified in PPG2.
It would have an urbanising effect and would constitute an
encroachment into the countryside which surrounds the urban
areas in this locality. It would therefore have the effect of
reducing the separation between those urban areas even though
what is proposed is essentlially an open land use. The test as
to whether the proposals conflict with the fundamental
purposes of the Green Belt is whether or not the development
would be visible or prominent in the Green Belt. 1In this case
it would. '

378. It is recogniséd that outdoor sport is capable of being
an acceptable use in the Green Belt. The test which shonld be
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applied is, again, whether the proposal would have an impact,
particularly a visual impact, on the Green Belt (see also
Document IP2 Appendix HSJ&) It is also the case that
Structure Plan policy presumes against development in the
Green Belt. The relevant policy allows for a number of
exceptions, including development for countryside recreation
provided it is consistent with recreation policy. The
proposed rowing lake cennot be regarded as countryside
recreatxon as defined in the Structure Plan as it does not
require a country91de settlng nor is it intended to serve the
rural population. Nor can it be said to meet the requirements
to justify making an exception to Green Belt policy in the
context of the Local Flan.

379. The proposals are also contrary to the policies designed
to protect the character and appearance of the AAL.

380. The appeal site is not within a preferred area for
nineral working allocated in the Minerals Local Plan and its
non-inclusion in such an area in the deposit version of the
Replacement Minerals Local Plan rew an objection from the
College. This was withdraw prior to the inquiry. The end usce
of the site does not obviate the need to consider the proposal
for the extraction of aggregates in the context of the :
Minerals Local Plan and the obvious conflict with its
policies.

381. So far as the Local Plan for South Bucks is concerned
there is nothing to suggest that this land is or has been
intended for development in the manner now proposed, and that
is in itself a material and s1gn1flcant conflict sufficient to
justify withholding planning permission. The authority who
prepared the Local Plan could have allocated the site for a
rQW1nq lake if they so wished. They were certainly aware at
the time the Plan was prepared that the College had considered
this use and might bring forward such & proposal. The fact
that the plan making authority did not include the proposal in
the Local Plan indicates that the proposal before the inquiry
is clearly contrary to the Plzn.

382. It may be argued that the general policy of the Local
Plan would allow a countryside recreational use on this site.
The definition of countrfside recreation contained in the Plan
suggests otherwise. SOme arque that the less rigid definition
of countryside recreation in the Structure Plan should apply,
but that cannct be so because where there is conflict between
structure and local planJ the local plan must take precedence.
It that logic is applied|in this case then the propossals
clearly fall foul of thelLocal Plan.

383. The appellants claim that because the Local Plan says
nothing about these propdsals in specific terns, then the
proposals should be treaﬂed on their merits. Hawever, PPG17
makes it clear that ana% Plans are the primary means of
resolving conflicts between the need for development and the
need to protect environmental considerations where sport and
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recreation are concerned. Ko-one could have expected the
gppellants to pursue their proposale with that advice in mind
through the process which led to the adoption of the present
Local Plan because, of course, PPGl7 had not been published gt
that time. However, PPG17 had been published by the time the
appeals were lodged and in the light of the advice contained
in PPG17 the proper way for the College to have advanced these
proposals would have been by pursuing the issues raised though
the review of the Loczl Plan which is about to begin. The
appellants’ planning witness indicated that he did not think
that the Local Plan process would be the appropriate means to
deal with all the detailed aspects of these proposals. Even
if he is right, it is certainly the case the Local Plan
process could deal with the conflicting policy issues which
arise in relation to this site and these proposals. In that
way & future Local Plan could lay down a properly considered
policy framework against vwhich detailed preposals could be
considered. The Local Plan would be able to a&ssess whether a
particular accees strategy ie to be preferred on environmental
grounds. In contrast, this inquiry is limited to considering
only the access strategy put forward by the appellants.

384. The appellants’ planning witness also rejects the
suggestion that the Loczl Plan ingquiry would be & means

which the College could challenge any resistance by the local
planning authority to their proposals. He does s0 becmsuse the
final decision to adopt the Plan lies with the authority and
not the Secretary of State. However, the locel planning

. autheority has to give reasoned justification for rejecting the

Local Plan inquiry Inspector'’s recommendations and their
actions could be challenged in the Courts.

385. The Government has Introduced a plan~led eystem and if
that is to mean anything it must mean that proposals of this
scale cannot properly come forward without some consideration
being given to them through the process of preparing local
plens. Local plens can be site specific about schemes for
sport and recreation. They are to be the primary means of
resolving conflicts between the need for development and
environmental considerations. Therefore only in the most
exceptional circumstances can it be justified to permit e
proposal on this scale without a clear indication of its
acceptability first being achieved through the process of
local plan preparation.

386. The College’s need for the proposale ic simply a wigh to
meet their aspirations for rowing facilities. There may be a
wider need for & facility in this region but there has not
been & comprehensive study into poss?ﬁle gites. ‘fThere is
little evidence other than the perdeption of individuals to
support the contention that congestion has increased on the
river. The data from the river authorities shows that the
numbers of craft passing through locks has actually fallen.
The College’s case boils down to & wish to remain pre-eminent
in the rowing field and they have an opportunity to construct
2 rowing lake on, at least, a self=financing basis. That -does
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not amount to a need in which the public interest is best
served by overriding serious objections framed in the context
of planning policies. The evidence suggests that there is no
justification for the proposals which is sufficient to
cutweigh the considerable harm that would result if they were
allowed. Therefore the appeals should be dismissed.

THE CASE FOR TAPLOW PARISH COUNCIL -
The material points are:

387. The Parish Council is unanimously opposed to the
proposals. The principal objections are that considerable
damage would be done to the fragile local environment with an
unwanted change to the landscape, and that construction
traffic would cause severe disruption with undue noise,
congestion and inconvenience to residents.

388, Taplow’s southern boundary adjoins the northern bdundery
of Dorney Parish. The two parishes are very eimilar in
nature, both being largely rural, but surrounded by
substantial urban areas, Taplow and Dorney share a fragile
part of the Green Belt between the urban sprawls of Maidenhead
and Slough and any major development in this area poses &
threat to its integrity and maintenance of the rural
environment. Thus the threat that Dorney faces from the large
scale rowing trench is also a threat to Taplow because
together they form part of the same rural envelope. The
appellants draw attention to & press cutting (Document AS53)
and, in particular, the flippant reference to the Parish
Council supporting Dorney as they, in turn, supported Taplow’s
opposition to the Flood Relief Scheme. However, that is not
to be found in the minutes of the meeting.

389. Taplow would be directly affected by construction traffic
travelling westwards along the A4, Bath Road. This road is
severely congested during the peak hours and many drivers use
minor roads through Taplow village to avoid this congestion.
construction traffic would make matters worse.

390. The Parish Council is concerned that some construction
traffic would, in spite of instructions to the contrary, use
Marsh Lane to gain access to the A4. Part of this road is
within Taplow parish and fronted by residentisl properties.
Its poor alignment and absence of speed restrictions leads to
frequent accidents. There is unlikely to be any restrictions
on rowing events traffic using this road with consequent
dangers created by drivers unfamiliar with the road layout and
travelling at unrestricted speeds. The coincidence of the
construction of the rowing trench with the excavation of the
Flood Relief Channel 1s a possibility that would have very
gserious implications for traffic in the area.

391. The proposed rowing course development is far too large a

scheme for the area, both environmentally and in traffic
terms. The appeals should be dismissed.
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THE CASE FOR A SECTION 29(3) PARTY
The material points are:

392. ¥Mr Peregrine Palmer is the owner occupier of Dorney
Court, a 15th Century manor house which is a Grade 1 Listed
Building. He is a former parish, district and county
councillor and was chairman of the district council for two
years. He is also the owner of part of the land forming the
access to the appeal site. He supports the proposed
developnent.

353. Dorney has an atmosphere of charm and trangquillity, open
and rural, pastoral with a scene of prosperous farming. It is
quite unlike the other local villages that run along the
Thames towards London such as Eton Wick, Datchet, ¥Wraysbury
and Laleham, all of which are more modern and urban in
character.

394. During the early part of this century the growth of
Slough and other nearby towns exerted pressure for development
in the manor of Porney. With ferming in a most depressed
gstate and investment speculative, Mr Palmer’s grandfather,
owning almost all of the village and manor of Dorney, decided
on three substantial initiastives: he built, or permitted to be
built, the Dorney Rezch residential area; he started to rescue
and restore the Tudor cotteges in the village of Dorney; and
he sold farmland to Eton College in the stated knowledge that
the long term interests of Dorney and Dorney Court had to be
the same as those of the College. After the war the estate
released land for building in Dorney only slowly and ensured
that the style, size and number of houses would bring variety
to the village and add to its architectural cohesion. These
initiatives were born of concern for the long term well-being
of porney &nd Dorney Court and the rowing lake must be
considered in that context.

395. Dorney Court ic essentially & family home but it is also
one of the finest Tudor menor houses in England. Built about
1440 and little changed, it is a2 remarkably complete survival
of a gentry manor as opposed to a nobleman’s grand and stately
home (Document IP6 Appendix 2). Keeping listed building of
this type (Appendix 1) in tect is a great financial burden and
planning permission in this cage would enable a fund to be set
up which would assist in preserving Dorney Court and enhancing
its immediate setting.

396. Farming in the Dorney area has declined in recent years
such that the small Dorney Manor Farm including the garden
centre ig the'only fully active farm left in the parish. It
provides some jobs in an area where the vast majority of
employees travel to work elsewhere. The rowing lake proposzls
would bring more jobs to Dorney and life to the village.

387. The proposed improvements to Court Lane including the
provision of a footway are much needed. New walls and fences,
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and the double glazing of The Hermitage would improve the
amenities of this property. A permissive bridleway would
connect Court Lane with Dorney Common via the northern
perimeter of the appeal site {Pocument A63). This would be of
great benefit to locel horse riders including those attending
the Spanish Bit Riding School in Dorney village. The proposed
car park at Boveney would be of real benefit to those visiting
the church and riverbank. The appeals should be zllowed.

THE CASES FOR INTERESTED PERSONS SUPPORTING THE APPELLANTS
The material points are:

398. Mr P Coni OBE QC was on the Council of the Amateur Rowing
Association from 1963 to 1991 and was Chairman of various
committees. He remains 8 member of the Executive Committee
and ie Chairman of the Finance Committee. He is President of
the London Rowing Club. He represents rowing-in the British
Olympic Association and is Treasurer of FISA. In 1988 he was
appointed &n OBE for services to rowing.

399. He strongly supports the proposals and ie in no doubt
that they offer tremendous benefits for the future of rowing.
They represent the answer to & constant search over the last
30 years for & suitable gite in the Thames Valley. Desgpite
the existence of the National HWater Sportis Centre at Holme
Pierrepont, for the great majority of those rowing seriously a
visit to train at Holme Pierrepont involves very considerable
time, travel and expense. For & time in the 1970s, the need
for training water was partly solved by the use of Thorpe Park
near Egham, but this use was dleplaced by water gkiing. There
is uncertainty over the future use of the the Royal Docks in
east London where access to the 1700m course ig limited. The
Eton leke, which would conform to the Bl internationsl
standerd, is seen as a potential Centre of Excellence gnd a
general training facility rather thamn as a racing centre.

400. With the single exception of Henley, serious crews at all
levels no longer consider that the traditional Thames regattas
such as Reading, Walton or Marlow offer fair and satisfactory
racing conditions. However, there is no question of the
Marlow Regatta transferring to the Eton Lake as this would
mean 2 loss of sponsore. Despite potential competition from
Holme Pierrepont, Henley has continued to prosper and what is
now needed is a complimentary facility which which offer all
year round opportunities for training for the many serious
rowers in the Thames Valley. That facility could be provided
by the Eton lake.

- 401. Hr M Wormwell represents the Oakley Court Hotel. fThe

Ozkley Court is a 92 bedroom hotel situated on the south bank
of the Themes opposite the appeal site. It receives some
20,000 visitors & year and the hotel’s interest in the
proposed development in terms of the potential impact on
business is therefore considerable. Having studied the plans,
it is apparent that the potential noise problems and
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unattractive construction activ1ty would by reason of the
proposed precautions and safeguards bu11t into the schenme, be
ninimal and acceptable. The appeals should be allowed.

403. Mrs E Hatthews is a retired teacher who lives in one of
the College’s cottages at Boveney. : She supports the appeal
proposals. She claims that the camp&iqn against the proposals
mounted by DROPET was aggressive and objectionable. They

claim a very high level of local opposition to the proposals
but they 4id not ask her for her views.

404, Thames Field was not always open but was divided by
hedgerows and trees, mainly Elm. . There was an apple orchard
near the cottages at Boveney. Liv#ng £0 close to the site she
realises that the proposed development is likely to affect her
more than anyone else. The present view over the site to the
river would be blocked by an earth bund, there would be noise,
dust and dirt from site operations but rather than take =2
parochial view she looks to the 16ng term benefits and
advantages of the scheme tor rowers and the country at large.

THE CASES FOR INTERESTED PERSONS SUPPORTING THE COUNCIL

The materjial pointe are:

405, DROPET was formed in the sprlng of 1991, as a result of
the growing concern of local residents from all quarters of
the village about the sheer size an& scale of the proposals
and the impact that the rowing trench would have on their
daily lives. Residents felt aggrieved at the change in the
proposals since they were first presented to the annual parish
meeting in March 1987 when the then Provost, Lord Charteris,
Epoke of a scheme to extract gravel'lastxng five years with no
haulage of gravel in Bucklnghamshire {(IP7 Appendix A}.

406. In the summer of 1991, 636 penple signed a petition
against the trench (Document IP? Appendix R) and at a meeting
&t the Dorney village hall in November 1991 a serles of
resolutions (Appendix B) were passﬁd’hy the 177 people present
without opposition. The local MP,!Mr Tim Smith, attended this

meeting and stated hls support for. the residents against the
College. .

407. In April 1993, 147 peoﬁle at mﬁ
village hall giving the DROBET Co
represent residents at| this inquiry map showing the
locations of some 102 ouseholds wh hve actively supported
DROPET is shown in Document [IP7. Fikther details of the level
of local support, of the order of 7 %, is given in Appendix L.
Although DROPET has reieived come financiel support from the
parish council, its resources are lfmited and it cannot put
forward s technical case with expert witness. It can however
explain why people feel so strongly|/that these proposals would

have an unacceptable impact bn their!iiives and that of the
community. ! : e

|||
eh a meeting at the

tee a mandate to

i
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408. Dorney is an ancient settlement which, despite the
pressures from surrounding towns, has managed to preserve an
aura of rural tranquillity. A village with many listed
buildings (Appendix C) surrounded by green pastures and open
common land, and lying adjacent to an attractive stretch of
the Thames. Access to the appeal site is by way of the
arcadian Court Lane and from the site itself there are
expansive views which take in Windsor Castle. The village -
hall and school form the basis for a vibrant community that
values its heritage and environment (Appendix D) including the
walke across Thames Field (Appendix E).

409. The construction of the rowing trench over a 10 year
period, or longer if the gravel ie not readily sold, would
impact on the lives of residents in several ways. They would -
hear the operations on the site and notice the incressed
traffic on the local roads, they would see changes to the _
local landscape and alterations to local roads, and they would
feel threatened by the intrusive nature of the whole
operation. 10 years may not be & long time in the life of
Eton College but for most ordinary people it represents the
foreseezble future. A future in which between 20 and 30
gravel lorries would pass salong local roads each hour.
"Imnproved " roads where treffic speeds would increase to the
detriment of highway safety and the present rural character of
Court Lane {see photos in Document IP7) and Lzke End Road
would be lost.

410. Court Lane is the main artery of the village used by
children walking to school, horse riders and cyclists
{(Appendices G and M). Their enjoyment of the lane would be
impaired as a result of the Yimprovements" which, despite some
tree planting to compensate for those lost to roadworks, would
be incompatible with the local environment. Further, the
safety of road users would inevitably be threatened by gravel
lorries. On Lake End Road, the amenities of the Pineapple
Public House would be adversely affected (Appendix H) a2s would
the residential amenities of those who live a’longside this
road.

411. In addition, some residents would suffer a loss of visual
amenity a&s the attractive open fields are transformed into a
gravel pit and footpaths are lost or: diverted.

412. Once constructed, & maximum utilisation of the rowing
facilities should be assumed, If demand is &s high as the
College contend and there are no other sites, and if the
trench is available to all, then it i& & fair assumption that
the maximum pgssible use would be madé of it. Once built in
this location the pressure for inteénsive use would be
irresistible. This would mean useid?@ing all daylight hours.
The level of traffic generation put forward by the College is
no more that a guesstimate and is likely to be exceeded for
major events. Even the 1600 odd vehicles a day estimated by
the College, which would include coaches and boat trailers,
would result in traffic noise and congestion on local roads.
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There would noise emanating from the site itself and the

present amenities of the village, including Boveney and Thames
Field, would be lost for ever.

413. The size and frequency of events would be bound to grow.
There would be pressure for other uses and associated
activity. There would also be pressure for further
development apart from the boathouse, start and finish towers,
and temporary structures. Further accommodation for staff

would be required, whether by building new houses or taking
over existing ones.

414. There would be major and continuing demonstrable harm to

~ the amenity of local residents and the character of the area.

Even if the site were not in the Green Belt the College would
have to show need sufficient to override the policies of the
development plan and the denmonstrable harm. But the proposal
is for inappropriate development in the Green Belt. The
guestion of appropriateness has t2 be decided for this
particular development on this particular site. This
particular development is not appropriate because of the scale
and period of construction activity, the scale and extent or
the result and the level of activity generated. It is
contrary to the purpose of the Green Belt and conflicts with
Local Plan policy. Therefore the College must show “very
special circumstances".

415, 2 need is claimed for 211 this development but
convenience and denmand are not the same as need. The dangers
of rowing on the river are greatly exaggerated and the
College’s own need for a facility of this scale and quality
has not heen established. KNeor has a need for a free
regional/national facility in this particular locality been
established. There has been no proper search or assessment of
other sites to serve the re¢ion rather than the College.

416, Thus there is no such need as would override the mzjor
and continuing demonstreble harm to the local community or
constitute very special circumstances such as to justify
inappropriate development in the Green Belt. The proposal
therefore fails to surmount the hurdles on the way to a
planning permission.

417. The appeals should be dismissed. If however they are
allowed the conditions suggested on behalf of Mr Baker of Elm
View Farm {(Document IP8 Appendix 7) should be attached save
that where specific mention is made of YElm View"” the sane
condition should be applied to the parish as a whole.

419. Mr J Baker, the owner &nd occupier of Elm View (also
referred to as Elm View Farm)}, 1 Marsh Lane, objects to the
proposed development. Mr Baker, his wife and two children
have lived at Elm View since 1971. The property comprises a
three bedroom detached bungalow having swall gardens to the
front and rear. It is situated some 95m north of Climo’s
Corner and surrounded on three sides by open fields and by
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Marsh Lane on the other. If planning permission is granted Mr
and Mrs Baker and their family would suffer & loss of amenity
over and above most, if not all, other local residents in the
vicinity as their property is adjacent to the site and
proposed vehicular access (Document IP8 Appendices 1-3).

420. Paragraph 39 of PPGl emphasises that although the
planning system does not exist to protect private interests as
such, private interests may coincide with the public ;nterest
in certain cases: this is one such case. The amenity
interests of those who live adjacent to a proposed deyelopment
has long been recognised as & material consideration in
determining planning appeals. Whereas it may be the practice
to deal with the guestion of loss of amenity in respect of
certain given locations one by one, it is the total impact on
the community as a whole which is relevant; the impact is
cumulative. Paragraph 42 of PPGl advises those determining
plannlnq applications to take into account relevant views on
plannlng matters expressed by neighbouring occupiers, local
residents and any third parties. The paragraph goes on to
state that local opposition is not in itself a ground for
refusing planning permission, "unless that opposition: is
founded upon valid planning reasons which can be
substantiated®. The most important valid planning reasons in
this case which are easy to substantiate are that the’
proposals are contrary to the development plan.

421. Taking as 2 whole the many documents produced bylEton
College and their advisers, there appears to be some |
inconsistencies in the nature of the proposals and g:ﬁ reasons
for them. The appellants distinguish the project commercially
from the normal minerzl working eite when, in planning terms,
what matters is not the commercial intent or interests of the
participants but what actually happens in land-use terms. The
proposal aims to supplement rowing facilities at Henley and
Nottingham and as such is & proposal which extends far beyond
the provision of facilities for a public school. The\mineral
extraction and the construction of the rowing lake, one a
rining and the other an engineering operaticn, are twe

separate operations which are of course physically &an
economically connected. They are not however functionally
related.

-422. There is however a basic conceptuzl flaw in the way in

to show them, for the purposes of pacifying local residents,
as essentially a College rowing course with other "events"
involving outsiders being strictly limited; on the other hand
they promote the course as one of lmportance regionaljy. it
not nationally. But whatever their present intentions, the
time could come when they seek to remove the legal ob}igation
to limit cutside use on the basis that it was mede it|clear at
this inquiry that the lake is intended to meet a regional need
for such a facility. In the light of these considera§§3n5 it

which Eton present their propesals. On the one hand Ehey seek

is valid to ask whether the right applications were submitted
and properly determined. A matter which has been addressed in
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legal cubmissions made on behalf of the principal partiec
(Document A64) and which is now added to by the legal
submissions made in Document IP9 on Mr Baker’s behalf.

421. Having regard to Section 54A of the Act, there is a need
to identify in plain terms the following matters. First, the
development plan; second, the relevant policies of the
developnent plan: third, an interpretation of the relevant
policies: fourth, the applicability of those policies to the
propesals, and whether or not the proposals are in breach of
theese policies; and, fifth, a2 planning judgement of how
serious that breach is.

422. Thus interpreted the material considerations which are of
primary concern in respect of Section 542 are those which go
to the Plan and its policies. That is not of course to
suggest that there are not other material considerations which
night not override the provisions of the Plan. Section 70
sets out what may be taken into account, Section 54A sets out
how the decision is to be made. The appellants do not carry
out the exercise set out in the above paragraph, rather the
applications are assessed against the development plan by
reference to the reasons for refusal. The Secretary of State
is not constrained by the reasone for refusal and can decide
the matter de novo.

423, The Development Plan comprises the approved Structure
Plan 1990, the Minerals Subject Plan and the South Bucks Local
Plan. The Replacement Minerals Local Plan is sleo of
relevance. These Plans have been referred to in the Council’s
case as have the relevant policies. However, little attention
has been paid to minerals policies and indeed to the national
guidance on mineral extraction which is contained in MPGI1,
MPG2 (Document YP8 Appendix 4) and MPG6.

424. The appeal eite ie not included as a preferred area for
mineral working in the Minerals Subject Plan. Clearly the
sgogregates in the appeal site are not required for the
purposes of the Minerals Subject Plan but if as a result of
the Flood Relief Scheme or the rowing lake such aggregates
arise, then they are additional to the requirement. This
matter was addressed =t the RMLP ingquiry and the Inspector has
recommended that "no allowance be made for windfalls in Table
3". It is a specious argunent to suggest thet becmuse a plan
makes an allowance for windfall sites that necessarily in some
way promotes the site for planning permission: the whole
essence of & windfall site is that it is en unexpected
occurrence which falls in for other reasons.

425. The Structure Plan policy at psragraph 52B seeks the
phasing of extraction at sites so as to prevent over-
concentration of production likely to harm the amenities
enjoyed by residents or damage the local environment and to
avoid undue concentretion of mineral and filling traffic.
Thus outside the preferred areas it is obvious that gravel
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extraction should be avoided at all costs, due to the obvious
traffic problems that it would generate.

426. Paragraph 50 of the Structure Plan states that only in
exceptional circumstances will the working of mineral deposits
be permitted from land which lies in an AAL. While paragraph
51 indicates, inter zlia, a need for buffer zZones to protect
the residential environment. The policy alesec seeks to protect
the local landscape and take account of the affect of traffic
on the local environment. Although paragraph 70 refers to
industrial and commercial development it should egqually be
applicable to the construction and afteruse elements of the
appeal proposals. In general, the minerals policies are
reinforced and reiterzted in the New Buckinghamshire Structure
Plan 19%1-2011 (Document 1IP8).

427. The proposal to extract minerals from this site is so
seriously contrary to the development plan that it would
fundamentally undermine it. Moreover, it would be a classic
case of non-sustainable development. The minerals concerned
are not currently needed; the landscape and &n area of Green
- Belt would irretrievably be lost for future generations.

428. Mineral extraction &t this site in the AAL would also be
contrary to the advice in MPGl at paragraphs 29, 33 and 35.

It is questionable whether the submission of the planning
applications adhered to the advice set out in paragraphs 13-15
and 24 of MPG2, Paragraphs 43~48 of MPG2 are also relevant as
where the minerale are not needed there is no excuse for
carrying out mineral workinge which would damage
archaeological interests or pose a threat to listed building
from the vibration caused by gravel lorries.

429. The proposed development is clearly in breach of the
Green Belt policy at paragraph 35{c) of the Structure Plan and
cannot properly be regarded as &n exception as countryside
recreation under paragraph 35(b). as the Council point out it

neither requires a countryside setting nor would it serve the
rural population.

430. The number of jobs created by the proposal would be
comparatively few and this benefit would be outweighed by the
detrimental impact of generated traffic which would cause
congestion and thereby delay, stress and inconvenience to
other road users over a ten year period.

431. Paragraphe 29 and 50 of the Structure Plan relate to the
AALs &nd again, as the Council has shown, the proposals are
clearly contrary to these policies. The extraction of
rinerals is also contrary to the policy at paragraph 35(c¢) as
it is not required to meet an essential need which cannot be
satisfied from other sources outside the AAL. It is also
significant that the College did not make representations
opposing the designation of the land as AAL at any inguiry
relating to the Structure Plan or Local Flan.
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432. Apart from the general Auty under Section 66 of the
Listed Building act 1990 to consider the desirability of
preserving listed buildings and their settings when
considering planning applications which may affect them, there
are also Structure Flan and Local Plan policies which seek to
protect them. Such policies are threatened by the propased
development in that the level of HGV traffic that would be
generated would have an adverse jimpact upon the 20 or so

licted buildings along the haul route to the A4 and upon the
Huntercombe Conservation Area.

433. There are Structure Plan &nd Local Plan pelicies which
seek to protect importent archaeclogicsl sites. Thames Field
is one such site and its archaeology would be adversely
affected and endangered by the appeal proposals. Furthermore,
nature conservation interests would be harmed and good quality
agricultural land lost contrary to development plan policies.

434. Local Plan policy ENV1 requires regard to be had to the
approprizteness of the proposals in terms of the character of
the surrounding area. In circumstances where there is no need
for the mineral and extraction is contrary to development plan
policy, it is material to consider whether the proposzl to dig
out a rowing lake is appropriete in terms of the character of
the surrounding area; clearly it is not. The effect on local
amenities in terms of noise, dust, fumes and other disturbance
would undoubtedly be serious. The traffic generated and the
means of vehicular access are plainly unsatisfactory. In
these circumstances, having regard to Policy ENV1 and ENVE,

the applications should be refused.

435. Apart from being contrary to a whole range of development

‘plan policies, the proposals would have a quite specific and

uniquely detrimental effect on the occupiers of Elm View; Mr
Baker and his family. The background noise level in the rear
garden of this property has been measured at 40.54B(2)L,,, a
prudently low reeding and one which contrasts with those taken
on behalf of the appellants vwhich were some distance away from

the property and exposed to greater background noise from the
M4 motorway.

436. The predicted noise level from construction traffic on
the Barge Path is calculated at 44.84B(A) and, with the
addition of 211 traffic on Court Lane, the side exposure of
Elm View Farm in the peak hour (0800-0900 hours) increasee to
54.8dB(A)L,, {equivalent to about 50.8dB(A)L,,) (Document IP10
Appendix B). These calculations assume a 2m high solid
barrier at the edage of the Barge Path giving some 64B(a)
attenuetion., 2 higher noise barrier to intercept exhaust
emissions would be preferable as illustrated at Appendix A of
Document IP10. For comparison, the present day traffic flow
on Court Lane provides a calculated L,, of 51.14B(A) to the
side of Elm View Farm. It is clear therefore that the
increace in traffic noite due to the proposed development
would be significant at over +3dB(A) for the side of Elmn View
Farm. 1f gite traffic does not petk during the same hour as
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the existing traffic then the increase would be greater, for
exanple by about 3dB(A).

437. The calculations assume a free flowing traffic stream but
in practice half the site traffic may be caused to stop at
Climo’s Corner as it leaves the site. The effect of this
cannot be pred;cted but it is common experience that the noise
of heavy vehicles is louder as they pull away from a standlng
position (Document IP10 Appendix C). Certainly noise in the
vicinity of Climo’s Corner would increase markedly as lorries
of categories 7-9% would predominate in the traffic stream and
have & psychological and intimidatory effect on other road
users.

438. MPG 11 recommends in the alternative & daytime nomlnal
limit of 55dBAL,, 1hr at noise sensitive properties or, in
guieter rural areas if this limit exceeds the background level
by more than 10dB(A), 2 lower limit, this should be set in the
light of local circumstances. In this case & 504dB(A) limit
for normal working should be applied. Thie ie supported by
BS4142 which alsc states that if the "rating" level of the
measured noise eXceeds the backaground by 10dB(A) or more then
complaints are to be expected. The "rating® level includes an
arbitrary SdB(A) increase if the noise contains whines,
hisses, screeches, hums etc, or if the noise contains bengs,
clicks, clatters or thumps, or is irregular enough in
character to attract attention. At least one of these
characteristice would be present at the appeal site and
therefore the 5dB(A) should be added to =21l predictions, or,
rore easily, the norinal criterion should be reduced to
45dB{A) L.

439. MPG1ll1l suggests that the criterion should be relaxed to
70dB(A) for up to & weeks in & year to allow for temporary
works. Thus, having regard to the scheme of working, the
occupiers of Elm View Farm could expect lengthy periods of
excessive noise. MPGll also refers to the use of straw bales
for temporary screening and such a device should be employed
in this cease. However, irrespective of the noise amelioration
rethods used, Mr Baker and his family would suffer &
substantial disbenefit as would users of the adjacent
footpaths, should the proposed developnent go shead.

440. The appellants have failed to demonstrate that Elm View
Farm would not be affected by dust from the workings. All
that is offered is a dust control strategy. They do not
attempt to evaluate the guantum and spread of dust with and
without control measures; in particular, there is po fugitive
dust model (Document IPE Appendices € and $3). Taking account
of the distances involved and the direction of the prevailing
wind, dust problems could be anticipated at Elm View Farm.
Given that Mrs Baker suffers from asthma, the prospect of her
vondition being aggravated for significant periods of time
during the year is severe and the nuisance caused by the dust
should be judged accordingly.
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441. Alr pollution, including emissions from vehicles is
addressed in the White Paper "This Common Inheritance". The
height of lorry stacks and the posgibility of at least 2 HGVs
walting on the Barge Path and others enterlng the site at the
same time, glves rise to the probability that at certain

"times, when the wind blows from the Barge Path, fumes would be

experlenced at Elm View which when combined with dust and
noise would make the cumulative effect wholly unacceptable.

442. Document IP3 Appendix 5 includes a number of comparable
appeal decisions concerning mineral extraction which should
have a bearing on the determination of these appeals. The
case at Lake Farm, Dawley Road, Hayes ie particulearly
pertinent. In his conclusions, the Inspector deals with noise
(para 9.8), dust (para 9.14), traffic (psra 2.17) and visual
amenity (para 9.22). Each of these matters which concern
local amenity formed an important materizl consideration. 1In
his decision letter the Secretary of State held that the need
for the resources underlying the site was not sufficient to
outweigh the proposal’s shortcomings (para 3). The Secretary
of State accepted his Inspector’s recommendation and dismissed
the appeal in July 1992.

443. Of the other appeal decisions at Appendix 5 of Document
IP8, paras 43 and 44 of the lHaines Hill case, para 50 of the
Gallows Hill cese and para 5 of the Great Waltham case are
apposite.

424. It has been argued by the Council that this proposal is
not a recreational facility which requires a location in the
Green Belt and that view is supported. Indeed, the proposal
is incompatible with both Green Belt and AAlL designations
because it constitutes a recreation node which would attract
traffic and crowds and require the construction of mounds and
structures which would change the chaeracter of the AAL and
Green Belt in this location. National facilities should be
located according to nationally tested criteria and should not
creep in on the coat tails of a public school.

445. There has been no detailed examination of possible
alternative sites. An evaluation of alternative sites is, in
relation to large sport and recreation proposals in the Green
Belt of the kind envisaged, a pre-requisite of such an
application. It ies to be noted that in the case of Oxford
United football staedium case (Document IP8 Appendix S1) the
Secretary of State cobserved that there appeared to have been
no strategic forum in recent years to examine the full range
of sites. Furthermore, if the proposals had been evaluated in
this way they would be refused as being contrary to regional
guidance which encourages development away from the west and
to the east of the South East region. '

446. The appellants’ planning witness, Hr Deakin, claims in
respect of the proposals that there is ®no sufficlent
conflict® with the development plan but he does not explain
those conflicts. Rather he claims that the proposels assist
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and promote the intentions of the development plan when
mineral extraction cannot possibly do €o. Even on the grounds
of the provision of a recreational facility the casze ji=
suspect, particularly when the Structure Plan (para 57) makes
it clear that recreational needs are to bhe met with minimum
conflict with agriculture, local residents, landscape,
archaeclogy and wildlife conservation. He also places
reliance on PPG17 in supporting his case but that advises
local planning authorities ".. to resist pressures for the
development of open space which conflict with the wider public
interest®. Mr Deakin does not make a case for an overriding
need for the proposals. The &lleged needs of public bodies,
who are not applicants, is largely irrelevant. The need of
Eton College is for & private facility not to bhe used by the
public generally for a minor sport.

447. The proposals are contrary to the broad strategy of the
Structure Plan and objectives (i) &nd (ii) of the Local Plan.
They are either contrary to, inconsistent with or fail to meet
the criteria of a whole range of policies concerning minerals,
Green Belt, AALs, conservation areas, listed buildings, nature
conservation, agriculture, traffic and transport, amenity and
recreation. The applications as submitted were misconceived;
the proposals are not in conformity with the development plan
and applving section 54A they should be refused. The
application should be rejected for the reacons steted in the
decision notice with additional grounds for refuszl =g
follows:

(5) Construction and use of the rowing trench will
have an unecceptable impact on the amenity of loczl
residents.

(6) The range of elternative sites has not been
exanined strategically which given the size and
scale of the proposal, its environmental impact and
extent to which it conflicts with the development

plan would be a pre-requisite in this Green Belt
location.

{7) The justification for the scheme is not
sufficient to overcome the general presumption

against development in the Green Belt as stated in
paragraph 35 of the approved Structure Plan.

{8) The circumstances of the proposal are not
sufficiently exceptional to overcome the general
presumption against mineral working in AALs as
stated at paragraph 50 of the approved Structure
Plan. N

{9) Release of this site may result in an over
concentration of production likely to harm the
amenities enjoyed by residents and damage the local
environment, contrary to paragraph 52B(a) of the
approved Structure Plan. Furthermore, it may result

97



-

- .

— - e

- o e

.

in an undue concentration of mineral traffic,
contrary to paragraph 52B(b) of the approved Plan.

448. There are no conditions or c¢ovenants which would overcome
Mr Baker’s objections. However, 1f planning permission is
granted contrary to his wishes the conditions suggested in
Appendix 7 of Document IP8 should be applied so as to help
minimise &s far as possible the serious conseguences of this
proposal on his amenity and that of his family.

449. J Sainsbury PLC object to the appeal propasals on traffic
grounds. They have received planning permission to construct
& superstore and car park on land adjacent to the Lake End
Road/Bath Road junction (Document IPll). This involves a
modest improvement to the layout of this junction. Because of
its location, with residential development close by along Bath
Road, it is expected that up to 10% of the 30,000 customers
each week would walk to the store. Those approaching the
store from the east would have to cross Lake End Road via a
pedestrian refuge &t the roundabout. This will mean some 400-
500 pedestrian movements across Lake End Road in the peak hour
on a Friday evening.

450. As the superstore will be & local facility it is qguite
proper to seek to safegquard the utility that the public will
derive from the proposal. Appropriate sites for superstore
development are few and far between. In Green Belt locations
like Buckinghamshire, it is also important to ensure that

scarce land resources are used carefully, efficiently and
effectively,

451. Given the very long period of construction and the volume
of HGV traffic wsing Lake End Road, the appeal proposals would
have a significant and adverse impact on trading at the
superstore. If the store does not reach its full potential
because it becomes jinherently unattractive to & proportion of
its potential customers, then the unsatisfied demand will be
met by other stores which then over trade or by shoppers
driving to stores further afield with the consequent impact on
fuel usage and CO, emissions.

452. The probability is that with a 10 year construction
period superstore customers would feel intimidated by HGV
movements along Lake End Road and at the A4 roundabout
(together with their related dust and noise). There is also
the prospect of severance and threat to safety of pedestrian
shoppers crossing Leke End Road. Even on completion, there is
the likelihood of congestion on major event days when the peak
periods for shopping and events traffic could coincide.

453. The appellants produce figures to ghow that the there is
capacity to accept construction traffic at the A4 roundabout
(Document A62). However, as explained in Document IP12 the
Lake End Road arm of the junction is close to its thecretical
capacity with an RFC of 0.981 and a maximum gueue length of
18.2 vehicles. In addition Document A62 does not address the
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environmental capacity of the junction which is a key factor
influencing customers and those living nearby.

454. The -lack of any detaziled evidence as to the viability of
alternative dedicated haul routes and their costs, benefits
and disadvantages, indicates that little attempt has been made
to seriously assess. the value of local environmental issues in
this case.

455. The Open Spaces Society objects to the proposals for the
rowing lake and to the orders to stop up and divert footpaths
and bridleways. It objects because of the devastating effect
the proposals would have on the peaceful meadows alongside the
Thames. The appeal site comprises & wide open space, a
feature which is becoming increasingly rare as open spacee are
lost to development of &ll kinds. The proposals would cause
serious disturbance to the historic village of Dorney and its
surroundings. During construction an attractive landscape
would be destroyed and the resultant development would not be
beneficiel to the area or the public. The question of public
access to the proposed parkland, arboretum and nature reserve
is uncertain. It is said that the arboretum may be open for
certain events and that the parkland way be subject to &
licensing system. There would not be general public sccess
and it is perfectly possible that the whole thing would become
the private preserve of Eton College. There is mention of
local liaison committees and public relations but no guarantee
that these will come about.

456, It is not necessary to divert Footpath No 8 in order to
build a rowing lake. A shorter course would have enabled the
path to be retained on its present alignment. Nor is it
necessary to divert the path so far from its present line to
enable the course to be built. Clearly, users of this path
would have to share the route with construction lorries, which
would be unpleasant and potentially dangerous.

457. The appellants claim that Footpath 17 is little used and
now redundant. It is clear from the track on the ground that
it is in fact well used and whilst the ferry it once served
nay be redundant the footpath itself is not. Together with

" Footpath 10 and the Thames Towpath it makes a short circular

walk. The extinguishment of Footpath 17 would mean more use
of Footpath 10 which could have an adverse impact on users.

458. The appellants propose to provide permiesive pathes on the
northern part of the site including an extended permicsive
bridleway linking the Barge Path with Dorney Common. However,
permissive paths are very unsatisfactory. They have no
protection in law, they &are not permanent, they are not shown
on Ordnance Survey maps, and the highway autherity and
landowner have no duties in respect of such paths. The public
cannot guarantee that the paths will be kept clear of
obstruction and in good order, and people d¢ not have the
confidence of knowing that they are on a leqgal highway.

29
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459, The College wants to have it all ways. It wants the
credit for creating paths which it says would be an
improvement, but it also wants to be able to close the paths
whenever it wishes because of the fear of vandals. Yet there
are other remedies in law for dealing with vandals on public
rights of way. Unless the Cellege is prepared to dedicate the
paths as highways, they should not be considered as benefits.

460. Dr B Fladee lives at The Boathouse which is the nearest
building to the northern end of the proposed rowing trench.
Despite this close proximity to the proposed workings no one
has taken decibel readings at this noise sensitive property.
The house has an upstairs sitting room affording fine views
across the appeal site to Windsor Castle. These views would
be marred by the gravel workings which are unlikely to be
obscured by earth mounding. His experience of landscaping is
hardly reaesuring. Proposals to landscape the Thames Water
boreholes site and Southern Water’s building across the river
have vet to materialise, albeit both were promised some ten
Ye&rs ago. Traffic along Lake End Road is already formidable
and can only get worse with proposed construction projects in
the area, the end result will be solid day=long traffic jams
with HGVs polluting the air.

461. Mr P Perryman lives on Lake End Road close to the A4
(Bath Road). His house 1s opposite the sainsbury superstore
site and is situated some ldm back from the Lake End Road
carriage and below the level of that carriageway. He faces
the threat of noise, dust and fumes from passing EGVs lnvading
his house and garden and reducing his guality of life. There
is already severe congestion on the A4 during the morning peak
hour and the addition of construction traffic from the appeal
site would make matters even worse. The improvements proposed
on Lake End Road would destroy ite rural character and Thamee
field, which was bought by the College to preserve the land
from development, would be lost to development. Dorney would
become like Wraysbury. It would be better if the course were
to be located on the disused gravel pits in the Wraysbury area
which at least have the benefit of good road links via the
M25,

462, Mrs J Paton lives in Dorney Reach. She has experience of
power boat racing and other events at Holme Pierrepont. She
fears that, despite legal agreements and the proximity of the
Dorney boreholes, pressure of demand would cause the Eton lake
to be opened up for a wide varlety of water sports, including
powerboat racing. Powerboats and wet bikes are extremely
noisy and, more often than not, events for these craft take
place at weekends. Even rowing events of more than one day
would bring competitors and supporters who would camp at the
site and cause general disturbance in an otherwise peaceful
rural area. She doubts whether tn nunbers and routing of
gravel lorries could be controlled in the way the College
envisage. Operators have not been' successful at Iver Heath
where lorries have created dust, caused damage and disrupted
wildlife by departing from agreed routes. The present
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tranquil atmosphere at Dorney would be lost and properties
would depreciate in value if the appeal proposals are allowed
to go zhead.

463. Mr R Tucker is the operations Director at The Willows
Riverside Park which is a residential mobile home park
covering some 15 acres on the south bank of the river about
90m from the eastern end of the proposed development. The.
Park consists of 172 residential mobile homes, 40 overnight
touring pitches and 30 residential and leisure boat moorings.
Many of the residents have chosen to retire on this friendly
and secure riverside site whieh is within an attractive and
tranguil area of the Green Belt.

464. Recsidents are concerned that the proposed development
would cause unacceptable levels of noise and dust pollution
given the ten years of gravel working on the appeal site. The
older mobile homes are not well insulated end would be
particularly susceptible to noise nuisance not only during the
construction phase but alsc during major rowing events.
Residents are also concerned at the potential loss of wildlife
and changes in the character of the landscape. The price of
their homes would be adversely affected and the extent of
their opposition to the proposals is apparent from petition
which has in excese of 150 residents’ signatures.

465. Mr V Sakal lives in & Grade 2 listed building which is

gome 700 years old and which fronts onto Lake End Road. It ie

probably the oldest building in the areas and is now
threatened by the passage of some 200 gravel lorries a day
which could have devastating effects on its aged structure.
The proposed development would be an extremely profitable and
worthwhile enterprise for Eton College but it would be
achieved at the expense of the well being of residents for
miles around whose lives would be severely disrupted over a
period of at least 10 years. The provision of a centre for
the minority sport of rowing with its relatively tiny
following may be a useful additional amenity for the College,
but this ic hardly an overwhelming national need. The
dramatic and irrevocable destruction of a quiet semi-rural
corner of Buckinghamshire and the disruption and inconvenience
to so many residents for so long .& period would be a
ludicrously high and disproportionate price to pay for such a
relatively minor amenity that would benefit so few.

466. Mr D Tuddenham lives on the corner of Court Lane and Lake
End Road and therefore would be exposed to the noise from
gravel lorries on two sides of his property. HGVs stopping or
slowing to negotiate the corner would prevent easy access to &
much used driveway to the house. Vibration from passing HGVs
can already be felt and an additional 200 MGVs per day would
be likely to cause damage to the structure of the property.
His wife and son suffer from asthma and multiple allergies
vhich would be aggravated by dust and other pollutants from
gravel lorries. His son would be exposed to greater risks
from the increased traffic when cycling or walking along Court
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Lane. If planning pernission is granted the quality of life
he now enjoys would be so diminished that he would be forced
to move away from the village. : '
467. Mrs G Easton lives at Harcourt Road , Dorney Reach. She
fears that the "improvement™ and subsequent use of Court Lane
by construction traffic would cause the physical separation of
the village of Dorney with one residential area severed from
another. The character of the road would change and it would
no longer be a2 pleasant country lane. She experienced the
detrimental effects from the construction of & major
engineering project near her house in East Molesey and moved
to Dorney on the assumption that the Green Belt would be
secure from such projects. However, that could prove to be a
false essumption with schemes such as the flood relief
channel, the relocation of the air traffic control beacon, the
widening- of the M4 and the Eton rowing lake all real
possibilities. The cumulative impact of these schemes would
be devastating. If approved, the rowing lake could act as a
catalyst for further development with footpaths closed and a
place of unspoilt beauty violated and transformed. The
College refuse to compromise, they insist on catering for more
than their own needs at the expense of the Green EBelt and
those who live in Dorney. :

468. Mrs Billington makes representations on behalf of Mrs
Millward who lives at Dorney Reach and objects most strongly
to the proposed development. Dorney, an unspoilt village with
some 40 listed buildings, two very old churches and & yare
tudor manor house, is a most unsnitable location for the
proposed development. The College’s publicity for the schene
has been selective, arrogant and disingenuous. Far fron
conserving the environment the College is intent on destroying
unspeilt meadows and riverside flora and fauna for the
foreseeable future and imposing an engineered rowing course
compiete with bridges, boathouse, roads and car parks. Such
development cannot be justified in the Green Belt.

469. Mr J Barker, a long establiched resident, lives in Dorney
village near the Palmer Arms. Over the years two major
changes have disrupted the tranguility of Dorney: firet, the
increase in overflying eircratt from Heathrow; and second, the
ever increasing traffic noice from the M4. Both are of
national relevance and villagers can 6o little about them.
They 4o however have the opportunity te express concern at the
prospect of damage to the countryside caused by the rowing
lgeke. It would teke good quality agricultural land. The
Coliege, having relocated their tenant farmer, have let the
land go derelict pending development with the set-pside scheme
en added bonus. Land of this quality (Grade 2) is rare in
Buckinghamshire and, only & few years ago, MAFF would have
resisted its loss to development. Seasonal frosts, liability
to fleocding and a shortage of labour, ere sa&id to inhibit
farming, but if market forcec were allowed to come into play
this land would return to agriculture. On the other hand if
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the proposed development goes ahead the land would be
permanently lost to agriculture.

470. The College lay great emphasis on trees and tree planting
but they have done little in this respect despite owning the
land for the past 60 years. Now they propose to plant an
arboretum. VYet rare and exotic tree species are unlikely to
survive when planted on disturbed land. Most are slow growing
and are sensitive to soil, pollution, climatic conditions,
pests and diseases. Not one of this factors would favour
planting on this site. The arboretum and additional tree
planting are a ploy to make the overall proposals more
palatable.

471. The B3026 is a potentially dangerous road and the -
proposed development would lead to more speeding through the
village and an increased accident rate. The wvalue of houses
would decrease overnight, by at least 10%. Local residents
would be subjected to ten years of dust, noise and heavy
traffic. The rowing lake would prove to be the thin end of
the wedge and further development would follow. This might be
to the benefit of Eton College but it would certainly be to
the extreme detriment of those who live in Dorney.

472. Mre V Comming is = resident of Burnham and County
Councillor for Dorney. Speaking in a perscnal czpacity she
refers to the development plan and the need to preserve the
countryside for future generations. This is all the more
important as the countryside is becoming an increasingly rare
cormodity in this part of Buckinghamshire. Traffic from the
appeal site is likely to affect Taplow and Burnham, not least
that which seeks a rat-run through the villages.

473. Mrs § Armstrong and her family live in Dorney village.
She doubts the need for the rowing course but is concerned
that, in practice, boys &re unlikely to walk from the College
to Tharmes Field. Rather they would be transported by car
through Dorney. If there le a desperate regional need for an
international rowing course then the rowing sssociations and

"clubs should look for cther possibilities, such as Docklands.

474. The proposed development would have a seriously
detrimental inmpact on the quiet unspoilt hamlet of Boveney and
the public’s enjoyment of Footpath 17. Boveney Road, a cul-
de-sac, would be used as a short cut to get to the rowing
lake. Boveney Court and the unoccupied barns would be
converted into dormitory accommodation for rowers and there
would be even more traffic using Boveney Road. PBoveney would
be overwhelmed with development. Horse riders from the two
local stables would find it difficult to use local lanes
dominated by gravel lorries, not least when riding from Dorney
to Burnhem Beeches via Lake End Road. The proposal would
cause untold damage to the local environment and the appeals
shounld be dismnissed.
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475. Mrs M Hellmuth lives in Dorney Reach and points out that
it has a very strong community spirit with thriving societies
and clubs. Like others she is critical of the lack of locsal
consultation on the project. A project which would have a
devastating impact on the lives of residents. Her property
may be devalued and there is unlikely to be any compensation
for damage caused to it by the werkings.

476, Mrs J Page lives in Dorney and has walked the footpaths
on Thames Field almost every day for the past 12 years. In
June 1991 the field was ablaze with scarlet poppies (see
photograph — Document A6l1l), these were mown down a few days
before they would have seeded. The College has planted some
saplings on the appeal site but due to lack of attention some
of these died. 1In 1592, full rubbicsh skips used in
conjunction with the renovation of Boveney Cottages were left
on the site for many months (see photographs). These are
examples of the lack of concern for the environment shown by
the College. This "flat and featureless" stretch of land has
some fine mature indigenous trees, some of which would
regrettably be lost to the proposed development. Other fine
trees would be felled to cater for numerous gravel lorries
travelling to and from the site and thereby caused noise, dust
and danger for other road users.

477. Not far from the appeal gite ig a field (Trumpers Field)
that has renained "set-aside" since the M4 was constructed in
the 1960s. 1In the summer of 1992 the parish council undertook
an ecological survey which recorded an abundance of wildlife
(Document IP13). This is an example of a "nature reserve",
and one that has developed without the need to dig gravel.

478. Mr R Spencer adopts & neutral stance on whether or not
Eton College should have & rowing lake but is opposed to the
extraction of sand and gravel which, he suggests, is the real

motive for the lake. Given the volatility of the market and

the possibility of technical difficulties at the site, it is
quite possible that extraction would take longer than 10
yeaers. Thus any nature reserve or other benefit would not
emerge in the foreseeable future. The proposals would destroy
the unique quality of Thames Field with its spectacular views
of Windsor Castle and the magnificent trees flanking Court
Lane. The lake at Hampton Court is an ornamental feature in
the grounds of the palace, If Eton College reguire a lake it
should be sited within their own grounds and mot at Dorney.

479. Mr Spencer’s neighbour, Mr R Liney, is concerned that
such a vast expanse of water on the low lying Thames Field
would have an adverse effect on the local micro-climate in an
area prone to'a damp atmosphere in the winter months.
Furthermore, he is concerned that the lake would become a
breeding ground for mosquitos.

_480. Mrs J Richardson is vice-chairman of the Planning and
Transportation Committee of South Bucks District Council. She

lives within sight of the appeal site, her house being some
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500 yards away in Dorney Reach. She and her family would be
ndversely affected, during construction, by the noise and dust
emanating from the site, by the closure and diversion of
footpaths, and by the despoliation of country lanes by
widening and gravel lorries. Afterwardg, residents would be
inconvenienced by extra treaffic, crowds and public address
systems. Support for the development has come almost
exclusively from those connected with the College or rowing
and from places as remote as Kenya, Australia and Switzerland.
There is virtually no support from local residents.

481. The assurances given by the College as to the nature of
the scheme cannot be relied upon. The size of the proposed
rowing course has doubled Bince 1987 2s has the estimate of
the construction period. Gravel was to have been transported
via the south bank of the river. Reception voids are now to
be dug not only to bury surplus spoil but zlso to maxinise
gravel production. Local consultation on the propoeals gceems
to have been limited to Mr P Palmer, who by virtue of his
financial interest, cannot be expected to identify with and
protect the clearly expressed views of local residents. By
the same token, little reliance should be placed on Section
106 Agreements restricting building, or intensification or
diversification of use which could be circumvented as readily
as the original covenant relating to Thames Field. The
proposals contravene planning policies relating to development
in the Green Belt and AAL. The environment should be
protected and the appeal rejected.

482. Mr C Randle lives beside the river gt Dorney Reach. He
is concerned at the increase in HGVs that would occur during
the construction phase of the development. If, with the
widening of the M4, Lzke End Road were to be closed
temporarily, construction tratfic would be diverted onto Marsh
Lane to the detriment of loc¢al residents. Furthermore, there
must be doubt whether the lorry routing contemplated by the
mineral operator could be guaranteed., Conmpliance with any
agreement could not be achieved without strong sanctions.

483. Despite the detailed plan ¢of working put forward by
Redland Aagregates and the presence of a Resident Engineer,
civil engineering projects of this magnitude are vulnerable to
unforeseen circumstances which force change and delay. Such
changes would be detrimental to Dorney. His experience from
exposure to opencast cogl workings in Derbyshire suggests
that, given the insidious nature of noise and dust pollution,
measurements and predictions by experts sre meaningless to the

. affected householder.

48B4, He is concerned that in the event of planning permission
being granted, the approved facilities would be used to the
full despite conditions and covenants. These may be
subsequently waived, and in some cases ignored. It is said
that major events would not attract ettendances greater than
4000, but with success and the possibility of corporate
sponsorship and hospitality the figure could gquite easily
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exceed the original intentions. The pavilion on Queen’s Eyot
is a case in point. Originally a small and uncbtrusive
building it was burnt down in 1988 only to be replaced by a
substantially larger building used for social events.
Proposals for building on the appeal site appear to be an
ongoing matter and the College could argue for boathouses or
disproportionately sized structures as they did on Queen’s

Eyot.

485. As a user and observer of the river, Mr Randle does not
share the college’s view that river traffic is increasing. On
the contrary, many of the boat hire yards in this area have
gone out of business; even before the current recession. The
wash from river craft is related to the shape of the vessel
rather than its size. However, the wash created on this
stretch of river is rarely worse than the chop on the tideway,
which oarsmen seem to cope with satisfactorily. Certainly it
is not unreasonable to assume that control over the speed of
launches and improvements in the design of hull shape over the
next ten years could largely overcome the problems of wash.

It would seem that Queen’s Eyot will continue to be used by
rowers (Document IP15) and, therefore, they will continue to
ningle with allegedly dangerous launches despite the appeal
proposals.

486. The College has underplayed the potential impact of the
proposals on the parish of Dorney and its residents. It has
been unagble to allay the fears of local people and has
probably exacerbated them through the growth of the project
since it was first presented to the community in March 1987.
It has overstated the conflict between rowers and other river
traffic. The regional dimension now given tc the project is
an attempt by the College to deflect accusations of privilege
and exclusivity. The appeals should be dismissed.

487. Mr ¥ Martin lives on Bath Road, Taplow. Having come to
the area in 1966 he has noticed many changes over the years,
not least in the veolume of traffic on Bath Road. He had not
been consulted on the appeal proposals. He considers it most
unlikely that lorry drivers would adhere to any routing
agreement and there is every chance that some would tend to
use Huntercombe Lane.

488. Mr P Tyler acknowledges the past contributions the
College has made to local life and is impressed by the way in
which it carefully maintains its land and buildings. Over the
vears they have been good nelghbours, exercising restraint,
sharing and contributing much te the quality of life in
Dorney. Unfortunately, this proposal and the manner in which
it is being promoted has done much to damage the reputation
and standing of the College locally.

489. Dorney, being the southernmost parish in Buckinghamshire,
has fought hard to fend off encroachment from the neighbouring
Berkshire towns of Maidenhead, Slough, Eton and Windsor. It
is however threatened by a series of major infrastructure
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projects which would diminish the Green Belt and detract from
local amenities. The proposed "improvements® to local roads
are unwelcome, they should be left &5 they are and thercby
deter traffic speed. The inevitable consequence of better
roads in Dorney would be to attract more through traffic and
exacerbate the bottleneck at Eton College. The proposals
would not bring any aesthetic advantage to the appeal site.
Views would be spoilt, the flora and fauna attracted since the
land wae set aside would be lost, and riverside walks
disrupted. The site should be interfered with as little as
possible, above all it should be respected as part of the
river’s natural flood plain.

490, The College’s desire to provide safe rowing conditions
for the boys is understandaeble, but it should be met by
selecting specific hours to row on the river or by using
Wraysbury’s redundant gravel pits. There is also the
possibility of constructing a rowing lake nearer to the

. College on land they own just to the west of the Windsor

Relief Road at Eton Wick. As far as national requirements are
concerned there are alternatives in the London Docklands and
in wiltshire. If planning permission is granted at Dorney,
the College would gain financlally and at the expense of
resjdents whose property values would fall.

491. Mr A Stark lives at Cypress Cottage on Lake End Road.
Traffic from the zppeal site would therefore pass very close
to his front door. Having been told by the planning office
some three or four years agod that the land surrounding his
house was designated Green Belt and that nothing could be
built on it, there is now the prospect of number of projects
in the near vicinity. These include the Lake End Road
improvement, a Berkshire preferred area for gravel extraction
and the access thereto, the widening of the M4, the Sainsbury
superstore and the relocation of the air traffic control
beacon {Document IP16). With so many large scale projects
going on at the same time the cumulative effect would be
devastating. There is a need to set priorities and the only
application under consideration which is not in the public
interest is the rowing trench. '

492, The College has Ehown & lack of consideratjon for local
residents during the planning process. Long standing
enguiries concerning the implications for Cypress Cottage have
yet to be concluded (Document IP16). The College appears not
to be interested in the problems of local residents. This
lack of concern when the suppeort of local residents would be
of value to ther in their gquest for planning permission
suggests that the College would show even less concern if
consent were ‘to be granted. Whether or not the College wants
the rowing course badly enough to have it in Eton remains,
significantly, a&n unanswered question.

483, Mr B Huggett is Chairmam of the Willows Residents’

Association. His property is one of & line of dwellings
situated on the south bank of the river opposite the appeal
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gite. He considers that the proposals would drastically and
adversely impact permanently upon the environment and guality
of life enjoyed by him and his family over the past 23 years.

' The visual and rural aspects of the appeal site have been

enjoyed by a number of tenants and owners of properties on the
southern side of the river for many years. During the ten
years of gravel extraction, and thereafter, residents would be
subjected to a totally unacceptable risk of increazsed
flooding, intrusion and pollution. In addition, there would a
substantial diminution of the visual amenities which are an
inherent characteristic of a residence in a cherished Green
Belt area.

494. The gardens at The Willows are reqularly subjected to
flooding. The hydraulic studies and modelling carried out on

behalf of the NRA have provided some degree of confidence that -

the historic flooding regime will continue. But given the
sensitivity of the area, and the reduction in the flood water
storage capability of the appeal site if planning permission
is granted, the accuracy of the NRA’s predictions are open to
doubt. The only effective solution is to ensure that the _
proposals d¢o not go ahead until the Flood Relief Channel ie in
place and ite effectiveness has been demonstrated.

495. Noise emanating from the proposed gravel extraction is
likely to be excessive, continuous and alien to this rural
location. It is likely to exceed the ambient noise levels by
a considerable margin. This nuisance would be compounded by
the air pollution from lorries working on the site and other
mobile plant. The silicon content of the dust and the exhaust
enissions from trucks are likely to constitute a health
hazard. These matters should be the subject of conditions if
planning permission is granted. Noise levels should be
limited both for construction phase and during rowing events.
In the cace of the latter the level should not exceed
background level by more than 5dBA. Floodlighting should not
be permitted to asid either the construction phase or use of
the rowing lake. :

496. Mrs B Spencer rides her horse over Thames Field very
reqularly and the routes she takes are shown on the plan which
comprises Document IP17. All of these routes, which include.
Court Lane and Lake End Road, would be affected by the
proposed development. The weight of traffic on local roads
and not least HGVs from the appeal site would meke riding
hazardous if not impossible. These are commercial vehicles
whose drivers have a financial interest in moving the gravel
as quickly a&s is reasonably possible. The proposed extraction
of sand and gravel would drive wildlife away from Thares Field
for many vears to come and this would be a tragedy.

497. Mre O Livesey who lives in Dorney uses Footpath 17
ailmost every day as part of & circular walk. oOne of the
alternatives to the east is far less attractive as Bridleway 2
is shared with cars. The College seek safety by rowing on the
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lake rather than the river, but there have little concern for
the safety of horse riders using Court Lane.

498. Mrs A Henley-King lives on Ashford Lane and is disturbed
at the though of the additional traffic on Lake End Road.

WRITTEN REPRESENTATIONS

499, The Royal Borough of Windsor and Maidenhead believes that
the College’s proposal for a rowing lake would complement the
Royal Borough’s efforts to enhance sporting and recreation
facilities locally.

500. The callege lies with the Royal Borough although the

eppeel site is just outside it. Many of the College’s

existing sporting and cultural facilities are made available
to local clubs and societies. The College has very generously
indicated that it would be prepared to allow for use of the
rowing lake by local clubs for training and that the
Maidenhead Regatta could perhaps be relocated there for the
benefit of all. This approach fits the Royal Borough’s
recreation strategy (Document IP18) which seeks to secure &
partnership with the private and voluntary sectors to enable a
wider use of facilitles by the local population. The lake
would help reduce congestion and conflict between various
river users and its associsted nature reserve and landscaping

- would enhance to local environment. With the College’s

admirable track record controlled access to the proposed
rowing facilities and improved public access to the site in
general would be of great benefit to the locazl population.

501. The Thames Planning and Amenities Formm have put a
lengthy written submission (Document IP19} in which they
oppose the proposals which they regard as, in essence, a
gravel extraction scheme optimised to exploit the mineral
resources on the site over a period of 10 years and restore it
as a rowing lake. The scheme is unsupportable in its ouwn
right in that it contravenes the established planning policies
of the area. There is no justifiable need for the proposals
as adequate rowing courses either exist or are proposed
elsevhere.

501. Same 2000 letters have been received and are attached as
Document 3. Of these, about 1500 are in support of the
proposal a&nd about 500 are opposed to it. Some 24 letters
have been received from members of both Houses of Parliament:
all but one supporting the proposals. A significant number of
the 2000 letters have been written in response to reguests
from organisations supporting and opposing the proposals.
Broadly speaking, support has come from those with a specific
interest in rowing or Eton College, and opposition mainly from
those living within Dorney parish. The arguments raised
relate to matters covered by the parties at the inquiry and
where materlal these have been reported above. I have not
therefore thought it necessary to reiterate the peoints made.
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I have, however, taken them into consideration in reaching my
conclusions,

FINDINGS

502. I find the following:

1. The appeal site forms a significant part of an open
area within the Green Belt between the towns of Slough,
Maidenhead and Windsor and lies some 3km to the west of
Eton College.

2. It comprises come 174 ha (431 scree) of agricultural
land in "set=aside" lying adjacent to the north bank of
the River Thames and within its flood plain.

3. The site is generally flat and featureless and,
visually, reasonably well contained by trees and
hedgerows on the boundaries., It lIs traversed by two
public footpaths (Nos 8 and 17) and an overhead power
transmission line, and bounded on one side by the Thane
Towpath (a public footpath). ‘

4. The proposed vehiculer access to the site for both
construction and rowing lake traffic is via an existing
bridleway and footpath in the north-east corner of the
site which joins court Lane, a local distributor road.

5. Adijoining the northern site boundary an open field

contains some 8 water abstraction boreholes operated by
Thamee Water. Thames Water and the NRA have withdrawm

their objections to the proposals.

6. The College has over 300 boats and an average of 600
(out of 1267) boys row each year.

7. During the summer holiday period, the College runs
the largest rowing instruction course in the country,
attended by 160 boys and girls from schools throughout
the United Kingdomn.

8. At present rowing takes place from the College’s
three boathouses on three reaches of the River Thames,
one of which lies adjacent to the zppeal site.

9. The river is congested at times, unsuitable for side
by side racing and coaching, &and there have been
collisions with pleasure craft and swampings from their
‘wash.

10. The number of launches passing through Boveney Lock
increased from about 12,000 in 1558 to over 39,000 in
1980 but declined to around 24,500 in 19%2. Between 1980
and 1992 the number of locks made declined at a slower
rate from 14,500 to 11,000.
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11. The proposed rowing course, nature reserve and

- arboretum would be owned and managed by the College.

12. Most of the College’s rowing activity would be
transferred to the lake which would also be available to
local schools, treining establishments, elubs and
national rowing squads and would provide a regional
centre for rowing training.

13. There are 75 rowing clubs, 60 University and College
rowing clubs, and 43 schoel clubs slong the Thanmes
between Oxford and London, 211 within sbout one hour’s

travelling time of Eton.

14. The Thames regicon has almost half the total number
of oarsmen and oarswomen in the country with 39% of the
total number of raowing clubs located on the Oxford to
Putney stretch of the river.

15. The International Rowing Federation (FI1SA) rules
provide that the standard course shall provide fair and
egual racing conditiong for six crews racing in separate,
parallel lanes over a distance of 2000m.

- 16. There are only two standard rowing courses in the

United Kingdom; one at the National Water Sports Centre
at Holme Pierrepont, Nottingham and one at Strathclyde in
Scotland. This contrasts with 9 in France, 8 in Italy
and Germany, and é in Spain.

17. There are courses of less than 2000m in the London
Docklands and at Peterborough; others are planned at
Cambridge and in the Cotswold wWater Park.

18. The proposed rowing course would be 2130m long with
an overall width of about 230m including a separate

return lane.

19. A boathouse of some 2112 m* would be required,
together with a number of small structures including a
starting platform, finishing tower and timing shelters.

20. At major events temporary accommodation in the form
of marquees would be needed and spectators would view the
course from grassed banks and mounds incorporated in the
overall landscape scheme. :

21. Events at the lake would be limited to no more than
8 per year, 4 major events (of no more than 3 days
duration with more than 500 but less than 751 competing
crews on any one day) and 4 ninor events {of no more than

one days duration with more than 250 but less than 500
competing crews).
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22. Alternative sites have been considered by the
appellants, but all have been found to be unsuitable for
a variety of reasons.

23. The construction of the rowing lake in accordance
with a detailed programme would involve the removal of
4.5mt of sand and gravel off-site, with the balance of
overburden (topsoil and subsoil), silt and basal clay

arising from the construction disposed of in reception
voids below and above ground either side of the course.

24. The sand and gravel would be processed on site at a
fixed plant with a capacity of more than 170 tonnes per
hour.

25. The annual output would average 450,000tpa, this
conpares with 100-150,000tpa produced &t moet sand and
gravel workings in the county.

26. Construction is expected to take 10 years with the
first 1000m of the rowing course available for use in
just under 5 years.

27. The College would appoint an independent resident
engineer to monitor operations.

28. HGV traffic generated during the construction phase
would comprise some 180 gravel lorry and 30 ready-mix
concrete lorry movements per day on average from year twe
to year ten. That is an average of about 20 HGVs per
hour each working day.

29. The proposed access route from the site to the A4
Bath Road is via Court Lane (a local distributor road)
gnd Lake End Road (B3026 a secondary distributor), a
distance of about 2.5km.

30. The appellants would enter a section 278 Agreement
with the local hiqhway authority to carry out
improvements to the width and alignment of Court Lane and
Leke End Road. These improvements are substantially in
line with those proposed by.-the County Engineer.

31. The County Engineer has not objected to the proposal
on highway grounds.

32. The alternatives of taking the mineral across the
Thames by pipeline or conveyor bridge to be processed at
an existing working, or barging it to the nearest
suitable wharf, have been considered &nd rejected by the
appellants.

33. Legal Obligations, in the form of agreements and

unilateral underteakings, are in draft form and cover
archaeology, drainage, highways (including lorry
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routing), further builgi
rowing events, Ng and the number of annual

34, The Dqulopment Plan comprises the approved 1990
Buckinghamshire County Structure Plan (incorporating - :
Alterations 1-5), the Local Plan for South Bucks adopted ;
in July 1989 and the Buckinghamshire Minerals local Plan '

adopted in 1982.

35. The Development Plan makes no specific provision for
a rowing lake.

- 36, The appeal site is withir the Thames Valley Area of
attractive Landscape (the AAL) where paragraph 29 of the
Structure Plan establishes a presumption against any
development likely to demage the special character and
appearance of the AAL, except where that development is
for, smong other things, countryside recreation.

37. | Paragraph'35 of the Structure Plan establishes a

generzl ‘presumption against development in the Green Belt i
subject ‘to certiin exceptions which include, at paragraph %
35(b), "development for countryside recreation, so far aos ;
is consistent with recreational policy (parags 57-60E)". ' !

38, other policies of the Structure Plan seek to protect
the interests of local residents, the landscape,
archaeology &nd wildlife conservation.

39. 'The Local Plan for South Bucks contzins policles to

safeguard the use and character of rural lanes and by-

roads (GBll); and to ensure that new development is j
compatible with the character and amenity of the

surrounding area having regard to traffic generation,

access and car parking (ENV1}.

40. By averaging traffic flow surveys undertaken in July 1
1989, February 1990 and January 1553 the appellants show X
typical daily flows of 1450vpd on Court lLane of which L
50vpd were HGVs having 6 or more tyres. Along lLake End

Road the egquivalent figures very between 2900 and 4000vpd

with HGVs at 200vpd.

41, The Council use the January 1993 traffic survey to ;
show that there were 1295vpd on Court Lane of which 18

were HGVs (2 or more axles). A further survey on 5 Mey

1993 recorded 1659%vpd on Court Lane and, of these, 38 |
were HGVs. None of the larger HGVs (4 or more axles) %
were recorded and all but 5 were the lightest category of '
HGV. :

![ 42. The predicted aversge daily movements of
h\)uconstruction traffic would substantially lncrease the HGV L
flows (3 or more axles) recorded on Court Lane and Lake ]

\\nd Road in 1993,
‘\r;
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43. Traffic generated by major events at the lake would

vary between 820vpd (canoe regatte) and 2600vpd (national
schools regattsz}.

44. Improvements to Court Lane and Lake End Road would
involve the loss of some trees and hedgerows: new trees
and hedgerows would be planted.

45. There are 26 properties (including a block of 8
flats) on or within 30m of Lake End Road and 1 property
within 30m of Court Lane.

46. Open land within Huntercombe Conservation Area lies
adjacent to Lake End Road.

47. Construction traffic would, in general, add between

1dB(A) and 3dB(A) to existing neise levels on Court Lane
and Lake End Road. '

48. Vibration from construction traffic is unlikely to
cause structural damage to roadside properties.

49. The appellants predict that noise levels from site
operations relating to mineral working would marginally
exceed the $5dB{A) criterion given in MPGll at two noise
sensitive locatione. They claim that management of '
mobile plant could reduce the levels to below 55dB(A).

50. There is a dispute between the parties as to the
applicability of 704dB(A) noise criterion to the
construction of permanent landscape moundg,

51. The Council calculate that noise from site
operations, including bund construction, would be more
than 104dB(A) above background levels at noise sensitive
properties for extensive periods. '

52. It is proposed thet site landscaping, in the form of
mounding and planting as part of the parkland, arboretum
and nature reserve, would commence &t the outset and
progress throushout the construction of the rowing lake.

53. The appeal site is of only limited nature
conservation interest. The proposed nature reserve is
supported by the local Naturalists’ Trust but the
reduction in the areas of proposed wetlends led to the
withdrawal of support from English Nature.

54. The appeal site contains important archaeological
remains, some of which would be lost to development, but
it has not been scheduled a&s sn Ancient Monument by
English Heritage.

55. Of some 2000 letters redeived, some 1500 are in
support of the proposals and sone 500 against.
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56. The stopping up of Footpath No 17 and the diversion
of Footpath No 8 is necessary to enable to the
development to ¢go ahead in the event of planning
permission being granted.

£7. Footpath No 17 forme part of a circular walk.

CONCLUSIONS 1

rf
503. Although two applications were submitted and appealed
against, one for a change of use of land to a rowing lake and
the other for the construction of & rowing lake, they can be
treated as a single entity in these conclusions.

504. The guestion of whether or not the change of use
application was determined by the proper authority is referred
to in.paragraphs 51, 230 and 422 above and is a legal matter.
However, any opportunity the appellants may have had to raise
the guestion in the courte has, on their own admission, been
laost. They did not seek judicial review in due tiwme and
concede that the District Council’s decision to forward the
application to the County Council for determination must stand
for the purpose of this inquiry and is binding on it.
Certainly the legal submissions made do mot inhibit my
consideration of the planning merits, nor my conclusions and
reconmendations.

505. Objections to the proposals from Thames Water plc and the
NRA were withdrawn during the course of the inguiry but not
before the Assessor had heard the appellants’ evidence and
embarked upon his report. I accept his conclusions and
endorse his recommendstion and the implication that if
planning permission is to be granted it should be dependent
upon an extension of the legal agreement to provide for the
maintenance of water gquality.

Policy Context

506. Bearing in mind the findings in paregraph 502 above, it
seens to me that the starting point in consideration of these
applications must be with the development plan. This includes
the Buckinghamshire Structure Plan and Local Plan for South
Bucks and although both are up-to-date, neither makes specific
provision for the development of a rowing lake although both
contain broad policies relating to the area of the appeal site
and the provision of recreational facilities. Thus it is
necessary to look at the proposals in the context of these
policies and even though those relating to recreation could be
construed as giving some conditional encouragement to this
type of development, it is an exaggeration to say, as the
appellants do, that the relevant policies so pull in opposite
directions that the plan does not provide clear policy
guidance in relation te this proposal. 1In short, I prefer the
Council’s view that the policies are clear and that the
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applications should be determined in asccordence with these
policies unless material considerations indicate otherwise.

507. Despite some suggestions to the contrary from interested
persons, there is no evidence to show that the College’s
intention is other than to construct & rowing lake. It is not
& proposal for the winning and working of minerals nor is the
suggested scheme of working commensurate with such an
operation. That much of the excavated material would be a
valuable by-product, gravel, has not deflected the Council
from taking a responsible and proper approach to the
applications. They did not rely on minerals planning policies
for refusing planning permission but did consider the
environmental and archaeologiczl implications of the proposed
construction, transport and disposal of materials.

508. Having regard to the policy background and the other
materiel matters, I find that the main considerations in this
case concern the application of Green Belt and Area of
Attractive Landscape (AAL) policies; the potential
environmental impact of the construction of the rowing course
and its subsequent use: the likely effect of site traffic on
local roads and residential amenity; the implications for
archaeology and nature conservation; and any benefits that
would flow from the proposed development. It is also

necessary to consider the proposed stopping up and diversion
of public rights of way.

Green Belt

50%. Although the proposed development was seen by the County
Council as qualifying as an exception to Green Belt policy and
therefore did not warrant s reason for refusal on
determination of the application, thet is no longer the
position., The case presented to the inquiry makes much of
Green Belt policy. There may be some inconsistency in this
approach but, given the Green Belt locaticn, such policies
deserve special consideration.

510. It is difficult to contemplate a standard 2000m rowing
course designed to serve Eton College being anywhere other

than in the Green Belt. The space requirements and the need
for generally flat land within easy reach of the College make

this a virtual imperative. Kor could such & course be
categorised s being other than "outdoor sport™ which is often
regarded as an appropriate use on Green Belt land and
paragraph 5 of PPG2 refers to Green Belts ac having a positive
role in providing access t¢ open countryside for active
outdoor sports or for passive recreation. '

- 511l. At the locz=l level the Structure Plan contains a series

of inter-related policies designed to protect the Green Belt
from ineppropriate development. The principal policy at
paragraph 35 establishes the general presumption against
developnent but allows an exception for "countryside

recreation®. The Plan also defines this as development which,
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among other things, requires a2 countryside setting. In the
case of a rowing course that seems to me self-evident.
Certainly, the council suggestion that the use of a redundant
dock as 2 rowing course in East London proves a point against
a countryside setting is less than convincing. So too is the
suggestion that the definition of countryside recreation in
the glossary to the local Plan, which goes against organised
sport, should be applied to this case. The glossary is not

part of a2 policy and should not in my view override the text
of the Structure Plan.

512. The exception for "countryside recreation" is, however,
qualified by a reguirement for consistency with the Plan’s
countryside recreation policies. Perhaps the most relevant of
these is that which seeks to ensure that recreational needs
are met with a minimum of conflict with the interests of
agriculture, local residents, landscape, archaeology, and
wildlife conservation. No case is made against the proposals

in the interests of agriculture and the other interests are
considered individually below.

513. It seecns to me, therefore, that the proposed rowing
course, and indeed the nature reserve and arboretum, are an
appropriate form of developument in the Green Belt given the
national planning policy guidance. I note however that the
Structure Plan was approved by the Secretary of State after
the publication of PPG2. Local policy is more exacting in the
sense that countryside recreation, which I take to include
outdoor sport requiring & countryside location, is not defined
&5 appropriate development but rather as a2 possible exception
to the general presumption against development in the Green
Belt. Either way, whether the development is appropriate in
terms of PPG2 and PFG17 or, &5 1 believe it to be, &
justifiable exception to the Structure Plan policy, the Green
Belt location should not in itself be 2 bar to development.

514. I am encouraged further in my opinion on the Green Belt
issue by the fact that the site would remain generally open on
completion of the development and because that openness would
in itself continue to contribute to the objectives of the
Green Belt. Apart from the boathouse and other ancillary
structures the College has no proposals for further buiilt
development and, indeed, has drafted a Plannhing Obligation to
secure this objective.

Landscape and the AAL

515. Even though the appesl site is within an aAAL it has
little intrinsic landscape nerit. It has no special character
or appearance, save that of its open nature. The AAL policy
at paragraph 29 of the Structure Plan, however, requires that
special attention be paid to the conservation and enhancement
of ite scenic beauty. Furthermore, the policy carries a
presurpption against development likely to damage the special
character and appearance of AAL except where, yet again, the
developnent is for countryside recreation. Given my
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acceptance of that exception, the key gquestion becomes whether
or not the proposals conserve and enhance the scenic beauty of
this site. Of course the construction phase would completely
destroy the site’s limited landscape value. However, I
consider that in the longer term &s the newly created

landscape matures, the present appearance of the site would be
enhanced.

516. The appellants have pmid special attention to the
ultimate appearance and use of the site. The nature reserve
and arboretum would give added interest. The subtle changes
in topography and generous tree planting would introduce
variety to this featureless field. The lake would, even with
the scalloped edges, retain lts rectilinear form but I doubt
whether, for all its size, it would prove to be the dominant
feature when viewed from the Thames Towpath and other public
vantage points. Only at the starting and finishing ends of
the course would it be seen in its entirety and be of an
engineered appearance.

517. The Council contend that the exception to the presumption
against development contained within paragraph 29 of the
Structure Plan should not apply and that the special character
and sppearance of the AAL would change and thereby be damaged.
Whilst I do not accept the first part of this contention, I do
agree that the character and appearance of the site would
change. That would be inevitable, for a flat and featurelessg
field would give way to parkland and water. But I am not so
sure that change would be synonymous with damage in this case.
The essential open nature of the site, and thus its specisal
character, would be retained. I do acknowledge, however, that
some local residentgs who use the footpathe adjacent to and
across the site may regret any change to familiar, if
uninspiring, landscape.

518. In 211 the circumstances therefore it secems to me that
the landscape within the AAL would change, but that change
would be for the better in the longer term. Thus there is
little substance in the landscape obiections to the proposed
development.

Environmental Impact of Site Operations

519. The construction of the rowing lake would involve the
excavation and movement of vast quantities of so0ils,
overburden and basgl clays within the site, and the excavation
and processing of sand and gravel for sale off-gite.
Operations on thie scale would bring added noige to &n area
which zlthough generally rural in appearence experiences
background noise levels higher than those generally found in
rural areas due to traffic noise from the M4 and overflying
aircraft from Heathrow. The site itself is adjoined by only a
few noise gensitive properties at Boveney. There are however
others, principally those across the Thames and at Elw View
Farm, which are within close proximity of the site boundary

118



: 3

| 4

-

rooro

r -

rFrmor-

r- - - o

- K

and would be exposed to increased levels of nolse from site
operations.

520. There is a wide difference in the noise levels predicted
by the principal parties. Whereas the appellants have used
conventional methods to calculate nolise levels at mineral
sites, the Council make no distinction between temporary
operations, such as soil stripping and bund construction, and
long term operations. Further, different sound power levels
have been applied to mobile plant and soft ground attenuation
has been calculated using CRTN and CONCAWE corrections.
Finally, the appellants opt for the 55dB(A) criterion at noise
sensitive properties while the Council prefer to apply the

BS4142 +10dB(2) test. The end result is that the figures
cannct be compared. :

521. Leaving aside the different values applied in the
prediction of neise levels, the lumping together of short and
long term operations in the Council’s figures gives a
calculation of absolute noise levels which is not helpful in
the context of the policy guidance contained in MPGl1l. The

appellants’ methodology is to be preferred but requires
further comment.

522. I can accept that on-site measurements of the actusal
mobile plant to be employed is likely teo give a more up to
date and accurate assessment of noice emissions than the range
of sound power levels given in BS5228. I can also agree that
CRTN provides an acceptable method of allowing for soft ground
attenuation, especially over short distances, but I doubt
whether it is any more valid than & properly applied CONCAWE
nodel. Certainly the differences in noise levels attributed
to this factor are unlikely to be that critical. A more
substantial point between the parties is the appellants’
inclusion of landscape mounds and piling as temporary
operations. The landscape mounds would not only be a new
permanent landform (para 42, MPGll) but would aleo act as
noise baffles during the construction phase of the proposals.
Their construction should therefore be considered a temporary
operation. Pile driving, like so0il stripping, would be -short

lived and should, in my view, also be regarded ag & temporary
operation.

$23. The noise evidence presented on behalf of the owner and
occupier of Elm View Farn is based upon a lower figure for the
background noise level from those measured at & different
point near this property and agreed between the prinecipal
parties, Consequently, the predicted noise level from the
nearest point within the site (the access road) just exceeds
the + 10dB(A) level but is well within the 55dR(A) criterion.

524. Thics evidence and that of the Codncil shows that gite
operations would give rise to an appreciable change in the
local neoise climate and that certain noise sensitive

properties would experience a significant increase in noise at
certain times. That would clearly be to the detriment of the
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occupiers of those properties. However, with careful
nanagement of site operations, predicted noise levels could be
brought within the 55dB(A) criterion specified in MPGl1ll. The
Council cast doubt on the applicability of MPGl1l to the
construction of a rowing lake, but the skilfully designed
scheme for working the site has many, if not all, the

characteristics of a normal mineral working as far as noise
generation is concerned.

525. The use of the lake for major rowing events has the
potential to cause some disturbance to some residents if the
noise from public address systems is not properly designed and
controlled. But there is no evidence to show that this isg
likely to be the case and noise from the use of the site for
rowing, including most major events, is likely to be minimal.

526. The excavation of the lake by wet working is unlikely to
generate significant levels of dust. The main source of dust
would be from vehicles on the Barge Path mccess and other
internal haul routes. When the proposed dust suppression
measures, which include sprinkler systems, are applied the
spread of dust would for the most part be contained within
this large site. Given the prevailing wind direction problens
are most likely to be encountered at Boveney rather than at
Elm View Farm. Thus there would be some, albeit limited,

nuisance from dust at those properties in Boveney which adjoin
the site.

Traffic.

527. It is significant that the County Engineer has not
objected to the proposals on the grounds of highway safety.
Given the proposed improvements to Court Lane and Lake End
Road, these roads would have ample spare capacity to carry the
additional traffic generated by the construction of the rowing
lake. However, even with the improvements, which I believe
would be necessary in the interests of the free and safe flow
of traffic, there would be a significant environmental impact

in terms of noise and general disturbance for those living
alongside Lake End Road.

528. With the works associated with the construction of the
lake contreclled by an independent engineer appointed by the
College and the mineral operator paying a differential royalty
to the College for minersls leaving the site, I have no reason
to doubt that lorries would follow the agreed route to and
from the A4. However, the Section 106 Obligation covering
this matter is in draft and has yet to be sealed by the County
Council. For the purpose of these conclusions however I have
assumed that this obligation will be concluded &and will be an
appropriate instrument for the control of off-site traffic.

529. The estimated average daily generation of some 210 HGVs
would represent a very considerable increase on the present
flow of HGVs (3 or nore axles) along Court Lane and Lzke End
Road. However, &n even flow of some 20 HGVs per hour each
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working day is unlikely to be achieved for two main reasons.
First, because cutput would be influenced by the market with
fluctuations in demand over extended periods, albeit there is
some evidence to suggest that material from the site could be
disposed of in the ten year period. Secondly, because there
is likely to be & greater demand for material from
construction sites during the early part of the day. The
appellants are therefore prudent to base their road traffic
noise calculations upon EGV flows of 30 vehicles per hour.

530. There is little between the principal parties in their
estimates of the increase in noisge levels attributable to the
increase in traffic from the appeal site. - Generally these are
between 1dB(A) and 3dB(A). What is at issue however is the
level at which the increase should be regarded &8s significant.

531. The appellants opt for the current advice in the DoT
"Manual of Environmental Appraisel" which gives a minimum
level of significance of 3dB(A). The Council relies upon a
level of 1dB{A). This is derived from the Noise Insulation
Regulations 1975 and, they claim, is the figure to be inserted
in the draft revised version of the DoT Manual. Bearing in
nind that noise levels are estimated at 2 point 10m from the
kerb line, it seems to me that whichever figure is teken there
would be a noticeable increase in traffic noise at many of the
26 properties along Lake End Road. This level and character
of noise, and the visual intrusion and frequency in the flow
of gravel lorries would cause a serious loss of amenity to
those residents of the 26 properties.. This is, in my view,
the most telling objection to the proposals. It puts the
proposals in conflict with Policy ENV1 of the Local Plan.

532. Whereas residents in Dorney village and Dorney Reach
would be spared the passage of gravel lorries outside their
houses, they too use Court Lane and Lake End Road for access,
some as cyclists and pedestrians. Despite the proposed
provision of footwaye, site generated traffic would make Court
Lane less pleasant for pedestrians, cyclists and horse riders
alike. Improvements to the carriageway width and zlignment
would cause some mature trees to be remnoved and the rural
character of the lane would be diminished. This is contrary
to the intentions of Local Plan Policy GBll.

$33. The visual jmpact of the proposed improvements would
cause far less damage to the appearance of lLake End Road.
There would be a loss of some trees and sections of hedgerow
but the present character of the road would not change
significantly. A elight realignment of the carriageway would
move it away from the present boundary of the Huntercombe
Conservation Area. The improvements, which were already
largely planned by the County Engineer, would be accompanied
by landscaping proposals, which in time, would more then make
up for the initial less of vegetation,

534, Traffic generated by major events at the proposed rowing
lake would not be confined to Lake End Road and Court Lane and
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could be expected to spread over the wider network. However,
such events would be few and the inconvenience to residents
caused by the additional traffic short lived.

Nature Conservation

535. Given the very limited nature conservation value of the
appeal site the proposal to establish a nature reserve,
represents & positive benefit. It can of course be argued
that a nhature reserve, which has educational value, could be
created without a rowing lake. It can also be argued that a
greater wetland arez would make a better nature reserve.
These are tangential argquments and do not detract from the
benefit of providing and maintaining a nature reserve.

Archaeology

$36. The appeal site is an important early Bronze Age site and
there is sufficient ovidence from field evaluation to confirnm

. the presence of & number of archaeclogical features. But

their state of preservation is not good due to regqular

ploughing and & lowering of the water table by sbstraction at
the Dorney boreholes.

537. A site of this nature is by no means unusual in the
Thames Valley but it is rare, perhaps unique, in
Buckinghamshire. However, although its merite have been
brought to the attention of English Heritage it has not been
scheduled as an Ancient Monument, Although many of the
features would be preserved in situ others would be lost on
excavation of the rowing lake. That would mean & cecond hest
option: preservation by record. This would bring the

proposals into conflict with the policy at paragraph 74 of the
Structure Plan.

538. Provision has been made by the appellants, in the form of
a legal undertaking, for & programme of investigation and
preservation. This would be funded by the College. It would
be of educational value and would go gome way towards
nitigating eny damage done by the removal of important
archaeslogical features. However, the conflict with a
developnent plan policy remains because the evidence shows
this to be an important archaeological site.

Footpaths

539. Footpaths No & and 17 appear to be well used for
recreationel purposes. Bridleway No 8 is a cul-de-sac and
therefore of limited value. During the course of construction
Footpath No 17 would be stopped up, Footpath Ko 8 diverted and
Bridleway No 8 closed temporarily. Thie is unavoidable if the
development is to be implemented. The amenity afforded by

- Footpath Ne 8 during the construction phase of the developrment

would be reduced gquite substantially.
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540. On completion of the development the diverted Footpath No
8 would provide an attractive recreational route to the river
even though the north-castérn end would follow a short section
of the access road. Bridleway No 8 would join a permissive
pEth teo Dorney Common thereby providing the possibility of a
circular route for riders. -

541. The loss of any public right of way is of course
regrettable. Footpath No 17 has added value as part of a
short circular walk, but there are equally sttractive
alternatives close at hand which would be largely unaffected
by the development. Furthermore, the proposals to allow wider
public access to the site via permissive paths would enhance
its recreational value. In these circumstances, I take the
view that the presence of Footpath 17 and the existing
alignment of Footpath No & should not be regarded as
insurmountable obstacles to carrying out the development.

Benefits of the Proposed Scheme

542, A strong, and in my view convincing, case has been made
to show that there is & demand for a still water rowing leke
in the Thames Valley. Clearly the present conditions for
competitive and safe rowing on the Thames for boys from Eton
College and nearby schools are unsatisfactory. The College
has for some considerable tine sought to provide a better
alternative and in doing so haes acted in & responsible nanner.
This is not a case of working and winning sand and gravel and
then pandering an mfter-use. It is a preoject to construct a
sports facility of excellence to be enjayed by future
generatione of schoolboys. The presence of sand and gravel
may make it possible but it is not its raison d’etre.

543. Whereas the very large increase in pleasure craft passing
though Boveney Lock in the 1960s and 1570s has peaked and
since declined, the evidence on whether this is wholly or in
part due to an increase in the size of vessels is
inconclusive. What is clear however is that rowing comes off
second best in the shared use of the river.

544. The proposals to allow elub and national rowing squads to
train on the lake reinforces the case for the construction of
a course to FISA standards. | The: apportunity for intensive
coeching at the national level and side by side racing over
2000m on still water in a safe and controlled environment does
not exist in the south of land where it ic most needed. If
Great Britain jis to retain its pre-eminence in international
rowing competitions then there is & need, rather than just a
demand, for & facility of this quality. It iz at the present
time herd to envisage any other organisation coming forward
with a proposal to construct, maintain and manage a FISA
standard course in this partfof the country, especially one
dedicated almost exclusively to rowing. If built, it would be
a national asset in sporting terms.

123



ro Do e e ot

r..

.

r ¥

545. The other benefits of the proposals are very much
supplemnentary to and dependent upon the rowing lske. The
hature reserve and arboretum are to an extent a necesssary
exercise to make the landscape getting of the lake more
acceptable. Nevertheless, given the proposals for some public
&ccess, they do represent & benefit and should be given some
attention when weighing the balance of advantage and
disadvantage of the appeal proposals.

546. The production of sand and gravel from this windfall
site could ease pressures to work sites elsewhere. But this
would be a less certain benefit since it would probably extend
the life of other pits to the disadvantage of those living
nearby. It can also be claimed that the implementation of
road improvements contemplated by the County Engineer would be
advanced and undertaken at no expense to the public purege. As
such it represents a public benefit, but the immediate gain
would be to some degree be offset by an increased use of the
road by HGVs from the appeal site for 2 prolonged period.

The Planning Balance

547. Having exanined the proposals in the context of the
development plan, I find that the policy objections to this
form of development in the Green Belt and AAL are far from
compelling, and those relating to nature conservation are
without merit. I accept that the environmental impact of the
construction of the lake would advercely affect the amenities
of those living close to the site by reason of noise nuisance,
albeit the noise levels would be below those normally
acceptable at mineral workings. There would be a loss to
future archaeological research in that some features would be
preserved by record rather than in situ. But by far the most
telling objections relate to the generation of BGV traffic
over a ten year period and its effects on those living
alongside the proposed haul route to the Ad4. There ic aslso
substance in the objection that the rural character of Court
Lane would be harmed. Thus the proposals are in conflict with
development plan policles which should prevail unless materisl
considerations, such as the benefits to be derived from the
proposale, indicate otherwise. .

$48. The issues in thle case are fihéLy balanced. There is
widespread support for the proposals.iand although this support
may be greater in numerical terms it-is met by very real

* concern on the part of those in the local community who are

genuinely and fervently opposed to the scheme. In my opinion
the matter turns on whether the benefite can justify
overriding certain development plan policies. More
specifically, there is a balance to/be struck between the
future interests of archaeology &nd: the preservation of local
amenities (especially for those living alongside Lake End
Road) on the one hand and the benefits to the College and the
wider rowing community on the other. . The real loss of amenity
would be experienced by comparatively few people whereas the.
benefits would be enjoyed by generations of College pupils,
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other young oarsmen &nd national training squads. 2 facility
of excellence, a national asset, would be created and in nmy

opinion its merits are such as to outweigh the objections in
this case.

obligations and Conditions

549, If the Secretary of Stete is minded to grant planning
permission, it should ke dependent .upon the conclusion of the
draft planning obligations made under Section 106 of the 19%0
Act (Documents 27-27.3) and a revision by extension of the

legal agreement (Document A27.4) to include provision for the
naintenance of water quality.

550. The conditions suggested by the Council (Documents 267.1
and A67.2) should be applied €0 any planning permissions
granted save that they should be amended to reflect comments
made by the appellants at paragraphs 2, 5, 7,8, 10, 11, 13,
14, 17, 18 (height of stockpiles only) and 19 of annex B. My
commente on these nmatters are at paragraphs 36-44 of Annex B.

RECOMMENDATION

551. I recommend that the appeals be allowed subject to the
conclusion and revision of the obligations and agreements as

indicated in paragraph 549 above and that the draft orders

made under gection 247 of the Town and Country Planning Act
1990 be confirmed.

I have the honour to be
Sir :
Your obedient Servant

Y e

B H SMITH

125



E

r

.- T r

Y -

— {

——
Ry

AFPFTA 0%/ 4/ P2/ 2e67T2

SV INVE X A,

¥. ANTEUNY YOUNG « CONSULTARNT
AFPPLE GARDEN, CORSLEY, VARNINSIER, VILTS Bil2 7QL

6th August 1993,
Ref: APP/ADAOO/A/O2/206702
APP/EDL10/A/92/206703

To: Nr. B.H. Smith, Dip TP ERTPI,
Inspector.

Dear 5ir,

TOVE AND COUNTEY FLANEIEG (IBQUIRIES PROCEDURE) RULES 19092
(61 1992) APPEAL BY THE PROVOST AND FELLOWS - RTON COLLEGE
SITE SOUTH OF DORNEY, BOCES:

GEEERAL
1. As assessor appuinted by the Secretary of State to adviee you on the
technical aspecte of the hydraulic design of the nppeal by the Frovost

and Fellows of Eton College (Eton College) aganinst the refusal by

Buckinghamshire County Council (the County Covncil) of planning permission
for the construction of a rowing lake on a eite on land south of Dorney, I
have pleasure in preeenting =y report.

2. Although tke planning grounds for refusal by the County Council did
not include the water issues, objection bed been made by the National
Eivers Authority <(KRA} (Document A15.3) and Thames ¥ater Utilities Limited

- (TWUL} (Document Al15.4}in respect uf.the vater issues pending the resulis

of pegatiations between the parties. These were well advanced but not
fully reeolved &t the opening qf the Inquiry on the 12th May, 1993.

3. Thie report ocontains & brief description of the proposed scheme, the

woter ilecues and the negotiations for their resolution, the facts
derived and my conclusione. Document references are the same as those in
your Inepector's Report.

4. THEE BCHEKE IN QUILINE

4.1 Reasons for the lake _
Eton College has always placed grent emphasie on the sport of rowing

ond bas one of the largest and oldest schoolboy rowing clube, with &00 boys
revwing eath year, 300 boate and three boathouses on the Thamea-nenr the
College. It is a demanding sport needing a controlled environment.

Iz recent yeare they copsider the size and number of power boats on the
river have inoreaced, ae have vandaliex and hooligeanism; racing boats are
lighter and xore fragile and river control etructures, involving larger
cill weirs, have all added to the hazarde of rowing.
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Etoz College has been forced to reduce coxlese rowing just ac intercaticnal
reguletions based on the pvailability of proper Gtill weter facilities are
xoving to elirinate cozxes frox all but rowing eighte, Side by eide
rowing, eesential for competitive practice, 1e difficult as ig the proper
measurement of epeed.

The idea of an off the river dedicated still water rowing leke dates
originally frox the 1050s. The present epplication was made in 198G,

4.2 Detafls of the lake

The College own 2 field eouth of Doreey ard adjoining the river 174.5
bectares in extent whick could accommodate an interpational etacdard 2000
metre length &til]l water rowing coures. The prepoeal is for & lake 223¢
metree long with eight rawing lanes, making the proposed leke 140 metres
vide. The average site grournd level is 21 smetres above ordnance datur
{m.2.0.d.) with & high water level of 15.5 p.m.o0.d. in the propoced lake
gnd a minipur water deptk of 3.5 nmetres.
A separate return channel parallel to and scuth of the main channel 2130
metres long and 60 metres wide would aleo be provided, togetker with
herdstanding, a boathouse, car parking, starting/finisbing erd timing
stations. North of the lake it ic proposed te lay put 2 park and
arboretur and sguth of the lake, between it and the Eiver Thames, a nature
reserve (see Figure 1).

4.3 Propoced mcthod of construction

The subsoil on the site consists of eand and gravel over a baszl clay.
1t ie proposed to excavete this cver a ten year period to haul the eand and
grevel mpwey for sale using proceeds to help to finance tde lake. 2
detailed progravme ie designed progreceively to conmplete eack lergth of
lake, park and meture recerve ac early e&e poscible so that a 1000 netre
rowing couree, the poark and arboretur snd the eastern end of the pature
rexerve will be laid out by about bkalf way in the programme..

5. THE VATEE 1SSUES
These can be divided irto two categories :-

The water needs of thke rowing lake, and the
poeeible effecte of tbe lake an tke River Thamee and boreholes of
TVUL at the weesterr end of the eite;

both during the constructior phase and wkern the lake is in use,

5.1 The water peeds of the rowing lake

5.1.1 Interpational Regulaztione require a water deptk of 3.5 metres
over the course, ard in order to enable safe extry and exit from the water
and & eufficient depth for rowing (neither too deep nor too shallow), 2
stable water level within a total vertical range of one metré durieg mll
but the moet extreme c¢limatic conditioms.
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6.1.2, . The water quality in the lake must be suitable for rowing.
The lake must nat become stagnant, promote weed growth or algal blooms nor
be & khealth hazard,

5.1.3. Y¥ater would be required on the site for varioue purposes
during the construction phase, particularly for sand and gravel washing.
Thie would need to be sbstracted without derogating other uses and adequate
trestment of wash water, etc: would be needed to prevent any pollwtion of

the river.

6.1.4. Sevage dicpocal arrangements would be nececeary for
permapent instalistions on the site.

5.1.5. A gas majin and sewer which cross the site would have to be
lowered below future lake level. .

5.1.6. The consequencee ¢f topeoil and subeoil de-watering to
facilitate excavation and comstruction have to be considered, especially in
respect of i1te effect on the Dorney borehboles.

6.2 Possible effecte of the leke on the River Thames ond boreholes of

TVUL

5.2.1. Flood alleviation
The proposed lake 1€ in the flood plain of the River Thames and the NRA, as

drainage authority, need to be satisfied that the scheme would rot
exacerbate flood duration, intensity or frequercy in the area. This is
furtker complicated by the possible effect on or by the Maidenhead, ¥indsor
and Eton Flood Alleviation Scheme (MWEFAS) currently being promoted by the
WRA 2nd 1teelf the subject of & Public Irquiry - the result of which is

awaited. _
The proposed flood channel would run east to west to the north of the lake

site and re-enter the Thamee over four kilometres east of the lake.

5.2.2, Potential ehange oI pattern of ground wter flow duc tu
presence of leke
TVUL have eight producticon water supply boreboles at the nortdk western
corner of the eite. Clearly the quantity and quality of the underground

water draining to thece boreboles nesd to be safeguarded

5.2.8. Change in water balance for the site due to the presence

of a large body of open water.
This would increase evaporation but would also increace the volume of water

&tored.

5.2.4. Effect of lake woter quality on the groundwater or the

River Thames :
Temporary and pernanent nctlvities on the eite muct have a potential for

‘aceidental contamination of ground water or the River Thames. = MHeasures to
xipimpise tbis risk would de required. -

5.2.5. The effect vf water abstraction from the chalk to provide
mke up water to tbe lake.
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§5.2.6. Poesible impact of the lake on archmenlogical remains.

6. DETAILED CONSIDEEATION OF VATEK ISSUES AND ACTJOE PROPOSED TO DEAL
VITHE THEX

6.1 Hietory of caonsuvltations

The FRA's predecesspor, Thamez Vater Authority, were snitially
approached by Eton College in 1987 and meetirngs held to review water
abstraction, pollution prevention, water resources, water quality, fiood
flows and storage, poesible effecte on Themee eavigation, fishing and the
environment. Critical iecuves were identified st flpod flows and storage
and the effect of the scheme op the groundwater regime localiy; 1in
perticular the water supply borebholes at Dorney (ref: A&4i FRA Position
Statepent kool 12.5.93).
Flood flows, storage. etc: were studied by mathematical modelling carried
out by Eir William Halcrow vnder the direct supervision of tie ERA.
Additional work wes sleo ¢arried out to iovestigate possible effecte on the
MVEFAS which resulted in an agreed statexent being made by Eton College and
the NEA on water izeues to that Inquiry <(ref: A7S Appendix F).
The FRA accepte that the lake will have np adveree impact on the NWEFAS.
The groundwater reginme wae studied by Aspinwalle snd concerne resplved by
modifications to the Scheme and by the production of further evidence.
Agreement having been reached between the partiee it wae originally
intended, assuring the planning appeal was svccessiul, to proceed by
meane of 2 6.106 Agreement to be submitted to the Inquiry and a drarft e.106
Agreepent was gubdbnitted to Buckinghaeshire County Council on the 16th
April, 1993.
However, the County Council foresaw difficulties witk svch an Agreemernt arnd
in their reply dated the 30th April, 2093, indiceted & preference for BEA
and TWVUL to enter into a private agreement with the College to cover their
CONCEerne. ERA, TWUL and the College prepared a private agreement (the
Agreerznt) which wae erntered into on the Bth June, 1093 (ref: A27.4
subgequently revieed). In anticipation of the Agreement belng completed
KEA decided to offer mo direct evidence to the Irquiry and their objection
to the application wae finally withdrawn in a letter to the Flanning
Inspectorate dated the 16th June, 1993. {(ref 423>
Ir view of the forsgning, in particular the views expressed by the County
Council in their letter dated the 30tk April, 1993, it is surprieing to
note that the water conditione bave neverthelees been incorporated in the
Suggested Conditions for the Scheme (ref A67)af follows :-

Application reference C/91/8208 Change of ues, etc: Clauses 15-13
Application reference C/901/8210 Consetruction Clauges 29-37

4 footnote recorde that they ere covered by the €.106 undertakizg te the
Coupty Council and the Agreem=nt entered iate between ¥EL, TVUL and the
College; that the views of FRA and TVUL on their inclusiom is being
g€ought but the County Council wiek tler to remain. They differ slightly as
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in 16, 18, 50, 81, 34, 85 and §7 the Hinerals Flanning Luthnrity cre
additionally involved ik consultation and/or ‘approval,

The incluston pf these conditions are considered by the College to be a
needless duplication of their Agreement conditions and the FRA eolicitor
was etated not to require them. The TVUL sclicitor was not avallable to
comnent but wae believed to be content that the FRA take the lead in these
matiers. The College would not oppose their {mclueion 1if there le & good
public reason for tiem but consider a third agreement redundant.

Vhether or npot the water iesuves ere included in the Conditions, the
outetanding water iecuec appear to have been satisfactorily settled but
these issuee are importazt and you will wish to be re-assured that all the
necessary water matters have been properly resoclved.

7. RESOLUTION OF THE VATER ISSUES

7.1 V¥ater needs of the rowing lake
7.1.1 Eydrogeology of the site. _
The site ie underlain by sand and gravel deposiis laid down as the Thames
meandered acroes iis flood plain. These permenble superiicial deposits
are underlair in turz by tke relatively impermeable London clay aad the
upper part of the Rezding beds which restrict ground water flow vertically.
The highly permeable sand and gravel etrata averages 4.3 metres thick over

4the eite extending well beyond the site but witk & major southern bydraulic

boundary at tbhe River Thames.

This aquifer is overlain by permeable overburden on average 1.4 meires
thick, The aquifer receivec ite water primarily from raianfzll on its
surface, and dependirg Or river levels, re=charge Ifrom the Thrmes.
Vater 16 lest from the aquifer by evaporation, flow to tie river and

-abstraction for public water eupply et Dorney boreboles and pumping station
- {Dorney PS) Tbke tws boreboles neareet the river derive 1004 of their

yield from the river, the next twp 40%, the remaiping four derive their
whole yield from the aquifer., TVUL are licepsed to abeiract up to

27276 mi/d, 9.06 million & 3/avnum . In 1986 they actually abstracted 5.4
n3/anpum.

In addition when the sitie is inundnted by flooding from the Thnzes there is
direst re-charge to the aguifer from overland surface flow. Such an event
1% infrequent, of short duration and is generally efter heavy rain when
aquifer water levels are slready bigh.

The patural groundwater flow ecross the echeme xite {ollows the Thames from
west t0 east but the core aof depression of the water table resultizg from
the torebole abstraction at Dorney means there is some reversal of flow
especially over the westere end of the site. The extent nf this reversal
ic dependant on the rate of re-charge ard of abstraction at any given time.
Excluding major floods end the effecte of varying rates of abstraction, the
natural annual variation in water level in the aquifer ig 1.5m with a
maxizum of twn metres.

The boreholee have beén sited in & high permeability zone which appears to
run porth east/couth wast to the river. There is orly partial hydrauwlic
‘epotinuity between tke aquifer and the river, probably due to river bed
depasite being of lower permeability than the aquifer materiales.

The varioue ground water levels reflect river levele more closely at the
Boveney (eactern) than at the Dorpey PS (western) end of the site.

= 8 ~
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As an everage for the eite &s a whole TYUL, ERA and Aspinwalle have agreed
& represgentative bzckground regicnal hydraulic conductivity value for
groundwater modelling of 200m/day with an equivalent specific yleld of 15%
(Specific yield is the rztio of the volume pf water whick mfter saturation
will drein frox it under gravity to ite own volume. In other words a
given volume of aguifer it assumed to hold 15% of its volume as water).

7.1.2 Vater quality

The River Thames in the srea is Class 1b (BRA 1991 Eeport England and
Wales River Quality Survey Report Ko.4), of good quality, kigh amenity and
fishery value suitadble for potable water supply after treatment. Imn fact,
at the Dorney FS treatrent consiste only of chlorination although activated
carbon may be added at sore future date. Thie ie indicative of a good
quality grovndwater. Groundwater quality acroes the gravel aguifer varlies
earkedly with lend use, dictance frox and interaction witlk the River
Thames.
The naturel filtration of rainfall through the sand a2nd gravel meane thet
the groundwater is of even betier bacteriological and chemical quality than

the Thames and more suvitable for recreetion (ref A 75). The more
northerly Dorney boreboles have &levated concentirations of nitrate due to
market gardening nortk west of the eite. Eowever, in the vicinity of the

proposed rowing course quality ie good due to the present ‘set aside’ iand
usage and the previous agriculture with limited use of fertilieers.

If the rowing course ig npt bduilt and the lard reverte to agriculture
nitrate levele in groundwater would tend to increace to the detriment of
the boreholee. Vhereas the large area of apen water represented by the
rowing lake, providing it is protected frpz pollutiecn, would produce a very
low input of nutrients toc the squifer. The lake water will have two main
compenents, natura] recharge from the sand and gravel aquifer adjoining the
lake and make up water frore the chalk squifer via a rew borehkole &t the
eouth eaestern end of the site.

The gravel re-charge will be low iz nutrient zatter due to the ratural
filtration action of the eand and gravel, tke chalk water even lower in
nutrients (nitrzte and phosphate}. Groundwater can tend to be de-
oxygenated but the ch=lk make vp water i to be cascaded to asrate where it
enters the return channel.

Stagnation in a large open shallow body of water unshaded by treec can lead
to undesirable reed and algal growthe which are not only sesthetically
uppleasant but can be & bhezltk bazard. The deptk of the lake has been
designed to fnhibit reed growth. Water movement will be engendered in low
water level conditione which are likely to be in the summer with higker
water temperaturee and loog perivds of sunehbine, by make up water extering
the return chennel in the eoutk esct corner and water beiag drawn towards
the Dorpey boreholes in the nortd east corper.  Abstraction frox the
Dorney boreholes L€ likely to be highest under esumrer drought conditioes.
The eifect of this abetractior is likely to be felt mostly over the western
helf of the lake.

Taking optimistic assurptions for the proporiiom of borekole yield drawn
from the directior of the rowing lake the boreboles at maximx licence
yield would teke the entire summer to recharge the complete lake contents.
This abstraction would be mede up largely by natural infiltration from the
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gravel plue an ectimated 2000 n3/d4 from the chalk borehole. This does not
reprecent a very rapid water mnvement and the ability of algae to colonise
open water should not be underestimated.

Under these high sunshine corditione evaporation from the lake Burface will
be high, tending to concentrate any nutrieats prescot and will do nothing
to improve water eirculatien, It appearc from crocc-examination of Mr.
¥arechland that the prompters ere confident that no algsl problems will
occur and no special eafeguards againct thece are contemplated.

Care has been taken by NRA/TWUL to eafeguard the cite and heace the
groundwater from pollution - these meaguree are listed in paragraph 6.

7.1.8 Vater neede of the rowing lake

The specifie yield of the natural ground aguifer sbould ensure that
under norgal conditions the reguired water level ir tbe proposed rowing
lake will bz maintained naturally. It 1s expected that if the rowing lake
ie excavated the surface water level will stabilise at about 1%.0m AOD.
On average the water level at the western end of the lake would be higher
and the eastern end lovwer than at precent. Over most of the area the
impact on water levels would be lees thapn +/= 0.2m compared with ar
existing average annual variation of 1.5xm and a draw down due to the
Dorney boreholes of 0.5-3.0m ¢ast tp weet alopg the site, Howevar, under -
drought conditions the lake level will fall due to abetraction from the
borehales and lack of re-charge and aleo under
the influence of levele in the adjoining River Thamee.
After examining varigue eptionc for providing make up water, the parties

- have agreed that 1t will bBe provided from a new borehole into the chalk

aquifer whick underliec the cite at depth. It will be positioned towards
the eastert end of the course apd would discharge into the return lane,
(its approximate location is shown as ‘NBE' on the plan),

To maintain the lake level, under drought conditioss, at or about the
design minimum of 18.5m 10D ie expected to require a maximm of 20002 3/d,
400000 m3/a during a design drought. This i based on the river level
falling to the lowest retention level at Boveney Welr with an extended _
drought 1ike 1989/0C but with no rainfall at the end of thkis period unlike
the end of 1990 when recharge 4id oceur.

The KRA have issuved & formal esnesat to Eton College to comstruct and test

_pump a borehole on the site. It {8 coneidered that the roquired yield

ebould be abtainable from one or poaeibly two boreholes. The borehole(s)
ie expected to be of 300xm diameter driven to a depthk of about 100m below
ground level (~BOm AOD) as determined by actual drilling,  After borehole
development 2 200mme borebole pump would be used with & cascade digcharge,
for aeration, of up to 2000 m3/d <23 1/e) into the return laze,

The FRA do not conseider that the quantitiec of make up water required
represent any water resourcee problem. During wet periods the lake level
would rise and this would be comtrolled by an overflow weir at the Boveney
end adjacent to the hardctarding of the rowing leke witk a 750mm diameter
overflow pipe about 1100m long diecharging to the River Thames downstrean
of the piled barge waitirg area bolow Boveney Lock, thue emsuring 2
positive hydraulic head detween the rowing lake and the river. :

The overflow weir will incorporate messurse to prevent debris entering the
overflow pipe and have adfustable weir boarde to enable the lake levels
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to rise to 19.% = AOD at the wtart of tke dry suemer perijod.

Levels dictate that the overflow pipe would be laid to 2 virtuvally flat
gradient with manholee 2t clkanges of direction. It would terminste with a
flap valve as it enterc the Thames to prevent backflow fror the river.

Its discharge capacity, 9.23 z3/s ic inteanded to disckarge sll existing
groundwater flow along the Dorney site even witk the Dorney boreholes not
pumping.

In the event of & major flood such ae the 1947 flood which had & return
period of 1 in 56 yeare it 1& expected thmt the overflow pipe would take
about 2 manth to drain the rowing lake down in conjunction witk the nmatural
drainage through the gravel bank to the river. It ie expacted that in a
1947 flood event the rowing lake would be unuseable for two or three weeks
with disturbance to rowing for a further two weeks.

Flooding doee not eeem to be & major problex &t the eite. Vater levele in
excese of 21k AOD (the average Bite¢ ground levael), have only been recorded
on eighteen daye since 16904 most of thece being before 1947, There have

been ten such events since 1915 and four eince 1947, Even in a major
flood event flooding seexc to be corfined to the coutbern margin of the
site. Flood flows enter at the western end and exit viz Dornmey Common.

It ie likely that vse of the lake would be advereely affected by flende
with a 1 in & year return period or grezter and that these would restrict
the use of the course for about two weeke.

If the KVEFAS ie approved then flooding of the Eite will become 2 rare
event a5 this ie designed to prevent property floodieg or & 1 in 65 year
returs period baeie.

7.1.4. ¥ater impacts during construction

Vater will be required for the processing of eand and gravel during
the congtructicn phase but the method of gravel extraction ard the uee of
water recycling wiil be designed to keep the water needs to 2 minipum,
¥itk &n annual production of 450,000 tonnes of cand and gravel net loes of
water fror the production plant ic designmed to be lecs than 100 m3/d.
¥ake up water would, wheraver pocgible, de obteined fror terporary de-
watering operstione.  Vhen thie ie pot poesible water i€ proposed to be
taken out of the gravel to the scuth and east of the mite subject to RRA
conditione. Given the small quantities needed thie should not have any
ixpact on water respurces.
Probably it ie more important tp ensure that the wash water is adequately
treated after vee. Vater after uee will be passed to settlement lagoons
on site and re~circulated to the processing plant or, in excepticpal
circumstances, to the River Thames.
A detailed monitoring echeme during construction forms part of the
agreerent xade detween the College, NRA and TWUL.
Te prevent adverse effecte on the abetraction from the Dorney boreholes,
wet working ie propoeed wherever poscsible for overburden and sand and
gravel abstraction. However, wet working will cause come particulate
matter to become suepeaded. Grourdwater flow and the filtering action of
the eand and gravel will eoon remove thic cuepended matter and conetruction
hae been phaeed taking into account the prevailing directfon of groundwater
flow to reduce the adverse effect of the migration of fines srd it ic only
likely to be of concern 2t the wectern end adjoining the boreboles,
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A semi~permeable barrier, described later, ig to be constructed to deal
with thie (Figure 1 A-B-C). Tiis would be 1nsta11ed prior to the main
phase of excavation at the weetern end. '

Site activities would be subject to strict control &g required by the
proposed agreement, inrcluding the bunding of fuel tanks and their sitiang
away from open water sreas. Surface water would not be ellowed to drain
into the lake but would be intercepted by a perimeter ditch,  Hardstanding
sreas vould drain to trapped gullies or interceptore acd foul sewage from
the boathouse etc. would be conveyed to sealed tanks prior to disposal off -
slte,

At an early stage trench de-watering would be needed for the lowering of a
ga6 main and sewer which cross the eite as shown in Figure 1. -Vater from
de-watering would be passed through settlement ponde and be re-circulated
back to the aquifer west of the trench. Thie is & considerable distance
from the boreholes and ie unlikely to be any problen o them

Fartinl de-watering during the remnval of overdurdes would be minimised by
doing tkis during 4ry periods when the water table ie low.  Water
necessarily abstracted would be returned to the aquifer after cettlement in
strategic locations such that tke overall water balance ©f the area would
be mzintained, VUse would be made of the groundwater model to optimise

" these arrangements.

Thie and other water related activities would be monitored under the
Agreement veing the existing series of monitoring boreholes 1-15 (Figure 1)
for as long ae they existed and by five additional boreholes to be
conetructed under the Agreement Al-A5 at the western end between the TWUL
boreholes and the proposed semi-permeable barrier (Figure 1.

7.1.5, Keasures to protect the TWUL boreholes st Doraey end the
fiood regime of the site '

In the discussions mand negotiations which have taker place between the
College, TVUL and NRA eince 1687 after a ceries 0f investigations, & pumber
of featuree have been incorporated in the echeme and an Agreement made to
safeguard water abstraction for the public supply at Doroey.
Initially Thames Vater Authority, the predecessor body to FRA end TWUL
indicated that 150 metres wac ar adeguate dictance to be zaintaized between
the Doreey PS abtstraction boreboles and the rowitg couree;  however, the
succesear bpdies fncreased thie minimum to 200 metrec reculting in a
reduction of length of the proposed rowing leke from 2270 to 2230
metres with & elight adjusiment of the lake location.
Fredictive computer modelling has been used to assess the impact of the
scheme on the underground and surface water regimes, Site investigation
data has also been collected and other data used cuch as that collected for
¥VEFAS.
Flood modelling has been carried cut by Sir Villiss Halerow and Partrers
(Halorows) weing & model developed to slumulete the EVEFAS, This modelling
bas 8iso bad an input from Aspinwalle (the ezvironmental conscultant for the
College) and beer under the direction of tke WRA, The purpoee of this
modelling was to emsure that tbe echeme would have & meutral effect um the
draizage characterietice of the area when river levele were high. The
current echexe incorperstes all the changes required by FRA and there are
now no stetutory objectives to the scheme op flood defewce groumds. In
1090 at the requect of the College, Aspinwalle &onetructed n two-
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dizensiona] Kushton-type finite difference groundwater flaw madel. Such
models are baced on Darcy'e law regarding the esacse with which water will
flow throvgh & porous medium. All practical problems are in fact three-
dirensional. For exaxple, grovndwater flow overall may be in a horizontal
plane but recharge - borehole, abetraction, etc: will add & vertical
coxponent of flow. However, tie pormal two-dimeneional approximetion does
fnclude the effect of vertical flow corponente.

The Rushton finite differesce method ie & well recogniesed appropriate
technique. The mode]l was used to eimulete the area of aquifer bhetween
Bray, Cippenhax, Eton Wick and the Fiver Thames. Thie area was choten as
it wae resliced that the MVEFAS might impact on tbe rowing leke and the
model wae designed to be mble to examine any interaction between the
sclemes,

The model bae graduelly been refined ard has assessed the impact pf the
rowing lake on the local hydrogeology under a variety of decign conditionms.
It was initially calibrated usieg all the 1085-1960 data avajilable in both
cteady state and time variable mnxdes. The 1976 pumping test at Dorney
boreholes was aleo sixulated and sensitivity analysic indicated that the
ranges of parameter values, &.8. trapemiesivity were reasorable based on
the oheerved evidence. Particular attention was paid to drought
conditions (see 7.1.3).

Aiter calibration model rurs were carried out under a variety of assumed
environmental conditions, ipeluding the following :-

2 ebstraction at Dorney boreholes at emaximue yield from the ground
aquifer during an extended drought;

] no ebetraction from the boreholec during high water table conditions;

L the ixpact of sbori tern mnd sm:ll scale de-watering, e.g. to lower

the gas m=in and eewer:

L] prediction of the overall long term impact of the lake on water
levele in the area;

] the effect on groundwater flow patterns of the removal of gravel
on the eite and the effect of ite replacement by overburden
and pther low permeability materials:

€ areac of undisturbed sand end gravel in the base of backiill
areac peeded to maintain hydrzulis continuity towards the
boreholes;

o prediction of change in the water balance of tRe eite between
enhanced evaporation and the irncrease ip water volume stored
in the aquifer.

o prediction of water quality resulting from the changed groundwater
pattern, end

Z the effect of the semi-permeable barrier proposed et the weetern
end of the lake between it and tke Dorney boreholes.

- 10 -



e

—

r— . r-

]

T~ -

r—- K-

The scheme design, based or the mndelling, i€ intended t0 epsure that its
effect on groundwater flow patterns and the flood regime is either neutral
or beneficial. With the exception of some’ discussions still Tequired over
the siting of bunds at the westerp end in connection with archaeplogical
remains and flood flow routeing the changes required by NRA and TVWUL have

‘beer incorporated in the scheme snd heve been mentioned earlier in this

report with the exceptipe ©f the cemi-parmeable darrier at the weetern end,
Thie barrier (ehown ac A~B-C in Figure 1 of this report and ms & cross-
section in Figure 2 of Anmexe 1 of the Agreexent) will consiet of a layer
of sand designed to be semi-permeable with an average bydrauvlic
conductivity (k) of 10 n/é coxpared with the 200 n/d agreed as
representative of patural ground conditione (see 7.1.1); 4.5 petres deep
cormencing at ebout 1.5 metres below ground level taperitg from a width of
elever metree at the top to three metres at 1tc base.

Ae the predicted water table after lake comstructicn will be slightiy
higher at the western end the yield of the boreholes would slightly
increase. The purpose of the barrier ie to impede flow to reduce the
yield to that exieting at present and to replace some of the natural gravel
filtration capacity lost due to the presence of the lake,

7.1.6 Inpact of water regime ou archacological remains

Eton'e arcbaeclogical consultant considere that the most
important archaeclogical features are at the western end of the site and
abetraction from the Dorney boreboles has caused the water table in the
waectern half of the application area to drop by 0.75-1 metre since 1985
Incresse in abetraction up 1o the licénced maximum would cause a further
drop in water levele. The associated desiccation of artefacts has
depleted the environmental evidence asscciated with Bronze Age and Roman
occupatior and would increase furtker if the project ie not carried out.
The proposed project would stabilice the water table and zt least maintein
1t 2t ite present level, particularly at the western end wkich ie of the
greatest interest.

8. THE DEED, TEE AGHEENENT AND ANNGIE 1 NADE BY ETUN CUOLLEGE VITH THE
NATIONAL RIVERS AUTHORITY AFD TBAKES VATER UTILITIES LIXITED
CONCERNING VATER 1SSUES

The Deed binds the landowner - Eton College - to observe the planning

cbiigations which are for the¢ purposes of section 106 of the Town and

Country Flanning Act, 1000, as amended and it also binds any othere

deriving title from the owner as Inng as suck cther persct has a legal

interest in the land.

The planning obligatione are those set out in the Agreement made between

Eton College, the National Rivere Authority evd Thames Vater Utilities

Linited on the 8tk June, 1993 (ref. 227.4) with its Annexe 1 Nonitoring

Scheme; Vater Levels gnd Quality. The Agreemant is subject to the grant

of the plarnning permiesions which are the subfect of the Appezl ard is

without prejudice to the exercice by NRA and TVUL of their statutory

POVETE.
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In brief the Agreement requirecs :

2 the College to establish & surface ard groundwater monitoring
prograzne for the schem2 ac cet cut in Amrnmexe 1 to the Agreement
commencing at leact three monthe before scheme site operations
commence.

2 the Ccllege covenants to take the water necded to meintain the leke
levei from the chalk aquifer in the sastern half of tke
described lend not less than 130C metres fron the existing
Dorney water supply borekoles. If the challk agquifer i
inadequate in guartity or quality 2n alterrate Eource may
be sought and used subject to ERA &nd TWUL approval, whick is
not to be urreasopably withheld or delayed.

e the College agrees to a minixus dietance of 200 metree between the
edge of tke lake ard the existing Dorney supply boreholes that
obtain their yleld from tke grevel aguifer.

2 tke College to eneure that the banks of the lake or return lare do
ot become heavily silted &rd that the grovnd under the return
lane island is not dieturbed; accees to be allowed to ERA and
TVUL to monitor this.

2 tke College to leave one meire of undisturbed gravel or emplaced
gravel blanket urnder dieposed overburden ik the pature reserve
area. FRA 2nd TWUL to kave access to site records to poritor
thie.

& during eonstruction mo lowering of groundwater that derogates the
yield of the Dorney source to take place and that the north
west end of the lske withir 500 metres of tke Dorney boreboles
ckall be dug wet except for the proposed eseri-permeable barrier,
detaiis of which shall be submitted ta and agreed by NEA and
T¥UL within twelve Eonthe of comzencemert of €ite operatiops;
such approval not to be unressonably withheld or delayed.

2 the uee of the peeticides, Rkerbicides or fungicides or the
developed larnd to be after approval by FRA and TVUL.

& pro fuel etorage to be permitted within 200 meires of the Dorney
boreholes. Locatione to be approved by FRA and TVWUL.

& suck tanks to be bunded azd of 110% tank's capacity.
[ ground bait will not be perzitted for angling.

] 211 water craft and equipment veed in tke lake will use mon—toxic
lacquers or painte.

[ gny flocculents or other clemical aids to €11t settlement will have
prior approval by HEA and TWUL.
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tke lake will be used colely for non-motorieed water sports and
angling unless other activitiec are approved in writing by ERA
and TWUL. A1l eafety or traiping leunches will be under College
control.

in the event of operations or use of the developed lend resulting in
the lowering of groundwater leveles as monitored and set out in
dnnexe 1 to the Agreement co 2¢ to nffect the water level in the
Dorney supply boreboles and sbetraction therefrom the College will
pay FRA/TWUL suck cocts as are necessary for works required to
compensate. for such loss of levels or flowe.

similarly $f the groundwater ic polluted from its quality at the date
of commencement of the Agreement ae establiched by monitoring as
set out in Annexze 1 coste of NRA/TVUL in redemption of thig will

" be reipburesd bty the College.

2ll drainage will be approved by RRA before development commences.

details of all obstructioms to overland flood flow and siarage
whether temporary or perzmament will be zpproved by the ER: prior
10 the commencement of operatione.

certain landscaping proposals snd their mansgement will be submitted
to FRA in exerciee of their environpmental impravement powers
before any part of the lake is brought into use.

the College agree not to dispose 0f or lose control of any of the
developed land unless, before suck disposal, the proposed
gucoessor in title executes & deed coveranting with WRA/TVUL to
periorn such part of the conditions of this agreesment as have not
slready been performed.

the FRA/TWUL sball be extitled to require euch succeesor in title to
provide a surety for due performance of suck covenant,

 the Agreement aleo provides for FRA/TVUL to carry out their

- responsibilities in 6.2-6.4 of the Annexe 1, notice of
commencenent and settlement of disputes,

ANFEIE 1, Nonitoriog Scheme: Vater Levels and Quality

.. This deals with i—

monitoring of the fifteer existing observation boreboles for as long
ae they exict after site worke commence. JFote: Boreboles
1§ ard 15 shovld remain or if nececsary be replaced.

the construction, six months before site ﬁperntinns commence of five
additional observatinn boreholes between the north west end of the
lake and the Dorney boreboles and their imclusion in the nﬂnitoring
scheme., .

- 13 -
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e the measurement of water levele in the Thapes, the proposed lake and

any temporary open water bdodies on the developed land.

e water quality earpling frox observatiaon boreboles end from the rowiag

lake, etc:
e Etarting date and frequency.

[ nonitoring after completion of conetruction.
4t what Jocation end at whet fregueccy.

@ monitoring and eaxpling proceduree and etandards.

4 Teporting and eccess by NRA/TWUL for momnitoring, sacpling and
investigation work.

[ €xchange pf information.

@ any necessary changes in the monitoring regime to be by mtuel
agreement of the parties,

0 the Anpexe includes :-
Table 1, List of existing boreboles with detpile
Table 2, Determinands for Water Quality Nonitoring
Table 3, Field Vater Quality Monitoring Sheet
Teble 4, Vater Level Monitoring Skeet

Figure 1, location Flan of Lake (reproduced berewith with

additions)
Figure 2, Cross eection thrpugh semi-perseable barrier

9. COBCLUSIDES AND RECONMEEDATIONS

9.1 General

The water issues have been the subject of negbtiatione between

the College, NRA and TVUL for a considerable period culminating in the
completion of & Deed, Agreement and Annexe dealing witk plaening

obligations on the College during the couree of the Public Inquiry into the
Appeal by the College against refuezl of planning perrission far the lake.
This not only binde the College but any sueccessor in title, The Agreement

is, of course, only operative if the plenning appeal eucceeds.

ig well as the physical and technicel requirements, the Agreement pravides
for the College to compensate KERA and/or TYUL firarcizlly if, ir spite of

the Agreement provisions, the levels or abeiractions from the Dorney
borebole of TWUL are adversely affected by the lake or ite conetructiorn.

Sizilar proviesions epply if tke groundwzter i polluted by the leke or ite

constructien.

Thie Agreement appears adequately to eafeguard HRL and TWUL if, in spite of

the beet endeavours of the College, any damage iE sustained by the
boreholes or the groundwater regime.

-1‘_
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9.2 The water peeds of the rnuing lake

These would be met largely by natural 1niiltratinn fron the sand
and gravel aquifer, the water in which ie of good quality. A groundwater
flow mode}l has been constructed and Tun by Aspinwalls covering e
substantial ground area to ersure that any effect from the MVEFAS could be
incorporated.
Although 1 have mot had access tu detailed modelling data I am satisfied
that the model 1s appropriste to the purpose and tie combined expertiee of
Aspinwalls, Halerows and VRA will have ensured that the groundwater
predictions are as accurate as ¢an be expected from a wodel.
The fifteen exicting monitoring boreholes wiil be monitored during
construction for as long ac they exiet and would be supplemented by five
additional monitoring boreboles to be located between the lake and the
Darney torekoles.  Theee would epable mode) predictions and actual levels
and flows t0 be compared 1f the work proceeds and if the lake is brought
into use, The Bodel cah bte adjusted in the light of the actual resvlis
and any neécecsary adjustzents to the scheme made,
Make up water under dry weather conditions would be met from one or more
borekoles in the chalk &t the coutb-gast end of the eite.  Again the yleld
of the borehplec cAnnot be guaranteed 1p advance but 1t 1c unlikely that
the relatively small yield required would not be available and should this
be the case alterations can be sought under the agreement.
The only area that gives pe eome groumds for concern is the maintenance of
loke water quality during a prolonged bot dry period. The amouni of
putriente likely to form algal growth in the gravel derived water is low
and likely to be even lower from the chalk derived make up water.
However, the lake would represent a large body of open unshaded shallow
water which under hot dry ¢onditions would evaparate quickly, thus
concentrating any nutrients present. At such time pumping from the Dorney
boreholes would be at the maxzimm licensed rate which would aid water
turnover at the western end of the lake and make up water entering at the
south-eastern corner would also aid water movement , but altogether
turnover will bs elow and algal blooms could develop.
1 feel that the College, FRA and TWUL should consider this possibility and
have a plar for remedial sctiom ehouwld thig occur. 1t met be borne in
mind that the precence 0f the water supply boredroles will prevent the use
of zigicides. As you, yourself, noted etraw balec had Yeen semi-
submerged at tweaty-five yard intervale at the Holme Pierrapont {ourse
which you vigited oh the 9tk June. Thie etraw i€ used for tke
suppression of algal growtks, which appesrc to indicate that the
probler can gecur.
Othar nececeary messurec to protect water quality, e. g the prevention of
eil spillages by bunding tanks, trapped gullies, measures for disposal of
gewage, non-toxic finishes to boats, control of bait for angling, etc:
appear satisfactory and to cover likely problens.

$.3 Vater ispacis during constructicon

Water will be mneeded for eand and gravel working and this water
will elso need to be treated after use and wherever possible gravel will be
dug vet, that i without prior de-watering to minimiee any adverse affect
on the Dorney borekoles. These measures detailed in 7.1.4, together with
the proposed monitoring echems in the Annexe to the Agreement, appear
satisfactory,

- 15 =



9.4 Protection of Dorney bLorekoles and the flood regime of the site
This ig detailed in 7.1.% and the echemc bae been Godified to

increasse the degree of protection nctably by reducing the length o1 the
rowing lake and providing & semi-permeable barrier between the lake and the
boreboles at the western end.
Flood figwe 2djaining and over the eite have slso been modelled by Halcrows
vhose work bas been vetted by ERA and the site, landscaping, etc: has been
designed to bhave 2 neutral effect on the drainage characteristics of the
elite.
The inhibition of rowing due to €ite flooding bas also been corveidered and
found to be slight and would be further reduced i1f the NVEFAS ie
izplemented. Again necessary changes to the scheme, resulting from
xxdelling data have been incorporated and I am satiefied with the
protection proposed to the Dorney boreholes, the monitoring srrangements
proposed and thet the flood regime of the Thames due to the scheme would
not be disadvarntaged.

9.5 VWater regice and srchbaesological remains
The most fmportant remains appear to be at the weetern end and
are currently subject to desiccation resvlting frox the sbstractions irom
the Dorney bareholes reducing groundwater levels. The effect ot the
echeme would be to stabilige water levelse and 2t least Ez2intein them at
their precent levels, especially at tke western end so tkat its overall
efiect would be bencficial.

9.6 PRecommendations

Having considered the water aspects of the scheme, the pezsures
proposed - including the Peed, Agreement and Amnnexe - both for comstruction
and operation, 1 conclude that providing the Agreement is modified sp that
it includee for action to be taken by the College to dezl with the
maintenance of water quality im hot weather and/or drought conditions being
approved in advance by thke KRA and TWUL, tkere are no velid reasons for
refusal of the Appeal on water related grounds.

Yours faithiully,

J. Antho Qupg

D33 - 16 -
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ANNEX B

SUGGESTED PLANNING CORDITIONS
Comments by the Appellants

1. The Council have suggested a set of conditions for each
application. Those in respect of the change of use
application are at Document A67.). Areas of diepute, that ie
variations sought by the College but not accepted by the
County Council, are shown in grey block (deletions} and
jtalics with underlining (inserts).

2. In Condition 1 the list of buildings and structures
should be amended by extencsion to match that in the legal
undertaking (Document A27.2). In Condition 2 a period of 6
years is now agreed. In Condition 3{i) a period of 8 years is
regquired because the construction of the lake could not
commence before certain preliminary works.

- 3. Condition 6 limits the gross floor area of the boathouse

to 2000 =q m. This would cut across a bay whereas a limit of

2112 sqg m would give & full bay enabling the storage of 150
boats.

4, Condition 10 is incapable of enforcement. The number of
participants would not be known until the event, and crews and
spectators cannot reasonably be turned away at the gate. The
condition restricts use to 4 (as opposed to 8) events and does
not take into account the fact that the National Schools
Regatta is a two day event. The legal undertaking {Document
A27.2) is more workable and is to be preferred to the
imposition of this condition.

5. Condition 1! specifies a starter’s platform of Im whereas
the roof level of the structure would be 5m. Similarly the
floor area of 1 sq m for the aligners hut and timing huts ies
quite inadequate, & gross floor area of 10 sg m is required.

6. Conditions 15-18 concern drainage matters which are
better left to the very complicated legal agreement at
Document 227.4. In the unlikely event of Eton College
disposing of the land the legal adreement would be carried
forward. The NRA are not pressing for these conditions and
there is no reason to introduce & further administrative layer
to monitor complience with the conditions.

7. The legal undertaking at Document 27.2 excludes spectator
stands. The loss of GDO right would mean that the College
would, guite unreasconably, have to apply to the mineral
planning authority each time it wanted to erect a marguee.

B. Condition 22 is unduly restrictive as it is intended that
car parking should be permitted on the grassed areas alongside
the course and should not be confined to sites determined by
the mineral planning authority.
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9. The suggested planning conditions for the construction
application comprise Document A67.2 and typographical
identification of the areas of dispute is the same as that
used for the change of use application.

10. Condition 2 requires that all engineering and landscape
works shall be completed within 11 years. This is
insufficient to allow for advanced planting and similar works.
12 years would be more appropriate and would also allow for
the removal of archaeology and site preparation. cCondition 3
should be altered to 11 years in the interests of consistency.
Conditions 2-4 refer to Yeoperations" which could, for
instance, cover archaeological activity and, therefore, the
words "processing of sand and gravel" should be substituted.

11. Again, in condition 9, the nature of operations should be
specified. Furthermore, the restriction of maintenance to
Saturday afternoons only would give insufficient time to
service and repair mwajor engineering eguipment such as the
processing plant.

12. The evidence suggest that the movement of gravel lorries
could reach 30vph. Therefore Condition 14 should specific
300vpd rather than 250vpd.

13. Condition 21 refers to maximum noise limits at the site
boundary. All the evidence is concerned with noise sensitive
properties which should be the location of noise limits &s is
preferred in MPGll. Requiring "a" suiteble acoustic enclosure
in Condition 22 limits choice and, in any event, the
processing plant would have to be designed to comply with the
noise limits at noiese sensitive properties. Condition 23
represents a duplication of control.

14, Condition 24(a) merely records a ctate of affairs that
exists under law. While 24(c) mis-interpretes paragraph 42 of
MPGll. The re=modelling of landscape mounds st the Willows
and at Boveney is a temporary operztion and should be
specified in the 704BA limit. Condition 24(d) is now agreed.

15. Condition 27 should be deleted because; first,
"implementation" is a vague term and not apt where
archaeclogical interest end activity is spread over 10 years:
and, second, an abstract "scheme” could lead to further
protracted disputes with the County Archaeologist. The
unilateral undertaking (Document A27.3) includes a proper -
scheme of investigation and, if it is necessary to have this
condition, it should be framed to include this schene.

16. Conditioens 29-37 concern drainage matters and, as with

the change of use application, the legal agreement with the
NRA and Thames Water is to be preferred.

17. The landscape works referred to in Condition 40 may have
to be delayed for the planting season and would then hold wp .
the transport of mineral from the site. 2 modified condition

gauld be enforceable as control over the land is to be taken
n hand.
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18. Condition 43 specifies that stockpiles shall not exceed
5m in height. However, the grading plant (elevators)} would
extend to 8m and the condition should be altered accordingly.
A limit of €00,000tpa should be imposed to reflect the
possibility of 300vpd and & trade off ip timescale of working.

19. W%whilst there is no objection to the principle of
restricting the movement of solls to suitable climatic
conditions this should be based on the moisture content of the
soils rather than specific calendar dates. Condition 49
should be amended to reflect this,

20. Since the scheme includes a nature reserve the drainage
measures imposed by Condition 57 would be likely to be
detrimental to the interestes of nature conservation,
especially in the wetland areas.

Comments by the Council

21. The appellants question whether conditions are necessary
where the matter is covered by & legal agreement. The concept
of unilateral undertakings under Section 106 of the 1990 Act
was introduced to counteract the nmischief of the old Section
52 Agreements whereby local planning authorities would not
cooperate with developers to overcome difficulties which were
capable of resolution by such Agreements. In this case
Planning Obligations in the form of unilateral undertakings
have been used to circumvent the local planning authorities

er to exercise control through planning conditions.
Undertakings have been drawn up prior teo, or to avoid,
negotiations on certain suggested conditions. For exanmple,
the unilateral undertaking in respect of archaeology (Docunment
A27.3) cuts out the powers of the County Council and leaves
the County Archaeologist as & spectator.

22, If it is right to regulate by conditions then that course
should be followed and planning obligations are then
unnecessary. Conditions are easier and less costly to
enforce, they should always be preferred to legal agreements
where this is possible.

23. The conditions suggested in respect of the change of use
application are at Document A67.1.

24. It is agreed thst a period of 8 years should be
substituted for the 5 yearse given in Condition 3(i). The
appellants’ suggestion that Condition é be amended so that the
gross floor area of the boathouse be increased to 2112 sq m
does not accord with the planning application.

25. Condition 10 is more precise by specifying participants,
spectators and officials and is to be preferred to "competing
crews" referred to in Document A27.2, As with Conditions 15-
18, the conditions are required despite the Section 106
undertaking to the County Council and the Agreement between
the AWA, TWUL and Eton College for the reasons given above.

T
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26. Conditions 11 and 12 concern the size of the start and
finish towers and aligner’s and timers huts. The dimensions
given in the conditions reflect the evidence given to the
inguiry.

27. In their response to Conditions 21-22 the appellants seek
to remove these conditions and abrogate the local planning
authority’s powers by resorting to the Planning Obligation at
pocument A27.2. and thereby in effect giving themselves
planning permission for the development specified in the
conditions.

28. The suggested conditions for the construction application
conmprice Document A67.2.

29. The Council cannot agree that Conditions 2 and 3 be
altered in the way advocated by the appellants. The intention
is that the oper=ztions shall be completed in the timescale
given in the evidence and that is reflected in the conditions.
If there is an overrun a further application should be
subnitted. As for Condition 4, it is unreasonable that
operations should commence without the local planning
authority receiving prior notice.

30. In condition 9, 0730 hours is specified because lorries
will approach the site before this time. The appellants’
suggestion of 0700 hours would mean lorries arriving before
that time which would be unreasonable. The condition allows a
reasonable period for the maintenance of plant and machinery. .

31. Condition 14 limits HGV movements to 250 per day. This
ies 25% over the stated average &nd to jincrease the figure to
50% above the average would be excessive and does not accord
with the appellants’ evidence of 30vph in the peak hour,
similarly the figure of 500,000tpa in Condition 44 represents
50,000tpa sbove the average annual rate of extraction and is
sufficient to allow for reasonable annual variations.

32, Conditions 21-23 are quite standard and reasonable.

33. In condition 24(c) the construction permznent mounding,
such as that at the arboretum, should be subject to the 55d4dBA
linit and not 70dBA. Condition 24(e), added by the appellants
is not a proper matter for planning control.

34, Condition 27 and 49 &re standard conditions properly
applied. Condition 40 is to be preferred to the appellants
alternative on off-site planting.

35. The appellants’ suggested amendment to Condition 57
whereby the words "having regard to the agreed appropriate
use” are added is suspect through uncertainty and not & proper
form of words for a planning condition.
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Comments by the Inspector

36. There is a large measure of agreement between the parties
on the suggested conditions. However, there are certain
instances where in my view and for the reasons given below
some changes would be justified.

37. In relation to condition 1 of the change of use
application {Document A67.1), it seems to pe only reasonable
that the list of buildings and structures should reflect the
propocsals discussed at the inguiry and match that in the legal
undertaking. Similar considerations apply to the size of the
starters platform, aligners hut &nd timers shelters specified
in conditions 11 and 12. These structures need to be of a
size necessary to enable the occupants to carry out their
functions. The sizes suggested by the Council are too
restrictive. ’

38. There does not seem to be a compelling reason to deny the
appellants their GDO rights by the imposition of Condition 21.
The parking of spectatore’ cars on the grassed areas alongside
the course and the erection of marquees are traditional
features at regattas and form part of the proposals. This is
an operational matter and should in my view be left to the
College who can be expected to respect the integrity of the
nature reserve, srboretum and other visually sensitive areas.

35. I accept that Condition 2 of the construction application
(Document A67.2) is too restrictive. A longer period is
needed to enable advance planting and further archaeological
evaluation which coulé in themselves be construed as
moperations™. They should be regarded separately from "the
processing of sand and gravel® as suggested by the appellants.

40. Condition 9 requires that the maintenance of plant and
equipment be confined to working hours and Saturday
afterncons. This may not be long enough to deal with defects
at the pracesslng plant and should be extended to include

Sundays.

41. 8Since of the ovidence on noise levels was related to
noise sensitive properties this should be reflected in
Condition 21 (as in Condition 24({b)). Clesarly Condition 23
merely duplicates matters covered by other legislation and is
therefore unnecessary. Further, py referring to future
modifications of that legislation it ie suspect through
uncerteinty. As indicated in my conclusions, I considered the
construction of landscape mounds and piling to be temporary
operations subject to the 704B(A) limit. This should be
reflected in Condition 24(c).

42. Condition 40 should be revised g0 as to allow landscaping
work to be undertaken in the plantinq season following the
completion of highway wWorke.

43, Since the elevators feeding stockpiles at the processing
plant are likely to be about 8m in height, condition 43 should
take this factor into account.
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44. It is certainly conceivable that the moisture content of
solls measured between 30 September &nd 1 May would be such as
to enable movement without damage. Condition 49 should be
amended to cover this possibility. :
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APPEARANCES
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= 16 Bredward Close, Burnham,
Bucks.

- Badgers, Village Road, Dorney,
HWindsor, Berks.

- 15 Marsh Lane, Dorney Reach,
Haidenhead, Berks.

- Farthing Cottage, Ashford
Lane, Dorney, Windsor, Berks.

- 45 Harcourt Road, Dorney
Reach, Mzidenhead, Berks.

- 31 Harcourt Road, Dorney
Reach, Maidenhead, Berks.

- Dorney End, Dorney Reach,
. Maidenhead, Berks.

= 3 New Farm Cottages, Boveney
Court, Dorney, Windsor, Berks.

= Dorney Court, Windsor,
Berks, SL4 G6QP.

- 580 Bath Road, Taplow, Bucks.

- Dormouse, 1 Oak Stubbs Lane,
Dorney Reach, Maidenhead.

- Cypress Cottage, Lake End
Road, Dorney, Windsor, Berks.

- The Willows, Maidenhead Road,
Windsor, Berks.
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' Mrs B Spencer

Mr M Wormwell

Mrs O Livesey

Mrs A Henley~King

DOCUMENTS
Document 1
Document 2

Docunent 3

Docunment 4

Document Al
Document A2

Pocunent A3

Document A4
Document AS
Docunent A6

Pocument A7

Document AS

Document AS

Document Al0

Document All

Riverdale, Dorney Reach,
Mzidenhead, Berks.

- Oakley Court Hotel, Windsor
Road, Water Oakley, SL4 SUR.

Ql1ld Cottage, Village Road,
Dorney, Windsor, Berks.

1 Vine Cottges, Ashford Lane
Dorney, Windsor, Berks.

Lists of persons present at the inguiry.
Notice of the inguiry and circulation list.
1998 Letters in response to the above, 1507
supporting the appellant and 491 supporting
the Council.

2 petitions with a total of 478 signatures
opposing the proposals, 1 petition with 28
signatures supporting the proposals, and 1
petition with 112 signatures opposing the
draft Order in respect of Footpath 17.
Flanning applications - revisions.
Environmental Statement.

Non Technical Summary of Environmental
Statement. '

Buckinghamshire county Structure Plan.
Local Plan for South Bucke.
Buckinghamshire Minerals Subject Plan.

Replacenent Minerals Local Plan (Deposit
Version).

Area of Attractive Landscape Policy
Docunent.

Report and minutes of County Council

Planning Sub-Committee December 1991.
Report and minutes of South Bucks DC
Plenning and Transportation Committee
October 1991.

Decision notices dated December 1691.
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Document Al2
Documént Al3

Document Al4

Document AlS5

Document Alé

Document Al7

Document AlSs

Docunent Al9

Document A20

Document A2l

Document A22
Document 423
Document A24
Document 225
Docunment A26

Document A27

Document A28
Documgnt A29

Document A30

Docunent 31

Decunent A32

Document A3)

Document A34

Docunent. A3S

- "The Green Eelt" DoE 19688.

- "2 New Strategy for the South East™ (SERPLAN).

- Draft PPG9 (Regional Guidance for the South
East".

- Consultation responses to the Applications
(A15.1 to Al15.21)

= Correspondence between Applicant and local
Authorities (Al6.1 to Al6.10).

- Agreed Statement: Site Description.

= Agreed Statement: Traffic Counts (Al8.1 to
Al8.3).

- Agreed Statement: Soil handling details
(Section 2 not agreed).

~ Press cutting: Financial Times 15/16 May 19953,

= Agreed Statement: Agricultural lLand
Classification and so0il handling maps (A73)

- Agreed Statement: Relevant Planning Policies.

Letter withdrawing NRA objection.

.Documents on Noise &and Dust (A24.1 to A24.10).
- TPO Nos. 10/1974, 1271991 and 2/1993.
= Archaecology documents (A26.1 to A26.3).

- Planning Obligations and Agreements (227.1
to A27.4).

- Footpath Orders.
- Letter withdrawing Thames Water objection,

- Appellants list of dwellings and oﬁjectors
in the parish of Dorney.

= DROPET circular letter (undated),

- Letter from P H Storey (Bucks cC) dated
2 February 1990.

- Environmental Assessment Booklet.

- Bundle of correspondence from Glen Kemp
Hankinson to County Council.

~ Letter from SBDC to Bucks CC dated 12 December
l9o1l.

T — e L



B

T

i

TS KT o -

r— - r.

r"

-

E: . r.

Docunent
Document

Document
Document
Document
Document
Document
Document
Docurent
Document
Document

Document

Document

Document
Document

Docunent
Daocument
pocument

Document

Document
Docunent
Docunent
Document

Document

Docunment

A3ds

A37

Als
A39
Ad0
Adl
A42
A43
Ad4
Adde
A4S
Ad6

Ad7

A4B

Aq9

AS0
ASl
AS52

aAb3

AS4

AS55
ASS
a57
ASB

AS9

SBDC report to Planning Sub-Committee
30 September 1991.

Letter to Mre Aster from Eton College
dated 12 December 1991.

Extract from modification to RMCP.
Measured LWA by Dr Walker.

LWA figures by Mr Gough.

CONCAWE Model.

Letter from W S Atkins dated 1 June 1993.
Notes of seminar 10 Septemberllssl.
Position statement by RRA (27 May 1993).
Position statement by NRA (12 May 1993).
AAL draft for Consultation February 1878.

Report of Panel to CC Planning Commitites
21 June 1979,

AAL: meeting 23 May 1979.

Vvisual Assessment: Differences
Bulleid/Hankinson.

Letter GKH to Countryside Commission dated
23 October 1991.

Max Noise Level at Boveney Court (Dr Walker).
NRA letter to Mr Watson dated 17 May 1983.
Dorney Parish Council circular.

Press cutting: Maidenhead Advertiser
29 January 1993,

Bus Pull-away Spedtra (appellants).
Comparison of HGV movements (appellants).
Arboretum mounding: phasiﬁg.

Note on land draiéage in Nature Reserve.

Note on Highway Alignment Options in the
vicinity of the Pineapple PH.

Transportation Noise (Extract from reference
book by Butterworths).
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Document
Document

bocunent

Docunent

Docunent

Document

Document

Document

Document

Document

Document

Document

Docunent

bocument

Document

Document

Document

Docunent

Document

Document

A60 -
a61 -
A62 -
A63 -
A6L -
265 -
266 -
A67 =
A6 -
269 =
A70 ~
A7l -
a72 -
A73 =
A7¢ -
A74/1-
A75 -
A76 -
a77 -
a78 -

Letter from County Engineer dated 11 May 19%3.
Photographs put in by Mrs Page.'

Traffic flows and junction capacities
(Sainsburys).

Permissive bridleway t¢o Dorney Common.

Legal subnissions on applications by John
Taylor QC and William Glover QC.

Letter from Bursar dated 3 June 19923 and
schedules of letters in support of the
proposals.

Photograph showing supporters’ signatures
on wrecked bow of rowing eight.

Suggested Conditions (267. and A67.2).

Appendices to Mr Watson’s proof of evidence
(ECP1).

Appendices to Mr Langfield’s proof of
evidence (ECP2 ECP3 and ECP2/3).

Appendices to Mr Grainger’s proof of
evidence {(ECP4).

Appendices to Mr Sweeney’s proof of evidence
(ECP8).

Appendices to Mr Couth’s proof of evidence
(ECP9) .

Appendices to Mr Leivers’ proof of evidence
(ECP10).

Appendices to Mr Collens’ proof of evidence
(ECPl1l) . :

Appendices to Mrs Hankinson’s proof of
evidence (ECPl2).

Appendices to Mr Marsland’s proof of evidence
(ECP13).

Appendices to Mrs Carter’s proof of evidence
(ECP14).

Appendices to Mr Curson’s proof of evidence
(ECP15).

Appendices to Mr Marsh’s proof of evidence
(ECF16).
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Docunent
Document
Document
Docurent
Document
Document
Docunent
Docunent
Document
Document

Document

Document

Document
Document
Document
Document
Document
Docunent

Dotument

Document
Document

Document

A79

ABO0

ARl

AB2

AB3

AB&

AB85

A86

AB7

Agg

A89

IF1

ip2
IP3
IPa

IPS5

IP6

1P7
IPE

IPS
IP10O
IP11

1

Appendices to Mr Miles’ proof of evidence
(ECP17).

Appendices to Mr Marsh’s proof of evidence
on footpaths (ECP19).

Appendices to Mr Armstrong’s proof of evidence
(051). ‘ . -

Appendices to Mr Owen’s proof of evidence
(0SS6).

Appendices to Mi Chambers’ proof of evidence
(0S10).

Appendices to Mr Pickard’s proof of evidence
(L21.2). .

Appendices to Mr Gough’s proof of evidence
(LAZ2.2).

Appendices to Mr Bullied’s proof of evidence
(LA3.2).

Appendices to Mr Farley’s proof of evidence

(LA4.2).

Appendices to Mr Beckford’s proof of evidence
(Las5.2).

Appendices to Mr Buchan’s proof of evidence
(059) -

Appendix to Mr Richrmond’s proof of evidence
(KPl) -

Appendices to Mr Jackson's'proof of evidence.
Appendices to Mr Palmer’s proof of evidence.
Appendices to Mrs Wooller’s proof of evidence.
A simplified guide to lorry sizes.

Appendices to Mr P Palmer’s proof of evidence.
Appendices to Mr Bowman’s proof of evidence.

Appendices to Mr Plenderleith’s proof of
evidence.

Legal submissions on behalf of Mr Baker.
Appendices to Mr Allaway’s prbof of evidence,

Plan of Sainsbury superstore.



T Document IP12 ~ Letter from J Sainsbury plc dated 14 June

Document IP13 - Survey of Trumpers Field.
! Document IP14 -« Extract from Daily Telegraph (7 June 1993).
¢ Document IP15 - Extract from Thames User (January 1992). :
Document IP16é - Letter and plan put in by Mr Stark.
bocument IP17 - Plan put in by Mrs Spencer.

Document IP18 - Royal Borough of Windsor and Maidenhead

" Recreation Strategy.

.. Document IP19 - Thames Planning and Amenity Forum: written .
sl - appendices.

| ewams

o Plan i - Revised Application plan to a scale of 1:2500
P (Drwg No GAC~3A).

Plan B - - Plan of proposed access to a scale of 1:500,

B Plan ¢ - Plan showing improvements at B3026/A¢ junction
[ "  to & scale of 1:500. :

Plan D = Lake End Road proposals to a 3cale of 1:560
(Sheet 1 of 5).

Plan E - Lake End Road proposals to a scale of 1:500
{Sheet 2 of 5).

Plan F -~ Lake End Road proposals to a2 scale of 1:500
{Sheet 3 of 5).

Plan G - Lake End Road proposals to a scale of 1:500
(Sheet 4 of 5).

Plan H - Lake End Road proposals to & scale of 1:500
{Sheet & of 5).

Plan J - Appeal site - existing contours to & scale of
1:500.

Plan K - Appeal site -~ final contours to & scale of 1:500.

Plan L - Series of plans showing typical sections thrbdgh
lake (Drwg Nos GAC~4A, GAC=-4B,GAC~4C, GAC-4D and
GAC~-5).

Plan M - Unscaled plans of local footpath network.

Plan N - visual Analysis Plan (6712/PB2).




