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Site: 13:  Land at and adjacent to Thorney Lane Business Park  
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Figure 13.1 Landscape capacity and location of photographic viewpoints 
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South Bucks District Landscape Character Assessment  

The site 13 lies within LCA 22.4 Iver Heath Mixed Use Terrace for which the key requirements are set out below: 

Strategy/ Vision for the wider LCA: Enhance the setting of the built environment and the character of the agricultural land. 

Guidelines (of relevance to this site, from the wider LCA): 

• Promote appropriate management of arable farmland, to help generate a wildlife rich habitat, and visually attractive landscape. 
• Conserve and manage hedgerow boundaries, which provide visual unity and intactness, and increase biodiversity, within an agriculturally dominant 

landscape. 
• Consider opportunities for further tree and woodland planting to contain and reduce visual and audible impact of modern development, such as busy 

roads, and support biodiversity enhancements. 
• Maintain open views across fields, and monitor the introduction of vertical infrastructure, which would adversely affect views within the landscape. 
• Monitor the widening of transport corridors and seek appropriate mitigation and enhancement measures. 
• Conserve areas of early 18th century irregular field enclosures and numerous archaeological remnants. 

 
The site also lies within the emerging Colne Valley Landscape Character Assessment for the Colne Valley Landscape Partnership.  This, at the time of 
writing, had not been published but the draft text has been reviewed and taken into consideration in setting out the key characteristics and recommendations 
for site 13.  
 
Site description: 
 
Site 13 includes three distinct areas of land which are annotated in Preferred Option 13 by a red line in the east, Thorney Lane Business Park in the centre 
and by a blue line to the west.  The site has not been sub-divided, despite the differences described below, as each land use is typical of the complex matrix 
that characterises the area as described under LCA 22.4 Iver Heath Mixed Use Terrace. 
 
The whole site is bounded by the Slough Arm of the Grand Union Canal to the north which runs to the north of dense tree growth (on former bunds in part).  
The towpath follows the canal and forms part of the promoted Colne Valley Iver Circular Walk. The land north of the canal is a mix of open arable fields south 
of Iver; and the Ridgeway Trading Estate in the east off Thorney Lane North.  To the south the whole site is bounded by the main electrified railway line and is 
heavily influenced visually by the gantries and other major infrastructure including the Iver station, footbridges and road bridges.  This boundary is largely 
open, defined by fencing.   South of the railway line the land is again a mix of open arable fields with Richings Park, a residential area, in the east off Thorney 
Lane South. 
 
Western area:  This area largely comprises a medium sized open arable field over a former minerals extraction site.  Bunds from the extraction period remain 
along Hollow Hill Lane.  A rectangular caravan site (to be retained) is located in the north-west of this area, contained by fencing, and adjoining the Slough 
Arm.  To the west (east of Langley) the landscape continues as open arable fields, mixed grassland and scrub and a golf course with pockets of residential, 
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industrial with a marina next to the canal.  Dense hedgerow or scrub boundaries are a feature of this part which severely limit views into the western area, 
except from the south where the open boundary permits wide views of the site (see photo 6). 
 
Thorney Lane Business Park:  This area is heavily disturbed and of a poor quality with extensive hardstandings and a complete lack of vegetation.  The built 
form varies but is of an industrial character with recycling facilities, storage, yards, cabins and some industrial buildings.   A group of silo like buildings lie 
towards the west of this area and are a prominent feature of the landscape when viewed form the south (see photo 6).  The estate is highly visible from the 
railway line and estate approach but well screened by dense mature hedgerows and scrub in views from the surrounding road network.   
 
Eastern area:  This is a large area of naturally regenerated land to the west of Thorney Lane South and east of Thorney Lane Business Park. It is 
characterised by its extensive maturing tree cover and understorey of mixed scrub with tracts of open rough grassland and bare earth.  There is evidence of 
the past activity on the land with bunds, irregular landform on former agricultural fields.  The site is fenced by industrial style fencing but has no internal 
subdivision.  It is already recognised that the site has biodiversity potential and is being assessed as a potential Wildlife Area at the time of writing.  The 
northern boundary is mature tree belt along the Slough Arm of the Grand Union Canal beyond which lies the Ridgway Trading Estate.  To the west the site 
abuts the industrial activity on Thorney Lane Business Park.  The eastern boundary is defined by a mature hedge and Thorney Lane South beyond which lies 
a narrow strip of land of similar character up to the nearby M25.  The eastern part of the site creates a mature vegetated open gap between Richings Park 
and Ridgeway Trading Estate but views into the site are limited. 
 
Key landscape planning factors: 
 
Most of Site 13, except for Thorney Lane Business Park, lies within the Green Belt.  The eastern part of the site has little continuity physically or visually with 
the open land to the north or south west but some continuity is maintained with the open land to the east.  The western part of the site has physical and visual 
continuity with the open field pattern to the north, south and west of the site.  However the whole of the site has undergone disturbance in the past from 
mineral extraction. 
 
The site also lies within the southern part of the Colne Valley Park.  
 
The site is under consideration for a mix of employment and residential uses with the provision of the proposed Iver relief road which would run along the 
northern edge of the railway line, turning north to cross the western area to cross the Slough Arm east of the existing gypsy caravan park.  This proposed 
route is not shown in Figure 13.2 but the recommendations advise on the approach, taking this proposal into account.   
 
The development of the western part of site 13 is constrained by the alignment of the proposed Iver Relief Road.  Preferred option 3b is shown in Figure 13.2 
which will cross the Slough Arm of the Grand Union Canal on a new bridge.  The western part will also be affected by temporary works as part of the 
construction of the Heathrow Express (HEX) Rail Depot to the west of Hollow Hill Lane.  These include temporary closure of Hollow Hill Lane (leading to a 
potential permanent closure of this road); temporary removal and reinstatement of the caravan site; and temporary use of site 13 as a compound area.  The 
rail access to the HEX depot will cross the centre of the western part of the site.  The land west of Hollow Hill Lane will be developed for the Depot and the 
main line to the south of Site 13 is now part of Crossrail with Iver a main station. 
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Photographs: 
 

 
Photo 1:  View from Iver Heath station overbridge to the eastern area of the site 

  
Photo 2:  View from the estate road to Thorney Lane Business Park looking 
over the eastern part of the site 

Photo 3: Views from the estate road to Thorney Lane Business Park to 
some of the industrial areas of the business park  
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Photo 4:  View along the Slough Arm of the Grand Union Canal looking west 
with the boundary of the eastern part of the site running to the left of the 
canal 

Photo 5: View south down Hollow Hill Lane with the vegetated boundary to 
the western part of the site to the left 
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Photo 6:  Wide view of western part of the site and part of Thorney Lane Business Park (beyond the railway line) from the public right of way to the south 

 
Please refer to section 3 methodology of the assessment process 
 
1. Visual Sensitivity:  Medium/Low 

• Views into or over the site are often restricted by dense vegetation 
• Some open views in particular of the western part of the site 
• Trees and taller industrial elements are prominent in these views 
• Views generally from less sensitive viewpoints although well used with predominance of commercial traffic 
• Mitigation through retention of tree, hedgerow and scrub cover would conserve and enhance local views 

 
2. Landscape Sensitivity: Medium/Low 

• High level of mature tree and scrub cover around the boundary to the site and within the eastern area 
• Potentially of wildlife value in the eastern area 
• Weak or degraded landscape structure  
• Little cultural value on the site and evidence of poor boundary features and partially restored mineral extraction 
• Adjacent to Slough Arm of Grand Union Canal 
• Noisy area with intrusive elements within or immediately next to the site 
• Fragmented landscape but open and exposed in the western area 
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3. Landscape Character Sensitivity:  Medium/Low  (combines 1 and 2) 
  
4. Wider Landscape Sensitivity:  Medium/Low 

• Heavily influenced by adjacent urban form 
• Connectivity with the open fields to the north and south and some connectivity with the landscape to the east 

 
5. Overall Landscape Sensitivity: Medium/Low (combines 3 and 4) 
 
6. Landscape Value:  Medium 

• Within the Colne Valley Park 
• Potential biodiversity value over part or all of the site which would raise the landscape value 

 
7. Landscape Capacity: Medium/High (combines 5 and 6) 
 

Relationship of site to Iver and Richings Park 
• The site forms part of the open land between these two areas of settlement 
• The Thorney Lane Business Park contributes to the fragmentation of the gap between Iver and Richings Park 
• The site is separated from Iver by Ridgeway Trading Estate and has little relationship with the village 
• Site is not visible from Richings Park and is separated from it by the main railway line and its gantries but comprises part of the open setting to this 

settlement 

Relationship with adjacent wider countryside 
• Physical and visual relationship with the wider open agricultural landscape to the north and south  
• Well defined and mature vegetation lines link into the wider landscape 
• Continuity of landscape with a parcel of land between the M25 and Thorney Lane South 

Potential impact on key landscape characteristics 
• Loss of undeveloped space with mature tree stock in the eastern area which makes a significant contribution to breaking up the urban fabric of the area 
• Loss of potential biodiverse landscape pattern of tree, scrub, rough grassland and bare earth in the eastern area 
• Loss of hedgerow / vegetated character to Thorney Lane South 
• Loss of small part of the open farmed landscape between Iver and Langley 
• Impact on the surviving rural character of the Slough Arm 

Potential impact on key visual characteristics 
• Loss of visual perception of separation of settlements and industrial areas 
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• Little visual impact on sensitive visual receptors with the exception of the view from photo 6 
• Slough Arm of the Grand Union Canal has limited views of the site due to tree cover and bunding along the site boundary to the canal 

Potential impact on key settlement characteristics 
• Substantive merging of Iver with Richings Park 
• Expansion of Iver towards Langley 

Potential impact on the setting of the AONB 
• N/A 

Potential impact on the Colne Valley Regional Park 
• Impact on views within the Colne Valley Regional Park including from Grand Union Canal tow path 
• Impact on public right of way network  
• Impacts of rural character  
• Impacts of the character of the Grand Union Canal and its towpath 
• Opportunities to enhance the landscape diversity and ecological value of the area 

Landscape mitigation and contribution to green infrastructure 
• Retention of all good and moderate quality tree cover over the site 
• Retention of other vegetated areas where they contribute to landscape and biodiversity value and provide good quality boundary features 
• Retention and enhancement of a wide minimum 30m landscape buffer to the Slough Arm  
• Quality landscape setting to the boundary to the railway lines to protect the setting of Richings Park 
• Retention and enhancement of wide landscaped corridor along Thorney Lane South, permitting views to the open space and internal tree cover 
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Conclusion and recommendations 
• The development of site 13 is constrained by a number of factors as set out below 
• The development of the eastern part of site 13 is constrained by the need to conserve the tree and scrub cover and areas that are found to be suitable for 

inclusion within a new Wildlife Area. This would be a major benefit to the landscape diversity of the area as well as ecological benefit.  The eastern part  is 
also constrained by the desire to retain some open landscape structure between Iver and Richings Park and the surviving well vegetated character of 
Thorney Lane South 

• The development of the western part of site 13 is constrained by the alignment of the proposed Iver Relief Road and Heathrow Express track (HEX).  The 
Iver Relief Road Preferred option 3b and HEX is shown in Figure 13.2 which will cross the Slough Arm of the Grand Union Canal on a new bridge.  The 
western part will also be affected by temporary works as part of the construction of the Heathrow Express (HEX) Rail Depot to the west of Hollow Hill 
Lane.  These include temporary closure of Hollow Hill Lane (leading to a potential permanent closure of this road); temporary removal and reinstatement 
of the caravan site; and temporary use of site 13 as a compound area.  The land west of Hollow Hill Lane will be developed for the Depot and the main 
line to the south of Site 13 is now part of Crossrail with Iver a main station. 

• Construction of HEX is likely therefore to limit availability of some land on the western part of the site but land to the east of the relief road may come 
forward earlier 

• Within these constraints, and subject to the recommendations below, a reduced part of the site as shown in Figure 13.2 below could be considered 
further for mixed development.  The density of the development, and the consequent mass an scale of the proposed built form,  should vary to reflect the 
character of the adjoining built form with lower densities close to Richings Park to conserve its semi-rural character.  Any development along the northern 
edge of the site should ensure that is conserves the rural aspect of the Slough Arm of the Grand Union Canal 

• The whole of the central part covered by Thorney Lane Business Park is suitable for redevelopment 
• The western part is also suitable for development subject to the creation of substantial landscape buffers to the Slough Arm of the Grand Union Canal to 

protect public enjoyment of  the canal and its towpath; and to HEX and the existing main railway line to reduce the impact on the Green Belt to the south 
and protect the amenity of the new occupants of the site 

• The current high buildings are intrusive in the wider Green Belt landscape and therefore it is recommended that the height of any development on this site 
is varied to respect the adjacent character of Iver and Richings Park and the visual impact on the adjacent retained Green Belt and on the Slough Arm  

• A wide landscape buffer of 30m to be created along the Slough Arm, incorporating the existing vegetation 
• A landscape buffer of woodland and tree belts to be provided along the southern edge to screen views from the south, link into the adjacent hedgerows, 

tree and scrub belts.  This would also form a landscaped corridor for the proposed Iver Relief Road and HEX to also protect views from Richings Park 
• A small tringle of land between HEX and the existing mainline may be required for rail uses but if so, opportunities should be sought for tree planting to 

mitigate visual impacts 
• Internal open space will be determined by the need to retain the good tree stock in the eastern area to break up the mass and scale of development over 

this large site 
• Preferred vehicular access would be off the proposed relief road with no access from Thorney Lane South (to limit urbanisation of the eastern landscape 

buffer) or from Hollow Hill Lane.  Pedestrian access from Thorney Lane South and the Slough Arm to be considered.  Hollow Hill Lane is currently not 
suitable for pedestrians  

• Detailed landscape and visual assessment will be essential to inform the final capacity of the site in landscape terms 
• Compensatory landscape improvements to the remaining surrounding Green Belt land should take into account the guidelines and strategies of the South 

Bucks District Landscape Character Assessment and emerging Colne Valley Landscape Character Assessment and board objectives of The Colne 
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Valley Park to enhance the landscape and recreational value/accessibility of the Park. Identified enhancements include managing the hedgerows for their 
landscape and biodiversity value including seeking opportunities for new appropriate hedge, woodland and tree planting and enhancements to the Grand 
Union Canal and its towpath for wildlife and public enjoyment of the canal.  
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Figure 13.2 Recommended development area and landscape mitigation and enhancement 
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CHILTERN AND SOUTH BUCKS DISTRICT COUNCIL CAPACITY STUDY 2017 RECORD SHEET 

 
Site:  Site 13:  Land at and adjacent to Thorney Lane Business Park  
Site character areas: No sub-division 
Date of site survey: 20 June and 5 July 2017 
Surveyors: BK 
Weather/visibility:  Dry/sunny 
LCA Key characteristics 22.4  Iver Heath Mixed Use Terrace 

• Transitional lowland topography with sloping landscape down to 40m 
• Mixed land cover highly influenced by development and dominated by settlement such as Iver and Iver Heath 
• Between settlements large open arable fields are divided by a network of hedgerows and hedgerow trees.  Smaller subdivisions for horse paddocks 
• 20th century enclosure and pre 18th century irregular enclosure fields 
• Landscape cut by roads including the M25 creating local audible and visual impacts with a strong sense of movement 
• Varied land use with industrial and business areas in the south, high voltage pylon line along the railway line and Pinewood Studios in the north 
• Discordant landscape often lacking unity 
• Long extensive views across open fields over lower landscapes.  Settlement sometimes limits and fragments views 
• Sparse public rights of way with long distance footpaths along the Grand Union Canal and Beeches Way 

 
LCA Landscape and Visual Sensitivities 

• Hedgerow network provides visual unity and a wildlife corridor, connecting fragmented habitats 
• Some in field trees are associated with relict parkland areas which provide an important linking function with other areas of biodiversity value 
• Open long views over arable fields particularly in south over lower land 
• Undeveloped spaces in between highly developed areas 
• Grand Union Canal in the south is an important landscape and recreational feature 
• Archaeological remains and early field enclosures provide time depth and historic character 

 
Landscape designations: 

• None 
• Within the Colne Valley Park 
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VISUAL SENSITIVITY 
General visibility Population Mitigation potential 
Views into the site from: 
Estate access to Thorney Lane Business Park 
Possible winter views from Slough Arm of the 
Grand Union Canal 
Overbridge to railway line 
Winter views from Thorney Lane South 
Glimpses  and possible winter views from Market 
Lane, Hollow Hill Lane and North Park 
Public right of way and private track north from 
North Park leading towards Thorney Lane Business 
Park  

Types of viewers: 
Road users 
Canal and towpath users 
Commercial land users 
 
 

Opportunities for mitigation and landscape 
compatibility of mitigation: 
Retention of mature trees and screening 
understorey planting 
Good landscape buffer to Slough Arm of the 
Grand Union Canal 
 
 
 
 

Views out of the site to: 
Railway line 
Open fields to the south from Thorney Lane 
Business Park and western area 

Magnitude of viewers (level of use and popularity): 
Very busy roads 
Quiet canal walk (Iver Circular Walk along canal) 

Impacts of mitigation: 
No negative impacts from retention of existing 
vegetation 
Benefit from additional woodland, hedgerow 
or tree belt planting  

Does the site form part of a skyline? 
No 
 
 
 

Visual perceptions (activity and expectations of 
local visual receptors): 
Western area: Open field heavily enclosed by 
vegetation and some mounds 
Business Park:  Appearance dominated by waste 
management, industrial storage, heavy vehicles  
Eastern area: Naturally regenerated landscape with 
mature trees and scrub.  Attractive green relief and 
contrast to adjoining commercial estates 

 

Panoramic views: 
No 

  

Landmark features: 
None 

  

Sensitivity score: 
Medium 

Sensitivity score: 
Medium 

Sensitivity score: 
Low 

Visual sensitivity score: 
Medium/Low 
Additional comments: 
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LANDSCAPE SENSITIVITY 
Natural factors Cultural factors Perceptual features 
Topography and landform: 
More or less flat topography overlain with bunding 
and uneven landform in the east and some bunds 
along Hollow Hill Lane 
 
 

Boundary features other than vegetation: 
Eastern area and Thorney Lane Business Park: Low 
key security fencing around whole site 
Western area: close boarded fencing around gypsy 
caravan site. Railway fencing to southern boundary 

Tranquillity – Noise levels: 
Traffic noise from heavy traffic along road 
network  
Background noise form M25 in the east 
Rail traffic noise 
Noise from industrial activity on Business Park 

Geological features: 
None observed 
 
 

Historic landscapes: 
Former fields and 20th century minerals extraction 

Tranquillity – Visual intrusion / detractors: 
Thorney Lane Business Park 
Gantries and other infrastructure to main 
railway line 
Western area: Caravan park 
Eastern area: Bunding and industrial fencing 
on site 

Soil quality: 
Classified as non agricultural 
Historic OS evidence of mineral extraction 

Parkland features: 
None 

Tranquillity – Light pollution/dark skies: 
High levels to serve industrial and transport 
needs 

Water features: 
None observed on site 
Bounded by Slough Arm of the Grand Union Canal 

  

Landcover and land use: 
Western area:  Arable 
Thorney Lane Business Park: industrial activity and 
hard standings 
Eastern area:  Groups of mature tree cover and 
understorey scrub. Rough grassland 

Conservation Area: 
Some distance from Iver Conservation Area 

 

Tree belts, individual trees and riverside trees: 
Tree belts along Slough Arm Grand Union Canal 
Western  
Eastern area: Several groups of trees and single 
trees 
Western area:  Occasional trees on boundary 

Landscape features of CA: 
N/A 
 

 

Hedgerows and hedgerow trees: 
Mature hedgerows around western and eastern 
areas with some small gaps along Hollow Hill Lane 
and Thorney Lane South 

Built form: 
Western area:  Gypsy caravan park.  None elsewhere 
Thorney Lane Business Park: Industrial buildings, 
cabins, storage, silos 
Eastern area:  Road access to Thorney Lane 

Accessibility by public footpath: 
None 
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Natural factors Cultural factors Perceptual features 

Business Park. None over remaining part of this area 
Woodland and copses: 
As trees mature parts of the eastern area are 
starting to appear as wooded 

Setting of listed buildings: 
N/A 

Open access areas: 
N/A 

Wetland and meadow: 
Not observed but seasonal ponds and ditches 
noted in submissions for this site 

Scheduled Ancient Monuments: 
N/A 

Recreational areas: 
None 
 

Common land: 
N/A 

Settlement pattern: 
Western area:  Isolated from Iver to the north and 
Richings Park to the south by open arable fields 
Thorney Lane Business Park:   Close to Ridgeway 
Trading estate to the north and Richings Park to the 
south, separated by linear features: Slough Arm 
Grand Union Canal and railway line 
Eastern area:  Set between industrial estates to west 
and north. Lies in the gap between the settlements of 
Iver and Richings Park which is occupied by open 
fields, the site and the industrial estates 

 

Heathland: 
N/A 

Contribution of private gardens to landscape 
character: 
N/A 
 

Aesthetic sensitivity - Elements of 
openness/enclosure: 
Site  largely enclosed by vegetation 
Western area:  open within enclosing 
boundaries 

Other significant vegetation cover: 
Scrub belt along Hollow Hill Lane and western 
edge of Thorney Lane Business Park 

Cultural associations: 
Adjacent to Slough Arm of the Grand Union Canal 
 

Aesthetic sensitivity – landscape pattern: 
Western area: simple large field 
Eastern area: Complex mix of tree cover, 
scrub, rough grassland and bare earth with 
biodiversity potential 

BAP / BOA / Phase 1 records: 
Eastern area: Within Biological Notification Area 
under assessment as a Wildlife Site and 
Biodiversity Opportunity Area  

Features of cultural importance: 
Rural character of the Slough Arm of the Grand Union 
Canal landscape corridor 
 

 

Presence of SSSI/SINC/local wildlife 
designation/Semi-Natural Ancient Woodland: 
No 

 
 

  

Other information 

 The terra firma Consultancy Ltd 
 



Landscape Capacity Assessment for Green Belt Development Options in the emerging Chiltern and South Bucks Local Plan 
 

 
Natural factors Cultural factors Perceptual features 
Sensitivity score: 
Medium overall 

Sensitivity score: 
Medium/Low 

Sensitivity score: 
Medium/Low 

Landscape sensitivity score: 
Medium/Low 
Additional comments: 
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Relationship with the wider landscape/townscape 
 
Adjacent settlement:  
Richings Park immediately to the south  
Separated from Iver by RidgewayTrading Estate and open fields 
Character of the urban edge: 
Richings Park to the south separated from the site by the rail way infrastructure 
Site influenced by industrial character of Thorney Lane South 
Mixed fragmented urban edge to the east and to  Iver to the north  
Presence in a floodplain:  
No 
Relationship with adjacent wider countryside: 
Western area:  Part of the open field pattern separating Iver and Richings Park from Langley to the west 
Eastern area: Separated by industrial land uses and other development from the open agricultural land to the north and south-west.  Some landscape links 
with open landscape of similar character to the east of Thorney Lane South up to the M25 
Character of adjacent village(s): 
Tight knit compact regular townscape pattern to Richings Park 
Iver is a mix of modern housing and Conservation Area straddling the B470 and Thorney Lane North 
Historic links with the wider area if known: 
Not known 
Ecological links with the wider area if known: 
Potential links with landscape east of Thorney Lane South 
Recreational links with the wider area: 
None 
Neighbourhood Development Plan / Village Design Statement / Parish Plan / Conservation Area Appraisal – relevant extracts: 
Within emerging Iver NDP but no information to date 
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