
DESIGN AND ACCESS STATEMENT

8
DOCUMENT

PINEWOOD STUDIOS DEVELOPMENT FRAMEWORK

February 2013



2

Produced on behalf of Pinewood Studios Ltd by:

Arup Associates - Masterplanners and Sustainability Consultants

 

Arup - Infrastructure and Environmental Consultants

 

Randall Thorp - Landscape Consultants

Vectos - Transport Consultants

Turley Associates - Planning Consultants

CBRE - Development Consultants

Arup Associates
8 Fitzroy Street
London 
W1T 4BJ
United Kingdom

T +44 (0)20 7755 5555
www.arupassociates.com
www.arup.com



3



4

 

Figure . 



5

 

Contents

01
The Brief     11-16

02 
Understanding the site and its context  17-50

03
Design Development    51-64

04
Development Strategy    65-130

05
Development Framework   131-140

06
Implementation    141-150

07
Sustainability     151-171

Foreword        6

Introduction               7-10



6

FOREWORD

The proposed expansion of Pinewood Studios will lay the foundations 
of the future strength and success of the UK’s leading centre for the 
screen industries.

The need for greater capacity and flexibility in the film and television 
production facilities at Pinewood in future creates the requirement 
for redevelopment of the existing studios site, and for new 
development on the adjacent land owned by the Studios.

This document provides a guide to the proposed form and nature of 
the development envisaged for the Studios. 

It explains the thinking behind the proposals, and the principles on 
which they are based. 

It shows how the objective for expansion has been balanced against 
an understanding of the qualities and constraints of the site, and the 
potential impacts of development. 

It demonstrates  how these considerations have been integrated 
into a proposal that provides the Studios with a step change in its 
facilities, at the same time mitigating the effects of expansion on the 
surrounding area.
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Introduction

This section explains the purpose, content and use of the Design and 
Access Statement and how it relates to the other design documents 
submitted as part of the planning application. 

Document Structure

1. The Brief

This section explains the brief for the proposals, including the set of 
objectives that have guided the development of the design.

2. Understanding the site and its context

This section summarises the analysis that has been undertaken of 
the site and its surroundings for the proposal.   It identifies the key 
site opportunities and constraints that have influenced the design.

3. Design Development

This section describes the design process that led to the proposals, 
including the main options considered, their evaluation, and the 
influence of public consultation on the design.  This section also 
explains how the design process tested and modified the brief for the 
proposals. 

4. Design Strategy

This section explains the principles of the design, demonstrating the 
key ideas, themes and priorities that have been integrated into the 
proposals.

5. Development Framework

This section describes the proposed physical framework plan for the 
site, illustrating the composition and layout of the proposals.

6. Implementation

This section explains the proposed phasing strategy for the 
proposals.

7. Sustainability

This section describes the main aspects of sustainable development 
that have been integrated into the proposals.

INTRODUCTION 
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INTRODUCTION 

Purpose of the Design and Access Statement

This Design and Access Statement has been prepared in support 
of the planning application by Pinewood Studios Ltd. for the 
redevelopment and expansion of Pinewood Studios, entitled the 
Pinewood Studios Development Framework (PSDF).

The purpose of the Design and Access Statement is:

• To explain the principles of the proposals, and of the  
reasoning, design process and concepts behind them. 

• To describe the make-up and configuration of the proposed 
development on the site. 

• To explain the framework for the transformation and growth of 
the Studios’ facilities.

• To show the way in which the proposals have responded to an 
understanding of the site and its context. 

• To demonstrate that an inclusive and integrated approach has 
been adopted in the formulation of the development. 

The Proposed Development

The proposed development is described as:

“Reconfiguration and expansion of facilities for screen based 
media, including film, television and video games, and associated 
services and industries, comprising: demolition of existing 
outdated accommodation; erection of new stages, workshops, 
office accommodation, demountable modular buildings, entrance 
structures and reception and security offices, gas CHP energy 
centre, underground waste water treatment plant, recycling 
facilities, backlots and film streetscapes; external film production; 
creation of a new vehicular and pedestrian access from Pinewood 
Road, emergency access from Sevenhills Road, access roads 
within the site, surface and multi-level car parking; and 
associated landscaping and ecological habitat creation works.”
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INTRODUCTION 

Related Documentation
The Design and Access Statement forms part of a set of design-related 
documents that, in combination, provide a comprehensive explanation of the 
PSDF proposals, separated to provide clear differentiation between those 
aspects of the proposals that are to be consented and conditioned in any 
planning permission, and those that are supportive and illustrative: 

Development Principles and Parameters

This document introduces and explains the definitive ‘envelope’ of the 
PSDF, and the degree of flexibility that is proposed in the outline planning 
application. The maximum and minimum size of the buildings of the 
proposed development are defined, as well as the location and layout of 
different land uses, primary access and movement routes, landscape and 
ecological areas. The Principles and Parameters are proposed to be the 
subject of a condition in any planning permission.

Illustrative Masterplan

This document describes an illustrative three-dimensional interpretation 
of the principles of the PSDF, and application of the proposed Development 
Parameters. It shows the qualitative aspects of the proposals and how 
the development could be integrated into its surroundings to create a 
transformation of the facilities and capacity of the Studios.
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Figure 1.1 
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01
The Brief
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1.1 The brief and objectives of the development

The proposals have been developed in response to the brief 
formulated by Pinewood Studios for the transformation of the 
existing studios. The vision for this transformation is: 

‘to expand Pinewood Studio’s creative hub of screen-based media 
facilities, services, skills and technology to meet the demands of the 
21st century’.

The requirements of the brief are as follows:

- to expand and modernise the production capacity and facilities of 
the Studios. 

- to test the capacity of the site to enable growth and enhanced 
productivity.

- to establish a development proposal that will:

• provide a step change in the quantum and quality of the facilities 
at the Studios. 

• provide a scale and configuration of development that responds 
to the context of the site and its surroundings. 

• provide mitigation to the impacts of the development on the 
environment. 

and which will achieve a set of objectives in the proposals, 
summarised opposite, addressing the qualitative aspirations for the 
development.

 

01 THE BRIEF brief + 
objectives

options testing 

+ consultation

context+

site analysis

PSDF
proposals

Figure 1.2 The dynamics of the design process. The Brief and 
Objectives set the aspirations for the development.
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Increased backlot capacity and 

new streetscapes for outdoor 

filming

Pinewood Studios’ expansion will 
include expansion of backlot space, 
and the provision of a new type of 
film production facility integrated 
into the development, that enables 
productions to simulate ‘on 
location’  streetscapes based on 
Northern European and American 
architectural typologies. 

Adding to Pinewood’s existing and 
unique core of specialist technical 
facilities co-located at the Studios’ 
site, the  streetscapes will offer 
productions on-site outdoor sets 
simulating a range of commonly 
used locations. 

These streets will be integrated 
into the new areas of development, 
creating distinctive elevations 
within the Studios. They will enable 
a greater variety of locations for 
productions, at lower costs and with 
reduced risks than the ‘business 
as usual’ approach of  on location 
filming. 

Improved versatility and utility of 

the production facilities 

Pinewood Studios will modernise 
and create a range of production 
facilities that offer higher levels of 
productivity, amenity and flexibility 
to production teams.

Appraisal of the way in which large-
scale productions are carried  out at 
Pinewood Studios has shown that, 
in addition to the increased size and 
number of facilities required for a 
production, the logistical operations 
and organisation of productions has 
evolved. 

Currently productions are 
constrained at Pinewood Studios  
by a range of factors restricting 
accessibility and ease of operation. 

The objective of the PSDF is to 
increase the utility of the production 
hub at Pinewood to enable: 

• larger stages and more 
support accommodation.

• ease of access to, and parking for 
trailers and vehicles necessary 
for the production process. 

• adjacencies of stages, workshops, 
production suites and backlots to 
create a flexible and efficient mix 
of facilities in close proximity.

• improvement of circulation 
and security.

A sustainable development, 

mitigating the potential impacts 

on the surrounding environment 

and communities, and delivering 

gains where possible

Pinewood Studios’ expansion  will 
be an environmentally responsive 
development, and be considerate of 
the concerns and needs of the local 
community.

Understanding the sensitive nature 
of the Pinewood Studios site, both to 
local communities and in terms of 
its landscape context, the proposed 
development will:

• create no net loss of ecological 
value or biodiversity.

• be set within a landscape context 
and sensitively screened by a 
landscaped perimeter to reduce 
visibility and to enhance the 
accessibility and quality of the 
landscape around the site. 

• improve recreational provision in 
the accessible parts of the site. 

• enhance the accessibility of 
the site and positively address 
traffic management issues.

• protect local amenity.

An inspiring place to work, a 

catalyst for employment and skills 

development

The expansion of Pinewood Studios 
will enable it to transform the 
quality of the working environment.   

It will provide a place with facilities 
and amenities appropriate for a 
leading 21st Century film studio. 
The Studios will take advantage of 
the history and location of the site 
to create a high quality environment 
combining  new and old buildings, 
existing and new tree plantations,  
green spaces, and improved 
accessibility.

It will provide a place to sustain 
long term careers, and offer skills, 
training and knowledge transfer 
between the screen industry 
technologies.

The expansion will create increased 
employment and economic activity 
in the local area, in a sector of 
the economy that is growing, and 
providing fulfilling, technically-
skilled jobs synonymous with 
British creativity and standards of 
excellence. 

Increased film production capacity

Pinewood Studios is a leading global 
film production site but needs to 
increase its production capability 
to maintain its market position and 
service the growing international 
film market.  

The existing Pinewood Studios 
facilities, that have evolved and 
developed over eight decades, are 
over-subscribed by the demands of 
large scale productions. 

Assessment of the existing Studios 
site has demonstrated that there 
must be an increase in capability for 
the studios to meet the increasing 
demand in the international market 
for larger and better-equipped 
studios to serve large-scale 
productions.

The brief has set the objective for 
Pinewood Studios to increase its 
capacity, to match or exceed the 
leading global studios available 
for major productions in a growing 
international market and in 
support of the growth ambition of 
government for the UK film industry.

1 PRODUCTION CAPABILITY 2 UTILITY AND VERSATILITY 3 SUSTAINABLE AND SENSITIVE 4 INSPIRING WORKPLACE 5 OUTDOOR FILMING
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BACKLOT

SOUNDSTAGE

OFFICES

WORKSHOPS

01 THE BRIEF

Figure 1.3  The main building types, backlot space

1.2 The required quantum and mix of development

The requirements for increased scale, and for the intended mix of 
development, have developed through an iterative process, testing 
expansion of the Studios against the constraints of the site, to reach 
an optimum balance of development that meets the needs and the 
uses.

The process is described in Figure 1.4. 

This shows the way in which the  requirements of the brief have 
been balanced against site analysis considerations and the results 
of options testing during the development of the proposals.  
Explanation of this process is described in Section 3.0, Design 
Development, later in this document. 

Through this process, both the proposals and the brief have been 
refined, and from this process the PSDF has established the 
proposed quantum and mix of development.

The optimum development proposed for the site enables an 
approximate doubling of the stage and workshop provision from 
today to 2030, which is an increment that has been arrived at by 
testing the capacity of the site, and balancing new development 
with the need for landscaping and environmental mitigations and 
improvements.

The principal components that make up the mix of the proposed 
development are illustrated in Figure 1.3 and include:

•  Stages

•  Workshops

•  Offices

•  Backlots

Conceptually a film production will use all of the facilities managed 
by demand across the entire studio site.  The lead buildings are the 
stages which ‘govern’ the capacity of the site.  The offices form the 
‘production base’ throughout the film production process.

The brief set guidelines for :

• an approximate doubling of Stage and Workshop space. 

• typical sizes and proportions of each type of building.

• optimum distances between adjacent buildings.

• optimum adjacencies between different types of buildings.
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brief + 
objectives

options testing 

+ consultation

context +

site analysis

PSDF
proposals

Figure 1.4 The dynamics of the design process: all three factors are inter-related, 
and all three have influenced the PSDF Proposals.

Iterating the Brief

The brief was tested in the design development of the 
proposals.

The proposals have been shaped by balancing the 
requirements of the brief with the constraints of the 
site and its context. 

This has been done by developing and testing options. 

The options have been evaluated by the project team, 
assessing different responses to the site constraints 
and project objectives. 

The developing options have been examined in public 
consultation events and exhibitions further to test and 
validate the proposals.
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Figure 2.1 Aerial view of existing site

.
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.

02
Understanding the site 

and its context
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02 UNDERSTANDING THE SITE AND ITS CONTEXT brief + 
objectives

options testing 
+ consultation

context+
site analysis

PSDF
proposals

2.1  General

The design of the proposals has been influenced by the 
conditions and features of the site. 

The site and its surrounding context have been analysed and 
assessed, understanding the opportunities and constraints 
associated with the setting for the development, and the 
responses that are required as part of the proposals.

The constraints and opportunities  of the site and its context 
have been categorised as follows:

• the site area. 

• existing buildings/development plots on the site. 

• environmental characteristics and conditions. 

• landscape feature and character.

• the ecology of the site and its surroundings.

• transport and access to the site and in the surrounding 
area.

• neighbouring communities and adjacent sites and 
neighbourhoods.

Figure 2.2 The dynamics of the design process. Context and Site 
Analysis

• contamination present on the site.

• infrastructure provision to the site and the local area.

• planning policy and designations.

The main constraints and opportunities, and the way in which the 
proposals respond to these, are summarised in the rest of this 
section.
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Slough Greater London

Reading

Pinewood Studios

Figure 2.3 Pinewood Studios location: Iver Heath, South Buckinghamshire
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Figure 2.4 Pinewood Studios location: London, the M25 and Green Belt

02 UNDERSTANDING THE SITE AND ITS CONTEXT

2.2 Pinewood in the regional context

M25

M40

M4

London
Heathrow 
Airport

Pinewood Studios

The PSDF site is located in Iver Heath, South Buckinghamshire, 
within the administrative boundary of South Bucks District Council in 
the Metropolitan Green Belt (fig. 2.4).

The site is close to London, sitting just outside the boundary of the 
Greater London Urban Area adjacent to the M25 motorway, and close 
the M40 and M4.The nearest major towns to the site are Slough to 
the south and Uxbridge to the east.  

Pinewood Studios Ltd’s ownership comprises the Pinewood Studios 
site located to the west of Pinewood Road, and land to the east of 
Pinewood Road (fig 2.4).  Pinewood Studios Ltd also owns a small 
triangular piece of land located at the Five Points Roundabout at the 
southern end of Pinewood Road.

The PSDF site comprises 83 hectares of land.  To the west of the site 
lies Black Park Country Park designated as a Local Nature Reserve 
with some areas designated as a SSSI.  Sevenhills Road forms 
the north eastern boundary to site and passes over the M25 which 
lies to the east.  Pinewood Green lies to the south and comprises 
a residential area which is part of the Iver Heath community.  Iver 
Heath Fields, owned by South Bucks District Council and managed 
by Iver Parish Council, lie adjacent to the south east corner of the 
site.  The proposed development has considered this context, which 
is reflected through the layout and careful design of the buildings 
and landscaping.

The site is conveniently situated within the regional transportation 
network.  It is 12 miles north of Heathrow Airport and 5 miles from 
the Slough and Denham Rail Stations, which provide access to 
National Rail services to and from London.  The closest London 
Underground station is Uxbridge, which is 4 miles away.

Vehicular access to the site is predominantly via Pinewood Road from 
the south. 
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Figure 2.5 Pinewood Studios local context
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West Area

East Area

Figure 2.6 Application Site

Figure 2.7 The West area

Figure 2.8 The East area

02 UNDERSTANDING THE SITE AND ITS CONTEXT

2.3 The site area 

The application site is defined by red line boundary in drawing     
P-B-000 (Fig 2.6). 

The site comprises a total land area of 83ha, divided into two parts, 
the East Area (46ha) and the West Area (37ha) including1.5ha of 
roads within the application boundary.

• the area of the West Area is 36.9ha. 

• the area of the East Area is 44.5ha.

• an area of road equating to 1.7ha lies within the 
application boundary.
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Figure 2.9 The application site, aerial photograph
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2.4 Site constraints - overview
The site area 
• The site comprises of two distinct areas (West and East), developed and 

open land respectively, divided by Pinewood Road.

• The site is to be designed as a single entity requiring particular 
consideration of access and movement between the East and West 
Areas.

• Development close to the site boundaries is more sensitive; requiring 
detailed consideration of boundary treatments and screening.

Existing buildings/development plots on the site
• The existing and retained facilities on the West Area are in continuous 

use, constraining redevelopment within the existing studio complex.

• The accessibility  within, and open space of the West Area are 
constrained by the dense historic layout of the older studio facilities.

• The existing backlots of the West Area are necessary for film production 
and are not available for redevelopment.

Environmental 
• The proximity of the M25 and M40 create noise impacts for the site.

• Development will create visual and other impacts on the surrounding 
area, requiring mitigation.

Landscape features and character
• Development will affect the existing character of the landscape.

• Existing mature landscape features areas on the site are of value, 
limiting the options for siting of new development.

• The site is within the Green Belt and adjacent to a Country park, which 
is designated as a local Nature Reserve.

The ecology of the site and its surroundings
• Development will affect the ecological value of the site, requiring 

mitigation measures.

• Higher areas of ecological value and habitats in the Clump, southern 
fields and tree lines need to be carefully considered, and integrated into 
the design.

Transport and access to the site and the surrounding area
• The existing road network will be affected by the development. Junction 

improvements and other traffic measures need to be considered.

• Increased on site car parking will be required to manage the increase in 
vehicle numbers and movement.

• Connections between the East and West Areas to enable efficient 
access, without impacting Pinewood Road, will be necessary to manage 
the expansion of the Studios.

Neighbouring communities, adjacent sites and neighbourhoods
• The neighbouring communities will be aware of the development as it 

progresses, particularly in Pinewood Green and Fulmer.

• Mitigation of visual, transport and other effects on the neighbouring 
community will be necessary, limiting the extent and scale of 
development close to the boundaries of the site.

Contamination present on the site
• There are land fill cells in the East Area which are unsuitable as plots 

for  building development, and will be constrained in potential use to 
open space/hard standing/ landscape purposes only.

Infrastructure provision to the site and the local area
• Exisiting development of the East Area is limited, and will require 

significant new utilities and infrastructure provision. 

02 UNDERSTANDING THE SITE AND ITS CONTEXT
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Figure 2.10 Summary diagram: site constraints

Satellite image © 2012 Terrametrics
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02 UNDERSTANDING THE SITE AND ITS CONTEXT

2.5 Site opportunities - overview

The site area 
• The combined East and West Areas creates a total site of 83ha,  

increasing the current site by 44.5ha, enabling substantial expansion of 
the Studios.

Existing buildings/development plots on the site
• Selective redevelopment of outdated facilities on the West Area can 

enable improvements in the performance of the existing studios.

• The core of the Pinewood Studios site on the West Area is a highly-
productive hub of film production that creates a strong identity and 
catalyst for the development.

• The development provides opportunities to unlock and enhance the 
existing facilities on the West Area, limited to development on the East 
Area in a phased scheme.

Environmental 
• The potential affects of development can be mitigated by the use of 

landscape screening, using both existing and new planting and bunds.

• The rainwater and drainage run-off requirements of the site can be 
mitigated by sustainable drainage design, enriching the quality of the 
landscape on the site.

• The acoustic impacts from the M25 and M40 on the site can be 
screened by the development of stages and workshops to the north 
eastern perimeter of the East Area.

Landscape features and character
• The mature landscape features of the East and West Areas can be 

integrated into the proposals to provide high quality outdoor spaces.

• The retention of mature landscape features in the proposals creates 
opportunities for screening the new development.

• The site sits between Black Park and the fields adjacent to Iver Heath, 
creating opportunities for landscape connections.

The ecology of the site and its surroundings
• The higher-value ecological areas of the site can be retained to mitigate 

the impact of the development.

• Opportunities for ecological enhancement can be created through new 
landscaping and connecting existing habitat areas inside and adjacent 
to the site, such as between Black Park and the fields to the east of 
Pinewood Green.

Transport and access to the site and the surrounding area
• The increased site area provides opportunities for management of 

traffic and vehicles within the combined site Areas, to reduce impacts 
on the surrounding neighbourhood.

• The proximity of the East and West Areas on Pinewood Road  creates 
the opportunity for a combined site entrance junction to enable efficient 
and secure traffic management of vehicles arriving and departing the 
Studios. 

• Additional transport demand will support sustainable transport 
connections.

Neighbouring communities and adjacent sites and 
neighbourhoods
• The development of the East and West Sites will create the opportunity 

for enhancements in the public realm, as well as potential controlled 
permissive pedestrian routes of benefit to the local residents.

Contamination present on the site
• The cells present on the East Area provide an area for potential backlot 

use within the heart of the development, making use of the land area 
while leaving the cells in situ.

Infrastructure provision to the site and the local area
• The extensive site area provides opportunities of sustainable  drainage 

and on site waste water treatment.
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Figure 2.11 Summary diagram: site opportunities

Satellite image © 2012 Terrametrics
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02 UNDERSTANDING THE SITE AND ITS CONTEXT

2.6 Existing buildings 

The application site contains the existing Pinewood Studios facility 
located on the West Area.  The West Area is a dense site of industrial 
character, organised in a roughly rectangular layout to the north 
of the oldest buildings, Heatherden Hall and the Administration 
Building. In general, the site has developed towards the north 
over time, where the largest and most contemporary buildings are 
located, the Richard Attenborough Stage and the 007 Stage.  

The age and condition of some of the older buildings on the West 
Area necessitate their redevelopment as part of the proposals.  

The diagram on the right (fig. 2.12) shows the current buildings 
located on the West Area that will remain during the period of the 
proposals and are treated as permanent existing elements.

Those buildings that are currently located on the West Area but 
which are likely to become redundant and redeveloped during the 
period of the proposals are highlighted.   

The main ‘mission-critical’ infrastructure of the West Area which will 
be required to be retained to maintain ongoing operations are:

• Main entrance and access route around the site: Studio 
Drive, Main Road, Covered Way, Stills Road, Services Way, 
Broccoli Road, 007 Drive, Goldfinger Avenue, Carpenters Road, 
Heatherden Lane, South Lodge Drive and Paddock Lane. 

• Boiler House.

• Electrical sub station.

(see fig. 2.15 overleaf)

buildings to be demolished

buildings to be retained

Figure 2.12 West Area buildings to be demolished and retained under the PSDF
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Figure 2.13 Existing site 2012
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Figure 2.14 West Area buildings (baseline for PSDF) 
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Figure 2.15 West Area ‘mission critical’ infrastructure
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02 UNDERSTANDING THE SITE AND ITS CONTEXT

2.7 Landscape

The application site lies to the west of Uxbridge with Slough located to the 
south west. 

The Colne Valley runs to the east of the Site and the area is encompassed 
within the Colne Valley Regional Park. 

The landscape surrounding the site falls within the South Bucks Heaths 
and Parklands Biodiversity Opportunity Area for improvement of the natural 
environment to create a landscape beneficial to both people and wildlife. 

There are many areas of woodland around the Site the largest being Black 
Park to west. These combine with the small to medium sized fields, farms, 
small hamlets, villages and transport corridors to form a diverse patchwork 
of urban and rural area with a degree of disturbance, not least due to the 
visual and audible intrusion of the M25 and M40 motorways.

Site boundaries

Black Park Country Park forms the western boundary of the Site. This is 
a large area of woodland, heathland and grassland, parts of which are 
designated as a Site of Special Scientific Interest.  The woodland wraps 
around the northern extent of the West Area to meet Pinewood Road.

Pinewood Road runs between the Western and Eastern Areas of the site. 
A bund runs along the northern section with a hawthorn hedge at its base 
on the road side. Further south, residential properties at Iver Heath face 
the site on the eastern side of the Road. The gates to South Lodge and 
Double Lodge are located along this boundary with the rest of the boundary 
treatment being timber fencing with mature trees beyond.  

There is vegetation along the southern boundary of the West Area with a 
palisade fence and Black Park link path.  The land to the south is open with 
some residential properties and gravel extraction works. 

The northern and north eastern extents of the East Area are defined by 
Sevenhills Road.  Along the northern boundary this road is sunken and 
narrow with a mature hedgerow enclosing it. The Road, with its  well-
established hedgerow and trees continues along the north east of the site. 
Farms and residential properties on the northern side of the road face the 
Site. Agricultural land and woodland lie further north with the M25, M40 
junction beyond.  

The M25 corridor adjoins part of the eastern boundary of the Site.  This is in 
cutting and is well vegetated providing good screening.  

Iver Heath Fields adjoin the south west of the Site. These four fields belong 
to South Bucks District Council and are managed by Iver Parish Council for 
wildlife and recreation. There are mature hedgerows along the boundaries 
of the fields.

Iver Heath residential area is characterised by two storey detached, 
semi-detached houses and bungalows in generous plots built after 1960.  
Properties on Pinewood Green back on to the southern boundary of the East 
Area of the Site with mature vegetation along the boundary and within back 
gardens. 
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Figure 2.16 The site and its landscape context
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Land use 

The West Area of the Site contains Pinewood Studio’s existing buildings 
including Heatherden Hall and its extensive formal gardens. The Estate has 
been developed as a major film studio since 1935 and now has an industrial 
like character.

The East Area of the Site comprises a mixture of agricultural land around 
Saul’s Farm and un-managed open land further south.  Part of the site is a 
former landfill site which has been returned to low grade agricultural use. 

The Clump within the East area is a large oval shaped cluster of mature 
trees located on the eastern boundary of the Site. 

Topography and drainage

The Site falls within the low lying landscape of the Colne Valley. The Site 
slopes gently from the highest point of around 70m AOD at the north west 
down to approximately 55 AOD at the south east where landform continues 
to gently slope down to the River Colne further east.  The level changes 
within the Site are very subtle with gradients between 1 in 90 and 1 in 110. 
There are local variations such as Sevenhills Road being several metres 
lower than the adjoining fields.

The River Alder Bourne is the closet river to the Site, approximately 700m 
to the north east beyond the M25.  There are no main watercourses within 
the Site although there are a number of drainage ditches along field 
boundaries. 

Vegetation

A detailed Tree Survey and Constraints Report has been undertaken for the 
Site.

There are a number of woodlands which are partially visible from the Site 
and contribute to the landscape character of the area.  Woodland at Black 
Park is a mix of broadleaf species with some areas of mature pines.  The 
trees are tall and provide a solid edge to the West Area of the Site containing 

02 UNDERSTANDING THE SITE AND ITS CONTEXT

views to and from the west. There is ancient and semi-natural woodland 
at Browns Wood to the north of the Site and further west. Other ancient 
woodland is located to the east of the M25.    

Within the West Area the most significant mature vegetation is in the vicinity 
of Heatherden Hall, the trees being a remnant of the former estate.  There 
is a huge variety in species composition including tulip tree, yew, gingko, 
judas tree, Austrian pine, and western red cedar. The majority of these trees 
are in excellent condition with some redwoods reaching heights of 30m and 
broadleaf species between 15-20m. The quality of trees decreases moving 
away from hall toward the site boundary with fewer parkland species and an 
increase in sycamore, ash, oak and horse chestnut.   

There is existing planting along the boundary with Black Park comprising 
moderate quality mature Douglas firs with ash, lime, sycamore, horse 
chestnut, Norway maple and some good quality oak. 

At the northern extent of the application there is an area of early mature, 
good quality planted woodland. Species include oak, birch, sycamore and 
goat willow. 

The whole of the East Area is covered by an area Tree Preservation Order 
(TPO).

‘The Clump’ is protected by a woodland TPO. The woodland is unmanaged 
with mature good quality oak trees along the periphery. The interior is 
mainly ash and birch with an understorey of thorn, blackthorn and saplings.  

Hedgerows in the East Area are moderate to high quality and generally 
in good condition.  Hedgerows radiating from the Clump contain a high 
proportion of mature oak trees with a dense understory.  Some are classed 
as important hedgerows in accordance with the hedgerow regulations. 

There are groups of trees around Saul’s Farm.  To the north is a group 
of lime, oak, maple, holly, ash, cherry and other fruit trees which reach 
heights of up to 16m.  To the south there are two dense groups of trees 
include scots pine, field maple, cherry, oak and western red cedar. 
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Figure 2.18 Track to the south of the West area between Pinewood Road and 
Black Park

Figure 2.19 The Clump in the East Area

Figure 2.20 Iver Heath Fields to south east of the East Area
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Public Rights of Way and informal pedestrian routes

There are no designated Public Rights of Way (PROW) through the site with 
the exception of Pinewood Road and Sevenhills Road.

PROW WEX/21/1 runs within Black Park following the boundary with the 
West Area of the Site. It connects to PROW WEX/23/1 at the north of Black 
Park.  At the south western corner of the Application site PROW WEX/21/1 
connects to Peace Road Track. This is an un-designated footpath which 
runs along the southern boundary of the West Area of the Site, separated 
from it by a palisade fence and mature vegetation. At either end there are 
gates which restrict its access to daytime use. 

PROW IVE/3/1 connects Pinewood Road to the Iver Heath fields through the 
residential areas.  The route runs along the backs of gardens of properties 
on Pinewood Green.  It is well enclosed by vegetation and it appears that 
the route follows a former field boundary.  The route opens out as it reaches 
Iver Heath fields running along the field boundary before connecting to 
PROW IVE/2/1. 

PROW IVE/2/1 runs north along the field boundaries within Iver Heath 
fields towards the M25 corridor. It follows the top of the motorway cuttings 
within woodland, skirting along the periphery of the Clump to connect to 
Sevenhills Road. 

PROW IVE/1/1 is located on the opposite side of the M25 running from 
Sevenhills Road north towards Rush Green.

There are a number of informal pedestrian routes located through the 
Clump which mostly skirt around the perimeter and join up to the informal 
paths which run through Iver Fields and the adjoining open areas.

02 UNDERSTANDING THE SITE AND ITS CONTEXT
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Figure 2.23 Public rights of way close to the site
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2.8 Environmental

02 UNDERSTANDING THE SITE AND ITS CONTEXT

Noise

The development site, being located immediately outside the M25 orbital 
motorway, just south of the M25-M40 junction, is characterised by noise 
from these significant road networks. The noise sources impacting on the 
site are those arising from the traffic on major roads, aircraft flyovers.

Aircraft noise forms part of the noise climate at this location, but aircraft do 
not fly directly over the development site. The Heathrow Preferential Noise 
Routes, which are adhered to for the majority of the time, result in aircraft 
flying within 6 - 7 km. Whilst aircraft noise can be identified, and aircraft are 
seen to fly over the area, aircraft noise does not dominate the noise climate 
in this location.

The noise constraints which have been identified for the development site 
include:

• Proximity to the M25 and M40 motorways;

• The physical size of the site: there are limitations to the degree that 
noise may be attenuated on East Area because of the distance from the 
noise source; and 

• The existing residential population who are located close to one 
boundary of East Area.

To optimise land use and the noise climate, the least sensitive uses should 
be located in the areas closest to the major roads (e.g. transport routes). 
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The development site is roughly triangular in shape, fanning out towards 
the south east. This provides good opportunities for natural daylighting 
and sunlight throughout the site.

The prevailing wind direction from the south west benefits the site by 
carrying noise and air quality impacts from the M25 away from the site.
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Air quality

The Development Site is relatively close to the M25 motorway, a major 
emissions source designated as an Air Quality Management Area (AQMA). 
The AQMA has been designated by South Bucks District Council with 
respect to the pollutant nitrogen dioxide, as a result of their air quality 
review and assessment work demonstrating exceedances of the national 
nitrogen dioxide annual mean air quality objective in this area. 

Issues to take into account with respect to air quality include:

• The proximity of existing residential properties which are located 
immediately south of The Main Site; and

• The landfill cells. 

Measures will need to be taken to ensure that the development on the East 
Area will not be subject to any potential odorous gases from the cells.

Odour and hydrocarbon monitoring has been undertaken to identify the 
potential issues associated with the former landfill on East Area. This 
monitoring demonstrated that there were no elevated levels of Volatile 
Organic Compounds of hydrogen sulphide during the study period that 
would give rise to concern with regard to human health.  Some gases were 
found that could result in measurable concentrations of odour and therefore 
if weather conditions were unfavourable, landfill gas odour could possibly 
be detectable in the vicinity of the landfill.  However, effects are likely to 
be localised. This information has also been used to inform the ground 
contamination strategy for the site.  

Water resources

The site is underlain by a chalk aquifer (water-bearing rock). Water is 
extracted under license from this aquifer to supply Pinewood Studios. The 
aquifer is protected from pollution by overlying clay soils. Clay soils help 
protect the aquifer from pollution.

The site sits higher than the River Alder Bourne, into which the site drains 
by natural runoff. There is a limited network of drainage ditches on the 
site, which discharge via streams to the south and the east of the site. The 
elevation of the site means that it is not at risk from river flooding.  It is 
classified as being in a ‘Low Risk’ flood zone, according to the Environment 
Agency. Any development on the site must not increase the flood risk. 
Therefore, storm drainage will need to use SuDS (Sustainable Drainage 
Systems) to control the rate of discharge to the surrounding watercourses.

To ensure that flood risk is not increased by the proposed development 
surface water must be managed on-site.  It is proposed that this be done 
by means of ponds, wetlands and attenuation basins as well as other 
sustainable drainage techniques.  These measures require more space 
than conventional techniques, and sufficient space has been retained in the 
masterplan for their incorporation. They have been located at the low points 
on the site. The surface water drainage strategy has influenced and been 
incorporated into the proposed landscape surrounding the development. 
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02 UNDERSTANDING THE SITE AND ITS CONTEXT

Archaeology

Archaeological evidence shows that the area has been part of human life 
since the Mesolithic period, with stone tools dating from this period being 
found to the immediate east during the M25 construction. Roman pottery 
was found in the M25 junction workings c.200 m to the north and a Roman 
Road runs to the west from Chorleywood southward to Langley Park. 

During the medieval period the land in the area was allocated by kings 
to noblemen of their favour. This pattern of land division and settlements 
created the most enduring presence in the landscape. The vast landscapes 
of Langley Park and Black Park developed during this time, surrounded by 
farm lands. Iver Heath was known to be an area of open heath land which 
was enclosed in 1804, comprising 2,462 acres. It is likely that The Clump 
dates from around the late 18th / early 19th century. The 1786 Cary’s Survey 
Map shows Pinewood as being part of woodland and heath; The Clump as 
it was then is clearly marked on the Bryant Map of 1825 as a landscape 
feature.  A significant part of The Clump was lost when the M25 was built. 

Views

The visibility of the development site from the surrounding landscape is a 
constraining factor. 

Views of the development site are mostly limited to the corridors 
immediately surrounding it to the east, north and south (figs 2.8.1-3 incl.) 

Mature woodland at Black Park Country Park provides a visual barrier to 
the west. 

The topography is relatively flat so that there are limited long views across 
the landscape with few areas of higher land affording long distance views.  
However there are some long distance views of the development site from 
higher areas of land to the north east, around Rush Green. 

Generally the low lying topography within the Alder Bourne River valley as 
well as mature woodland such as Brown’s Wood and Long Coppice means 
that there is no inter-visibility between the site and motorway corridors 
or the low lying areas to the north and east. Similarly there is no visual 
connection between the site and the Colne Valley floodplain.  

Views from the south are limited by existing settlement on the outskirts of 
Iver Heath.
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fig 2.8.1 view into the site from the north, on Pinewood Road

fig 2.8.2 view into the site from the east, on Sevenhills Road

fig 2.8.3 relationship of the southern site boundary to Pinewood Green, 
showing potential views from rear gardens of private properties
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Significant areas of the Site comprise improved grassland, particularly 
in the east of the Site and built environments in the west, both of which 
have low biodiversity value. Other areas form a relatively diverse mosaic of 
semi-improved grasslands (damp in places), broad-leaved and plantation 
woodland, scrub, tree lines, hedgerows and ditches.  

The woodland area, known as The Clump, and the hedgerows and tree lines 
that radiate out from this feature represent the key historical landscape and 
habitat features on the Site.  The Clump is subject to a Tree Preservation 
Order (TPO) and the majority of hedgerows that radiate out from it are very 
likely to qualify as ‘important’ under The Hedgerow Regulations 1997. This 
area is listed on the Forestry Commission National Inventory of Woodland 
and Trees (England). 

53 species of birds were recorded during the breeding bird season, of 
which 40 species bred on site.  Hobby, a species listed on Schedule 1 of 
The Wildlife and Countryside Act 1981 (as amended), was found to breed on 
the Site. Other key species included skylark, song thrush, starling, house 
sparrow, linnet and bullfinch. 

A wintering bird survey recorded a total of 49 species on the Site.  Key 
species were similar to those found during the breeding season, with the 
addition of small numbers of lapwings and gulls and winter thrushes, such 
as fieldfare.

2.9 Ecology

Six species of bat were recorded on the site: common and soprano 
pipistrelle, brown long-eared, serotine, noctule and a possible Daubenton’s 
bat.  Common pipistrelle and brown long-eared bat have been confirmed 
as roosting, foraging and commuting across the Site, whilst noctule are 
suspected to roost within The Clump and are known to forage nearby.

Mammals recorded include rabbit, fox, grey squirrel, hedgehog, mole, bank 
vole, shrew, muntjac and roe deer.  

Common frog and palmate newts were located within water bodies both 
in the East and West of the Site. Three species of reptile were found: slow 
worm, common lizard and grass snake.  Slow worms were found in good 
numbers within both The Clump and the field edges around on the east and 
west of the Site.

A range of terrestrial invertebrates use a complex of habitats on the Site. 

All of the above survey findings are consistent with wider data records held 
for the surrounding land.  
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Figure 2.24  fauna on the Site
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02 UNDERSTANDING THE SITE AND ITS CONTEXT

The site is located in an accessible location for vehicles with direct 
access to the nearby centres of Uxbridge, Slough and Iver.  In 
the vicinity of Pinewood, the network consists of Pinewood Road, 
Sevenhills Road, the A412 (Uxbridge Road / Church Road / Denham 
Road), the A4007 (Slough Road) and Wood Lane.  For those who will 
travel further afield, the site is located close to the A40/M40 junction 
with the A412 and therefore has excellent access to the strategic 
road network with routes towards Oxford and the Midlands, central 
London and the M25.

At present, the site is accessible by means other than the private car 
including public transport, Pinewood shuttle buses and walking and 
cycling.

The site is located approximately 5km from the nearest train station 
at Langley.  There are a further 4 rail stations and an underground 
station within 8km of the site.  The Site is 8km from Slough and 
Denham Rail Stations, which provide access to National Rail services 
to and from London.  The train stations in the vicinity of Pinewood 
can be reached from a wide range of destinations including London, 
Reading and Oxford.  Slough has the highest frequency of service 
from Paddington with 5 services per hour between 07:00 and 09:00. 
In the evening between 17.00 and 19.00, there are 4 trains per hour 
to Paddington from the local stations and 5 per hour to Reading 
from Slough.  Further services from Langley, Gerrards Cross and 
Denham Station provide services between central London and other 
destinations for example High Wycombe, Banbury and Bicester.

Additionally, Uxbridge Station provides services on both the 

Metropolitan Line and Piccadilly Line linking to stations throughout 
London.

At present, PSL operates a free shuttle bus service that runs 
between Pinewood Studios, Slough and Uxbridge stations.  This is 
available to pass holders only.  Employees and contractors working 
at the site are issued with a pass upon application.  In addition, 
visitors with written confirmation of an appointment are permitted 
to use the shuttle bus.  The bus is well used and the level of service 
has recently been enhanced to operate at intervals of between 10 – 
15 minutes to/from Uxbridge and 30 minutes to/from Slough during 
peak periods.  It is estimated that 70,000 car trips per annum are 
removed from the road network as a result of the shuttle bus.

The existing walk and cycle facilities surrounding the site provide 
limited access to residential areas within proximity of the site as 
there are only limited walking and cycling facilities on many of the 
roads.  However, it should be recognised that there is an adequate 
walking route between the site and the local facilities on Pinewood 
Green. 

In 2007, Crossrail received government approval to proceed and the 
Crossrail Act 2008 received Royal Assent on 22 July 2008.  When 
completed, Crossrail will provide 24 trains an hour into the heart 
of London from the east and west, improving rail links to the West 
End, the City and Docklands. It will enhance access to Pinewood and 
Pinewood Studios through the proposed new station at Iver.  The 
introduction of Crossrail trains will significantly improve rail access 
to Iver, Langley and Slough and the Stations will also be upgraded.

2.10  Transport and site accessibility
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Figure 2.24 access to the Site
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02 UNDERSTANDING THE SITE AND ITS CONTEXT

2.11 Water resources, site drainage and utilities

The existing services within the West Area will continue to serve 
the existing development and the replacement buildings. A new 
comprehensive infrastructure system will be constructed to serve 
the new development on the East Area and along the east edge of the 
West Area.

Some off site utility systems will require to be upgraded and 
extended to serve the additional demand on the site. These will 
include the medium pressure gas main and high voltage electrical 
supplies on the Slough Road approximately 1.5km south of the site.

Water demands for development on the East Area will need to be 
served from a new connection to the large water mains in Denham 
Road, some 450m to the east of the site.

There are Thames Water sewers serving the West Area and the 
residential area south of Pinewood Studios. These will continue 
to serve the existing development on the West Area including the 
replacement buildings. However their capacity is known to be 
limited and they would not be able to take the sewage from the new 
development. 
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Figure 2.25 Existing site drainage
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2.12 Contamination

Previous land uses in some parts of the East Area have resulted in 
the presence of ground contamination.  

These land uses were linked to motorway construction activities 
during the 1980’s and consisted of the extraction of sands and 
gravels, followed by backfilling with waste material. 

Much of the backfilling consisted of inert natural material arising 
from motorway construction works. Three waste cells, lined and 
capped with impermeable clay material, were created at the site, and 
filled with construction industry, commercial, civic amenity and non-
hazardous industrial waste. 

An intrusive geo-environmental ground investigation was undertaken 
in 2008 to assess the extent of ground contamination across the 
East Area other than the landfill cells area which did not identify 
significant soil, landfill gas or groundwater contamination at the site, 
although some localised minor contamination was encountered. As 
a result, little or no remediation is required in this area of the site to 
make it suitable for use.

The use of the land fill cell area is constrained to landscape / hard 
standing only, to avoid any disturbance of the cells. 
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Figure 2.26 Gravel extraction pits during use

Figure 2.27 Landfill cell locations
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Figure 2.26 Gravel extraction pits during use

Figure 2.27 Landfill cell locations

Figure 2.28 Diagramatic section through cells.
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Figure 3.1  design sketch showing connection between the two site areas across Pinewood Road

.
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03 DESIGN DEVELOPMENT

The PSDF proposals are the result of a process of aligning the 
aspirations and objectives of the brief with the constraints and 
conditions created by the site and its context, through a sequence of 
testing and evaluating options.

This section describes the options that were generated and assessed 
during the design process, and the way in which consultation 
informed the development of the proposals.

3.1 Options Appraisal

Alternative layouts were generated in response to the brief, to test 
different configurations of development on the East and West Areas. 
These were evaluated by the project team against a set of criteria, to 
establish the general principles of site layout and massing, access, 
and open space and landscape.

The criteria were:

• Impact on Green Belt

 It was acknowledged that harm to Green Belt would be created 
by all options.  The project team considered which options, if any, 
constituted greater or lesser degrees of harm, advised by expert 
planning consultants.

• Impact on Ecology

 The opportunities to mitigate loss of ecology through different 
approaches to the layout of the site were assessed, advised by 
the ecology consultants.

• Visual Impact

 The massing and siting of development relative to adjacent 
properties and views into the site were assessed, using three 
dimensional modelling techniques, advised by the landscape 
Architects.

brief + 
objectives

options testing 
+ consultation

context +
site analysis

PSDF
proposals

• Impact on Contamination

 The relationship of the site layouts to the location of the land fill 
cells was considered, as a key constraint to built development, 
advised by the contamination consultant.

• Functionality

 The operational aspects of the alternative layouts were appraised 
by Pinewood Studios, to evaluate the strengths and weaknesses 
of different arrangements and the relationship between the East 
and West Areas.

• Economic Viability

 The potential implementation costs of each option were 
considered, in particular the capital requirements for site 
infrastructure and mitigation to determine the economic viability 
of the scheme.
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Figure 3.2 The options testing process: the proposals were refined through a sequence of 
evaluation, and increasing levels of detail as shown on the following pages

Initial conceptual site layouts Outline layouts of major site buildings Testing site constraints  Testing site constraints

 and refining layout

Preferred from analysis

Key
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03 DESIGN DEVELOPMENT

1A 

Concept:

Optimise West Area and expand the currently 
developed site area by diverting Pinewood 
Road to a new T-junction with Sevenhills Road 
with the aim of using the area to the east of 
Pinewood Road purely for backlot activity.

1B

Concept:

Optimise West Area development, including 
use of backlot areas, within the existing site 
boundary with the construction of as many 
buildings as possible. Development into the East 
Area with a large area of backlot space on the 
land fill cell location, and the minimum number 
of new buildings.  New buildings avoid landfill 
cell location.

3.2  Initial Options 

A wide variety of options were considered 
throughout the design process.  These were 
all assessed against real constraints and 
possible impacts.

The five main options are illustrated 
here with summaries of the analysis and 
considerations against each one.

In each case, an attitude to maximising use 
of the West Area was adopted as a starting 
point

Building zone

Trees and vegetation

Backlot zone

Green open space

Landfill cells

Public Highway
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1C

Concept:

Optimise West Area development, while 
maintaining the existing backlot space. 

New development on the East Area for 
production facilities, over the north part of 
the site, to establish excellent connectivity to 
the West Area, and to create separation from 
Pinewood Green and Sevenhills Road.

1D

Concept:

Optimise West Area maintaining existing 
backlot space.  New development on the East 
area positioned in zones most easily screened 
from surrounding roads, resulting in new 
development located to the south and east of the 
East Area.

New buildings avoid landfill cell locations.

1E

Concept:

Optimise West Area maintaining existing backlot 
space.  New development on the East Area avoid 
landfill cell locations.   Positions of highest 
buildings away from the sensitive edges of the 
site as a priority.  

Mix of production base offices, stages and 
workshops to optimise film process flexibility. 
Buffer and screening space implemented 
around all visually sensitive edges. 
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3.3 Evaluation of Initial Options

1A 1B

Harm to Green Belt

Ecological impact

Visual impact

Contamination

Functionality

Economic viability

Layout extends into Green Belt within 
East Area and West Area. 

Layout extends into Green Belt within 
East Area and West Area. 

Low – Minimise land take to East 
Area

Moderate.  Confined to loss of 
low value grassland and localised 
impact to some hedgerow/tree lines.   
Extensive backlot area would remove 
wide area of existing grassland.

High – people moving along 
Sevenhills Road and Pinewood road 
would see large buildings over a wide 
frontage.

Moderate. Requirement for backlot 
usage on East Area would mean 
potentially visibility of film sets 
and workshops being erected and 
demolished in public view.

Landfill cells within building zone 
leading to prohibitively expensive 
groundworks.

Landfill cell areas are not 
compromised by new building plots

Excellent connectivity but remote/ 
disconnection of 1 x backlot creating 
security issues and poor filming 
continuity

Operationally poor due to relative 
isolation of disconnection between 
backlot space and production hubs.  
Congestion likely at site entrance as 
all backlot activity on East Area.

Not viable – Cost of public highway 
changes and development over cells 
makes option impractical and non- 
viable

Concentration of new building plots 
in West Area makes construction 
phasing complicated, and introduces 
unacceptable disruption to ongoing 
productions.  Resulting protracted 
period of development damages 
revenue and makes options non-viable

C
ri

te
ri

a
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1C
Layout extends into Green Belt within 
East Area and West Area.

Minor to Moderate. Partial 
development of East Area (c 50%) 
avoiding the Clumps, hedgerows and 
Southern fields

Highly visible from Pinewood Road 
and a ‘wall effect’ would be created.

Building locations compromise 
integrity of landfill cells unless 
costly foundations and containment 
measures are implemented.

Good connectivity between two site 
areas and flexible arrangement of 
stages, office, workshops although 
limited and isolated backlots

Development over landfill cells. 
Compromised configuration of film 
facilities and cost of development 
over landfill cells makes option 
non-viable.

1D
Layout extends into Green Belt both 
within East Area and West Area.

Layout extends into Green Belt within 
East Area and West Area.

High. Development concentrated 
close to or on areas of significant 
ecological asset

Moderate though buffer spaces to 
allow for creation of new high value 
habitats.

Low visual impact to surrounding 
roads but significant adverse impact 
to properties on northern edge of 
Pinewood Green

Buffer space allows for good 
screening while maintaining sense of 
openness from principal view points 
(Pinewood Road, Pinewood Green)

Landfill cells are not compromised by 
new building plots

Landfill cells are not compromised by 
new buildings

Connectivity between sites good but 
noise impact to nearby residential 
areas could be a constraint for timing 
of shoots involving action sequences

Flexible arrangement of stages, 
offices and workshops with well 
related backlots

Developable scheme avoiding 
onerous costs and achieving 
moderate viability

Developable scheme avoiding onerous 
costs and achieving good viability

1E

preferred variant, and 
basis of proposals

this initial assessment set 
the priorities for developing 
mitigating enhancement to 
address ecological and visual 
impact aspects of the proposals,    
which were tested at the next 
stage of options assessment 
(overleaf)
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3.4 Development of the Preferred Initial Option 

Preferred Initial Option

From the evaluation process option 1E was assessed to have the 
potential for the least ecological and visual harm, and judged to have 
stronger viability relative to the other options.

The landscape product of this option became one of the leading 
design drivers.  The option presented opportunities to retain and 
enhance the existing landscape and ecological features, create 
landscape screening and enhance ecological connections around and 
within the site.

The development component of this option preserved the 
functionality of the West Area including the existing backlots, and a 
strategic massing of new development on the East Area, sited away 
from surrounding roads and residential areas creating a compact 
buildings with an ability to screen as far as possible.

Key features of the Preferred Initial Option:

• Retention of the majority of the landscape features of the site.

• Avoidance of development on top of the landfill cells.

• Continued provision of backlots to the West Area, use of landfill  
cells area for backlot on the East Area.

• Substantial set back of development from the sensitive perimeter 
of the East Area, in particular to the north of Pinewood Green.

03 DESIGN DEVELOPMENT
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OPTION  1E

Figure 3.3 The Preferred Initial Option 

Figure 3.4 The landscape component

Figure 3.5 The development  component

Development Zones

Tree Belt

Parking and Backlots

Open Green Areas

Contaminated Cells

Main Roads
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3.5 Variations on the Preferred Initial Option

The next stage of design development focused on alternative layouts 
of the main components of the brief - the Stages which drives the 
overall performance capability of the studios.

As the largest single elements of the development the stages are the 
principal building masses to be arranged on the site, which would 
define the visual impact of the scheme.

The initial design process team sought to place a total of nine stages, 
each of an average  size between 30,000 and 40,000 sqft, on the East 
Area to achieve a significant quantum of expansion in the Studios’ 
facilities. (See variant 2A-2H)

The design iteration of this scale though showed that this quantum of 
stages on the East Area would be difficult  to screen effectively. The 
decision was taken to reduce the quantum by one large stage and 
associated space, and to re-assess massing and viability.  

The design process led to a solution of creating two concentrations 
of Stages on the East area, with adjacent workshops and a central 
backlot on the land fill cell area. This was regarded as a flexible 
and a good functional model, and had the potential to be effectively 
screened by landscaping from the surrounding roads and adjacent 
housing. [variant 2H].

03 DESIGN DEVELOPMENT

Figure 3.6 Stages at Pinewood Studios: the major building volumes of the site.
The layout of new Stages formed the focus of the variations explored (right) 

Figure 3.7
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variant 2A variant 2B variant 2C variant 2D

variant 2E variant 2F variant 2G variant 2H

concentration of Stages adjacent 
to the Clump.

a concentration of Stages along 
the south and eastern edges of the 
landfill cells, with two stages to 
the south of the existing east-west 
tree line.

a siting/ grouping of Stages 
surrounding a backlot over the 
landfill cells.

a perimeter of Stages, divided 
into two groups either side of the  
existing southwest-northeast tree 
line.

a cluster of Stages along the north 
and eastern edges of the landfill 
cells.

two distinct groups of Stages, one 
to the north and one to the south 
of the landfill cells.

a spine of Stages running 
northwest/southeast along 
the edge of the landfill cells, 
accommodating fewer Stages.

a modification of 2G, with one less 
stage to enable more space for 
screening the development in the 
north.

Preferred Variant and basis of 
proposalsFigure 3.8 Testing Stage configuration on the East Area
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3.6  Consultation

The design of the Pinewood Studios Development Framework (PSDF)
was undertaken in parallel with a range of consultation activities, during 
which the latest design information was shared with local authorities and 
members of the public, and feedback recorded.

Where possible, the design has sought to respond to concerns and 
preferences expressed in the consultations (Document 19)

A full description of the consultation process and its findings are in the 
Statement of Community Involvement.  

The key themes that were discussed in relation to the Concept design 
proposals were:

Use of Green Belt land

The proposals acknowledge that this principal policy concern cannot be 
mitigated by the design or layout. The proposals have therefore sought 
to limit development to minimise the land take with the commercial 
imperatives of providing a coherent, flexible and viable development. 

Visual impact

The proposals have sought to reduce visibility of the development by 
landscaping and bunding around the perimeter of the site, by massing the 
stages set back from the edges of the development, and by retaining and 
integration the mature tree lines and Clump on the East Area to contribute 
to screening.  

Site access

The proposals have moved the access to the site to the north, to reduce 
the impact of vehicle movements at the existing gatehouse entrance on 
Pinewood Green.

Amount of development

The quantum of development proposed was reduced during the options  
testing of the design, to enable more effective landscape screening   
around the perimeter.

Arrangement of buildings

The layout and massing of the buildings prioritised the minimisation of 
visual impact of the development on the surrounding roads and residences.

Development in the southern fields

The sensitive boundary along the northern edge of Pinewood Green 
has been respected, by a substantial set-back of the southern edge of 
development, and proposal for a ‘traditional design’ building on this part of 
the site. 

Access and management of The Clump

The importance of The Clump to the local community has been recognized, 
with its retention in the proposals outside the secure site boundary, creating 
the potential for controlled permissive access to the public. 

Traffic impact on surrounding roads and volume of large 
vehicles / traffic calming measures

Local concerns about the impact of increased traffic on the local roads 
are addressed in the proposals for junction improvements on Five Points 
Roundabout and traffic calming with Pinewood Green.

Access from Sevenhills Road

There were mixed views over the use of Sevenhills Road for access. It 
is considered in transport impact terms that no day-to-day access be 
proposed to the site from Sevenhills Road. Only an emergency access will 
be provided. 

03 DESIGN DEVELOPMENT
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September

July

June

3.9 Examples of boards shown at consultation events
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Figure 4.1  
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Introduction

The proposals for the PSDF are based on a set of design themes, that are 
explained in this section.

The PSDF creates a flexible and adaptable approach to the future 
development of the site, based on clear design themes, set within 
defined parameters.

The design themes of the PSDF establish the main layout and 
configuration of the site. They include quantum principles 
of movement and access, for the siting and massing of the 
development, for landscaping and ecology areas, and responses to 
the site opportunities and constraints.

The design themes allow for flexibility in the details of the 
development, such as the precise siting and architectural design and 
appearance of the buildings. 

1 Increasing the capacity of 
the site for film production

Delivering a defined requirement 
and mix of additional facilities and 
space to support Pinewood Studios’ 
future business objectives and the 
growth of the UK film industry.

2 Creating a flexible studio 
complex

Mixing and distributing film 
production facilities across the East 
and West Areas composed to enable 
greater capacity and productivity of 
film-making activity.

3 Optimising use of the West 
Area

Making best use of the existing site 
for new development, enhancing 
its logistical and operational 
performance.

4 Making efficient use of the 
East Area

Using the East Area to enable the 
optimisation of the West Area, and 
minimising the land take for the 
required new developmen
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Amenity and Wellbeing

Efficient flexible site Amenity and Wellbeing

Landscape Integration

Swing SpaceUse and Protection of Landfill Area

Screening from  view

Connectivity and Traffic Control Office and amenity zones

Streetscapes

Four Production Clusters

Minimised Landtake

Site Area

Maximised Usage   Ecolological protection and connection

2. Creating a flexible complex of film 

production 

Amenity and Wellbeing

Efficient flexible site Amenity and Wellbeing

Landscape Integration

Swing SpaceUse and Protection of Landfill Area

Screening from  view

Connectivity and Traffic Control Office and amenity zones

Streetscapes

Four Production Clusters

Minimised Landtake

Site Area

Maximised Usage   Ecolological protection and connection

Amenity and Wellbeing

Efficient flexible site Amenity and Wellbeing

Landscape Integration

Swing SpaceUse and Protection of Landfill Area

Screening from  view

Connectivity and Traffic Control Office and amenity zones

Streetscapes

Four Production Clusters

Minimised Landtake

Site Area

Maximised Usage   Ecolological protection and connection

4. Efficient use of  the East Area

3. Optimising use of  the Wast Area 
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5. Siting streetscapes for filming 
within the development 

Amenity and Wellbeing

Efficient flexible site Amenity and Wellbeing

Landscape Integration

Swing SpaceUse and Protection of Landfill Area

Screening from  view

Connectivity and Traffic Control Office and amenity zones

Streetscapes

Four Production Clusters

Minimised Landtake

Site Area

Maximised Usage   Ecolological protection and connection

Amenity and Wellbeing

Efficient flexible site Amenity and Wellbeing

Landscape Integration

Swing SpaceUse and Protection of Landfill Area

Screening from  view

Connectivity and Traffic Control Office and amenity zones

Streetscapes

Four Production Clusters

Minimised Landtake

Site Area

Maximised Usage   Ecolological protection and connection

Amenity and Wellbeing

Efficient flexible site Amenity and Wellbeing

Landscape Integration

Swing SpaceUse and Protection of Landfill Area

Screening from  view

Connectivity and Traffic Control Office and amenity zones

Streetscapes

Four Production Clusters

Minimised Landtake

Site Area

Maximised Usage   Ecolological protection and connection
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Swing SpaceUse and Protection of Landfill Area
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Four Production Clusters
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Screening from  view
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Four Production Clusters

Minimised Landtake

Site Area

Maximised Usage   Ecolological protection and connection

9 Screening and separation

Creating green buffers around the 
perimeter of the East Area to screen 
and set back the development from 
the adjacent roads and houses.

10 Massing strategy

Siting the larger building volumes of 
the development within the heart of 
the site, behind tree lines, and set 
back from the site perimeter.

11 Access, circulation and car 
parking

Creating a unified access and 
movement network between 
the East and West Areas,  with 
satisfactory external working spaces 
for film production vehicles and 
crew, and a secure site entrance 
and perimeter.

7. Integrating landscape features

8. Creating ecological connections 

9. Screening and separation 

10. Strategic massing

11. Improving access and circulation 

5 Streetscapes for filming 

Integrating external locations for 
filming within the site, formed by 
roadways and spaces between the 
production facilities, with facades 
that evoke traditional European and 
North American street scenes.

6 Responding to site 
constraints

Creating a range of responses that 
reduce the impact of the expansion 
of the Studios, and integrate existing 
features of the site within the 
development.

7 Integrating landscape 
features

Integrating landscape features, 
retaining their character and 
ecological value, and preserving 
them within a green framework 
across the East and West Areas.

8 Creating ecological 
connections

Establishing zones and corridors 
of biodiversity and ecological 
value on both the East and West 
Areas, including connections to the 
surrounding fields and Black Park.
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4.1 Increasing the capacity of the site for film            
production          

A core objective for Pinewood Studios is to increase capacity for film 
production. Through testing and evaluation of the capacity of the site 
and understanding its constraints, the PSDF envisages an increased 
capacity of production  equivalent to approximately double the 
current level.

This is provided through an overall quantum and mix of facilities, 
some of which will be provided by the existing facilities on the 
Studios site, and the remainder by new development. 

The diagrams shown here illustrate the principle of the increase in 
quantum of facilities.

The proposals add approximately 81% net increase by area (GEA), 
which provides sufficient facilities to enable the Studios to host 
more and larger productions,  accommodating the increased space 
requirements associated with contemporary large scale films or 
high-end TV.

The proposals envisage increased capacity in main facility types 
already existing at Pinewood Studios;

• Stages

• Workshops

• Offices

• Backlots

These four key components of the Studios are explained in outline 
overleaf.

The PSDF envisages increased capacity (by area) of these 
components as follow:

• An additional 29,490sqm of Stages.

• An additional 30,121sqm of Workshops. 

• An additional 31,964sqm of Production Offices and Post-
production space.

• Associated increases in car parking, and ancillary space.   

The proposed development quantum and mix creates a net addition 
of space and facilities to the Studios of 92,836 sqm of buildings and  
an additional 64,947  sqm of backlots/surface car parking area (see 
fig. 3.11)

The net uplift adds 81% more space, formed mainly by additional 
stages, workshops and office space.

The proposals include an amount of demolition of the existing 
Studios to make way for more sustainable and useful buildings.

04 DESIGN STRATEGY
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Stages   33961   160 29650 63451

Workshops   27327 2472 32593 57448

Office   45567 2491 34455 77531

Other*     8196 1071    2332   9457

TOTAL 113997 6194 99030 207887
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Figure 4.1 Table of floor areas and bar chart showing 
proposed quantity of floor area against existing
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The four key components of the Studios are explained in outline as 
follows:

4.1 Increasing the capacity of the site for film            
production

Stages

typical size: 1,500-4,000sqm

function:  a large internal space to film scenes on sets constructed 
for the production

Workshops

typical size: 700-2,000sqm

function:  working facilities for constructing props, sets, costumes 
etc for use as part of the production
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BACKLOT

SOUNDSTAGE

OFFICES

WORKSHOPS

 STAGES

 WORKSHOP

 OFFICES

Figure 4.1.2 The conceptual model for film production

Figure 4.1.1 The three main building types

Offices

typical size: footprint 1,000-2,000sqm

function: flexible working accommodation for the directorial and 
production team associated with the production while based at the 
Studios 

Backlot

typical size: 20,000sqm

function: flexible open space for constructing and filming on large 
sets externally.
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4.2 Responding to site opportunities and constraints 

The development framework integrates a series of responses to the 
main site context features, acknowledging the sensitivities of the 
constraints that have been identified. 

The main responses are:

• To sensitive edges, in particular the adjacency of the 
development to Pinewood Green.                                                                                  

 Response: appropriate measures to separate and screen the 
development from the surrounding roads and properties, and 
reducing the massing of the development towards the edges of 
the site.

• To the presence of mature and valuable  landscape features 
on the site, in particular the Clump, the radial tree lines and 
hedgerows, and the gardens of Heatherden Hall.                                                         

 Response: preserving and integrating the features into the 
landscape and open space of the development.

• To the existing access routes to the sites. 

 Response: establishing a new combined entrance to the East and 
West Areas further north on Pinewood Road. 

• To the presence of the contaminated / land fill areas in 
the northern part of the East Area, and the limitations to 
development on top of the cells.       

 Response:  employing this area in the site as a backlot and 
surface parking area to gain optimum use of this land.
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Figure 4.2.1 Responding to sensitive adjacent sites
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Figure 4.2.2 Responding to landscape features 
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4.2.3 Responding to constraints of landfill cells
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4.3 Balancing development between the East and 
West Areas 

The PSDF site comprises two areas, divided by Pinewood 
Road: the West Area, which is the historic location of Pinewood 
Studios, and the East Area, between Pinewood Road and the 
M25. 

The strategy for development of the production facilities on 
the East and West Areas is to provide the expanded quantum 
and mix of facilities through modification and additions to the 
existing studio facilities on the West Area, with new facilities on 
the East Area to provide increased production capacity. 

The West Area will be developed to achieve an optimum 
increase in the quantum and quality of the facilities on this part 
of the site, without compromising its effective operation.  This 
will ensure the potential of the existing site is secured for the 
future, and minimise the amount of new development located in 
the Green Belt.

The East Area will be developed to accommodate the remaining 
expansion development requirement that is not located on the 
West Area.  This will be done  so that the development footprint 
is contained within a well-defined perimeter, creating a margin 
in which landscape screening and bunding reduces the visual 
and other impacts on the surrounding area.

As a result, the West Area will be comparatively more densely 
developed, contributing approximately 58% of the combined 
development zone area, and 22% of the combined open space 
and landscaped zone area. The East Area will contribute the 
remaining 42% of the combined development zone area, and 
78% of the combined open space and landscaped area.

The process by which this balance has been arrived at is 
explained opposite:
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Remainder  in East Area

approx  70%

Additional space required
Capacity of West Area

approx  30%

Remainder  in East Area

approx  70%

1  An audit of the existing facilities and requirements of recent 
productions for stage, workshop and office space was undertaken, 
alongside an analysis of market demand, consultation with industry 
and customers, which provided PSL and the design team with an initial 
estimate for quantum for expansion, to be tested in the PSDF

2  The capacity of the existing site on the West Area was analysed to 
establish how much expansion could be achieved on the West Area.

3  The remaining expansion quantum was then used as the basis for 
an initial series of design studies, to test the potential for the East Area 
to accommodate the additional facilities, taking into account the site 
constraints, and initial environmental assessments.

4  It was assessed that the potential visual and ecological 
environmental impacts associated with this quantum was too great to 
mitigate effectively.  Proposed building and land development quanta 
were reduced to a level which could be mitigated, establishing the 
proposed balance of expansion between West and East Areas. 

44.53ha

  83.17ha  of which: 
  public road 1.70ha
  combined East and West Areas 81.47ha

Development Zones  31.57ha
Backlot/Car Parking 17.92ha 

Figure 4.3.2 Proportion of land usage proposed 
in East Area

approx 10% 
reduced quantum
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4.4 Optimising the West Area 

The development framework establishes improved and versatile 
models of production, equipping the Studios with facilities that 
are flexible, easy to use and sufficient to match the requirements 
of typical large scale productions. The way this is configured is 
different for the East and West Areas,  responding to their different 
characteristics. 

The Western Area is optimised, addressing the existing constraints 
through:

• Selective demolition of a number of older buildings. (fig. 4.4.1)

• Construction of:1 x 20,000 sqft Stage (‘A’) and 1 x 30,000sq ft 
Stage (‘B’), and four new Workshops to create additional new 
major production facilities. (fig 4.4.2 and 3)

• Construction of new Offices close to the Pinewood Rd frontage, 
and south of Heatherden Hall. (fig 4.4.2)

• Optimising the existing site structure with concentrated 
production facilities at the heart, with backlots to the North and 
South.

• Creating improved access around the new and existing Stages 
through redevelopment.

• Creating improved primary access around the heart of the site.

• Provision of a multi-storey car park (MSCP) to serve both West 
and East Areas. (fig. 4.4.2)

The proposals strengthen the existing site structure, opening up 
areas for access around existing and new Stages, and siting new 
Stages, Workshops and Production Offices adjacent to the existing 
areas of film production. 

The selective demolition of redundant or obsolete buildings creates 
the opportunity to insert new and versatile production facilities within 
the historic Studio site area, complementing the retained production 
capabilities at Pinewood, and enhancing its production capacity,as 
well as reinforcing the historic grid pattern of development.

Figure 4.4.1 Proposed demolitions



77

Figure 4.4.2 West Area new buildings by type Figure 4.4.3  West Area configuration
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4.5 Making efficient use of the East Area 

The development framework extends development into the East 
Area, to provide the full capacity identified in the development brief, 
through:

• Production facilities in the East Area sited in the central parts of 
the site.

• Employing the landfill cell area as a central backlot between the 
production areas.

• Creating a parallel office development to the West Area, echoing 
the site relationship of Heatherden Hall, sited in the southern 
fields.

On the East Area, the layout and content of the proposals respond to 
the constraints of the landfill cells, and integrate the main existing 
landscape features within the site layout. 

The production facilities are set within a strong landscape structure, 
providing landscape screening and ecological corridors around the 
studio facilities.

The new facilities are laid out in a flexible pattern of production 
bases  and stages integrated with workshops and production suites/
offices adjacent to a backlot, with sufficient intervening space for 
vehicle access,docking and movement.  

The East Area accommodates an extensive rage of facilities to 
accommodate major film and tv productions. 

04 DESIGN STRATEGY

The proposed new buildings comprise (see figs.4.5.1 and 2):

• 1 x 3,623m2 (39,000 sqft) Stage     ‘A’

• 5 x 2,787m2 (30,000 sqft) Stage      ‘B’

• 4 x 1,858m2 (20,000 sqft) Stage (adjoining)   ‘C’

• 2 x 929m2  (10,000 sqft) Flexible Stage or Workshop    ‘D’

• 19,713m2 of Workshops

• 17,725m2 of Production Suites/Offices

• 1354m2 of Ancillary (‘Other’) facilities 
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Figure 4.5.2 East Area configurationFigure 4.5.1 East Area new buildings by type
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4.6 Creating a flexible studio complex 

Layout Concept

In the West and East Areas, the siting and organisation 
of the facilities are based on the principle of optimising 
the utility, productivity and versatility of the Studios.

The layout has been developed to allow for productions 
being carried out in loose ‘geographical’ production 
groups, while having access to backlots, workshops and 
across the whole site area.

Under normal operational conditions, each individual  
film or TV production located at Pinewood Studios will 
have specific and differing requirements.  In addition, 
multiple productions will be underway on the site 
according to different time frames and durations. 

The PSDF design strategy configures the Studios site 
as single, versatile hub of screen industry facilities 
of sufficient capacity to cater for multiple concurrent 
productions.  To facilitate this, the PSDF locates a 
number of production bases distributed across the site, 
from where production teams will access the network 
of Stages, Workshops and other facilities that they 
require. 

The road and communications infrastructure support 
adaptability of the site in allowing multiple productions 
to take place with minimised conflict of movement or 
access.

Figure 4.6.1 Concept diagram

Stanley Kubrick
Production Base 2

Heatherden Hall
Production Base 1

Northeast
Production Base 4

Southeast
Production Base 3

The Mill

Key

Production Bases

Stages

Backlots
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Figure 4.6.2 An example of a  production base operating within the Studio : the Kubrick 
Building and surrounding stages and workshops

PRODUCTION 
OFFICESTAGE

STAGE
STAGE

       STAGE

WORKSHOPS

WORKSHOPS

BACKLOT

Stages
Workshops
Offices
Other
MSCP

Figure 4.6.3 The mix and network of facilities by type 
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4.7 Creating a flexible studio complex

Film makers’ requirements

Each major film production requires a range of facilities in 
combination.  The generic requirements for studio facilities for a 
typical large scale film production are:  

• A number of stages for the construction of sets within an 
acoustically attenuated indoor environment, that provides 
optimum control and versatility for the director in filming each 
scene.  

• An associated provision of workshops for the construction and 
fabrication of sets, costumes, props, scenery and special effects.  

• Production offices located within the production hub, close to the 
stages, to accommodate production teams during the period of 
the production at the studios.

• Access to a backlot, close to the stages, for the construction of 
external sets.

• Arrangement of the stages with adequate space around the 
perimeter to accommodate trailers parked perpendicular to the 
building.

• Arrangement of the workshops with adequate space to 
accommodate large vehicles. 

• Easy access between the workshops and stages and backlot.

• Easy access between the production offices and the stage.

       (see fig 4.7.2)

Conceptual Model

A hypothetical model layout for the range and quantum of facilities 
associated with a typical large scale  production is illustrated above.   
Typical approximate Gross External Areas for each of the main 
building types are:

• Stages and ancillary  up to 4 stages of 18,000 - 40,000 sqft  
    per unit. 

• Workshops  equivalent to the above.  

• Backlot    15,000 sqft.

• Production Offices  15,000 sqft.

The layout is based on a pattern with four stages surrounded by 
Workshops, adjacent to a backlot, with production offices integrated 
into the heart of the network of infrastructure.

The development principle is to achieve the essence of this general 
pattern for the expansion of the Studios, adjusted to suit the specific 
constraints of the site, in particular the existing facilities of the West 
Area.

       (see fig.4.7.1)

Figure 4.7.1 A conceptual combination of film 
facilities required for a large scale production   
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15.5m
(50ft)3.5m

9-16m

16-25m

‘swing’ space

‘swing’ space
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offices

streetscape

filming location
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Figure 4.7.2 Illustration of the key relationships and spatial considerations in  siting and sizing production facility buildings
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4.8 Creating a flexible studio complex (cont)

Information and Communication Technologies (ICT) will play a 
crucial role in attracting and supporting the objective of the PSDF 
to be one of the foremost creative industries hubs in the UK and 
worldwide. Fixed and wireless telecoms infrastructure, systems and 
services can help ensure Pinewood Studios continue to meet the 
requirements of and international production companies.

Production companies using the facilities at Pinewood Studios are 
increasingly demanding very high speed and quality data services 
for digital storage of footage, remote viewing, off-site backup and 
near real-time upload of material to creative industries facilities in 
London’s West End and across the world. 

Through the extension of Pinewood Studios’ current high-speed 
Sohonet private fibre network, current infrastructure at the existing 
West Area (i.e. telecoms ducts and chambers) can be upgraded, and 
these services extended to the East Area. 

By delivering this fundamental infrastructure, production companies 
will be able to access the excellent local post-production capabilities 
of Pinewood’s tenants while utilising the current global connections 
that companies already expect when working at Pinewood Studios. 

04 DESIGN STRATEGY

 Office telecoms services

The proposed development will include new office buildings to 
accommodate the managerial, creative and technical support 
functions of each production. A local private data network will 
therefore be extended to new telecoms equipment rooms and 
associated racks and equipment around the East Area. This will 
allow Pinewood staff, tenants and production employees to be based 
in either area and connected to the same corporate network & 
systems.

Tenants will need to be provided with a range of connectivity options 
giving them access to Telecoms service providers of their choice. 
Pinewood Studios will facilitate this kind of service by providing 
‘meet-me’ rooms at strategic locations and duct connectivity to the 
new facilities.
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Security and Operation

Given the sensitive nature of the activities at Pinewood Studios, a 
security perimeter fence and appropriate CCTV monitoring / intruder 
detection system will be installed as part of the PSDF. 

Furthermore it is likely that in the new facilities provided by the 
PSDF, many buildings will also require  Access Control, Intruder 
Detection, Fire Detection and Building Management Systems.  These 
will be necessary to control, protect and monitor the flow of people 
and organisations throughout the East and West Areas in a safe and 
secure manner.

Operation of these systems may require a dedicated data network 
which will be installed in telecoms ducts alongside Pinewood 
Studios’ current private data network.
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4.9 Streetscapes for filming

The PSDF integrates streetscapes that will provide a unique and 
versatile facility for the screen industries.   A group of 4 streets or 
squares are set within the wider network of facilities, designed to 
create generic streetscapes in the European and North American 
genre.  Their evocative appearance will enable them to serve as 
surrogate European and North American filming locations, with the 
advantage that they are located within the Studios site, immediately 
adjacent to the Stages, Workshops, Backlots and Production Offices.  
These will be combined with the use of Heatherden Hall and Gardens 
for location filming.

These streets and spaces will provide an alternative to filming 
on location, as well as creating character and identity within the 
expanded Studios premises.

The unique integration of replicated overseas film locations within 
the Studios site will provide the film industry with a powerful 
resource for creating productions of greater variety, at a higher 
level of productivity, economy and efficiency than if carried out with 
conventional business as usual methods.  

The permanent construction of the facades that frame the 
streetscapes avoid the need for the repeated construction and 
demolition of tempory sets, and the waste that this creates, as well 
as providing a more ‘realistic’ appearance of building frontages, 
responding the need for higher degrees detail and authenticity in 
High Definition film making.

Amenity and Wellbeing

Efficient flexible site Amenity and Wellbeing

Landscape Integration

Swing SpaceUse and Protection of Landfill Area

Screening from  view

Connectivity and Traffic Control Office and amenity zones

Streetscapes

Four Production Clusters

Minimised Landtake

Site Area

Maximised Usage   Ecolological protection and connection

Figure 4.9.1  Filming a street scene

Figure 4.9.2  Illustrative view showing integration of 
facades on buildings
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Figure 4.49



88

04 DESIGN STRATEGY

The streetscapes will be integrated into the spaces and buildings 
of the development, within a fully functioning screen industry 
environment. 

Three key aspects of the design are:

1. The selection of appropriate and useable models

Vernacular streets referring to European and North American 
locations are proposed, that provide a an appropriate model for the 
scale and proportions of the Studios’ buildings, and provide the type 
of setting of most use and adaptability for screen industry. 

The choice of European and North American models provides a 
vocabulary of streets and facades that will be possible to combine 
with the building fabric of the workshops, offices and stages of the 
Studios. 
 
2. Matching scale

Based on an analysis of archetypal vernacular streets from Europe 
and America, the defining physical characteristics and proportions 
have been matched onto correspondingly scaled parts of the PSDF.  
The taller and larger Stages have been matched to the patterns and 
scale of Tribeca, Venice or Paris. The lower workshop and office 
areas have been matched with correspondingly-scaled vernacular 
street scale of Amsterdam for example.  

The relationship between the facades and the buildings behind the 
facades has been developed in the following studies, showing how 
the frontages of the streetscapes can be integrated with the building 
envelope of stages, Workshops and offices, either as an additional 
‘skin’, or as a fully-functioning wall with fenestration.

3. Enhancing the filming environment and enhancing the working 
environment

The layout of the PSDF has been refined to enhance the performance 
of the streets for filming.  

Streetscapes will be positioned within the site on secondary access 
routes, to ensure primary access and movement is maintained 
at all times.  The siting of the streetscapes on secondary routes 
creates areas of interest within the site for production crews that are 
segregated from large vehicle movements.

The streetscapes will be integrated into areas of the Studios that 
provide the optimum distance for camera views. Where possible, 
perspectives down streets are terminated by closed or angled views. 
The detailed massing of the PSDF provides filming benefits of varied 
facade lines and heights.  Two ‘squares’ introduced in the PSDF also 
provide ideal contained environments for filming.  
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Figure 4.9.3 Concept diagram - Streetscapes for filming
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Amsterdam

A town square and series of interconnecting streets create a quarter 
of Amsterdam, a commonly-used location. 

The town square scale is created by the flank walls of two large 
Stages to the south, and the lower street proportions by the grid of 
Workshops to the north. 

Access to the studio facilities is provided at all times from the 
perimeter primary access road, enabling uninterrupted filming 
within the streetscape.

A range of camera angles is possible within the streetscape, to 
create a versatile range of settings.

04 DESIGN STRATEGY

Figure 4.9.4 Diagram showing access to surrounding buildings maintained 
while streetscape is in use

Figure 4.9.5 Plan showing a variety of camera angles possible within 
streetscape 
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Country House and Mill

The Office buildings on the southern part of the East Area creates a 
country house and water mill location within the landscaped fields 
and drainage water body (‘Mill Pond’) in this part of the site.

The buildings and landscape are configured as a working office 
environment, similar to Heatherden Hall on the West Area, that at 
the same time provides an opportunity for on location filming.

Camera angles from the south towards the Mill Pond and façade 
provide a range of views, using the backdrop of the Clump and 
hedgerows to emphasise the rural ambiance of the location.

Figure 4.9.6 Diagram showing access to surrounding buildings maintained 
while streetscape is in use

Figure 4.9.7 Plan showing a variety of camera angles possible within 
streetscape 
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New York Tribeca

A typical New York ‘block’ is created on either side of the secondary 
access road through the north eastern part of the East Area.  The 
grid of Workshops and stages in this part of the site provides a 
building scale and street proportion on which the Tribeca streetscape 
is created.  

Operational access to the stages and Workshops is maintained 
from the primary access routes adjacent to the Backlot or along the 
perimeter of the development.

Spaces at both ends of the street enable a variety of camera angles 
that terminate the view.
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Figure 4.9.8 Diagram showing access to surrounding buildings maintained 
while streetscape is in use

Figure 4.9.9 Plan showing a variety of camera angles possible within 
streetscape 
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Venetian square 

A Venetian square or ‘Campo’ is created at the heart of the cluster 
of stages adjacent to the Clump. The contained space and scale of 
the surrounding stages provides a dramatic urban enclosure, with 
brick and stone-clad facades around the space providing the feel and 
character of an Italian medieval market square.

Operational access to the  stages, workshops and offices is 
maintained from the perimeter access road, releasing the space at 
the centre for use as a streetscape.

The geometry of the space provides multiple opportunities for 
camera angles terminated by the facades of the surrounding 
buildings.

Figure 4.28 Diagram showing access to surrounding buildings maintained 
while streetscape is in use

Figure 4.29 Plan showing a variety of camera angles possible within streetscape 
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4.10 Integrating landscape features

Strategy

The landscape strategy for the scheme adopts three key principles 
to respond to the opportunities and constraints of the site and its 
context:

Retain
• Landscape features
• Ecological  features
• Landscape character as far as is possible

Screen 
• Development from near views
• Wildlife value
• Sustainability value
• Appearance of the Studios

Enhance and assist
• Movement through and around the site
• Security of the site
• Film making

Retaining Landscape character and features

The scheme responds to the identified need to retain the existing 
character of the area and retain key landscape components of the 
site. 

Existing features that will be retained include:
• The historic gardens of Heatherden Hall.
• The mature trees within the existing studios complex.

• The woodlands within the site, including: The Clump, the triangle 
of woodland at the northern tip of the existing studios complex, 
areas of species rich scrub that are developing in fields close to 
the Clump.

• The good quality mature hedges on site, including: lines of 
mature oaks that radiate from The Clump, the mature wide 
hedgerow that runs north east from Pinewood Road to Sevenhills 
Road, the trees and hedgerows that run around the perimeter of 
the East Area

• The eastern most southern field.

• The area of the southern fields closest to housing on Pinewood 
Green.

The internal movement network of the East Area has been designed 
to minimise breakages in hedge lines. 

Where roads or pedestrian routes have to break through a hedgerow 
careful consideration has been given to ensure only the poorest 
section of hedgerow is removed. 

Where a roads passes through a hedgerow the intention is to narrow 
the road at this point to further minimise disturbance to hedges. 

The landscape character of the areas around the edges of the site 
will be preserved.

Amenity and Wellbeing

Efficient flexible site Amenity and Wellbeing

Landscape Integration

Swing SpaceUse and Protection of Landfill Area

Screening from  view

Connectivity and Traffic Control Office and amenity zones

Streetscapes

Four Production Clusters

Minimised Landtake

Site Area

Maximised Usage   Ecolological protection and connection
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Figure 4.10.1 Concept Diagram - proposed open spaces
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The section of Pinewood Road north of the existing entrance into the 
Studios will retain its open character with hedges framing the road.

The boundary with Sevenhills Road will retain its well-treed 
character.

The boundary with Pinewood Green will retain a swathe of open 
grassland with views towards The Clump.

Tree species used throughout the site will be a combination of native 
species such as Oak that give so much character to the area and tall 
evergreen species such as Cedar and Redwoods that grow within the 
historic gardens of Pinewood.

The landscape style for the scheme will use materials and plant 
species traditionally found in English villages to create a naturalistic, 
rural feel in keeping with the location and setting of Iver Heath.

Sense of place

Sensitive landscape treatment will ensure the rural village character 
of the area is retained. Edge treatments will screen development 
from near views to retain the rural character. 

Oak trees and tall evergreens such as Western red cedar are 
dominant features of the local area. These species, together with 
Pine will form the motif tree pallet for the scheme to create a strong 
identity in keeping with the locality.

Film production 

Opportunities exist to use the landscape to assist with film making 
process. The hedging within the site will screen views of the 
backlot from casual visitors to the Studios and so help preserve the 
confidentiality of the filming process.  The variety of mature hedging 
adjacent to the new backlot, such as tall formal yew hedges, native 
species roadside/field boundary type hedging, garden style hedging, 
will offer production designers the opportunity to incorporate mature 
hedges within their street scenes and sets on the edges of the 
backlot.

The treatment of the landscape adjacent to the buildings on the 
southern fields will be designed to complement any theming on 
these buildings to extend the filming environment. For instance the 
water attenuation area could be designed as a mill pond adjacent to 
a mill building, garden areas could be created adjacent to a manor 
house. 

Sustainability

New wildlife habitats, the use of native plant species, enhancement 
of existing habitats and appropriate landscape management will all 
add to the ecological sustainability of the scheme. 

Landscape features such as green roofs, tree planting to shade 
buildings and parking areas, wet areas and an open surface water 
drainage system can all help reduce heat gain associated with 
climate change. 

Using spoil and demolition waste to create bunding reduces vehicle 
movements and fuel use.

Providing features for use by the local community such as new 
footpaths helps connect people and communities and encourages 
non-vehicle modes of transport.  

04 DESIGN STRATEGY
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 Figure 4.10.2 Looking South down Pinewood Road

 Figure 4.10.3 The densely vegetated Clump is a private woodland 
The proposals seek to maintain and enhance the woodland and 

provide controlled permissive access

 Figure 4.10.1 Landscape strategy plan
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4.11 Creating ecological connections

Ecology and biodiversity have a significant role in the PSDF.  

The proposals respond to the need to enhance the ecology of the site 
by integrating existing ecological features and delivering a series of 
new ecological and wildlife habitats and features.

The principle is to create a site that is permeable to biodiversity, both 
within the wider landscape and at the site level. 

The ecological design strategy is integrated with the landscaping 
strategy, to produce habitats of high potential for biodiversity (see fig 
4.11.1). 

Landscaping of new habitats and the enhancement of retained 
features, including woodland, hedgerows and grassland would 
largely be undertaken early in the development to ensure early 
establishment. 

A ‘habitat’ corridor will be created around the periphery of the site, 
to maintain connectivity and allow movement through the site from 
adjacent landscapes. This has been designed to be a functional 
corridor as opposed to just a ‘green space’.

The two water attenuation areas will be designed to have a 
naturalistic appearance and will be planted with native wetland 
and marginal plant species. They will have irregular edge lines to 
maximise edge habitat and form a number of ‘defendable’ areas 
for nesting birds. They will be designed to have areas of permanent 
standing water and swathes of reeds. Permanent areas of water will 
have varied underwater topography to create areas of different depth 
that will appeal to a range of fish, reptile and wading bird species.

Swales that feed into the water attenuation areas will skirt around 
the south west and north of the East Area. These swales will create 
strips of wetland vegetation.

A band of native deciduous woodland (with a proportion of evergreen 
Pine and Holly) will be planted along the north and north east edges 
of the site adjacent to Sevenhills Road.  Parts of this will coincide 
with the northern water attenuation area and will be planted as ‘wet 
woodland’ with willow, poplar and alder species. ‘Wet woodland’ 
is a particularly rare habitat and has high wildlife value. As well as 
creating new habitat, this band of woodland will create a wildlife 
corridor that extends The Clump and joins it to other areas of 
woodland to the north of the site.

New hedgerows will be planted throughout the development using 
a variety of native hedgerow species with wildflower verges at their 
bases.

The bunding along Pinewood Road and within the southern fields will 
be sown and managed as species rich grassland. The south facing 
aspect of these bunds and their proximity to hedgerows, swales and 
damp areas will make them especially valuable to reptiles. 

A landscape management plan will focus on maximising the wildlife 
value of the site through appropriate maintenance regimes that also 
consider the constraints of a working film studios.

The existing ‘open access’ through The Clump and the southern 
fields will be controlled to balance the public’s request for access 
through these areas with the ecological aim of keeping parts of these 
areas undisturbed for wildlife.

Amenity and Wellbeing

Efficient flexible site Amenity and Wellbeing

Landscape Integration

Swing SpaceUse and Protection of Landfill Area

Screening from  view

Connectivity and Traffic Control Office and amenity zones

Streetscapes

Four Production Clusters

Minimised Landtake

Site Area

Maximised Usage   Ecolological protection and connection
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Figure 4.11.1 Concept diagram - Ecological habitats and connections
NB illustrative only
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4.11  Screening and separation

The landscape strategy for the PSDF places great importance on the need 
to screen development, while retaining the existing character of the area, by 
using a variety of landscape treatments along the site perimeter. 

These landscape features will be used to screen the new development from 
near views along Pinewood Road, Sevenhills Road and from the adjacent 
area of Pinewood Green.

Pinewood Road changes in character between Iver Heath and Fulmer as it 
passes by Pinewood studios. At the south end, tall garden trees and mature 
hedges combine with areas of woodland to create a well treed, enclosed 
character through the village of Iver Heath. To the north of the Studios, 
Pinewood Road bends sharply left as it enters the village of Fulmer. At 
this point mature woodland surrounds the road creating a well-wooded, 
enclosed character. Between these two areas the road passes the north of 
the existing Pinewood Studios complex and runs between the West Area 
and the East Area of the application site. This stretch of road is enclosed by 
roadside hedges on each side and has a very open character in contrast to 
the two areas at either end. This open landscape character helps to visually 
separate the well treed/wooded areas of Iver Heath and Fulmer.

To maintain the open character along this section of Pinewood Road the 
existing hedges will be retained and a 5m high bund (1:5 slope) with a 2.5m 
hedgerow on top will be used on the north side of the road. This will work 
like the existing hedge and bund on the south of the road that effectively 
screens the 007 Stage from Pinewood Road views.  It will screen stages 
and lower buildings within the core of the East Area site while retaining the 
open character that helps to visually separate Iver Heath from Fulmer.  The 
ecological value of the bund will be maximised by managing it as species-
rich grassland and incorporating reptile habitats on the south west facing 
slope. This naturalistic, rural treatment will create an attractive setting for 
the Studios and be in keeping with the rural character of the area. 

When traveling from Fulmer towards Iver Heath the landscape character 
changes as the road rounds the bend and heads south. At this point there is 
a sudden change from enclosed wooded character to open character with 
a sudden view of open skyline over the north west part of the Eastern Area 

of the site. In order to retain this change in character as much as possible 
careful consideration of site layout has placed Stages away from this corner 
of the site. A 5.5 m high bund (1:9 slope) with a 2.5m hedgerow on top will 
screen buildings within the site while retaining an open skyline view in this 
key location. 

Existing blocks of trees along the northern section of Pinewood Road will 
be retained and enhanced with evergreen species, to provide additional 
screening along this boundary, maintaining existing landscape features and 
existing landscape character.

The existing mature hedgerow and trees that run along the boundary 
with Sevenhills Road create a well treed character to this area. Screening 
along this northern edge of the site will enhance this character by using 
new hedgerow and woodland planting to create a vegetative screen. 
This new belt of native woodland planting with a proportion of pine and 
other evergreen species will be established along the north and north-
west boundary to screen the development from properties and traffic on 
Sevenhills Road. This length of new woodland will act as a valuable wildlife 
corridor connecting The Clump to other areas of woodland to the north of 
the site.

The fields to the north of the properties on Pinewood Green are un-
managed grassland with developing areas of scrub and clumps of trees 
between the southernmost boundary and the line of mature oak trees that 
radiate from the Clump. Careful site layout has placed the potential tallest 
buildings on the far side of this existing line of oak trees so this existing 
vegetation helps to screen these building. Development in the southern 
fields is restricted to the northern edge closest to the line of oak trees with 
a 50m minimum width retained between development and the southern 
boundary. 

It is intended that these buildings are attractive with a high quality 
treatment in keeping with a rural, pastoral location. These buildings will 
screen the larger buildings within the core of the site. 

The area between the development and the southern edge will be retained 
as grassland and have additional clumps of trees and scrub planted,  and 
new earth mounds created, to add further layers of screening between 
Pinewood Green and the development while maintaining the existing 
character of this boundary.

Figure 4.36 Study sketch showing principle of layered screening
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Figure 4.37 The proposals employ landscape to provide separation buffers, 
earthworks and planting features that screen the development

Figure 4.35 Design studies of integrating screening elements with 
car parking and site circulation

Figure 4.34 Properties along the north edge of Pinewood Green already enjoy significant screening to 
the site from existing trees and hedgerows

Figure 4.36 Study sketch showing principle of layered screening



102

The quantum of buildings, their configuration and the extent of studio 
occupied landscape within the southern fields were subject to careful 
consideration and consultation.

At an early stage in the design process the area presented itself 
as an opportunity to create separation from private residences in 
Pinewood Green as well as provide on-site ecological mitigation.

In order to minimise building height and noise from studio activities 
it was thought best not to place workshops or stages in this part of 
the development - instead situating low rise office buildings in the 
space, with surface car parking screened by earthworks, vegetations, 
and the buildings themselves.

Throughout the design iterations, the quantum of office space 
reduced to point where it was judged that the scale and dispostion 
of the buildings would compliment a rural landscape setting, while 
contributing to the screening effect to buildings within the site.

A range of aesthetics and layouts were proposed to public 
consultation groups - the styles of ‘sustainable contemporary’ and 
‘manor house being the most popular.

A range of possible building types are illustrated in the options to the 
left, with the ‘rectory mill’ variant further illustrated below.

The ‘Rectory’ concept was adopted and evolved in the application 
through a ‘Country House and Mill’ arrangement, that better reflects 
the anticipated building typology.

Detailed studies : The southern fields

Courtyard

Mansion

Barns
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        Rectory

Figure 4.38 Design sketches of possible building types in southern fields
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Courtyard

Mansion

Barns

        Rectory

Figure 4.39 View looking east across southern fields of Country House and Mill arrangement

Figure 4.38 Design sketches of possible building types in southern fields

Figure 4.40 View looking West of Illustrative design for Country House and Mill arrangement
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4.12 Massing strategy

The massing strategy for the proposals is based on the need to 
minimise the visual and ecological harm of the development. 

Building height and position 

In general, the strategy sites the large and taller buildings of the 
development within the heart of the East and West Areas, where 
their mass and visibility from the perimeter can be effectively 
mitigated through a combination of screening landscape and bunds. 
This arrangement sites the Stages at the centre of the East and West 
Areas, where they are most-easily accessed.

Lower buildings are positioned towards the edge of the site which 
adds an additional layer of screening to the development from the 
perimeter.

The proposals comprise different building types, with differing 
massing implications associated with each.  The principal building 
types are:

• Stages
• Workshops
• Offices

In addition there are building plots which are anticipated to be 
required to have an intermediate building type that could be a large 
workshop or small stage which have been named ‘Flexible Spaces’.
In addition, there are some buildings classed as ‘Other’:

• Energy Centre
• Entrance gateways and security accommodation

Lastly, a multi storey car park (MSCP) is proposed to reduce the 
land area taken for parking.

The dispositions of these separate types of buildings are illustrated 
on the right. (fig. 4.41)

The Principles and Parameters Document (16) defines the uses and 
physical profiles of each of these building types within parameter 
plans P-P-006 and P-P-007.

Larger buildings are set further away from visually sensitive site edges, with lower buildings 
towards the periphery of development cells
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Figure 4.41 Concept diagram - proposed building heights
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Stages Workshops Flexible Spaces

The proposed additional stages comprise 
two buildings on the West Area and eight 
(of which two are sub-divisible into a total 
of four stages) on the East Area. As the 
largest components of the PSDF, the Stages 
have been carefully sited in relation to the 
surrounding site conditions and features.  The 
siting of the stages on the West Area locates 
them on the primary circulation route around 
the Studios, at the north-east and south-
east corners, with increased access space 
around their footprints. On the East Area the 
stages form two groups close to the centre 
of the site, to minimise their impact on the 
surrounding area. These are aligned to reflect 
the geometry of the site and its retained 
landscape features, and along these primary 
access routes within the site.

The Workshops comprise a large component 
of overall expansion of the Studios, and are 
distributed around the stages to support 
the creation of a flexible network and mix 
of facilities. They are in general aligned to 
the main geometry of the adjacent  stages , 
and occupy the areas of development closer 
to the site boundary.  On the East Area this 
arrangement creates a graduated massing, 
that increases in scale from the perimeter to 
the centre of the site, distancing the higher 
and larger buildings from the surrounding 
properties and roads.

The two intermediate plots are located in 
between Stages and Workshop plots on the 
East Area, where they are able to perform 
either role in conjunction with the adjacent 
plots. These are accounted for in the 
parameter tables as workshops.

Massing and building type
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Offices Other and MSCP

Offices are distributed around the Studios 
to create the versatile network of facilities 
that is a key development principle of 
the PSDF. Offices, focussed on providing 
accommodation for  resident companies  at 
the Studios, are located towards the parts of 
the site adjacent to Pinewood Green, where 
they create a lower and more appropriately 
scaled frontage to the Studios.  Production 
offices are sited close to the main Stages 
on the site, occupying plots that are also 
adjacent to landscaped or open areas to 
enhance the working environment.

The ancillary buildings for the Studios are 
functionally-located, sited close to the 
primary road or access routes within and 
between the East and West Areas. Entrance 
gateways and security buildings are sited 
facing each other across the new entrance 
junction on Pinewood Road. The MSCP is 
located immediately adjacent to this junction, 
and sits at the centre of the site for optimum 
walking distances to either the East or West 
Areas.  The Energy Centre is sited between 
the main stages groups on the East Area, 
so that is does not interrupt the mix and 
adjacencies of production facilities, and in a 
central position  to distribute power around 
the East Area.
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Refining massing in the East Area

During design development, the impact of massing on the 
surrounding area was tested, and the proposals modified to optimise 
the potential combination of screening measures, and siting 
buildings in locations where their impact would be minimised.

As shown here visual studies were undertaken to test the three 
dimensional implications of the layout from eye level viewpoints. This 
influenced the decisions taken for site massing and configuration.  

The view of the proposals (right) shows the conclusion reached on 
massing and layout in the north part of the East Area.  The proposals 
site the large stages away from the northern boundary, sufficiently 
deep into the site to be screened from view at the junction of 
Sevenhills Road and Pinewood Road.

The design studies opposite show the how the proposals for this part 
of the PSDF were tested, and how the massing was adjusted from its 
earlier, more visible configuration, to the less visible arrangement of 
the PSDF proposals.
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Figure 4.42 View showing building heights lower at edges and greater in centre of East Area



109

Figure 4.42 View showing building heights lower at edges and greater in centre of East Area

Figure 4.43 Refining Massing by testing views

variant A -difficult to screen from the north

variant B -  presented a ‘wall like’ effect to Sevenhills Road;
this led to decision to reduce the quantum by one stage

variant A  - view from the north

variant B  - view from the north
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The proposals for earthworks and levels on the site are an important 
part of the massing strategy, as the site levels determine the 
ultimate overall height of the new building.

Buildings on the West Area will be located at existing grades, either 
replacing existing structures or existing hard standing and roads. 
The material removed for the construction will be limited to that 
essential to achieve the foundations, below grade rainwater storage 
tanks and areas of new roadway. The construction protocols will 
emphasise the re-use of material wherever possible. Many of the 
buildings will contain recyclable materials that will help to reduce 
the net movement of materials from the area. 

The new building platforms on the East Area will be set to achieve 
appropriate grades between buildings and movement corridors and 
to minimise the impact of the roof lines, especially for the tall sound 
studios. Initial estimates of the excavation required to achieve the 
platforms and foundations have been made based on these building 
platform levels. Allowances for the deeper road construction depths 
needed under the main roads and for the ponds and major below 
grade features have also been included in estimating the overall 
earthworks volumes. In general the establishment of the main 
building platforms achieves a reasonable balance between cut and 
fill.

The excavations below these levels for foundations, services 
corridors, roadways, basements and buried structures will generate 
excess material. Landscape bunds and features are proposed across 
the site which will absorb much of the excess material. 

Massing and site levels

04 DESIGN STRATEGY
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Figure 4.44 Concept diagram - proposed site levels

+70.0-71.0m AOD
+69.5-70.5m AOD
+69.0-70.0m AOD 
+68.0-69.0m AOD
+67.0-68.0m AOD
Existing levels 
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4.13 Access and circulation strategy

The proposals for the Site aim to improve accessibility to all means 
of transport.  It is proposed to form a new access to both the East 
and West Areas from Pinewood Road to the north of the existing 
main site entrance.  

The new access will be the main access for employees and visitors; 
however the existing access will remain in use and provide flexibility 
for management of movements, particularly at peak times. 

The proposals have been planned with pedestrians in mind and 
specific provision is made on the East Area.  The footways and 
crossing points will be provided to create a safe and convenient 
environment for pedestrians within the Site and within close 
proximity of the site. In addition, off site walking and cycling 
proposals are included to provide links between the Site and 
surrounding local areas. An additional access for emergency use is 
proposed off Sevenhills Road into the East Area adjacent to Saul’s 
Farm.

Within the West Area a simplified, logical road network will assist 
navigability and movement through the existing studio complex.  
The design seeks to support flexible use of the site for filming 
while providing safe and adequate access for pedestrian, cycle and 
vehicular traffic.

Access for persons with disability has been considered in the design. 
Access to the site and to the proposed buildings provides for parking 
close to all buildings, and the elimination of changes in level between 
parking spaces and entrances.  All buildings within the proposed 
development will comply with the DDA requirements, BS 8300 2001 
and with Part M of the Building Regulations.

Primary Roads

A network of primary roads serve to provide robust, safe movement 
for vehicles and bicycles around the whole studio site.

Using a ‘ring road’ approach the routes provide a small amount of 
redundancy should any stretch of road be temporarily blocked due to 
production activity.

Secondary Roads

Secondary roads instersect with development cells providing internal 
access to the various building typologies. From time to time these 
roads may be used for streetscape filming.
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Figure 4.45 Concept diagram - proposed transport access routes
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Landscaping

In the East Area a simple framework of hedges will help define key 
movement routes. These hedges will be a combination of formal 
Yew hedging reminiscent of traditional English country houses and 
estates and hedges of native species reminiscent of English fields 
and country lanes. With wild flower verges and ditches at their base, 
this network of hedges will also enhance the wildlife value of the 
site.

The formal Yew hedges and tall conifer trees will mark the entrance 
and other key areas of the site, whilst more naturalistic species will 
be used throughout the rest of the site. 

Pedestrian Routes

The principle adopted is to create pedestrian circulation routes that 
are placed away from boundaries of ecological areas, and providing 
alternative access separated from major vehicle movement routes.
The pedestrian routes are also located to provide efficient 
connections and circulation around the Studios, and ease of 
orientation.

Off site Access

Off site highway improvements are planned at Five Points 
Roundabout as it is a critical node in the local road network 
and currently suffers from peak hour congestion issues. The 
improvement significantly improves the operation of the junction and 
provides signalised pedestrian crossing facilities on every arm of the 
roundabout to allow pedestrians to cross safely. Additional off site 
improvements are planned along Pinewood Green to minimise the 
potential issue of rat-running through that residential area.
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Figure 4.46 Concept diagram - operational and staff pedestrian 
network within the Studios, and between the East and West 
Areas.



116

Movement around the site and public amenity 

The scheme responds positively to the identified deficiency in 
pedestrian routes around the site, a lack of a safe pedestrian route 
along Sevenhills Road and the adjacent Public Rights of Way and well 
used recreation area of Iver Heath Fields.

A new controlled permissive footpath route will be established along 
the north and north east of the East area adjacent to Sevenhills 
Road. This will provide a safe pedestrian route parallel to the road 
but within Pinewood Studios’ land ownership. The route will run from 
the end of PROW IVE/2/1by Sevenhills Road / the Clump on the east 
of the site, along the site perimeter to Saul’s Farm. Beyond Saul’s 
Farm it will run west towards Fulmer to join Pinewood Road close to 
PROW WEX/21/1 and to PROW WEX/23/1 within Black Park Country 
Park. The route will be within an attractive greenway framed by 
the existing hedge and vegetation along Sevenhills Road and a new 
hedge with newly planted woodland behind on the studios side.

The existing network of informal footpath routes through the 
southern fields and The Clump will be rationalised and formalised 
as controlled permissive footpaths. These will link to PROW IVE/3/1 
connecting Pinewood Road to the Iver Heath fields and PROW IVE/2/1 
running north along the field boundaries within Iver Heath fields past 
the Clump towards Sevenhills Road and beyond.

Together, these new routes with the existing PROW will create an 
enhanced network that includes a loop around the entire site from 
Pinewood Road, along the south edge of the southern fields to join 
to Iver Heath Fields and The Clump connecting via the PROW around 
the Clump to Sevenhills Road, around the north of the site in the 

new greenway back to Pinewood Road where it joins the existing 
footpaths through Black Park, south to the existing permissive route, 
where it joins the Black Park link path, that is retained as at present 
skirting the southern boundary of the West Area to Pinewood Road. 

04 DESIGN STRATEGY

Cycle access

A new footway/cycleway will be provided on the west side of 
Pinewood Road between the Pinewood Studios site and Five Points 
roundabout (fig.4.47).

In combination with the enhanced pedestrian routes around the site 
and surrounding area, the improved cycle access  provides good 
access to the Studios for thos walking or cycling to work. 
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Figure 4.47 Indicative drawing of proposed controlled permissive access connecting to nearby public rights of way

Public Rights of Way
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new
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Security of the site 

There is a necessity to both secure the working areas of the site and 
to screen these areas from members of the public to preserve the 
confidentiality of the film and media process. 

Opportunities exist to pull the secure fence line in from the site 
perimeter and hide security barriers within the landscape treatment. 
Incorporating dark coloured weld mesh security fencing to the rear 
of new hedges and within areas of woodland planting, means that the 
vegetation will camouflage the fencing to create an unobtrusive yet 
secure boundary. 

Within the southern fields the water attenuation pond can act as a 
moat to form part of the secure boundary without the need for any 
fencing. Around the buildings in the southern fields opportunity 
exists to use features associated with pastoral rural buildings such 
as a ‘ha-ha’ to create a secure boundary that is sensitive to the 
location.

This combination of alignment and treatment will ensure that the 
working studios are securely ‘fenced’ without compromising the 
character of the surrounding area (see diagram opposite).

04 DESIGN STRATEGY
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Figure 4.48 Indicative drawing of secure zone boundary 
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EAST AREA

Site entrance 

The main entrance of the current site is augmented by a new 
main access arrangement to cater for increased traffic and 
provide connectivity between the two sites, whilst minimising 
congestion to through traffic on Pinewood Road.

Components:

1. The existing junction onto Pinewood Road. 

2.  Existing main gatehouse: utilised for managing frequent 
visitors to site.

3.  Multistorey car park (MSCP) incorporating an additional 
pass kiosk at short stay car park location.

4.  East and West short stay car parks to allow for collection 
of passes by visitors, taxi pickup and turning around 
of large vehicles away from public highway and other 
routes.

5.  A new piece of public realm incorporating footways and 
planting to soften visual appearance.

6. Additional barriers as required.

04 DESIGN STRATEGY

Figure 4.46 Diagrams of proposed main access 
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EAST AREA

Figure 4.50 Development options for new site access 
from left to right:

options for siting the main entrances off Pinewood Road,
the potential creation of a public space between the two entrances:

alternative road and junction designs
integrating the multistorey car park, entrance gateways and landscape

The design studies investigated alternative 
configurations of access to and between the 
East and West Areas, considering logistics, 
security, the impact on the public road 
network, security, landscaping and ease of 
orientation.
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Figure 4.51 Sketch of new main entrance - View from South Figure 4.52 Sketch of new main entrance - View from North
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Figure 4.53 View looking North of Illustrative design for new entrance 
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Sustainable Transport Strategy

A Sustainable Transport Strategy (STS) also forms an integral part of 
the proposals and this will encourage a modal shift from the private 
car use to sustainable modes of transport. The strategy involves a 
comprehensive pedestrian and cycling strategy, enhanced shuttle bus 
services and a Framework Travel Plan.

The enhanced shuttle bus provides attractive, high frequency public 
transport services that will encourage a shift away from single 
occupancy car use towards more sustainable travel. 

The Framework Travel Plan includes a management strategy and 
further measures to encourage sustainable transport such as a car 
sharing scheme and car and bike pools. 

Full details of the STS are provided in the Transport Assessment.

04 DESIGN STRATEGY
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Figure 4.54 - Sketch of new main access looking from West to East
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Car parking provision for new or extended developments is normally 
dependent on the Council adopted maximum parking standards and/
or demand.  

Due to the non conventional uses proposed at Pinewood there is not 
a Council standard that is strictly applicable throughout the PSDF 
and therefore it is considered more appropriate to derive the car 
parking provision based on predicted demand. 

The future demand has been estimated by establishing existing 
demand arising from the current studio facilities. Because, in 
essence, PSDF proposes more of this range and mix of uses, the 
existing facilities provide the most appropriate and accurate proxy 
to determine the level of provision likely to be required by the 
application proposals.  

The adopted methodology is as follows:

• A comprehensive set of surveys were undertaken in September 
2012.  These recorded the overnight parking and the arrivals and 
departures throughout the day.

• The arrival and departure profile was applied to the observed 
overnight parking to determine the existing parking profile 
through the day.  Beat surveys were also undertaken throughout 
the day as a sense check.

• There are a number of vehicles “parked” on site which are used 
as props etc. or are permanently present on site and one would 
not conventionally count these as parked cars.  The parking beat 

4. 14 Car parking strategy

04 DESIGN STRATEGY

survey distinguished these and they were excluded from the 
car parking accumulation calculation.  Excluding these ‘prop’ 
vehicles, the surveys showed some 182 cars parked overnight.  

• The existing parking demand derived in this way was expanded 
by a factor of 1.88 to reflect the increase in floorspace proposed 
in the PSDF.  The derivation of the factor used is described in 
Chapter 6 of this TA.

• To allow a factor of safety, a 10% uplift was added to the 
estimated car parking demand.  

• An allowance has been made for a proportional increase in 
vehicles parked overnight.  

The estimated total demand for the existing and proposed uses, 
based on the traffic generation estimates and the above methodology 
is 2930 spaces.  Therefore, a total of 3000 spaces will be provided 
across the East and West Areas.  This compares with the existing 
provision of circa 1979 spaces.  The increase in parking will therefore 
be 1021 spaces.

Cycle Parking

Cycle parking facilities will be conveniently located close to 
production clusters.  The cycle parking facilities will be available to 
staff and visitors.  It is proposed to provide cycle parking for up to 5% 
of staff and this leads to provision of parking for up to circa 80 cycles 
(40 stands).  The provision of cycle parking will be kept under review 
as the development progresses.
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Figure 4.55 - Areas for car parking
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The design of the primary and secondary road system, the new 
entrance design and the building spacings which have informed 
strategic massing - all described elsewhere - support an efficient 
and appropriate means of providing on site logistics.

Waste Management Servicing 

PSL will continue to operate its existing waste management 
servicing regime for the proposed development.  

Waste generated by PSL staff (primarily commercial, office-type, 
wastes from management, administration, security and staff 
communal areas) is collected using 1,100 litre wheeled bins and 
transferred to a dedicated waste management compound within 
the existing Pinewood Studios complex.  The compound is managed 
by PSL’s main waste management service provider and contains a 
residual waste compactor and two balers for reducing the volume of 
recyclable materials.  Space is also provided for the storage of 1,100 
litre wheeled storage containers used to collect residual waste and 
paper from around the site. 

PSL also has an arrangement with a local skip provider to provide 
suitably sized containers upon request to its own staff or to studio 
tenants and production companies.  Due to the size of the Pinewood 
Studios complex and the nature of some of the wastes generated 

(including bulky, construction-type wastes such as timber, steel, 
paint and plaster), containers are delivered to, and collected directly 
from, the point of need.    

Studio lot tenants and visiting production companies have the 
option to use these services or otherwise procure their own waste 
management services independently of those offered by PSL.  PSL 
envisages that there will be a greater uptake of these services over 
time although waste management servicing arrangements for larger 
productions are often priced and agreed prior to the commencement 
of operations on-site. 

Dedicated waste storage and management areas are provided 
within the PSDF masterplan and sized based upon the existing 
waste management compound in the West Area.  It is envisaged 
that these areas will be utilised for waste collected and managed by 
PSL’s main waste management contractor.  Detailed waste servicing 
arrangements, including storage and access arrangements, will be 
agreed for each phase of development during the detailed design 
process.   

4.15 Logistics and waste strategy
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Figure 4.56 - Diagram showing logistics network

Access route for large vehicles

Temporary Productions waste 
storage within backlot areas

Recycling centre

Access Management
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Figure 5.1  
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05 DEVELOPMENT FRAMEWORK

5.1 The Development Framework : masterplan

The diagram on the opposite page shows the main elements of the 
scheme including:

• The extent of development on the East and West Areas.

• The relationship between Production Bases, Stages, Workshops 
and backlots.

• Streetscapes formed by building facades within production zones.

• Ecological connections. 

• Screening of the development.

• Connection to public highway and efficient internal site 
circulation.

Open landscape

Hedgerows and trees

Stages

Production Bases

Office zones

Backlots and surface parking

Main access

Nearby residential areas

Public Highway

Workshops, Offices, Ancillary

Production zones

Soft landscape screening
Earthform screening

Streetscapes

Hut

Water Tower
(over)

(over)
Water Tower

hut
Services

2.252.25

P
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Figure 5.2 The Development Framework Plan
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5.2 The Development Framework: massing and 
landscape

The Illustrative Masterplan depicts the relationship and balance 
between the retained and new buildings of the development, and  
the hard and soft landscaping of the open spaces.  The retention 
of existing mature hedgerows and trees is evident, as well as the 
principle of maximising usage of space on the West Area while 
minimising the land-take in the East Area.

Controlled permissive access paths at the edges of the site and 
through the southern fields and Clump are illustrated along with 
the idea of natural water bodies which assist in the attenuation of 
surface water drainage.

Ecological and visual impact mitigation features can be seen in the 
form of earthforms and new areas of vegetation.
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Figure 5.3 The Illustrative Plan
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5.3 The Development Framework: function and 
operation

The diagram gives a simplified overview of the mix of building 
typologies within PSDF.  

The benefit of mixing typologies has been earlier described as 
supporting the ‘cluster’ model for film productions.  

The ratio of different types of building use is based on recent 
evidence relating to the areas required by contemporary film 
productions and also allows for the phased implementation of the 
framework to deliver the right proportion of stages, workshops and 
offices at each stage of the development programme.

05 DESIGN FRAMEWORK
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Stages

Workshops

Stage/workshop

Office

Other

MSCP

Figure 5.4 The buildings by function
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5.4 The Development Framework: distribution of space 

05 DESIGN FRAMEWORK
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Figure 5.6 Development Cells Figure 5.7 New buildings by type
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Stage/Workshop
Offices
Other
MSCP
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Figure 6.1 View from Pinewood Road looking north 

.
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06 IMPLEMENTATION

Figure 6.2 The majority of earthworks and terrain re-modelling will occur in the early 
stages

General
In order to meet demand and safeguard the future of the studios, 
Pinewood must expand while maintaining a critical mass of operating 
studio facilities, and with environmental impact control measures in 
place.

The main principles of the expansion will be:
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Figure 6.3 The new scheme integrates new ecological features at an early stage 

1
Earthworks for the creation of new habitats and 
screening are created early to allow surface 
vegetation to establish itself and minimise 
ecological harm and visual impact.  This is also a key 
component of the surface water drainage strategy.
To ensure that screening, surface water attenuation 
and new habitats are established early.

2
Creation of a site entrance to the East Area and 
a connecting new entrance to the West Area to 
allow for construction traffic to both sides of 
Pinewood Road.  The design and construction of 
this new infrastructure is critical not only to enable 
construction activity but also to limit disruption to 
the public highway, and offset ecological harm.

3
The creation of a new production facilities on the 
East Area before new facilities are begun on the 
West Area.  This is to minimise disruption to existing 
facilities and maintain a supply of space to meet 
demand during development.

4
The decanting of existing facilities due for demolition 
or enhancement into new or temporary space as 
appropriate to meet production and tenant demands.
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06 IMPLEMENTATION

The framweork is expected to be implemented in phases of 
approximately five years.

Each phase looks to deliver a combination of elements typically 
comprising stages, workshops and offices as well as landscaping 
and parking elements.

The following pages illustrate a possible sequence of 
implemetation.  Actual development sequence may vary slightly 
dependant on the demand for offices - but the broad sequence of 
production cluster creation will follow this strategy.

6.1 Indicative Programme
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6.2 Indicative Phasing diagrams

2020

Phase 1 Complete

2025

Phase 2 Complete

2030

Phase 3 Complete

2015

Commence
development

Figure 6.4  Indicative timeline for phases 1, 2 and 3  
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Phase 1 

In Phase 1, the framework focuses on establishing new site levels 
and earthforms, providing main entrance infrastructure and the 
creation of enough space, broadly speaking, to accommodate a film 
production in its entirety on the West Area. 

New bunds, and ponds allow for planting of those features to take 
place early in the development programme so that new ecological 
habitats are in place as well as allowing time for vegetation to grow 
to provide effective screening.

The creation of functional production facilties in the East Area 
in Phase 1 allows for optimisation of the West Area to happen in 
Phases 2 and 3.  

It is likely that new office facilities and a multi-storey car park 
will be constructed in the West Area allowing for outdated office 
facilities to be vacated and car parking land-take to be minimised 
for the remainder of the construction timeframe.

The new backlot in the East Area could be usefully employed within 
Phase 1, with upgrades and protection to landfill monitoring and 
drainage systems addressed at that point.

06 IMPLEMENTATION

Figure 6.5 Phase 1 

Retained buildings and landscaping
Phase 1 buildings and landscaping
Phase 1 associated earthworks and landscaping

Phase 1 and 2 construction compound
(last plot to be developed)



147

Retained buildings and landscaping
Phase 1 buildings and landscaping
Phase 1 associated earthworks and landscaping

Phase 1 and 2 construction compound
(last plot to be developed)

Phase 2 

In Phase 2, substantial work occurs to complete the buildings on the 
East Area, and rationalise backlot areas typically used for temporary 
Workshops at the southern end of the East Area.

The bunding in the ‘southern fields’ will be achieved as early as 
possible - potentially in Phase 1, but it is labelled here in Phase 2 to 
allow it to be augmented with any spoil relating to Phase 2 works.

The completion of Phase 2 works provides substantial freedom for 
the Phase 3 works to the West Area to be implemented safely and 
efficiently.

By the end of Phase 2 the ecological and controlled permissive 
access areas are well established and  used by wildlife and members 
of the public and screening is also effective by this point.

Figure 6.6 Phase 2 

Retained buildings and landscaping
Phase 1 buildings and landscaping
Phase 1 associated earthworks and landscaping
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Phase 3

In Phase 3 the previously demolished plots on the West Area are 
re-occupied by new accommodation providing two new soundstages, 
workshop facilities and a small amount of office space.

As with other phases, the ratio of stage, workshop and office floor 
areas are commensurate with current proportions of space.

Of particular benefit to the phasing strategy is the idea of leaving 
some plots within the West Area towards the end of the programme to 
provide site offices and construction compounds as required.

06 IMPLEMENTATION

Figure 6.7 Phase 3 

Retained buildings and landscaping
Phase 1 buildings and landscaping
Phase 1 associated earthworks and landscaping

Phase 1 and 2 construction compound
(last plot to be developed)
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Retained buildings and landscaping
Phase 1 buildings and landscaping
Phase 1 associated earthworks and landscaping

Phase 1 and 2 construction compound
(last plot to be developed)
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07 SUSTAINABILITY

7.0  Introduction

A sustainability framework has been developed around the following 
themes. These themes address the aspiration for the Pinewood 
Studios Development Framework to achieve a socially, economically 
and environmentally sustainable development. 

• Climate and Energy
• Resources
• Place Shaping
• Transport & Movement
• Community
• Ecology & Biodiversity
• Business & Economy
• Buildings

The sustainability framework links the vision for the project and 
sustainability objectives with key issues influencing the project. It 
integrates the technical aspects of the proposals into a framework 
that demonstrates how the development will achieve high levels of 
sustainability. 

The framework presents:

• Objectives
• Key issues
• The proposed strategy to achieve these



153

Climate & Energy

Resources

Place Shaping

Transport & Movement

Community

Ecology & Biodiversity

Business & Economy

Buildings

SUSTAINABILITY FRAMEWORK THEMES



154

7.1 CLIMATE AND ENERGY

Objectives:

•	 Provide a reliable, efficient and sustainable source of energy and 
minimise overall carbon emission.

•	 Respond to climate change with appropriate measures including 
flood risk.

The Pinewood Studios Development Framework (PSDF) will be 
developed and managed as a low carbon offices and studio facility 
with a combination of energy efficient buildings and a low carbon 
energy strategy. The design will use the energy hierarchy, where the 
first step is to reduce consumption through energy efficient design, 
followed by use of low carbon technology - gas fired CHP- to meet 
the 10% carbon reduction target anticipated from SBDC. 

07 SUSTAINABILITY
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KEY ISSUES PROPOSED STRATEGY

CARBON AND ENERGY
Climate change and global warming 
as one of the biggest environmental 
challenges.

Roofing and hard-scape materials 
will be chosen to help reduce the 
heat island effect.
Central energy plant will be 
considered to reduce requirement 
for individual plant to each 
building. 

Carbon emissions related to buildings 
in operation are a significant 
contributor to climate change.

Low carbon and renewable 
technologies will be implemented 
where appropriate for the 
development.

Reduction of carbon emissions has 
been identified by national and local 
policy agendas.

The energy hierarchy will be used 
to reduce where possible energy 
demand, provide efficient supply, 
provide low carbon energy. New 
technologies for the film industry 
will be utilised to provide a leading 
facility.

UK Film industry is exploring 
mechanisms to reduce its carbon 
footprint.

Energy targets for new and re-
developed buildings on the site 
to be provided, whilst PSDF 
will consider how to reduce CO2 

emissions for a typical production.

Reliability in energy provision is key 
for the film industry.

District heating network will be 
utilised from central CHP and 
boiler plant buildings to provide 
low carbon energy supply.

Voluntary environmental standards 
such as BREEAM and LEED include 
mandatory reductions in carbon 
emissions.

Commit to voluntary standards for 
green and sustainable building 
design: BREEAM ‘very good’ rating 
at a minimum.

KEY ISSUES PROPOSED STRATEGY

FLOOD RISK

PSDF is located in Flood Risk 
Zone 1 according to the available 
Environment Agency Flood mapping 
and SBDC’s Strategic Flood Risk 
Assessment for the area. The risk of 
flooding from river or tidal sources 
is less than 0.1% chance in any 
one year (i.e. return period of > 1 in 
1000 years). 

The project area is not at any 
particular risk of groundwater 
flooding or flooding from failure of 
local water mains because of the 
natural topography and soils. 

The new development must not 
increase the risk of flooding 
downstream.

The West Area, where the existing 
studios are located, will be re-
developed by selective replacement 
of existing buildings and some 
new development along the east 
boundary. Rainwater harvesting 
where possible from new roofs and 
the use of local buried attenuation 
tanks will reduce the loading on the 
existing drainage collection system 
and offsite receiving watercourse. 

The East Area is currently grazing 
land with hedgerows and woodland 
and it is drained through local 
ditches to offsite ditches and water 
courses. A sustainable drainage 
systems (SuDs) will be constructed 
that will capture and control all 
runoff. Rainwater harvesting will 
be used where possible. Local and 
centralised attenuation will be 
provided including large attenuation 
basins. The rate of discharge into 
the offsite receiving water course 
will be controlled to no greater than 
the estimated existing Greenfield 
runoff rates.
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7.2 RESOURCES-WATER

Objectives:

•	 Maximise water conservation and protect available water resources.

The PSDF will be developed and managed to maximise the potential 
of being water self-sufficient, and will consider opportunities to 
reduce water consumption and re-use/recycle water as much as 
possible.

07 SUSTAINABILITY
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KEY ISSUES PROPOSED STRATEGY

WATER SUPPLY
The development is in a water 
stressed area under the Environment 
Agency’s published document 
‘Water Resources in England and 
Wales’ and it is important to limit 
any increase in water demand from 
the overall development. 

A range of measures for increased 
water efficiency will be taken. 
Options will be explored to achieve 
a significant reduction in water 
consumption including.

•   Use of low-flow and efficient 
water fittings for new buildings. 

•   Renovations to existing buildings 
to eliminate wasteful uses. 

•   Optimise rainwater capture, 
particularly from new large roof 
areas. 

•   Identify where local and district 
storage and treatment of roof 
runoff can be effectively provided. 

•   Develop separate grey water 
supply systems in buildings 
where rainwater capture can be 
achieved.

•   Minimise irrigation demands by 
appropriate plant selection.

•   Supply irrigation systems from the 
greywater system in preference to 
domestic water.

SURFACE WATER
Flood risk must be considered and 
not increased as a result of the 
development. A range of SUDS 
systems need to be considered 
although it is known that the 
underlying soils are predominately 
impermeable and soakaways are not 
appropriate.

For the re-developed buildings 
within the West Area, rainwater 
harvesting from new roofs and the 
use of local buried attenuation tanks 
will limit demands on the existing 
drainage collection systems and the 
receiving watercourse.

KEY ISSUES PROPOSED STRATEGY

SURFACE WATER (Continued) On the East Area and the new 
buildings on the West Area, 
rainwater harvesting will be used 
where possible to limit run-off rates 
and volumes. Use of swales, local 
attenuation basis and large wetland 
areas will be the main focus for 
SUDS implementation on the East 
Area and these will also contribute 
to the ecological amenity 
objectives. Some underground 
attenuation storage is required for 
the new buildings on the West Area 
with the attenuated flows pumped 
to the new drainage system on the 
East Area.

FOUL

The foul drainage network 
underneath Pinewood Road is 
adequate to serve the existing 
development on the West Area along 
with the buildings that are to be 
replaced there. For the East Area 
and the new development on the 
West Area additional infrastructure is 
required.

The foul drainage collection system 
on the West Area and its discharge 
to the Thames Water sewer will 
continue to serve this part of 
the development. A new gravity 
piped collection system will be 
developed to serve the new areas of 
development on the East Area and 
along the eastern edge of the West 
Area. Some pumping of flows will 
be required to connect the flows 
internally.

It is proposed that wastewater flows 
from all new development will be 
conveyed to a small processing 
plant to be located on the East 
Area and will be treated to a 
standard suitable for reuse on site 
or discharge, under a Consent, to 
the local watercourse.
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7.3 RESOURCES-MATERIALS

Objectives:

•	 Adopt a responsible approach to material resources, maximising re-
use, recycling and resource recovery while minimising waste. 

The PSDF will be developed considering use of responsibly sourced 
materials. The environmental impact of construction materials will 
also be evaluated throughout design and construction.

07 SUSTAINABILITY
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KEY ISSUES PROPOSED STRATEGY

MATERIAL RESOURCES
Achieve efficient use of material 
resources, minimise waste and 
maximise material and energy 
recovery from the waste that is 
produced.

The design will specify low 
environmental impact materials, 
locally sourced materials and 
responsibly sourced timber. 
The strategy will use Materials 
Management Plan to facilitate 
on-site re-use of excavated 
material (where geotechnically and 
chemically suitable) and to achieve 
a cut/fill balance across various 
building, road and landscape 
elements.

WASTE HIERARCHY
Statutory obligations for waste 
producers to manage waste in 
accordance with the waste hierarchy 
(applicable to all phases of the 
development life cycle). This is to 
encourage the prevention of waste 
at source and maximise diversion 
of waste from landfill via re-use, 
recycling and recovery. This applies 
to all phases of the development 
lifecycle.

Construction strategies will include: 
setting key objectives and targets 
for waste management within 
contract procurement requirements; 
use of modular construction and 
standard component specification 
where possible to reduce on-site 
waste arising, use of appropriate 
construction logistics and supply 
chain management to prevent 
wasted materials, take-back and 
materials exchange schemes, 
colour-coded waste segregation, use 
of site waste management plan. 

These management methods will 
be referenced within the Code of 
Construction Practice, Construction 
Environmental Management Plan 
and Site Waste Management Plan as 
appropriate.

KEY ISSUES PROPOSED STRATEGY

WASTE HIERARCHY (Continued) Operational waste management 
strategy will include spatial 
provision for waste storage and 
collection compound to facilitate 
separation of operational waste 
materials for recycling and 
continuation of existing waste 
management regime provided 
for operational wastes generated 
by staff, tenants and production 
companies.

Filming activities generate a variety 
of different types of waste, which 
is difficult to quantify and predict 
because the nature of filming 
production activities vary. 

The production crews will be 
responsible for the management of 
their own waste.

Commercial and Industrial (C&I) 
waste generated at the studios 
is managed separately between 
the Studios and the production 
companies using on-site facilities.

The production crews will be 
responsible for the management of 
their own waste.
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7.4 PLACE SHAPING

Objectives:

•	 Ensure that the most sustainable sites are used for the development 
and that the design process, layout structure and form provide a 
development that is appropriate to the local context and supports a 
sustainable working community.

Urban and rural spatial planning has a strong influence on the health 
and wellbeing of the staff and facility users. The PSDF masterplan 
recognises the need for health and wellbeing to be considered as 
part of the design process.

07 SUSTAINABILITY
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KEY ISSUES PROPOSED STRATEGY

OPEN SPACE Part of the land was used in the 
past for landfill (nearly 10% of 
the total site area). The PSDF 
provides an innovative means of 
bringing this area of the site into 
active uses under the masterplan 
and landscape strategy. The area 
will be used flexibly for back lot 
activity and temporary lightweight 
production installations which do 
not interfere with the soil structure 
below.

A diversity of outdoor spaces will 
be created with the development 
framework ranging from the 
expansive back lot areas and 
wild edges and water features to 
narrower spaces between buildings 
where streetscapes for filming can 
be created.

Access around and into the site will 
be sensitively dealt with to provide 
clear way finding, safe routes for 
pedestrians and good integration 
between the two site areas. 
Existing public rights of way will 
be maintained or enhanced where 
appropriate.

The design will establish clear and 
sensitive edges, defining public 
and private areas, clear orientation 
and movement, accessibility of 
open space and amenities.

KEY ISSUES PROPOSED STRATEGY

Inclusive Community Open spaces will be designed with 
inclusivity in mind for a wide range 
of users including students, children 
and mobility impaired individuals.

Effect on adjacent community The site facilities will be largely 
self-sufficient with no provision for 
residential use thereby minimising 
impact on local community 
amenities and resources.

Creating an integrated for the 
Studios on a two-area site

The existing identity and character of 
Pinewood Studios will be continued 
into the East Area with offices acting 
as production hubs and facilities 
adjacent to them.  Areas of hard and 
soft landscape compliment existing 
boundaries and functional usage and 
give an appropriately rural feel to the 
scheme.
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Objectives:
•	 Provide opportunities for sustainable transport, encourage walking 

and cycling and shuttle bus use, and reduce the use of single 
occupancy private car journeys.

The Sustainable Transport Strategy forms an integral part of the 
PSDF proposals.  The objective has been to create a package of 
measures that gives employees, contractors and visitors a real 
choice in how they travel to and from the site. 

 

7.5 TRANSPORT AND MOVEMENT

07 SUSTAINABILITY



163

KEY ISSUES PROPOSED STRATEGY

SUSTAINABLE TRANSPORT
The local highway network around 
the site does not include any 
designated cycle ways.

A new footway/cycleway will 
be provided on the west side 
of Pinewood Road between the 
Pinewood Studios site and Five 
Points roundabout. 
Contribution will be provided 
towards other walking and cycling 
improvements in the area.

The accessibility of the site by 
public transport is limited.  There 
are no direct public transport links 
between local railway stations and 
the site.  The nearest bus stop is 
approximately 1.2km from the site 
access to the studio. The nearest 
railway station is Langley which is 
approximately 5km from the site. 
The site is located approximately 
7km from Slough and Denham 
Rail Stations, which provide access 
to National Rail services to and 
from London. The closest London 
Underground station is Uxbridge 
(approximately 6km).

The proposed scheme will expand 
the frequency and coverage of the 
Shuttle Bus and possibly the size 
of the buses in a phased manner 
in conjunction with the build out 
of the PSDF and in response to 
demand. 
The Shuttle buses will continue to 
serve Slough and Uxbridge stations 
but will be expanded to serve areas 
where there is sufficient density of 
employees.

The number 58 bus serves the 
nearest bus stop.  This is a half 
hourly service that runs between 
Uxbridge and Britwell via Langley 
and Slough.  It operates between 
06:56 and 20:09 Monday to Friday.

KEY ISSUES PROPOSED STRATEGY

There are limited amenities in 
the local area and therefore the 
demand for transportation is high.

A comprehensive Sustainable 
Transport Strategy is proposed.  This 
includes the following: 
- A comprehensive pedestrian 
strategy;
- A comprehensive cycling strategy;
- Enhancements to the Shuttle Bus 
scheme (mentioned above);
- A car pool;
- A car share scheme;
- A Travel Plan (further details 
below);
- Establishment of a Transport 
Review Group; and
- A contribution towards the following 
Smart Technology in the area: Real 
time passenger information, CCTV, 
Variable Message Signing. 

The predominant mode of travel to 
and from the site is private car.

A Travel Plan will be implemented to 
include the following items: 
- Personalised travel planning 
services for employees;
- Car sharing schemes;
- Car and bike pool;
- Secure cycle parking for employees 
and visitors;
- Continuous monitoring of travel 
patterns to inform the evolution of 
the sustainable travel plan;
- Establishment of a Transport 
Review Group.
The Transport Review Group will 
monitor any unforeseen impacts in 
the area as a result of the traffic 
generated by the proposals.
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Objectives:

•	 Maximising amenity and value for the users of the studio facilities.
•	 Become a centre for vocational training and educational opportunities 

linked to the creative industries.
•	 Permissive access to open space for the public.

The PSDF will be a forward looking workplace, founded on innovative 
new ways of working and skill development relevant to the screen 
creative industries. 

The development will open up areas of landscape for permissive 
access to the public.

7.6 COMMUNITY

07 SUSTAINABILITY
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KEY ISSUES PROPOSED STRATEGY

Enhancement of landscape 
features to provide landscape 
character and quality.

The landscape strategy allows for 
controlled permissive access routes 
and ecological zones.

Provision of community facilities 
and amenities.

Community consultation has been 
carried out on the proposals.

Fringe areas of the site will provide 
access to the public for recreational 
use.  In particular access to fields 
in the south east of the site and the 
Clump remains possible.

Creation of a sustainable place, 
through the provision of a mix 
of land uses, supported by a 
sustainable transport strategy.

A diverse set of land uses is provided 
including media and production, 
offices, amenity and recreation.

Contribution of employment floor 
space to meet creative industries 
requirements.

A variety of flexible spaces will be 
created, suitable for small companies 
and productions in support of new 
business creation and independent 
film making activity.

Maximise heritage and cultural 
opportunities.

The historic aspects of the existing 
site will be protected and retained.  
New Stages will in the main be 
equipped for audience usage which 
will lend themselves to cultural 
productions which in themselves 
may provide entertainment and 
participation for community 
members.

Vocational education provision for 
creative industries skills, providing 
lifetime learning opportunities.

Provision of a mainstream education 
program, vocational educational and 
training program to meet local need 
and generated as a result of the 
proposed development.

KEY ISSUES PROPOSED STRATEGY

Minimising air and noise pollution 
are important factors that 
contribute toward good health, 
wellbeing and comfortable living, 
and encourage people to make 
the most of public open spaces 
available to them.  (Noise from 
the development affecting local 
noise sensitive receptors).

Adherence to best practice measures 
during construction for both noise and 
air quality.
Both temporary and permanent noise 
generating plant and plant which 
produces emissions will be serviced 
on a regular basis to ensure efficient 
operation.
Noise sources associated with the 
development, such as plant, will be 
designed to include noise control 
measures to ensure that noise at 
sensitive receptors is effectively 
controlled.

Wellbeing can be improved 
by maintaining good levels of 
daylight and access to open 
space.

Areas of open space will be provided 
as part of the scheme for use by 
employees, clients, visitors and film/
acting crews.

Site located immediately outside 
M25 orbital motorway, generating 
noise and air quality impacts.  
(Noise from external sources 
affecting the site).

Acoustic facades where required 
- acoustic glazing and acoustic 
ventilation, building envelope 
insulation appropriate to meet target 
internal acoustic standards and 
sensitive internal layout.
Use of building massing to provide 
screening to reduce noise levels in 
external spaces and also to reduce the 
facade performance requirements for 
buildings.
The appropriate mitigation and design 
specifications to mitigate any adverse 
noise and air quality effects will be 
developed at detailed design stage.

On-location filming will need 
to minimise noise and other 
nuisance on local communities.

This will be addressed as part of the 
management strategy.
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Objectives:
•	 Promote high ecological value and enhance opportunities for 

biodiversity conservation.

The ecological constraints have influenced and shaped the evolving 
design of the development in a number of ways.

7.7 ECOLOGY AND BIODIVERSITY

07 SUSTAINABILITY
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KEY ISSUES PROPOSED STRATEGY

ECOLOGICAL VALUE 
Proposals need to address the 
loss of ecologically valuable 
undeveloped and developed land in 
an ecologically sensitive manner.

Full ecological surveys have been 
carried out in order to update the 
baseline information.   An ecological 
impact assessment determines 
the significance of effects and 
uses the mitigation hierarchy to 
address these to aim for no residual 
significant adverse effects.  Any 
residual impacts will be off-set at 
the local level, aiming for no net 
loss in biodiversity.

The site is characterised by field 
patterns comprising small scale 
open grassland fields bounded by a 
series of linked mature hedgerows 
and ditches that run across the site.

The design of the scheme has 
sought to retain and protect features 
of note where possible, and replace 
these features where it has not been 
possible to retain; maintaining an 
equivalent level of functionality.

Site comprises a relatively diverse 
mosaic of semi-improved neutral 
grasslands (damp in places), 
broadleaved and plantation 
woodland, scrub, tree lines, 
hedgerows and ditches (ephemerally 
wet or dry).

The design of the scheme has 
sought to retain and protect features 
of note where possible, and replace 
those features where it has not been 
possible to retain.  In addition, the 
scheme has sought to diversify, 
and improve habitat quality 
and function, where possible, 
within retained areas.  Habitat 
enhancement and creation is in 
line with local priority habitat and 
species targets.

KEY ISSUES PROPOSED STRATEGY

Site sits within an area designated 
as Colne Valley Park aimed at 
maintaining and enhancing 
the landscape and nature 
conservation.

The design of the scheme has sought 
to retain and protect features of 
note where possible, and replace 
those features where it has not been 
possible to retain.  In addition, the 
scheme has sought to diversify, and 
improve habitat quality and function, 
where possible, within retained areas.  
Habitat enhancement and creation is 
in line with local priority habitat and 
species targets.

There are no sites designated for 
their nature conservation interest 
within the boundary of the site. 
There are two areas designated as 
SSSI’s within the vicinity of the 
site boundary.

The scheme will not adversely affect 
adjacent / nearby sites of ecological 
interest.  The design of the scheme 
will seek to supplement, enhance and 
link to these features where possible.

Strategies to preserve and enhance 
biodiversity should involve the 
retention and improvement of 
valuable features on site.

The design of the scheme has sought 
to retain and protect features of 
note where possible, and replace 
these features where it has not been 
possible to retain.  In addition, the 
scheme has sought to diversify, and 
improve habitat quality and function, 
where possible, within retained areas.  
Habitat enhancement and creation is 
in line with local priority habitat and 
species targets.
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7.8 BUSINESS AND ECONOMY

Objectives:

•	 Promote a sustainable, balanced and resilient economy focused on 
the development of a cluster of activity for creative screen industries, 
creating new opportunities for local employment, attracting 
companies, supporting the development of new businesses, and 
increasing competitiveness.

The PSDF promotes a sustainable, balanced and resilient economy 
focused on the development of a cluster of activity for the arts and 
creative industries, creating new opportunities for local employment, 
attracting companies, supporting the development of new 
businesses, and increasing competitiveness.

07 SUSTAINABILITY
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KEY ISSUES PROPOSED STRATEGY

ECONOMIC VITALITY
The creative industries are among 
the most dynamic sectors of the 
national economy and are relatively 
robust even in periods of economic 
downturn. Over the past decade the 
creative industries sector has grown 
at twice the rate of the economy 
as a whole and is well placed for 
continued growth as demand for 
creative content persists.

One of the greatest strengths of 
the project is its potential for 
providing a positive contribution 
to the local, regional and national 
economy. The proposal enhances 
and complements some of the most 
important businesses in the district. 
It promotes business growth within 
the creative industries, which is a 
prioritised sector at the national 
level. PSDF will generate new 
opportunities for creative industries 
businesses, creating new jobs, and 
increasing links and connectivity 
between businesses. PSDF will 
provide flexible commercial space for 
a range of business, including areas 
for new start-up companies. It will 
also provide vocational education 
and training opportunities to 
increase accessibility to the creative 
industries.

KEY ISSUES PROPOSED STRATEGY

The screen industries are a key 
part of the UK economy creating 
employment.

It is envisaged that the project will 
safeguard and generate additional 
permanent on-site employment 
through the provision of studios and 
related employment space.

At a local level, the creative 
industries bring a significant 
level of economic benefit to 
Buckinghamshire.

Through both the construction and 
operational phases, the project will 
generate a substantial number of 
direct, indirect and induced impacts, 
leading to additional employment 
and added value to the local area.  
Furthermore, PSDF is expected to 
result in a number of wider benefits to 
the local area and community.

The UK Government has restated 
its commitment to promoting 
Britain as the world’s creative hub.

The project recognises that the 
existing facilities need to be replaced 
and new accommodation added in 
support of this.

Screen industries require 
studios that provide high quality, 
specialist facilities and skilled 
workers at competitive prices.

The project will create additional 
studios and related employment space 
that will attract companies and high 
calibre workers.

In addition, the project will provide 
new major office and production 
buildings for international production 
companies to establish a permanent 
UK and European presence. Thus 
increasing the critical mass of 
production companies and therefore 
the enhancing the prospects of 
increased demand for the local supply 
chain.
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Objectives:

•	 Create a diverse, flexible, safe, accessible, and inspiring environment 
for working, respecting the character of the existing neighbourhood 
while using the highest environmental and design standards.

The PSDF will be a low carbon development and will support the 
UK creative industry in minimising its carbon emissions. PSDF will 
significantly reduce carbon emissions by running on low carbon 
energy and providing opportunities for filmmakers to avoid carbon 
intensive travel associated to on-location filming outside the UK.
The site will be accessible and fully-compliant with DDA regulatory 
requirements.

7.9 BUILDINGS

07 SUSTAINABILITY
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KEY ISSUES PROPOSED STRATEGY

QUALITY OF ENVIRONMENT
Quality of design is one of the most 
importance aspects for the creation 
of good environments.

Three key themes underpin the 
approach to design quality.  

1. Buffering - In general, visual 
impact to the wider area is mitigated 
using bunding and screening.  Lower 
buildings are situated towards the 
fringes which assist in screening the 
larger volumes. 

2. Site integration - will be achieved 
with the creation of an efficient and 
safe entrance comprising pedestrian 
and vehicular movement, way 
finding and sensitive facades and 
landscaping.
 
3. Placemaking - The success of 
historic parts of the site will be built 
on through the incorporation of 
diverse and inspiring amenity and 
filming spaces within the extended 
area of the development.

Buildings are a key contributing 
factor to climate change and 
other current environmental 
challenges. Voluntary and 
independent standards allow third 
parties to objectively evaluate the 
environmental performance of the 
development and/or individual 
buildings.

Buildings developed within the 
framework will follow best practice 
guidelines where appropriate.

New buildings will achieve BREEAM 
Very Good at a minimum. Where 
appropriate to building use, 
passive design measures will be 
incorporated.

Material selection will utilise the 
green guide to achieve respective 
BREEAM targets.

KEY ISSUES PROPOSED STRATEGY

Issues of security and crime should 
be addressed.

External lighting will seek to 
minimise night time light pollution 
and visual impact while creating 
safe and secure means of pedestrian 
and cycle movement around 
the site. Perimeter security will 
be achieved through landscape 
interventions and surveillance as 
necessary.

Advanced information and 
communications technologies and 
supporting infrastructure has the 
potential to enable a digital work 
environment which spurs creativity 
through access to real-time data on 
utility consumption and intelligent 
transportation.

Real time information displays can 
be provided around the site in key 
locations showing how much energy 
is being saved by use of low energy, 
passive and renewable technologies.

Plug and play systems facilitate 
the development of the film and 
television industry.

ICT systems to be designed 
to provide a flexible system to 
enable teams to arrive on site 
and plug in easily to available 
networks. Equipment data rooms 
will be required with supporting 
infrastructure.

PSL currently uses private fibre 
network managed by Sohonet, 
targeting the specific needs of the 
film industry.

Information and communication 
technologies will play a key role in 
attracting and supporting creative 
industries.

Latest industry techniques to be 
developed to provide required 
flexibility and adaptability for user 
requirements.
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