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Introduction 
This document is the Non-Technical Summary (NTS) of the Supplementary Environmental 
Statement (SES) prepared for the proposed Pinewood Studios Development Framework 
(PSDF) and the highway improvement works at Five Points Roundabout (FPR); collectively 
referred to as “the Project”.  Both application sites are located at Iver Heath within the 
jurisdiction of South Bucks District Council (SBDC).  

The SES (of which this is a summary) has been produced as a result of studies undertaken 
following submission of the original Environmental Statement (ES) which reported on the 
predicted the likely significant effects, both positive and negative, that the Project may have 
on the environment and set out measures to avoid, reduce or offset the negative impacts.  The 
SES reports on the environmental impact of a proposed amendment to the original scheme 
design submitted to SBDC and that was previously the subject of environmental impact 
assessment (EIA) and reported in an Environmental Statement (ES).  The scheme amendment 
is being submitted to SBDC to address concerns raised by Bucks County Council regarding 
operational traffic growth at the time when the Project is fully operational in 2031. The 
amendment proposal is being supported by the SES and this NTS which are supplements to 
the ES and NTS submitted in February 2013. 

This NTS therefore summarises the findings of the SES in terms of whether there are any 
changes to the assessment of environmental effects as reported in the ES and its 
accompanying NTS. This NTS should therefore be read in conjunction with the previously 
submitted NTS in February 2013. 

Description of the Proposed Scheme Amendments 
 As per the PSDF and FPR submitted application and ES, the main operational and 

construction access to the PSDF site will be from Pinewood Road and the emergency access 
will be from Sevenhills Road.  This will remain the same. 

 In order to reach a mutual agreement with BCC, Pinewood Studios Limited (PSL) proposes 
to amend the PSDF and FPR scheme so as to provide a secondary controlled vehicular 
employee access from Sevenhills Road which will only come into effect if certain traffic 
levels are triggered in the future.  If required, the secondary controlled vehicular access will 
have a priority junction which will be equipped with a security (card reader) entry control 
system.  There will be a height restriction to prevent the access being used by staff with large 
vehicles in order to minimise disturbance to local residents and to the bat roosts confirmed at 
Saul’s Farm which is adjacent to the Sevenhills Road access. 

 It has therefore been agreed between BCC and PSL to enter into a planning agreement to 
contain the following provisions as part of a 'monitor-and-manage' approach for Sevenhills 
Road: 

• Traffic flows generated as a result of the PSDF and journey times through Iver Heath 
would be monitored during agreed periods; 

• The trigger for further action would be if the traffic flows and journey times assessed in 
the previously submitted Transport Assessment and associated modelling are exceeded 
on an agreed number of occasions; 

• If the triggers are exceeded on this basis, then PSL would provide the secondary 
controlled vehicular access on Sevenhills Road for use by employees accessing the 



Pinewood Studios Ltd Pinewood Studios Development Framework and Five Points Roundabout 
Non-Technical Summary of Supplementary Environmental Statement 

 

NTS/01 | Issue | September 2013  
 

Page 3 
 

PSDF site.  This access can be provided within land which is either adopted highway or 
within the control of PSL; 

• This secondary vehicular controlled access will only be provided if (in addition to the 
above triggers being exceeded) BCC has first completed improvements to permitted 
Sevenhills Road/Denham Road junction works that are associated with previous 
development proposals submitted by PSL.    

 The proposed changes to Sevenhills Road are within the planning application site boundary 
and do not involve change to the location of the access or any changes to the number of trees 
and hedgerow to be removed when compared with the previously proposed Sevenhills Road 
access layout.  Figure 2 shows the detail of the proposed layout of the secondary controlled 
vehicular access.   

 

Figure 2: Proposed Layout of the Sevenhills Road Vehicular Controlled Secondary Access 
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The emergency access to Sevenhills Road will be provided from commencement of the 
development. Should the secondary access be triggered, the emergency access to Sevenhills 
Road will be upgraded by undertaking the following works: 

• grasscrete surfacing to be upgraded to tarmac surfacing; and 
• position of proposed gate (relating to its use as an emergency access) set back into the 

site by 10m and replaced by a swipe card operated access control barrier. 
 
If the use of Sevenhills Road as a secondary controlled vehicular access is ever required, the 
associated works during construction would take up to a month. The same mitigation 
measures that were assumed for the remainder of the project would apply to these works in 
order to minimise noise, air quality and other effects during the construction period.   

The proposed operation of Sevenhills Road as a secondary access for staff entering the PSDF 
site envisages 1,260 two-way staff vehicle movements between the controlled hours of 07.00 
to 19.00 hours. This traffic comprises the vast majority of staff movements travelling 
between the PSDF site and the A40/A412 Denham Roundabout for whom the secondary 
controlled vehicular access would provide a shorter and more convenient route to and from 
the site. 

Delivery of the secondary controlled vehicular access will only happen if and when the 
monitor-and-manage scheme dictates it is required. There is therefore the potential that the 
use of Sevenhills Road as a secondary access may never be triggered; in this instance the 
environmental effects of the PSDF scheme would be as per the assumptions of Sevenhills 
Road as an emergency access only, as reported in the original ES and its accompanying NTS.  
 
The proposals for the Five Points Roundabout scheme remain unchanged from those set out 
within the ES. 
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Summary of Environmental Effects 
The following sections summarise the implications of proposed scheme amendments to the 
Sevenhills Road access from one of emergency use only to a permanent secondary controlled 
vehicular access for staff only.   

The conclusions of the SES with respect to construction effects are unchanged as the 
proposed amendment does include the use of Sevenhills Road for construction. 

As previously mentioned, the operation of Sevenhills Road secondary access will only take 
place following completion of the Sevenhills Road/Denham Road junction upgrade works 
that have been granted planning permission. The cumulative effect of these permitted 
junction works in combination with the PSDF and FPR proposals has therefore been 
considered in each of the environmental topics covered below. 

Transport 
In transport terms the effect of the proposed use of Sevenhills Road as secondary access will 
not be significant for the majority of roads surrounding the project area.  The exception to 
this is Sevenhills Road and Pinewood Road, where traffic increases in percentage terms will 
be high, although this is relative to the currently low traffic flows currently experienced on 
the two roads. Effects on other local roads will not be significant. Some measures are 
proposed that will assist in improving the quality of the walking and cycling, as well as staff 
travelling to the PSDF site such that over all the transport effects of the change in use of 
Sevenhills Road will not be significant.  

Other Environmental Effects 
The implications of the change in use of Sevenhills Road have been considered with respect 
to the remaining environmental topics covered in the original ES and accompanying NTS.  
These addressed effects in relation to air quality, ecology and nature conservation, ground 
conditions and contamination, heritage assets, landscape and visual impact, socio-economics, 
light obtrusion, waste, and water resources.  The works associated with the upgrading of 
Sevenhills Road are modest and would be undertaken in a matter of weeks.  The implications 
with respect to these assessments are that the proposed change in use of Sevenhills Road to a 
secondary controlled vehicular access does not change the conclusions of assessments as set 
out in the original ES or NTS.  One exception to this is the potential effect of increased traffic 
on Sevenhills Road causing disturbance to a nearby bat roost at Saul’s Farm, as well as 
raising the risk of accidental harm caused by collision of foraging bats with vehicles in the 
vicinity of the site entrance. However increasing the height of a hedgerow at Saul’s Farm 
adjacent to the secondary access entrance would help limit the amount of vehicle headlight 
glare that could affect bats navigating at dusk or dawn.  With such measures in place overall 
the significance with respect to ecology will be negligible. 

Overall, the proposed amendment to enable the use of Sevenhills Road as a secondary 
controlled vehicular access result in some changes to local traffic. With respect to other 
environmental aspects previously assessed there will be no change to the conclusions as set 
out in the ES or original NTS. 
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