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This document is the non-technical summary of the 

Environmental Statement that has been prepared to 

accompany a proposal submitted by Pinewood Studios 

Ltd. In brief, the proposal comprises three linked planning 

applications. An outline application is being submitted for 

development of a site adjacent to Pinewood Studios to 

provide a combined residential and film related facility. This 

is based on residential dwellings that represent distinctive 

international streetscapes to be used for filming purposes 

together with supporting facilities. In addition, two detailed 

planning applications are submitted for associated 

highways works.

Further details and plans of the proposed development are 

presented in Section 2. Information on the existing site 

conditions is given in Section 3. An overview of the 

environmental assessment process that has been applied 

and a summary of the assessment for the topics assessed is 

given in Sections 4 - 15. Finally, Section 16 explains where 

further information on the planning submission can be found.

Figure 1  Location Plan

1 Introduction



The new entrance gate to Pinewood Studios, opened by HM the Queen on 2 November 2007
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Development Sites

There are three separate sites that form the Pinewood 

development proposal. These are the Main Site, the site for 

the highway improvements to Five Points Roundabout and 

the site for highways improvements to the junction of Seven 

Hills Road and Denham Road. These are shown in Figure 2.

The Main Site is 46 hectares, the Five Points Roundabout 

site is 3.3 hectares and the Seven Hills Road Junction, 

1.6 hectares.

Figure 2 Application Boundaries for Pinewood 

2 Proposed Development

Seven Hills Road Junction

Five Points Roundabout

Main Site
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The mixed use core which contains areas for creative 

industries as well as residential and retail use is located close 

to Pinewood Studios. A cultural facility is proposed to the 

north of this area. It will be accessible to the local community 

and used for filming as needed. Further north, an energy 

centre is proposed (denoted by EC in Figure 3). A waste 

water treatment plant is planned to the north-east of the site 

adjacent to the M25. A former capped landfill site will be 

landscaped for recreational use including a local play area and 

sports pitches. Surface and basement car parking is 

indicated in Figure 3. The only building currently within the 

Main Site is Saul’s Farm; it will be retained.

Figure 4 shows the proposed heights of the development 

within the Main Site. The height will range from six storeys 

within the mixed use core, scaling down to two storeys 

toward the edge of the development site.

Given the character of this area, landscaping is an important 

component of the overall development proposal. Figure 5 

shows the areas of open space, landscape and ecology that 

are included within the Main Site.

An established area of woodland known as The Clump, will 

be retained in its entirety. Extensive areas of managed open 

space will enable the continued recreational use by the 

existing community. Integral to the landscape are ecological 

measures to encourage biodiversity within the site and to 

promote links with neighbouring habitats and species. 

Main Site

Outline planning permission is sought for:

“Development of a living and working 
community for the creative industries 
comprising external streetscapes for 
filming, employment uses, education 
provision, residential development, 
landscaping and re-profiling of a 
former landfill area, formal and 
informal recreation provision, local 
retail and community facilities, noise 
attenuation measures, an energy 
centre, access roads, car parking and 
ancillary facilities.”

Up to 8,000 m2 of floorspace is proposed for the creative 

industries, including units to accommodate start up 

businesses for the creative industry. This floorspace close 

would be located within the central area of the Main Site to 

the existing Pinewood Studios. The proposed Screen Crafts 

Academy would focus on training in practical skills and 

‘hands-on’ experience.

Up to 1,400 residential dwellings are proposed, 30% of which 

would comprise affordable housing. A primary school is 

proposed on site and other supporting community facilities.

Figure 3 shows the proposed land uses at the Main Site. 

Spatially most of the proposed development area would be 

for residential use located in streetscapes designed for 

filming in distinctive international settings such as Venice, 

Paris and New York. This would reduce the need for 

on-location filming. A Management and Operational 

Strategy has been devised for regulating and facilitating 

filming on locations and safeguarding residential amenity. 

This specifies that Pinewood will be integrated into the local 

community and will be open to the general public. It is 

required that from time to time, for the purpose of filming or 

for maintanance works, access may be restricted to 

communal areas. The strategy also describes management 

responsibilities within Pinewood.

2 Proposed Development
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Figure 3  Proposed Land Use Plan – Main Site 

2 Proposed Development
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Figure 4  Building Densities

2 Proposed Development
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Figure 5  Open Space, Landscape and Ecology – Main Site

2 Proposed Development
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Highways Sites

Two detailed planning applications are submitted for 

highways works. One is for planning permission for Highway 

improvements to the Five Points Roundabout and the 

second for Highway improvements to the Denham Road/ 

Seven Hills Road junction.

Figure 6  Planning applications submitted for highway works

2 Proposed Development

Seven Hills Road Junction

Five Points Roundabout
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Phasing

Construction of the proposed development is scheduled to 

start in 2012. The development is planned to be built over a 

ten year period, opening in 2012 and fully complete by 2022. 

The proposed phasing of the development is summarised 

in Table 1.

A Code of Construction Practice  forms part of the planning 

application. This describes how the development will be 

constructed, phasing and consultation. It also describes 

environmental provisions that will be adopted during the 

construction to prevent or reduce environmental effexts.

Table 1  Development Phases of Pinewood

PHASE Phase 1 Phase 2 Phase 3 Phase 4 Phase 5

Residential (dwellings) 300 600 900 1,150 1,400

Creative Industries (m2) 5,000 8,000 8,000 8,000 8,000

Screen Crafts Academy (m2) 2,000 2,000 2,000 2,000 2,000

Ancillary Film Space (m2) 200 400 600 800 1,000

Community (m2) 0 500 1,500 3,500 
(inc school)

4,000

Retail (m2) 800 1,400 1,800 2,000 2,000

TOTAL
330 dwellings + 

8,000 m2

600 dwellings + 
12,300 m2

900 dwellings + 
13,900 m2

1,150 dwellings 
+ 16,300 m2

1,400 dwellings 
+ 17,000 m2

Car Parking Spaces (residential) 350 700 1,250 1,500 1,780

Car Parking (non-residential) 150 350 400 400 420

Open Air Theatre ✓

Waste Water Treatment Plant ✓

Energy Centre Phased delivery

Seven Hills widening and 
Seven Hills Road Junction

✓

Pinewood Road Widening and 
Five Points Roundabout

✓

Strategic Landscaping ✓

The Fields ✓ ✓ ✓

Landscaping within built area ✓ ✓ ✓ ✓ ✓

 

 

2 Proposed Development
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Introduction

The area of South Buckinghamshire within which the 

Pinewood development is located is generally rural in 

character with low density settlements. Transport 

infrastructure, notably the M25 and M40 motorways, are 

dominant features in the landscape (Figure 7). 

Figure 7 Site Context

3 Site Context
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Main Site

The Main Site covers an area of 46 hectares. The land is 

characterised by mixed grassland, woodland, hedgerows, a 

former licensed landfill, several drainage ditches, and a farm 

house in use for residential purposes, called Saul’s Farm. A 

distinctively shaped area of woodland, called The Clump, is 

a prominent feature in the landscape that would be retained 

in its entirely with the proposed development. The Clump is 

protected by a Tree Preservation Order. 

In the early 1980s, a sand and gravel extraction pit was 

operated for several years on part of the northern half of the 

Main Site (this is described further in Section 8 below). In this 

area, sand and gravel was excavated and used in the nearby 

M25 motorway construction. There is also a history of arable 

farming. Currently the Main Site is used on an informal basis 

for recreational purposes, mainly walking. The only building 

on site is the residential property called Saul’s Farm which will 

be retained. The majority of the public footpaths are located 

off-site but a public right of way extends into the north-

eastern part of the site between The Clump, and the adjacent 

M40 motorway. The land is undulating and slopes generally 

from west to east.

The Main Site is owned by Pinewood Studios Ltd but 

is currently informally used by members of the public 

for recreational walking.

The entire Pinewood site (including both highways sites) falls 

within a Green Belt. This is a national policy designation 

which has a number of aims including regulating and 

controlling development.

Figure 8 View of Existing Pinewood Studios with The Clump and M25 Motorway

3 Site Context
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Figure 9 Outline of Main Site with Existing Pinewood Studios in the background Five Points Roundabout Site

The Five Points Roundabout Site is located approximately 

1.2 km south of the Main Site. The site is occupied by a 

roundabout that provides the interchange between the 

A412 Uxbridge Road, A412 Church Road, A4007 Slough 

Road, Wood Road, and Pinewood Road. Figure 13a (page 

52) in the transport section of this non-technical summary 

shows local roads. The eastern section of the site is 

occupied by grassland and broad leaved woodland. 

Some of the trees within the site boundary are protected 

by a Tree Preservation Order.

Seven Hills Road Junction Site

The Seven Hills Road Junction Site lies to the north of 

the M25 motorway and is also occupied by agricultural 

land, comprising open grassed fields and pasture with a 

number of trees. None of the trees are protected by a 

Tree Preservation Order.

3 Site Context



Preparing to flood the exterior tank
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The requirements for undertaking an environmental impact 

assessment are set out in an EU Directive and implemented 

in the UK through the Environmental Impact Assessment 

Regulations 1999. In accordance with the Regulations and 

relevant guidance, an environmental impact assessment has 

been carried out of the Pinewood development proposal. 

The following describes the assessment process.

Preliminary Design Input

Through early involvement of environmental specialists with 

the designers of the Pinewood development proposal, it has 

been possible to adopt an integrated approach to the 

assessment. This approach has sought to avoid adverse 

environmental effects, to integrate mitigation measures into 

the design, and to encourage enhancement measures 

where environmental benefits can be achieved. Given the 

unique combination of a permanent residential community 

with associated streetscapes to be used for filming, a 

Management and Operational Strategy has been devised 

for the management of the development and mixed uses. 

A Code of Construction Practice has also been produced. 

It contains information on the phasing of construction, 

construction processes and environmental measures 

that would be implemented. As well as the application plans 

for which planning permission is sought, the Management 

and Operational Strategy and Code of Construction 

Practice, form the basis of the proposed development that 

has been assessed.

Scoping and Consultation

The purpose of scoping is to set out the environmental areas 

that have the potential to be significantly affected by the 

proposed development and to describe how these will be 

assessed. The Environmental Impact Assessment 

Regulations require “A description of the likely significant 

effects of the development on the environment…” An 

assessment of all environmental effects is not required, only 

those likely to be significant. By applying relevant guidance 

and professional judgement it is possible to identify those 

environmental areas that should be assessed. As a result of 

the scoping process, the following topics were included 

within the Scoping Report on the basis of the potential for 

significant environmental effects arising from the Pinewood 

development:

Air Quality

Archaeology and Cultural Heritage

Nature Conservation and biodiversity

Ground Contamination

Landscape and Visual Effects

Noise and Vibration

Socio-Economic Effects

Sunlight, Daylight and Artificial Light

Transport

Waste

Water Resources

The Scoping Report was submitted to the local planning 

authority, South Bucks District Council, in accordance with 

the EIA Regulations (as amended). A Scoping Opinion was 

issued by South Bucks District Council and the opinions 

given taken into account in the assessment. Consultation 

with statutory and key non-statutory bodies continued 

during the course of the assessment. All of the above topics 

listed have been the subject of this assessment.

4 Approach to the Environmental Assessment
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Baseline Data Gathering

In order to understand how the environment is likely to be 

affected, information about existing conditions has been 

obtained for each of the environmental areas assessed. 

A wide range of baseline data on the environment has been 

sourced including:

documentary information from a contemporary and 
historical records;

field survey information including background sound levels, 
ecological features, landscape character and traffic levels 
on the road network;

maps of both historic and contemporary features; and 

data from statutory and non-statutory consultees.

Assessment

The likelihood of significant environmental effects caused by 

the proposed Pinewood development have been considered 

for construction and operational phases, as well as their 

cumulative effects.

Generally, the assessment of construction is for 2012 when 

construction of the Pinewood development is scheduled to 

start. The operational assessment includes the year of opening 

of Phase 1 in 2014 and in 2022 when the development would 

be fully built out and operational. The operational assessment 

compares how this might change without the Pinewood 

development in place with how conditions would be with the 

development in place. This allows the resulting effects 

attributable to Pinewood to be identified.

Pinewood Studios Ltd. was granted outline planning 

permission in 2006 to develop up to 67,250 m2 net additional 

floorspace at Pinewood Studios. The permission is for the

“partial demolition and redevelopment 
of studios to provide additional film 
and television accommodation 
including studios/stages, workshops, 
offices, post-production facilities and 
ancillary accommodation including 
access, parking, landscaping and 
associated development.”

It is assumed that construction of this development would 

commence prior to construction of the Pinewood proposed 

development commencing. On this basis, it should be noted 

that the ‘without’ conditions in the assessment, assume the 

presence of the Pinewood Studios Masterplan which 

currently is not on site. There are no other developments in 

the locality that are of sufficient scale that would generate 

cumulative effects that would be likely to exceed the effects 

that have been assessed from Pinewood alone.

Each environmental area that has been assessed explains 

the methodology which the environmental effects of the 

Pinewood development have been evaluated. These effects 

are expressed as being adverse or beneficial and in most 

cases describe the level of the effect such as moderate 

or negligible.

4 Approach to the Environmental Assessment
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Mitigation and Residual Effects

Where significant adverse environmental effects are 

identified in the assessment, measures are recommended to 

reduce that effect. The resulting change is termed the 

residual effect. 

Preparation of the Environmental Statement 
and Non-Technical Summary

In compliance with the Environmental Impact Assessment 

Regulations, the environmental impact assessment process 

has been documented within the Environmental Statement 

including this non-technical summary. It provides the 

following summary information for each environmental 

topic assessed:

a description of the assessment methodology that has 
been applied;

a description of the aspects of the environment likely to be 
significantly affected by the development ;

a description of the likely significant effects of the 
development on the environment ; and

a description of the mitigation measures to prevent, reduce 
and where possible offset any significant adverse effects 
on the environment and the resulting residual effects.

4 Approach to the Environmental Assessment



Figure 10   Air Quality Contour Plot - 2022 Annual Mean NO2 Concentrations with Pinewood Development
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Introduction

An assessment has been carried out to determine the likely 

changes in local air quality as a result of the construction and 

operation of the Pinewood development. The results of the 

assessment have been evaluated with reference to the UK 

Government’s Air Quality Strategy objectives and nationally 

accepted significance criteria.

Assessment

The baseline air quality conditions have been established 

from monitoring data available at the UK Air Quality Archive 

and data from Air Quality Review and Assessment Reports 

made available by South Bucks District Council. 

Operational effects have been assessed using detailed air 

quality dispersion modelling for: current conditions (2008), 

the year when the Pinewood development opens (Phase 1 

- 2014) and in 2022 when the development is complete. The 

peak construction year (2012) has also been assessed. The 

key air pollutants that have been assessed include nitrogen 

oxides, nitrogen dioxide and fine particulate matter. 

Nitrogen deposition at designated ecological sites has also 

been assessed.

Effects arising from construction dust have been assessed 

qualitatively using the Greater London Authority and London 

Councils Best Practice Guidance.

Existing Conditions

Air quality monitoring in the vicinity of the proposed 

development shows that nitrogen dioxide concentrations 

exceed the prescribed limit values. As a result South Bucks 

District Council has declared an Air Quality Management 

Area covering the M25 motorway and land adjacent to it. 

The Air Quality Management Area borders the Main Site and 

lies approximately 1.3km from the Five Points Roundabout 

application site and 150m from the Seven Hills Road 

Junction application site.

Likely Effects on the Environment

The majority of modelled locations are predicted to 

experience very small changes in nitrogen dioxide 

concentrations and extremely small changes in fine 

particulate concentrations. The resulting significance for the 

majority of modelled locations is negligible. Whilst the 

modelled location within the existing Air Quality Management 

Area is predicted to experience a medium magnitude of 

change (resulting in a moderate adverse effect), total annual 

mean nitrogen dioxide concentrations are comfortably 

below the air quality standard in both 2014 and 2022. 

Mitigation and Residual Effects

The predicted effects on local air quality as a result of 

Pinewood are generally small, and on this basis no mitigation 

measures are proposed with respect to operational traffic. 

Residual effects therefore remain as negligible at the majority 

of modelled locations, although the receptor within the 

existing Air Quality Management Area is predicted to 

experience a moderate adverse effect as a result of the 

operation of Pinewood.

Potential construction effects are considered to be 

sufficiently mitigated by control measures included in the 

Code of Construction Practice, which forms part of the 

proposed development. The residual effects of construction 

activities associated with the proposed development are 

therefore medium to low risk and would occur on a short 

term basis only. No long term residual effects are anticipated 

in relation to the construction of Pinewood.

5 Air Quality



Figure 11  1844 Iver Tithe map and 1988-1990 OS Map
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Introduction

The assessment identifies the cultural heritage potential of 

the site and surrounding area, by evaluating site conditions 

and through commissioned surveys. Within the site a 

number of post-medieval field landscape features such as 

The Clump and historic hedgerows have been identified. 

Buried archaeological features are likely to be present.

Assessment

The assessment draws together baseline data from the 

Buckinghamshire Historic Environment Register, data from 

commissioned surveys and site observations. This has 

identified areas of known and potential cultural heritage.

Surveys of historic aerial photographic interpretation, a 

watching brief, (i.e. a programme of archaeological 

observation, investigation and recording) of ground 

investigation pits, and a geophysical survey have been 

undertaken. Further data has been collected through historic 

map regression to understand how the land has changed, as 

evidenced through historic map sources, in the area of 

Pinewood, Seven Hills Road Junction and Five Points 

Roundabout. The results build a picture of likely archaeology 

located within the area of the proposed development which 

includes historic landscape features such as The Clump (Figure 

12), post-medieval hedgerow field boundaries and subsurface 

agricultural linear features. An understanding of the surviving 

geology indicates the likelihood for locating Palaeolithic 

(c. 450,000 to 12,000 years ago) material where extant.

During the course of the assessment consultation has taken 

place with Buckinghamshire County Council.

Existing Conditions

The development site and surrounding area has a high 

potential for Palaeolithic and prehistoric archaeology and 

post-medieval enclosure evidence. The area is underlain by 

Winter Hills Gravels to the north and Black Park Gravels to 

the south, both layers are known for containing Palaeolithic 

material. Much of the Main Site has been truncated by 

previous activities which include gravel extraction and 

surface regrading during the M25 construction works. 

Existing historic landscape features include the area of 

woodland known as The Clump, and a variety of hedgerow 

field boundaries ranging in age.

In the area of the Seven Hills Road Junction an 18th century 

historic landscape feature known as Round Coppice was 

located, prior to land ownership changes, land clearance 

and road widening. Round Coppice became a deer field in 

1728 and gradually became open fields around 1880. At the 

Five Points Roundabout, the area was a common meeting 

point where a number of tracks dating from the medieval 

period met giving the feature its name. 

There are no Conservation Areas or Scheduled Monuments 

within the study area. Two listed buildings, Cherry Orchard 

Farm and Dromenagh Farm, are located within the study 

area but not within the Main Site.

Likely Effects on the Environment

There would be slight adverse effects from the construction 

of Pinewood and the proposed road upgrades. The 

proposed development at the Main Site would sever several 

historic post-medieval hedgerows, and impact any 

Palaeolithic resources within the Winter Hill or Black Park 

gravels where these gravels survive. The development 

would also impact anticipated archaeological subsurface 

linear features various fields. There is a slight adverse effect 

from construction at the Seven Hills Road Junction and Five 

Points Roundabout.

The proposed development includes the retention of 

significant historic landscape features such as The Clump 

and much of the historic hedgerows reducing the effect of 

the development to the historic landscape as negligible.

Mitigation and Residual Effects

Trench evaluation would be undertaken for particular areas 

within the Main Site to develop mitigation measures in 

response to anticipated archaeology. Trench evaluation is 

also required at the Seven Hills Road Junction and the Five 

Points Roundabout. A watching brief is required for the area 

proposed for the waste water treatment plant.

Where preservation in-situ is not possible the reduction of 

effects on the below-ground archaeological resource would 

be achieved through a programme of archaeological 

investigation and recording. The knowledge gained from the 

study of the archaeological remains and historic landscape 

would be made publicly available.

There would be negligible to slight adverse residual effects of 

the cultural heritage resource.

6 Archaeology and Cultural Heritage



Figure 12   View Towards The Clump
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Introduction

An assessment of the likely significant effects of Pinewood 

on ecological features and resources has been undertaken. 

This includes effects on designated wildlife sites, habitats 

and protected or notable species.

Assessment

Baseline information has been gathered comprising existing 

biological records for the site and surrounds as well as 

detailed surveys of habitats and protected species. 

Consultation has been undertaken with Natural England, the 

Wildlife Trust, Buckinghamshire County Ecologist and South 

Bucks District Council. The assessment has followed the 

methodology set out in the Institute for Ecology and 

Environmental Management’s Guidelines for Ecological 

Impact Assessment and is based on the professional 

judgement of qualified ecologists. The assessment 

considers both the construction and operation phases 

of Pinewood.

Existing Conditions

The Main Site comprises grassland with areas of scrub, 

bordered by hedgerows and lines of mature trees. The area 

of woodland known as The Clump (Figure 12) forms part 

of the historic landscape and is protected by a Tree 

Preservation Order. The Five Points Roundabout and 

Seven Hills Road application sites comprise grassland, 

woodland and scrub.

No designated wildlife sites are present within the boundaries 

of the development sites. Black Park Local Nature Reserve, 

which lies adjacent to the north-west corner of the Main Site, 

is a 66 hectare site comprising woodland, heath, grassland 

and a lake. Part of this site has been designated as a 

nationally important Site of Special Scientific Interest (SSSI), 

which is notable for its heathland and alder wet woodland; 

supports rare insects; and is important to birds, reptiles and 

amphibians. Kingcup Meadows and Oldhouse Wood SSSI, 

Stoke Common SSSI and nineteen local Biological 

Notification Sites also lie within 2km of the site. 

The Main Site supports bats, common amphibians, badger, 

birds, reptiles and insects. Two species of bat (common 

pipistrelle and brown long-eared bat) roost within Saul’s 

Farm and this roost will be protected within the development 

proposals.  A noctule roost is likely to be present within The 

Clump woodland, which is also being retained.  Other bat 

species found commuting or foraging at the Main Site are 

noctule, serotine and soprano pipistrelle.  Surveys of the 

ponds found that great crested newts are not present at the 

Main Site, although small populations of smooth newt, 

7 Biodiversity and Nature Conservation
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Wet grassland habitats

Grassland habitat supporting insects

palmate newt and frogs were found (although these species 

do not receive legal protection).  A badger sett is present in 

the northern part of the site and badgers are likely to use the 

site for foraging.  More than 50 species of birds were found 

breeding on site and 50 species were recorded using the site 

during winter, including hobby and redwing.  Slow worms 

were found in good numbers and small populations of grass 

snake and common lizard were noted.  Habitats at the Main 

Site of value to invertebrates include The Clump, two of the 

fields and the edge habitats such as hedges and scrub.  A 

survey found that dormice are not found at the Main Site but 

other mammals including roe deer, muntjac deer, yellow-

necked mouse, wood mouse, bank vole, grey squirrel, 

rabbit, fox and hedgehog were noted.  The Five Points 

Roundabout application site supports a very small slow 

worm population and foraging bats. The Seven Hills Road 

application site supports foraging bats.  Both highways 

application sites have trees with the potential to support 

roosting bats.

Likely Effects on the Environment

During construction at the Main Site, moderate adverse 

effects are predicted to occur as a result of habitat loss 

during site clearance works and disturbance to species from 

noise, vibration and lighting. During construction at the Five 

Points Roundabout application site moderate adverse 

effects would occur through the loss of habitats (grassland, 

scrub and trees). All other effects during construction, 

including those at Seven Hills Road Junction application site 

are minor adverse.

Moderate adverse effects during operation have been 

identified for grassland and scrub habitat; serotine and 

noctule bats; slow worm; invertebrates; and grassland birds 

comprising skylark, dunnock, song thrush, starling and 

linnet. This is as a result of direct loss of habitat; 

fragmentation of habitats leading to losses in connectivity; 

and disturbance of species as a result of, for example, 

increased presence of people, recreational pressure and 

lighting. All other operational effects would be minor 

adverse or less.

7 Biodiversity and Nature Conservation
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Mitigation and Residual Effects

A range of mitigation measures have been developed in 

order to reduce adverse effects, which would be 

implemented through an Ecological Management Plan and 

supervised by an Ecological Clerk of Works. These include:

habitat enhancements within The Clump woodland;

ecological enhancements within Wildlife Corridor, a 
retained band of habitat across the entirety of the Main 
Site, providing a continuous habitat link;

retained hedgerows enhanced with additional planting;

design of biodiversity roofs for the benefit of invertebrates;

maintaining continuous lines of trees at the highways 
application sites;

vegetation clearance outside the breeding bird season 
or under a watching brief;

inspection and soft felling of trees with bat roosting 
potential;

construction of an artificial badger sett in advance of 
clearance works;

translocation of reptiles to a suitably enhanced receptor 
site, preferably on site;

installation of bat and bird boxes throughout the 
development area;

minimising night working and lighting overspill onto 
habitats and noisy construction activities;

These on-site mitigation measures cannot fully compensate 

for the habitat and species losses considered to be likely as a 

result of the development. Offsetting measures outside the 

development sites to improve the ecological value of habitats 

at the nearby Black Park and Langley Park sites aim to 

compensate for these adverse effects and overall to achieve 

a negligible or beneficial effect for habitats and species. 

Enhancements to the coppice woodland and heathland 

habitats in the north of Black Park would be undertaken 

within a 38.5ha area. At Langley Park, 30ha of agricultural 

land could be converted to grassland, with additional 

opportunities to enhance hedgerows and veteran trees.

7 Biodiversity and Nature Conservation
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Introduction

An assessment of the likely significant environmental effects 

of the Pinewood project arising from the existing ground 

conditions has been undertaken. This has encompassed an 

assessment of the geological and groundwater resources, 

the occurrence of existing ground contamination and 

potential effects on humans, soil, groundwater and surface 

water receptors at the three sites.

Assessment Methodology

The baseline conditions have been established by a borehole 

and trial pit investigation at the Main Site, and by desk study 

data gathering and interpretation of relevant records for all 

three sites. The history of past uses of the sites has been 

investigated to identify potentially contaminated ground. 

Consultation has been undertaken with the Environment 

Agency, South Bucks District Council and Buckinghamshire 

County Council.

Qualitative risk-based assessments of the effects of 

constructing, and then operating, the Pinewood 

development on the underlying ground conditions have been 

undertaken. Chemical (soil and water) and gas monitoring 

data from the intrusive ground investigation on parts of the 

Main Site has been used to inform the risk assessment. 

The construction assessment has considered the extent, 

method and programme of the proposed earthworks and 

construction activities, current UK legislation, the anticipated 

degree of disturbance of the ground, the final form of the 

development and the likelihood of pollution during the 

construction phase. 

The assessment of operational effects has considered 

activities that may disturb the ground when Pinewood 

becomes operational and activities above ground that could 

contaminate or disturb the ground beneath. 

8 Ground Conditions and Contamination
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Figure 13 Geological Map Existing Conditions

The three development sites are underlain at depth by 

London Clay, the Lambeth Group (dense sands and stiff 

clays) and Chalk (Figure 13). Quaternary Drift Deposits 

(sands and gravels) overlie these deeper deposits and are 

present across the three sites, except in the central area of 

the Main Site, where London Clay directly underlies the 

topsoil layer. 

In the early 1980s, a sand and gravel extraction pit (Figure 

14) was operated for several years on part of the northern 

half of the Main Site. In this area, sand and gravel was 

excavated and used in the nearby M25 motorway 

construction. The majority of the sand and gravel extraction 

pit was backfilled with naturally occurring clay soils. 

However, part of the extraction pit was deepened 

sequentially in three adjacent locations by further excavation 

into the underlying London Clay. These deeper excavations 

formed the base of three clay ‘cells’, which were then 

backfilled with non-hazardous waste materials. The sides of 

the cells were extended above the level of the top of London 

Clay with engineered clay bunds, and the tops of the cells 

were sealed with a 1.2m thick clay cap, before being 

covered with a minimum thickness of 0.9m of agricultural 

restoration soils. Records relating to the waste cells indicate 

the actual thicknesses of agricultural restoration soil placed 

above the waste cells may be considerably more than the 

0.9m thickness minimum requirement, with thicknesses of 

between 2m and 4.7m being recorded by boreholes 

undertaken in 1998.

8 Ground Conditions and Contamination
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An aerial photograph of the northern and central part of the 

Main Site at the time of waste cell construction and 

backfilling is shown in Figure 15. At the time of the 

photograph (1984) Cell 1 is completed and capped, Cell 2 is 

excavated and Cell 3 has not yet been excavated.

The backfill waste materials in the three clay cells are a 

source of ground contamination, notably in the form of 

landfill gases and leachate. However, in accordance with a 

planning agreement with Buckinghamshire County Council, 

there is ongoing monitoring of ground gases within and 

around the cells, and the level of leachate in the cells is 

maintained below the surrounding groundwater levels, to 

ensure that the existing contamination does not affect 

surrounding land. 

There are no collection pipes or venting stacks installed for 

the discharge of the landfill gases which are slowly 

generated within the cells, as a result of natural 

biodegradation of organic matter. However, there is evidence 

of venting of ground gas around some of the gas monitoring 

wells which penetrate through the caps into the underlying 

waste cells.

The green fields and woodland parts of the Main Site that 

have not previously been developed are not assessed to be 

affected by contamination. Localised areas of shallow 

contamination may be present in the part of the Main Site 

utilised as a temporary construction depot for nearby 

motorway construction during the 1980s. 

Figure 14  Sand and Gravel Extraction at the Main Site during 1980’s

Figure 15  1984 Aerial Photograph of Waste Cell Construction

8 Ground Conditions and Contamination
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The past and current land uses at the highway junction 

application sites are not assessed to be potentially 

contaminative. Therefore, significant contamination is 

considered to be unlikely in these areas.

A layer of sand and gravel underlies parts of all three of the 

development sites. The Mineral Planning Authority 

(Buckinghamshire County Council) considers all sand and 

gravel reserves within this part of the County to be a potential 

mineral reserve. 

The geological map shows gravels to be present beneath 

much of the Main Site (except where already extracted in the 

1980s, and a narrow strip of ground immediately south east 

of the extracted area). However, the 2008 ground 

investigation, undertaken in connection with this planning 

application, showed that the Black Park Gravels are not 

present to the extent indicated by the geological map across 

the central part of the Main Site and are not present in the 

south-eastern part of the Main Site. The areas in which sand 

and gravel is present at the Main Site would remain largely 

undeveloped by the Pinewood development with the 

majority of the built development occurring in areas where 

sand and gravel has previously been extracted, or where 

none is present.

The geological map shows gravels to be present beneath 

much of the Main Site (except where already extracted in the 

1980s, and a narrow strip of ground immediately south east 

of the extracted area). However, the 2008 ground 

investigation, undertaken in connection with this planning 

application, showed that the Black Park Gravels are not 

present to the extent indicated by the geological map across 

the central part of the Main Site and are not present in the 

south-eastern part of the Main Site. The only part of the Main 

Site considered to be a viable mineral resource by 

Buckinghamshire County Council is the north-western part 

of that site. This area would be soft landscaped, therefore 

the Pinewood development would not sterilise the mineral 

resource for potential exploitation. The sands and gravels 

occurring beneath the junction improvement sites are not 

considered to be viable mineral resources by 

Buckinghamshire County Council.

Likely Effects on the Environment

For the construction phase, the likely environmental effects 

arising from the disturbance of existing ground 

contamination through additional intrusive ground 

investigations, excavation for site re-grading and 

foundations, backfilling and other earthworks, piling, and the 

installation of new monitoring wells and gas vents in the 

buried waste cells have been considered. In addition, bulk 

storage of fuels and oils (for construction plant/machinery) or 

construction materials have been considered.

It is proposed that the area of the three buried waste cells on 

the Main Site would be landscaped and used as public open 

space; no buildings or infrastructure would be built on or 

through the existing clay cap. In addition, a buffer zone of 

15m for infrastructure and 25m for buildings has been 

designed around the edge of the waste cells. 

The likely effects on the health of construction workers, site 

visitors and neighbours, residents occupying earlier 

development phases, and the quality of surface water, 

groundwater and soil arising from ground conditions or 

contaminated land during construction activities has been 

assessed. This assessment has taken into account the 

control procedures that would be in place during 

construction, as set out in the Code of Construction Practice. 

This includes the use of appropriate personal protective 

equipment for construction workers and site visitors, dust 

suppression measures (as necessary), controlled storage of 

fuels, chemicals and oils, and other measures to protect 

human health, controlled waters and the environment. With 

these measures, it is assessed that there would be negligible 

effects arising from ground contamination.

8 Ground Conditions and Contamination
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For the operational phase, the environmental effects arising 

from disturbance of existing ground contamination during 

intrusive maintenance works, spillage or leakage of fuels, oils 

and other hazardous substances have been considered. In 

addition to this, gas and contamination from within the 

buried waste cells have been included within assessment.

It is considered that there would be a negligible effect on the 

health of maintenance workers, site residents, visitors and 

neighbours and the quality of surface water, groundwater and 

soil from ground conditions or contaminated land during the 

operation of the Pinewood development. This is because the 

design of the development would incorporate any necessary 

measures to protect human health and the environment. 

Additionally, environmental management procedures at 

Pinewood would be implemented and good operational 

practices for pollution prevention would be applied. These 

would include measures such as management and 

maintenance of new gas and contamination control systems 

for the buried waste cells, the appropriate storage of fuels, 

chemicals and oils and the use of adequate personal 

protective equipment during intrusive maintenance and 

where necessary, for other operational activities.

Mitigation and Residual Effects

The Pinewood development will incorporate various 

measures as part of the development to protect human 

health, controlled waters and the environment. A Code of 

Construction Practice will be in place during construction. 

New gas venting and waste cell contamination management 

systems will be introduced and buffer zones around the 

buried waste cells will govern the type of development 

permitted. Any necessary remediation for contamination 

encountered across the wider site will be conducted, to 

ensure protection of human health, controlled waters and 

the environment.

In addition to the mitigation measures described above, it is 

proposed that further ground investigation be undertaken for 

each phase of development, in advance of construction 

work. This would provide more detailed knowledge of any 

contamination present and allow appropriate working 

procedures and methods to be developed. This would 

reduce the risk of unexpected ground conditions, and allow 

any remediation works to be designed and scheduled.

It is also recommended that groundwater monitoring is 

undertaken prior to, during, and after each phase of 

development ground works, to confirm that the works are 

not causing any detrimental effect on controlled waters. All 

on-site activities will be conducted in accordance with good 

practice guidelines, appropriate working practices and 

relevant legislation. This will ensure that no activity would 

result in ground contamination occurring.

The residual effects from ground contamination on human 

health and controlled waters, both during and after 

construction of the proposed Pinewood development, taking 

into account proposed measures, would be negligible.

8 Ground Conditions and Contamination
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Introduction

An assessment has been carried out to determine the likely 

landscape and visual effects of the Pinewood development 

on the environment. The landscape assessment considers 

how the project would effect the physical elements of the 

landscape including Green Belt, existing vegetation and the 

landscape character. The assessment of visual effects 

considers the impacts of changes to views resulting from the 

Pinewood development. The assessment considers the 

landscape and visual effects of the development during the 

construction phases and when the proposal is operational. 

The results of the assessment have been evaluated by 

reference to nationally accepted methodology and 

significance criteria.

Assessment

The approach and method for assessing the landscape and 

visual effects for Pinewood applied national standards set 

out in the Guidelines for Landscape and Visual Impact 

Assessment (2002) published by the Landscape and in the 

Design Manual for Roads and Bridges (2001) published by 

The Highways Agency.

The assessment initially establishes a study area that is 

broader than the proposed development sites. Data is 

collated on the existing landscape condition, including 

designations and features. This is established through desk 

based studies, site visits and consultation with statutory 

consultees and local employees.

A plan showing the zone of theoretical visibility is created 

to illustrate where, in the study area, the proposed 

development would potentially be visible from.

The zone of theoretical visibility has been used as a tool 

to identify groups of visual receptors and key locations 

(viewpoints) that would represent typical views. These 

locations have been checked on site for validity.

The visual receptors are identified only in locations where the 

development proposals would legitimately be visible. This 

means that whilst, for example, Public Rights of Way would 

be identified as locations for visual receptors, open private 

farmland would not.

Ten viewpoints were agreed with South Bucks District 

Council from where photographic visualisations of Pinewood 

may have an impact. All the photographs were taken in 

winter, at a time when the development would be most 

visible. From these points the landscape assessment 

compares conditions with and without Pinewood in place in 

2014 when Pinewood Phase 1 opens with the Pinewood 

Studios Masterplan and Film Processing Laboratory 

Planning Permission building in place, and in 2022 when the 

development is fully complete and operational.

9  Landscape and Visual



34 |

Existing Conditions

The proposed development area is within the Green Belt. It 

also lies within Colne Valley Regional Park, a large area 

encompassing both urban and rural areas that has planning 

policy that influence development in this area.

The Main Site is currently used by local residents for 

recreation (mainly walking). Some residents with gardens 

backing onto the site have installed gates from their 

properties, providing direct access to it. This has fostered a 

sense of ownership over the site by the local residents, 

despite this being private land. The character of the Main 

Site possesses some features described in the District 

Landscape Character Assessment as being typical of this 

Character Area, such as a mix of agriculture fields, 

woodlands and sporadic development. On site evidence 

would suggest that since agricultural use ceased, the fields 

and boundaries on the site have become overgrown and 

unmanaged. The motorway hinterland with the audible 

presence of vehicle movement is a feature of the landscape.

The topography within the Main Site undulates gently, with 

the overall impression of being reasonably flat, with a gentle 

fall towards the River Alderbourne. This means that there are 

limited long distance views across the landscape, and few 

high viewing points. Woodland is scattered across the area 

and has a significant presence. The distribution of the 

vegetation, combined with the flat topography, has the effect 

of screening many of the longer views, and creating many 

enclosed views where potential viewpoints are behind or 

within woodland. Dense and mature hedgerows are a 

feature, which limit views from carriageways, footpaths and 

The effects on the environment during the construction of 

Pinewood would be temporary and all activities would be 

controlled and monitored in accordance with a Code of 

Construction Practice. The character of the site would 

change from being relatively peaceful, despite the ambient 

noise from the M25 and M40, to an active busy construction 

site. However, the works area for phase 1 is relatively small 

and well screened by existing planting. Up to 2022 the effect 

would become more significant to some of the visual 

receptors as the area of construction increases. A feature of 

the proposal is that all excavated soils generated on site 

would remain on site and form a park area, called The Fields. 

This would result in a significant reduction in the number of 

heavy vehicle movements off site to land fill.

The construction effect on the road junctions is not 

considered to have a major effect on the Green Belt since 

it involves the modification of an existing land use. The 

exception to this is the removal of a woodland area at 

Five Points Roundabout. There would be visual effects on 

nearby dwellings.

Pinewood would provide public amenity space for formal 

recreation, something that was defined as being deficient in 

this area by South Buck District Council. However, the overall 

effect of the proposed development at the Main Site is major 

adverse in terms of the Green Belt, since development of this 

nature contravenes the purposes of this designation.

The visual effect of traffic will abate over time as the 

proposed planning motives.

residential areas. Within the local built up area views are 

generally restricted to short distances due to the 

composition of buildings and localised planting, including 

planting in private gardens.

Likely Effects on the Environment

The landscape effects of Pinewood are minor adverse or of a 

lesser significance, both during construction and operational 

use, this is partly due to mitigation having been designed 

into the scheme from the outset.

The construction of the junctions at Five Points Roundabout 

and Seven Hills Road Junction would be modifications of an 

existing land use rather than the introduction of a new land 

use.  On this basis, the landscape effects on the Green Belt 

during construction and operation would generally be 

negligible.  However, the removal of woodland at Five Points 

Roundabout is considered to have a major adverse effect in 

landscape terms on the Green Belt. This woodland area is 

protected by a Tree Preservation Order and its removal would 

open up views to visual receptors to on the norther application 

boundary at Five Points Roundabout, at Warren House (a 

dwelling) and the Royal British Legion Social Club.

The landscape and visual effects which would arise 

throughout the construction of Pinewood would result from 

a change of the landscape character, from open 

undeveloped land to a construction site, including: 

construction compounds and site offices, site security 

hoarding, lighting, cranes and scaffolding, site clearance 

including some tree removal, construction traffic inside and 

outside site boundaries.

9  Landscape and Visual
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Figure 16 Viewpoint from Pinewood Road 2014. Red shows the outline of Phase 1 of Pinewood. Blue shows the outline of the Pinewood Studios Masterplan
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Figure 17 View with Pinewood in 2022 (Viewpoint 6). Red shows the outline of the completed Pinewood. Blue shows the outline of the Pinewood Studios Masterplan

9  Landscape and Visual
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Mitigation and Residual Effects

The landscape design for Pinewood has been an iterative 

process that has sought to respond to the local context such 

as the Green Belt and the likely visual effects. Measures have 

been developed and integrated into the design such as the 

siting of taller buildings away from the most sensitive visual 

receptors and creating planted buffer zones and ensuring 

that a large proportion of the site retains an open character 

and remains accessible.

The Pinewood development has been planned to limit the 

effect on existing trees and hedgerows and open space by 

retaining and enhancing 25.7 hectares of the 46 hectare site 

as open space for amenity and wildlife use. A high proportion 

of the existing hedgerows and woodlands are being 

retained. The retention of vegetation will provide significant 

visual mitigation at all stages of the project from construction 

through to operational use. Much of the existing boundary 

planting will be retained. The proposed planting design, 

particularely on the boundaries of the site, is intended to 

integrate Pinewood with the surrounding landscape.

Due to the close proximity of the site boundary at Five Points 

Roundabout there is limited opportunity to provide mitigation 

planting. However screening planting is proposed wherever 

possible to lessen these effects. The proposal promotes 

planting on the boundaries of both junctions where there is 

space and at Five Points Roundabout retained planting 

within the new traffic island in combination with proposed 

new planting is likely to reduce the visual impact. Off-site 

planting in some locations to provide additional visual 

screening will be considered further at later design stages. 

The residual effect at the two junctions would be visual 

prominence of the road infrastructure. This is particularly the 

case with Five Points Roundabout as the scale of this 

roundabout would significantly increase. However, these 

proposals constitute a modification of existing infrastructure 

rather than the introduction of new features.

Mitigation measures during construction are set out in the 

Code of Construction Practice. They include the protection 

of existing vegetation, the careful siting of site offices, the 

minimisation of movement of material off site and through 

the retention of existing planting during all phases of 

construction.

Five Points Roundabout and Seven Hills Road Junction 

present limited opportunities for visual mitigation during 

construction aside from the preservation of as many existing 

trees as possible. The effect on both landscape and visual 

receptors is likely to be moderately adverse and localised.

The operational use of Pinewood would have an adverse 

effect on the Green Belt. Specific mitigation measures are 

proposed such as the creation of a wildlife corridor, new 

bridleway and a park for formal and informal recreational use. 

Visually the effect of the built form will diminish from most 

viewpoints as mitigation planting grows within the site and 

planting within the wider landscape matures. The detailed 

design of the buildings will incorporate appropriate measure 

such as green roofs and walls to further integrate of the 

development into the surrounding area.

The residual effect on the landscape would be in relation to 

the Green Belt due to the change in nature and character of 

the designated land. The proposed development would 

change the view significantly from a few localised viewpoints 

and despite the provision of mitigation planting the 

development would become a new feature in the landscape.

9  Landscape and Visual



Plasterers creating a mould for a fluted column



| 39Pinewood Environmental Statement   NON-TECHNICAL SUMMARY

Introduction

An assessment has been carried out to determine the likely 

changes in noise and vibration as a result of the 

construction and operation of the proposed development. 

The assessment considers the temporary noise impacts of 

construction works, the permanent changes to the noise 

climate due to the operational use of the proposed 

development and the noise effects due to changes in 

road traffic flows.

The results of the assessment have been evaluated with 

reference to nationally accepted 

significance criteria.

Assessment

The baseline noise conditions have been established from 

monitoring data gathered both on site and in the surrounding 

area. Baseline noise modelling calculations of the road traffic 

noise has been undertaken in accordance with the 

Department of Transport’s Welsh Office (1988), standardised 

Calculation of Road Traffic Noise methodology.

Construction works have been identified as a temporary 

source of noise and vibration. An established methodology 

for predicting construction noise and vibration levels is used 

in the assessment of construction noise. A quantitative 

assessment has been performed based on assumptions of 

the types of construction works and methods likely to be 

used, which has been agreed with the scheme Construction 

Consultant. It is also assumed that control measures 

outlined in a Code of Construction Practice (section 3), 

drawn up specifically for this project will be applied.

Noise generated by buildings, plant and machinery within 

the proposed development has been assessed by 

establishing target noise levels or operational constraints to 

ensure these sources do not have an adverse effect during 

normal operation conditions.

The effect of road traffic noise has been assessed by 

considering the proportional changes in road traffic flows 

attributable to Pinewood along all the major roads around 

the site. At a selected number of assessment locations, the 

calculated road traffic noise levels have been compared 

against conditions without the development in place. The 

calculations conform to the Department of Tranport’s 

standardised method for calculating road traffic noise levels. 

These calculations combine noise prediction methods with 

topographical data, to map the noise climate over a large 

geographical area. Noise mapping enables the evaluation of 

large scale existing situations, and the prediction of potential 

noise levels where new noise sources are to be introduced.

The operational effects of outdoor filming have been 

informed by observed filming events.

Existing baseline noise data has been obtained for 2008. 

The peak construction year (2012) has been assessed using 

a methodology agreed with the South Bucks District 

Environmental Health Officer. An assessment of operational 

noise effects has been undertaken for the year of opening 

(2014) and in 2022 when the development is fully built out 

and operational. 

10 Noise and Vibration 
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Existing Conditions

A comprehensive background noise measurement survey 

was carried at a number of representative locations around 

the Main Site site as shown in Figure 18. The results indicate 

that the M25 and M40 contribute significantly to the ambient 

noise levels measured around the site. No baseline vibration 

measurements have been conducted since no significant 

sources of vibration have been identified within the 

development site.

Figure 18  Main Site Showing Logged Monitoring Locations and Manned Survey Positions

10 Noise and Vibration
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Likely Effects on the Environment

Construction noise would be minimised through controls 

described in the Code of Construction Practice that is 

submitted as part of the planning application. Consideration 

will be required to ensure that careful selection of plant is 

made and construction methods and programming are 

sensitively designed to further reduce noise effects. The 

noise effects generated by the assumed construction 

processes regulated through the Code of Construction 

Practice in place would be negligible.

The risk of excessive vibration from the construction works is 

considered to be minor for human exposure and negligible 

for building damage.

Building services will be designed to meet the noise criteria 

that ensure that operational noise has negligible effect on the 

noise climate.

The noise effects of traffic flow changes are predicted to 

be major adverse at Saul’s Farm, Mailing Bros, Ways Farm, 

and all other residential receivers close to and along Seven 

Hills Road, both at opening year and 2022. This is due to 

significant increases in traffic flow predicted along Seven 

Hills Road. All other predicted changes are considered to 

be negligible.

As part of this proposal, a Management and Operational 

Strategy, which forms part of the planning submission, will 

be implemented when Pinewood becomes operational. The 

Strategy includes measures to manage noise. With these 

measures in place it is considered that the residual noise 

effect of outdoor filming will not be significant. 

Mitigation and Residual Effects

The mitigation measures described in the Code of 

Construction Practice are considered to be adequate to deal 

with noise during the construction period. The residual noise 

effects during construction would be negligible. 

Meeting specific target noise criteria for the building services 

will ensure the operational noise effect is negligible. Further 

noise mitigation measures should not be necessary with 

respect to building services.

Mitigation to reduce noise due to road traffic flow increases 

along Seven Hills Road would be provided. This would be 

either an absorptive noise barrier or earth bund near to the 

carriageway edge. The barrier or bund should be sufficiently 

high to break the line of sight from the receiver to the road. 

With this in place, the residual effect would be negligible.

Assuming the implementation of the Management and 

Operational Strategy, it is predicted that there would be no 

further mitigation required for outdoor filming noise, and the 

residual effects would be negligible.
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Introduction

The assessment of likely significant socio-economic effects 

of Pinewood considers employment changes during 

construction and operation and anticipated social effects. 

These consist of healthcare facilities, education provision, 

open space, community and leisure facilities, and 

accessibility effects.

Assessment

The assessment covers effects at the local level (the wards of 

Iver Heath, Wexham and Iver West, and Hedgerley and 

Fulmer) and across South Bucks local authority area. Data on 

existing conditions has been drawn from the 2001 Census, 

the Index of Multiple Deprivation 2007, and other nationally 

published statistics.

Forecasts of construction employment have been 

calculated using information on the anticipated total 

construction cost and government statistics on the number 

of jobs that the instruction of Pinewood will generate. 

Operational employment has been assessed using the 

floorspace figures for the completed development and 

standard employment density assumptions. Social effects 

have been assessed using the anticipated population uplift 

of the development, government standards for social 

facilities and professional judgement. 

11 Socio-Economic Effects
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Existing Conditions

There is a very low level of general deprivation within the local 

and wider South Bucks area. Income statistics for South 

Bucks reinforce this and show gross weekly earnings for 

residents at 8% above the national average. In terms of 

employment, both areas have substantial levels of economic 

activity. Unemployment is well below the national average. 

Residents of the local area and the District also tend towards 

higher value-added occupations, with the area having a 

greater proportion of managers and senior officials than the 

regional or national average.

Both the local area and South Bucks District are characterised 

by detached and semi-detached housing, with high levels of 

under-occupancy and low levels of overcrowding. There is a 

range of primary health facilities within 2.5km of Pinewood, 

with all facilities currently oversubscribed. There are state 

primary schools within 2.5 km of the proposed development, 

with the nearest state secondary school 3.7km away. 

At present, the Main Site site is undeveloped land (mostly 

grassland), with its use limited to informal recreation.

Likely Effects on the Environment

During the ten year construction period, Pinewood would 

support an estimated 431–543 construction jobs on site each 

year. In terms of local employment, this equates to an 

anticipated 136 extra jobs per year (including construction 

and related services) for local people. When fully operational, 

Pinewood would provide an estimated additional 628 jobs, 

around 450 of which would be within the studios and related 

creative industries. This equates to an estimated 296 long 

term local jobs. The combined effect of Pinewood with the 

previously consented scheme would also reinforce the long 

term economic benefits of the film industry in South Bucks 

and beyond.

The residential element of Pinewood proposes up to1,400 

new homes, and would provide a major contribution to the 

South Bucks affordable housing target. This residential 

provision would generate an additional population of up to 

3,129 people. In terms of health, this population uplift would 

generate a need for an additional two GPs. The predicted 

child yield from the residential dwellings in the proposed 

development would require a nursery of around 467 sq m. 

A primary school is already proposed as part of the 

development. In terms of secondary schools in the district 

that would serve the development, there would be 

additional pressure on already over-subscribed school 

places in the local area. The proposed screen craft 

academy would however provide additional training 

facilities. Including one-year foundation courses in around 

20 credit assistant roles with capacity for training for more 

than 120 students per year.

The increased population would also produce a need for 

8.25 hectares of open space (including sports / play space 

and informal space) and 1,039 sq m of multi-purpose 

community floorspace. Facilities to meet these requirements 

would be provided as part of the development. However, 

there would also be additional pressure placed on the local 

library, local sports facilities, and police and fire services. 

11 Socio-Economic Effects
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Mitigation and Residual Effects

The employment generated during the construction and 

operation of Pinewood is beneficial to the local area. As 

such, no mitigation is required. 

For operational effects a financial contribution is proposed to 

upgrade the existing primary health care facilities in Iver 

Heath to accommodate the additional GPs that would be 

required by the development. 

In terms of education, a nursery would be provided on-site or 

elsewhere in the local area, subject to consultation with 

South Bucks. A primary school already forms part of the 

development as incorporated mitigation. Financial 

contributions are also proposed to offset the additional 

demand for secondary school places.

Mitigation for the effect on community facilities would take 

the form of financial contributions to upgrade the local library 

and swimming and tennis facilities. This is in addition to the 

provision of community space on-site. A financial officers for 

the area is also proposed. Due to surplus capacity, no 

contribution to the fire services is required. 

11 Socio-Economic Effects
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Introduction

Any interference of sunlight and daylight to existing 

properties caused by the development of Pinewood and 

also the Pinewood Studios Masterplan has been assessed. 

In addition the effect of Pinewood on the daylighting and 

sunlighting availability on all the new dwellings has been 

considered.

Lighting standards for the external roads, in particular 

Five Points Roundabout and Seven Hills Road Junction and 

the internal streets in Pinewood are considered in terms 

of minimising light pollution. Measures have been identified 

to reduce light pollution from the street and site lighting 

to safeguard amenity for new residents on site and 

existing residents.

Assessment

The assessment has been carried in accordance with 

BRE guidance BR209 “Site layout planning for daylight 

and sunlight A guide to good practice”. This approach 

is recognised as the standard method for carrying out 

this analysis.

There are two approaches to the daylight and sunlight 

studies. The first method is a simple check to see if the 

proposed development will block the sky above 25o , if it 

does not then no further analysis is required, if it does then a 

full analysis is needed (Figure 19). This applies to the effect of 

Pinewood and the Pinewood Studios Masterplan on the 

existing surrounding properties.

Daylight and sunlight studies for the proposed dwellings in 

Pinewood have been tested by using a 3D model of the 

development set into a 3D model of the site. The analysis of 

daylight and sunlight availability was carried out using the 

method set out in BR209 “Site layout planning for daylight 

and sunlight A guide to good practice” using software 

developed and tested for the purpose by Arup.

The 3D model has been used to calculate the amount of 

sunlight that falls on the ground in all the streets and open 

spaces created in Pinewood. This analysis was carried out at 5 

minute intervals throughout the day on the 21 March, the 

spring equinox. From the data collected, the percentage of the 

area that was in shadow during the day has been calculated.

The highway and street lighting will be designed in 

accordance with the relevant standards for road lighting.

The Institution of Lighting Engineers “Guidance notes for 

the reduction of Obtrusive Light” will be used to ensure that 

light pollution is minimised and that there will be a negligible 

effect on either the existing surrounding dwellings and on the 

new dwellings in Pinewood.

Existing Conditions

Existing conditions within the Main Site have a minimal effect 

on lighting conditions at existing surrounding properties. It is 

largely undeveloped with no buildings or structures near to 

existing residential buildings that could be affected.

Likely Effects on the Environment

The results of the assessment show that there is a negligible 

effect from the Pinewood development and the Pinewood 

Studio Masterplan development on the majority of existing 

properties that surround the site. The houses that face north 

on Pinewood Green would generally be little affected by the 

Pinewood development.  However, there are a few dwellings 

close to Pinewood Studios where the obstructing angle 

would result in a minor adverse effect on these properties. 

The Five Points Roundabout and the Seven Hills Road 

Junction. This external lighting would be designed to the 

latest relevant guidance to ensure light pollution is 

minimised.

Mitigation and Residual Effects

Site lighting design measures would be applied to ensure 

compliance with the Institution of Lighting Engineers 

guidance document. A management strategy would be 

implemented to control the use of artifical light for night 

time filming.

The residual effects on most of the existing surrounding 

properties would be negligible. For the very few existing 

properties close to both proposed developments there 

would be a moderate adverse effect.

12 Sunlight, Daylight and Artificial Light
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Introduction

Transport and movement has been considered as an integral 

part of the development of the Pinewood proposals.

A Transport Assessment has been undertaken to identify 

how Pinewood may change travel patterns during 

construction and operation, to establish the effects of these 

changes and identify any measures that need to be 

undertaken to manage those effects.

The transport proposals for Pinewood include:

a network of internal roads and streets within the Main Site;

parking within the Main Site;

new accesses to the Main Site from Seven Hills Road and 
Pinewood Road;

highway improvements at the Seven Hills Road / A412 
Denham Road Junction and at Five Points Roundabout to 
provide additional capacity and improved highway safety;

the provision of new bus services to connect Pinewood to 
Slough, Uxbridge and Gerrards Cross via the surrounding 
communities; and

a Community Travel Plan which would help to deliver the 
sustainable transport strategy for the site. 

Assessment Methodology

The Transport Assessment has been carried out in 

accordance with industry guidance. The methodology, 

which has been discussed with Buckinghamshire County 

Council, involves the following; a range of site observations; 

analysis of changing transport demands and predictions of 

the travel demands likely to arise from Pinewood; and 

analysis to establish whether additional measures are 

needed to mitigate the effects of Pinewood.

The assessment is based on:

2008 - representing current traffic and transport 
conditions;

2014 - year of opening; and

2022 - when Pinewood would be fully complete and 

occupied. 

The effects of the construction of Pinewood, together with 

construction on the Pinewood Studios Masterplan, have 

been considered for the period 2012 to 2022. Peak activity is 

expected to take place in 2012 and 2013 and the effects of 

construction have been identified for these years.

The effects of Pinewood on transport in the surrounding area 

have been assessed for walking, cycling, public transport 

and road networks.

A number of key organisations have been consulted: 

the local highway authority, Buckinghamshire County 

Council and its advisors; the Highways Agency; and local 

bus operators.

The strategy for Pinewood also takes account of a range of 

comments and suggestions received through a wider 

process of public consultation on the Pinewood proposals.

13 Transport
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Likely Effects on the Environment

Construction 

The assessment considers what the effects of the 

construction of Pinewood and the Pinewood Studios 

Masterplan are likely to be.

Construction activity would be managed under a Code of 

Construction Practice. This would cover the movement of 

people, vehicles and goods associated with construction. 

Routes for construction vehicles would be agreed with 

Buckinghamshire County Council prior to construction 

starting. The expected daily volume of vehicles throughout 

the construction period would have a minor adverse effect 

on the road network and be of medium to long term duration. 

There would be limited car parking available on the 

construction site and workers would be encouraged to use 

other forms of transport to travel to and from site including 

either dedicated shuttle bus or public bus services. 

Construction worker movements would have minor adverse 

effects on the transport networks, which would be of 

medium to long term duration.

2014 Operation

The 2014 assessment considers the transport and traffic 

effects resulting from the operation of Phase 1 of Pinewood 

together with the effects arising from construction activity 

associated with Phase 2. 

Walking and Cycling

The assessment shows that Pinewood would provide 

additional walking and cycling connections which would 

improve accessibility in the surrounding area. The overall 

effects on walking and cycling would therefore be long term 

and minor beneficial.

Travel by Rail

When distributed between rail services at Slough, Uxbridge 

and Gerrards Cross, the number of rail trips generated by 

Pinewood would be equivalent to less than one additional 

passenger per train in each peak hour and therefore the 

effect on rail services is considered negligible.

Travel by Bus

New bus services would be implemented to and from 

Pinewood from the completion of Phase 1. A bus service 

pattern has been proposed to create direct links to stations 

and other locations with frequencies which would be attractive 

to passengers. Pinewood would therefore have a long term 

and major beneficial effect on the local bus network.

13 Transport
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Travel by Car

The operation of all key junctions on the local highway network 

has been assessed for 2022 conditions. This represents 

completion of Pinewood and therefore the maximum demands 

that Pinewood would place on the surrounding highways. The 

outcomes are described in later paragraphs.

As part of the Pinewood Studios Masterplan there is a 

requirement to improve the operation of the Five Points 

Roundabout by installing traffic signals on the existing 

roundabout layout. These traffic signals would be installed 

by 2014. The Pinewood proposals for a reconfiguration of 

the Five Points Roundabout would be implemented in Phase 

2, after 2014.

The assessment for 2014 therefore examines the effects on 

the Five Points Roundabout assuming the signalisation of 

the existing roundabout has taken place, but no further 

improvements. 

The assessment concludes that in 2014 Pinewood would 

have a minor adverse effect at the Five Points Roundabout 

which would apply over the medium term, as further 

improvements to this junction are anticipated in Phase 2 

of Pinewood.

2022 Operation

The 2022 assessment assumes that the Pinewood 

Studios Masterplan and Pinewood would be complete. 

The assessment determines the effects arising from 

Pinewood, compared to the 2022 situation without the 

Pinewood development.

Walking and Cycling

By 2022 Pinewood would have established a full network of 

walking and cycling routes throughout the Main Site and to 

the surrounding area. Walking and cycling demands from 

Pinewood would place no pressure on the capacity of the 

local pedestrian and cycle network and therefore the overall 

effects of Pinewood on walking and cycling would be long 

term and moderate beneficial.

Travel by Rail

Bearing in mind the availability of rail services from Uxbridge, 

Gerrards Cross and Slough (the latter including Crossrail 

services by 2022) the number of peak hour rail trips 

generated by Pinewood would be equivalent to no more than 

two additional passengers per train. The effect of Pinewood 

on the rail network is therefore considered negligible.

Travel by Bus

New bus services introduced at Pinewood in 2014 would be 

an integral part of the transport options available to the 

Pinewood community. The assessment indicates that the 

new services would comfortably accommodate demands 

from Pinewood and Pinewood Studios, with the potential to 

encourage further patronage in these locations and from 

communities along the bus routes. Overall the effects 

of Pinewood on the bus travel would be long term and 

major beneficial.

13 Transport
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Travel by Car 

The 2022 assessment addresses eighteen existing or new 

junctions on the local highway network, including the 

proposed new Pinewood access junctions, and also 

reviews effects on the roads around Pinewood Green and to 

the north and west of the site. The assessment assumes 

that the highway improvements at Seven Hills Road / A412 

Denham Road (new roundabout) and Five Points 

Roundabout (reconfiguration of the roundabout) would be in 

place before 2022.

All effects assessed in the 2022 scenarios would be long 

term effects.

The assessment concludes that at the majority of locations, 

which cover all approach routes to the development, the 

effects would be minor adverse or negligible.

It also identifies moderate beneficial effects in the Pinewood 

Green area. The road network within Pinewood would 

provide an improved connection between Seven Hills Road 

and Pinewood Road. This means that Pinewood traffic 

would not travel through Pinewood Green to move to and 

from the site. Furthermore, the new route would reduce 

‘through’ traffic in Pinewood Green.

Figure 20  Road Names

13 Transport
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The assessment identifies moderate adverse effects at three 

locations. One of these is within the Denham Roundabout 

complex. Pinewood would not add large volumes of traffic in 

this location but the operation of the junction means that 

some additional mitigation may be necessary and if 

undertaken the residual effect would be minor adverse.

Moderate adverse effects would also be expected at the 

double roundabout junctions on the A412 at Bangors Road 

North and on Slough Road at Bangors Road North and 

Bangors Road South. These effects relate to 2022; if traffic 

growth and Pinewood traffic reaches the levels predicted, 

further mitigation may be needed in these two locations. 

Here the provision of additional capacity is considered less 

likely to be appropriate given the nature of the locations. 

Mitigation at these junctions could take the form of local 

highway safety improvements to manage traffic speeds and 

provide an enhanced pedestrian environment. With this in 

place the effects of Pinewood would be minor adverse.

Mitigation Measures and Residual Effects

The Community Travel Plan framework commits to 

monitoring traffic and travel patterns at Pinewood and 

surrounding locations on a continuous basis, as this would 

enable both Pinewood Studios Ltd and Buckinghamshire 

County Council to understand how transport conditions 

change over time. The intention is that monitoring is linked to 

the delivery, operation and review of initiatives under the 

Community Travel Plan, allowing decisions on transport 

investment and infrastructure to be taken in the future in the 

light of this information.

The overall effect of Pinewood on the highway network has 

been assessed as long term and minor adverse. 

13 Transport
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14 Waste

Introduction

The assessment considers the likely significant 

environmental effects of solid waste generation associated 

with the construction and operation of the proposed 

development. This is in relation to the types and quantities of 

waste that would be generated for off-site treatment and 

disposal and the effect of this upon the available capacity of 

waste management infrastructure.

Assessment

The baseline has been established through a desk-based 

review of publicly available information concerning:

existing and future waste arisings and waste management 
capacity in Buckinghamshire and the South East of 
England; and

knowledge of the existing site conditions, including ground 
conditions and contamination. 

This information has been used as the basis against which 

the waste likely to be generated by the proposed 

development can be compared and assessed. The criteria 

used to assess the degree of significance of the effects are 

based on Arup’s professional judgment. 

The waste forecast to be generated during construction is 

assessed in terms of the peak phase of waste generated by 

the proposed development. Operational effects are 

considered in terms of the waste forecast to be generated by 

households and commercial users of the Main Site in 2014 

and 2022. The approach to the assessment of likely 

significant environmental effects and potential mitigation and 

enhancement measures has been informed through 

consultation with South Bucks District Council and 

Buckinghamshire County Council. 
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Existing Conditions

Construction Effects

The likely significant environmental effects of waste 

generated by construction are assessed to be:

negligible for the Main Site and the Seven Hills Road 
Junction; and 

minor adverse for the Five Points Roundabout. 

 

This is assessed on the basis of measures agreed at the 

design phase, including:

achievement of a neutral cut-and-fill balance for 
earthworks at the Main Site;

adoption of a Code of Construction Practice that sets out 
the environmental good practice measures that will 
adopted during construction to avoid and mitigate the 
effects of waste generation; and 

preparation of a Site Waste Management Plan that will be 
prepared and updated in accordance with the Site Waste 
Management Plan Regulations 2008. The purpose of the 
Plan is to identify the types and quantities of waste to be 
produced during construction, the opportunities for 
sustainable management of the waste identified and to 
monitor and report on the actual management of these 
wastes throughout the construction period. 

Peak construction waste generated requiring off-site 

treatment and disposal are forecast at:

4,776 tonnes for the Main Site;

2,040 tonnes for the Seven Hills Road Junction; and 

16,416 tonnes for the Five Points Roundabout. 

The quantity of waste forecast to be generated by the Five 

Points Roundabout is such that the environmental effects 

could be reduced through further detailed design and / or 

other mitigation measures. However, in all three cases, the 

quantities of waste requiring off-site treatment and disposal 

would be less than 1% of the likely waste management 

capacity predicted to be available in Buckinghamshire and 

the South East of England. 

Operational Effects

The likely significant environmental effects of waste 

generated by operation of the Main Site are assessed to be 

negligible. The quantity of operational waste forecast to be 

generated by householders and commercial users is 469 

tonnes in 2014 and 1,764 tonnes in 2022. In both cases, this 

would equate to less than 1% of the likely waste 

management capacity predicted to be available in 

Buckinghamshire and the South East of England. 

Operational waste would not be generated by the Seven 

Hills Road Junction or Five Points Roundabout. 

Cumulative Effects

The cumulative effects of construction waste are assessed in 

terms of the peak construction waste generated that would 

be generated by the proposed development and the 

simultaneous construction of new buildings proposed by the 

Pinewood Studios Masterplan. The likely significant 

environmental effects of the wastes that would be generated 

in this case are assessed to be:

negligible during the period 2012 to 2014 (for the peak 
phase of construction waste arisings from the Main Site 
and Seven Hills Roundabout); and

minor adverse during the period 2014 to 2016 (for peak 
phase of construction waste arisings from the Five Points 
Roundabout).

14 Waste
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Mitigation and Residual Effects

The mitigation of construction waste effects would be further 

enhanced by the implementation of a series of options 

proposed by a Resource and Waste Management Strategy 

for the proposed development. This would include:

the adoption of corporate-level resource and waste targets 
into procurement documents for sub-contractors;

the use of modern methods of construction to design out 
waste at source; and 

the use of industry guidance to inform the opportunities for 
re-use of excavation and construction waste materials. 

Options for the mitigation of operational waste include: 

the provision of storage and collection facilities within 
buildings to enable source-segregation of recyclable 
materials;

the provision of a public bring bank and charity bank for 
collection of recyclable materials within the public realm;

a concierge service to provide help and assistance to 
residents and other users with respect to waste 
management; and 

the possible implementation of a small-scale composting 
facility. 

Assuming the full implementation of design and 

enhancement measures, the residual effects of both 

construction and operational waste arising from the 

proposed development are assessed to be negligible. 

14 Waste
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Introduction

An assessment of the effect of the proposed development 

on water resources has been undertaken for:

surface water (the River Colne, River Alderbourne and 
ordinary watercourses (rivers not designated as a ‘main 
rivers’ by the Environment Agency);

groundwater supply (the major chalk aquifer and the minor 
perched aquifer); 

water related utilities (the potable pipe network and the foul 
sewerage network); and

risk from flooding.

Assessment

The assessment is based on Department for Transport 

Guidance methodology. This provides a rigorous, qualitative 

method of determining the significance of an impact, based 

on the importance of a feature’s attribute and the magnitude 

of the effect. 

Baseline information has been obtained from a number of 

sources which include the Environment Agency’s 

Catchment Abstraction Management Strategies (for the 

Colne and the London Catchments) and South Bucks 

Strategic Flood Risk Assessment. The Environment Agency, 

Thames Water and Three Valleys Water have been 

consulted as part of the process. 

15 Water Resources
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Existing Conditions

Surface water and groundwater are abstracted from the 

Colne catchment by Three Valleys Water, and as a result the 

Environment Agency considers the catchment to be over 

abstracted. Abstraction can result in low river flows, which 

affects the rivers’ biodiversity.

The River Alderbourne drains into the River Colne (Figure 

15a). Water is not abstracted for drinking water uses from 

the river. However the River Alberbourne contains a Site of 

Special Scientific Interest, located downstream of the site, 

which could be affected by discharges from the site if these 

were not adequately controlled.

The Main Site drains into the River Alderbourne via drainage 

ditches. These are considered to have a low importance in 

relation to water resources, since they are on a very local 

scale and do not have any special value relating to 

biodiversity.

The site is located in the lowest zone of flood risk, and was 

given a “green light” status by South Bucks in their Strategic 

Flood Risk Assessment, which indicates that the District 

Council has approved potential development on the site 

from a flood risk point of view.

Figure 22  The Colne Catchment, showing Main Rivers, the Alderbourne and the approximate location of the Main Site

15 Water Resources
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Figure 23  Proposed Drainage StrategyLikely Effects on the Environment

The majority of the effects as a result of the development are 

considered to be negligible, during both construction and 

operation. The only effect would on the chalk aquifer, as a 

result of the potential for abstraction by Three Valley’s Water 

to supply the site. This is considered to be minor adverse.

A number of measures are outlined in the Code of 

Construction Practice to ensure that the construction 

effects are managed. These would include installation of 

temporary site drainage, and control of surface water 

run-off to ensure that there are not adverse effects as a 

result of flooding or sedimentation.

Sustainable drainage systems, which aim to reduce flooding 

by attenuating flows at the source, are proposed for the 

scheme. These systems would provide benefits such as 

reduction of flood risk from the development, enhancement 

of water quality and additional water-related biodiversity.

To reduce the effect on the chalk aquifer, measures are 

proposed to significantly reduce water demands by 35% 

(compared with a conventional development). This would 

allow the development to meet the requirements of Code for 

Sustainable Homes Level 4. (Department for Communities 

and Local Government (2008) Code for Sustainable Homes 

RIBA Publishing)

Residual Effects

The residual effect on the major chalk aquifer would remain 

minor adverse. This is because any effect on such an 

importance resource, however minor, would have some 

significance. All other effects would be negligible.

15 Water Resources
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The full planning submission including the Environmental 

Statement and all appendices can be viewed in person at 

the offices of South Bucks District Council:

South Bucks District Council 

Capswood 

Oxford Road 

Denham 

Bucks 

UB9 4LH

Opening hours: 

Monday - Wednesday 9.00 a.m. - 5.30 p.m. 

Thursday - Friday 9.00 a.m. - 5.00 p.m. 

Weekend - CLOSED

An electronic copy of the planning submission 

can also be viewed on the internet via: 

http://www.southbucks.gov.uk/

Further copies of this non-technical summary can be 

provided free of charge by contacting South Bucks 

Planning Department.

16 Where to find out more




