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1 Introduction 

Ove Arup & Partners Ltd (Arup) has been commissioned by Pinewood Shepperton plc 
(Studios) to undertake an Environmental Impact Assessment (EIA) of its development 
proposals for land adjacent to Pinewood studios, and two associated highways 
improvements works.  The proposed development is located at Iver Heath within South 
Buckinghamshire District Council (SBDC) area.   

The purpose of this report is to request a Scoping Opinion under Section 10 of the Town 
and Country Planning (Environmental Impact Assessment) (England and Wales) 
Regulations 1999 (as amended) in respect of a proposed development.   

This report provides information on the proposed development and an overview of the 
potential for significant environmental effects during construction and operation.  It sets out 
the proposed scope of the EIA, including surveys or data gathering to be carried out as part 
of the baseline assessment, the approach to be taken in conducting the assessment and the 
basis for identifying the mitigation measures required to avoid, reduce or offset the identified 
potential significant environmental effects of the development. It also identifies alternatives 
that will be considered, and other potential issues that are not considered likely to be 
significant and therefore have been scoped out. 

In section 2, general information is given about the sites and their existing condition.  There 
follows a description of the proposed development (Section 3) and an explanation of the 
overall methodology to the environmental assessment (Section 4) with the individual topic 
specific issues discussed in section 5.  
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2 Existing Sites 

The main proposed development site (hereafter referred to as the “Main Site”), and is 
located within the South Buckinghamshire District Council (SBDC) area and to the east of 
the existing Pinewood Studios, at National Grid Reference TQ 0212 8453.  The location of 
the main site is shown below. 

Figure 1 Location of The Sites 

The two highways improvement sites are located 1.3km to the south, (hereafter referred to 
as the “Five Points Roundabout site”) and 600m to the east (hereafter referred to as the 
“Seven Hills Road site”) of the main site respectively.  The three sites that will form the 
applications are identified in Appendix A1 (Proposed Development Application Boundaries). 

Extending over approximately 45.6 hectares, the main site for the proposed development is 
undeveloped.  While designated as green belt land, it includes a former landfill site.  The site 
is currently contains a mixture of greenfield and brownfield land, of semi improved, or 
improved pasture grassland, with some hedgerows, scattered scrub and woodland.  

The main site is allocated as Green Belt and is within the Colne Valley Park and lies to the 
east of an Area of Attractive Landscape (Black Park). It is not specifically allocated in the 
SBDC Local Plan.  

Of the two highways improvement application sites, one is located at the Five Points 
roundabout and is adjoined to the east by a small area of greenfield land within the site 
boundary. The second highways application site is at the junction of Seven Hills Road and 
Denham Road and part of the land is in agricultural use.  The location of both highways 
sites are also shown in Figure 1 above and Appendix A1 as Five Points Roundabout Site 
and the Seven Hills Road Site. Both sites are located within the Green belt, although neither 
site holds any statutory or non-statutory nature conservation designation. Several trees 
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located within the Five Points Roundabout site are protected by Tree Preservation Orders 
under the jurisdiction of SBDC. 

The photograph below (Figure 2) shows a view looking from the main site towards the 
existing Pinewood Studios.  Existing residential buildings at Iver Heath are located to the 
south of the site and shown in the bottom left part of the photograph. 

Figure 2 View from Main Site towards existing Pinewood Studios 

Figure 3 is an aerial view taken from west of Pinewood Studios with the main Pinewood site 
to the north.  The M25 orbital road is located to the east of the application site (top of 
photograph).   

Figure 3 View from Pinewood Studios towards main Pinewood application site 
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Figure 4 View from north looking south towards main Pinewood application site and 
existing Pinewood Studios in the background 

Figure 4 shows the wider context of the existing Pinewood Studios and the main Pinewood 
site to the north (central to the photograph). 
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3 Description of the Development 

3.1 Proposed Development 

The proposed development is for the following: 

1) Development of 45.6 ha of land for development of a living film studios comprising 
external sets for filming, employment uses, further education provision, residential 
development, landscaping and re-profiling of a former landfill area, formal and informal 
recreation provision, education, local retail and community facilities, noise attenuation 
measures, access roads and ancillary facilities. 

2) Development of up to 1.6ha of land for junction improvements at Seven Hills/ Denham 
Road junction, as shown in Appendix A1. 

3) Development of up to 3.3ha of land for improvements to the Five Points Roundabout, as 
shown in Appendix A1. 

4) Development on the Main Site ranging in height, up to 6 storeys in the centre of the 
main development site, scaling down to up to 2 storeys at the edge of the development, 
as shown in Appendix A2 (Indicative Plan of Built Development, Building Height and 
Open Space). 

5) Development of up to 1500 residential units, on the main Pinewood site. 

6) Development of up to 10,000 sqm of employment and training floorspace for the 
creative industries. 

7) Development of a range of community facilities and local retail, including: 

! A primary school of up to 2 ha (including play space and associated car 
parking). 

! A multipurpose community facility of up to 1200 sqm. 

! Local retail provision of up to 1100 sqm. 

! A health facility of up to 300 sqm. 

8) Provision of up to 30.5 ha of open space, including re-landscaping of part of the  former 
waste management licensed site, in a mixture of informal open space, landscaping, 
ecological areas including water bodies, habitats areas and green corridors, and formal 
areas for recreation provision. 

9) Phased construction of the development over 10 years. 

10) Provision for a low carbon energy generation facility will be identified. 

A draft Section 106 agreement will be prepared to accompany the planning application 
which will set out the anticipated Heads of Terms for any forthcoming planning application.  
This is expected to include a proportion of affordable housing, highway improvements and a 
requirement that a proportion of residentuial and employment training floorspace will be 
returned in the ownership of the studios for short-term let to the creative industries. 

A Management/ Operational strategy will be prepared to set out the way in which Project 
Pinewood will be run and will operate.  It is anticipated that this will include information such 
as: 

! Lease and title issues – Including who will own the properties, which restrictions will 
be placed on the occupants to ensure that the streets and open spaces remain 
available for filming purposes but that amenity is retained for residents/ occupants. 

! Management – This will consider how the streets and landscaping are maintained, 
and the way in which servicing is undertaken, including emergency access 
provision, refuse collection, car parking etc. 
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! Operations – This will include consideration of what resident and creative industries 
services are available, including sustainable transport measures, security and 
information networks. 

3.2 Rationale and Alternatives 

The EIA Regulations require consideration of the alternatives that have been studied and 
the basis of the final selection made, taking into account environmental effects.  The 
consideration of alternative forms of development on site will be addressed within the ES 
accordingly including consideration of alternative densities, layout and mitigation measures. 

3.3 Baseline Environment 

The baseline environment for each of the three sites is detailed in section 2 of this report.  
This will form the basis of assessment of potential effects of the construction and operation 
of the proposed development. 

For all topics to be assessed, relevant baseline data will be gathered to provide a reliable 
basis on which to predict effects likely to arise from the proposal. Working closely with the 
Arup design team, through a process of iteration, mitigation measures will be incorporated 
into the design to reduce adverse effects.  Other mitigation measures may also be 
recommended such as a watching brief and environmental management plan.  The 
assessment process will be documented in an Environmental Statement including technical 
appendices and a non-technical summary. 

3.4 Construction Programme and Effects 

The proposed development is expected to be constructed in phases, commencing around 
2012 and being completed by 2022.  Assumptions will be made with respect to construction 
plant and vehicles in order to assess potential construction effects and their mitigation. 
Construction impacts to all receptors will be mitigated through the implementation of a Code 
of Construction Practice, which will be detailed within an Appendix to the ES. 

3.5 Permits 

Permits that may be required to secure the construction and operation of the development 
will be applied for such as permitting for waste in accordance with The Environmental 
Permitting (England and Wales) Regulations 2007 (No. 3538) or wildlife permits under the 
Wildlife and Countryside Act 1981.   

3.6 Climate Change Impacts 

Given Pinewood’s central role in UK film production, the masterplan design can potentially 
significantly influence the UK film industry’s contribution toward sustainable development 
through Pinewood’s Studios’ proposed facilities. As part of the masterplanning process, the 
need for further work has been identified with the objective of quantifying the carbon 
benefits of using Pinewood Studios as a location for film production, as opposed to filming 
scenes on-location abroad. Part of this carbon study will be to quantify resource use in 
terms of transport, waste, energy and water consumption associated with stages and 
activities of film production.  The study will not form part of the ES but be detailed within the 
Sustainability Appraisal as a stand alone document submitted with the application. 

An Energy Strategy report for Project Pinewood will be submitted along with the planning 
application. The report will outline the potential options for reducing carbon emissions 
resulting from the operation of buildings on the site.  Various measures for reducing energy 
consumption within the buildings will be highlighted.  Potential strategies for energy 
provision on site to achieve a reduction in carbon emissions will be discussed.  
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4 Methodology 

4.1 General Approach to Environmental Assessment 

The EIA is proposed to be carried out in four stages, as follows: 

! Phase One: Scoping and consultation; 

! Phase Two: Baseline data gathering; 

! Phase Three: Impact assessment, identification of mitigation measures and 
consultation; 

! Phase Four: Preparation of Environmental Statement and Non Technical Summary. 

This scoping study falls mainly within Phase One, whilst preliminary results of some 
baseline assessment work undertaken for Phase Two has already commenced and where 
possible comment is included in each environmental topic area. 

The scope of the environmental issues proposed for any further assessment will be clarified 
through discussion with SBDC based on this report.  The EIA process is already underway, 
and in due course, an Environmental Statement (ES) will be compiled to support the outline 
planning application.  The ES will be prepared in accordance with the Town and Country 
Planning (Environmental Impact Assessment (referred to as the ‘EIA Regulations’) and
Circular 2/99 (or any reissue that can reasonably taken into account) (Section 7) and from 
guidance received from the SBDC and other published sources. 

4.2 Requesting a Scoping Opinion 

The proposed size of the development means that it is above the statutory threshold of 0.5 
hectares as set out in Schedule 2, Category 10 (b) of the EIA Regulations and is likely to 
have significant environmental effects due to its scale, nature and location.  A request for a 
screening opinion was not considered necessary as it is assumed that an EIA will be 
required to be provided in accordance with the EIA Regulations. 

A Scoping Opinion is sought to reach agreement on the topics and issues that should be 
addressed as part of the EIA and reported in the ES.  As required in the EIA Regulations 
(Section 10), this scoping request includes the following information: 

! “A plan sufficient to identify the land; 

! A brief description of the nature and purpose of the development and of its possible 
effects on the environment; and 

! Such other information or representations as the person making the request may wish 
to provide or make”. 

The environmental topics that have been considered within this scoping report are: 

! Air Quality 
! Archaeology and Cultural Heritage 
! Ecology and Nature Conservation 
! Ground Contamination 
! Landscape and Visual Effects 
! Noise and Vibration 
! Socio-Economic Effects 
! Sunlight, Daylight and Artificial Light 
! Telecommunications 
! Transport 
! Waste 
! Water Resources 
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For each topic, the likelihood of significant effects arising will be considered in terms of: 

! Direct and indirect effects during construction 

! Direct and indirect effects during operation 

! Cumulative effects arising from the proposed development with other development that 
has extant planning permission or is under construction. 

4.3 Assessment Process 

This request for a Scoping Opinion and the preliminary assessment is made in accordance 
with the following: 

! European Council Directive 85/337/EEC; and 

! Town and Country Planning (Environmental Impact Assessment) (England and Wales) 
Regulations 1999 (as amended 2006). 

This request for a Scoping Opinion and the preliminary assessment has had regard to the 
following: 

! Department for the Environment Transport and the Regions (DETR) Circular 02/99 
Environmental Impact Assessment: 

! DCLG Circular 01/2006 Guidance on Changes to the Development Control System: 

! Amended Circular on Environmental Impact Assessment (consultation paper, June 
2006); 

! Environmental Impact Assessment: A guide to good practice and procedures 
(consultation paper, June 2006); 

! Guidance on EA Scoping (European Commission, June 2001); 

! Environmental Impact Assessment: A guide to good practice and procedures 
(consultation paper, June 2006); and 

! Policies and guidance relevant to the environmental topics being assessed. 

As part of the EIA process, and in accordance with Part 1 of Schedule 4 information of the 
EIA Regulations (also referred to here as Appendix F of the EIA good practice guide above), 
difficulties encountered during assessment work, limitations and assumptions used for 
individual assessment areas will be set out. 

Preliminary consultation with statutory and key non-statutory bodies has already taken place 
and is reflected in Section 5 (Review of Likely Significant Environmental Effects).  
Consultation will continue through the baseline data gathering and assessment phases. 

In terms of cumulative effects, the current operational Pinewood Studios site adjacent to the 
main Pinewood application site has consent for the development of over 94,000m2 of 
commercial space including offices, studio stages, workshops and ancillary post-production 
space. This is to be phased over a 10 year period.  The impact assessment will include an 
assessment of cumulative effects between construction and operation of the current 
consented development and the proposed development.  The assessment will also consider 
the cumulative effects with other development that has extant planning permission or which 
is under construction.  There is however no known significant approved development 
projects that should be included in the EIA. 

While not included within the scope of the ES, sustainability and energy will be addressed 
within the overall planning submission. 

The following section sets out on a topic by topic basis the potential for environmental 
issues and the proposed scope for undertaking assessments.  Appendix B contains the 
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information required to be provided within an ES in accordance with the EIA Regulations 
and where corresponding information will be provided for the Project Pinewood ES. 
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5 Review of Likely Significant Environmental Effects 

5.1 Introduction 

In this section, a review has been made of the potential for environmental effects to arise on 
a topic by topic basis.  Where potential for significant effects has been identified, the scope 
for undertaking an environmental assessment is described. Sections 5.2 to 5.3 describe two 
main areas in which potential effects have been scoped out of the assessment. 

5.2 Telecommunications 

New buildings and structures can have an effect on television reception in their vicinity, as a 
result of shadowing and reflection effects. However, given the relatively short height of the 
buildings and structures in Project Pinewood and the relatively high location of satellite and 
terrestrial television transmitters that serve this area, any shadowing and reflection effects 
due to the buildings and structures in Project Pinewood are unlikely to result in any 
significant impacts on radio and television reception. On this basis, it is considered that an 
assessment of television and radio interference is not necessary and should be scoped out.  

5.3 Wind Effects 

In general terms, the effects of a building on the pedestrian level wind environment 
becomes significant when there is a substantial height difference between the height of the 
proposed buildings and those of the surrounding area.  Experience indicates that buildings 
of around 10 to 12 storeys above ground are likely to produce wind effects that might 
require full wind tunnel testing to assess the likely effects on the pedestrian level wind 
environment.  The proposed development will comprise buildings of from two to six storeys 
in height.  Given the proposed building heights, it is considered that the likely effects on the 
pedestrian level wind environment are considered to be insignificant, and no further study is 
required. 
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5.4 Air Quality 

5.4.1 Introduction 

This section reviews the likely significant air quality issues resulting from the proposed 
Project Pinewood development to establish how the air quality in the surrounding area may 
be affected.   

The methodology that will be implemented includes: 

! Assembling and reviewing existing air quality data for the baseline conditions.  Such 
data will be collated from SBDC air quality review and assessment documents, local air 
quality monitoring data and the National Air Quality Archive; 

! Reviewing air quality guidance and relevant national, regional and local planning policy 
with regard to air quality; 

! Obtaining information regarding the proposed operations of the proposed development 
to determine the potential for air emissions. It is anticipated that the primary source of 
operational emissions associated with the proposed development will be traffic travelling 
to and from the main Pinewood site; 

! Consulting with SBDC to agree the approach to the air quality assessment; 

! Assessing the impacts of the construction activities and the operation of the proposed 
development; and 

! Identifying appropriate mitigation to mitigate any identified adverse effects during the 
construction and operational phases of the Project Pinewood development. 

A study to assess the relative carbon benefits of the proposals is being carried out 
separately and will form part of the Sustainability Appraisal to be submitted with the 
application. Given that the study relates more to global air quality issues it is not considered 
to be relevant to this EIA.  

5.4.2 Baseline 

The main Pinewood site lies within the local authority area of SBDC, adjacent to the M25 
motorway.  The corridor along the M25 motorway is designated as an Air Quality 
Management Area (AQMA) in relation to the pollutant nitrogen dioxide (NO2).  The main 
Pinewood site is therefore deemed to be sensitive in terms of air quality. 

5.4.3 Consultation 

No consultation has yet taken place with the local authority but this will be undertaken with 
the relevant Environmental Health Officer at SBDC. 

5.4.4 Potential Issues 

Due to the nearby Air Quality Management Area the main Pinewood site is sensitive in 
terms of air quality. 

The key air quality effect associated with the proposed development will be traffic travelling 
to and from the main Pinewood site and the impact this has on the local road network.  The 
car parking provision on-site will also be considered. 

On-site there will also be boilers used to heat the residential properties and other facilities 
so consideration will be given to the emissions from this development.   

During construction the development has the potential to adversely affect local air quality 
and nearby sensitive receptors through emissions from construction vehicles and dust 
nuisance.    

5.4.5 Scope of Assessment 

The assessment of construction effects will involve a review of the proposed construction 
works during the various phases of the development to identify any potentially adverse 
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effects at nearby sensitive receptors.  The significance of effects will be assessed using the 
site evaluation guidelines contained within the GLA Best Practice Guidance1.

The approach to the assessment of effects during the operation of the development will 
consider the changes in traffic on local roads and will examine whether any AQMAs are 
likely to be affected by the proposals.  The extent of the assessment of the traffic-related air 
quality effects will be determined by the extent of the Transport Assessment as agreed with 
SBDC.  It is anticipated that this will cover the local road network (within 200m of the main 
Pinewood site) and any roads experiencing a change (as a result of Project Pinewood) that 
meet the criteria detailed in the Design Manual for Roads and Bridges.2

The assessment of operational effects will be undertaken for the pollutants, nitrogen dioxide 
and fine particulate matter (key pollutants of concern with regard to road traffic) using an 
appropriate modelling methodology (to be agreed with the EHO at SBDC during 
consultation).  The modelling will compare the ‘Do Minimum’ (i.e. without the Project 
Pinewood development) with the ‘Do Something’ situation.  The model will be used to derive 
the appropriate parameters for comparison with relevant air quality objectives and limit 
values in the existing year and for the proposed year of opening of the development (first 
and final phases).  Cumulative effects with the consented Project Pinewood scheme will be 
included in the assessment.  The significance of effects will be assessed using the approach 
outlined in National Society for Clean Air (NSCA) guidance3.

Other operational effects such as the air quality impacts of on-site boilers will be considered, 
assessing the proposals using a screening tool such as ADMS-Screen, if deemed 
appropriate. 

The air quality assessment will be in accordance with all relevant guidance from the 
Department for Environment, Food and Rural Affairs (DEFRA) and NSCA regarding air 
quality and development planning. 

                                                       
1 GLA (2006) Best Practice Guidance, The Control of Dust and Emissions from Construction and Demolition. 
2 Highways Agency (2007) Volume 11 Environmental Assessment, Section 3 Environmental Assessment 
Techniques, Part 1, HA207/07, Air Quality. 
3 NSCA (2006), Development Control: Planning for Air Quality 
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5.5 Archaeology and Cultural Heritage 

5.5.1 Introduction 

This section reviews the potential for significant effects to the archaeology and cultural 
heritage from the proposed development.  This will inform the assessment process by 
defining which aspects should be investigated to establish how the archaeology and 
heritage of the main site, the Five Points Roundabout site and Seven Hills Road site and the 
surrounding area will be affected.  This will ensure that the breadth and level of detail of the 
resulting assessment is adequate to support the planning application. 

5.5.2 Baseline 

The main site area lies within agricultural land which is mostly pasture.  A small area of 
woodland, known as ‘The Clump’ is situated to the western edge of this area.  The 
landscape is fairly flat, sloping gently from 70 to 65mAoD towards the north east.  A portion 
of land in the northern section has been subject to gravel extraction and later landfilling.  
Further impact has come from the construction of the M25 including using elements of the 
main Pinewood site as a laying down area. 

Existing sources which have been consulted include: 

! SBDC sites and monuments record; 

! Listed building, conservation areas data from the local authorities and English Heritage; 

! Aerial photographs and historic cartographic sources have been consulted; 

! A walkover survey of the main Pinewood site has been undertaken to identify any areas 
of apparent truncation and/or disturbance and to view the setting of structures and 
landscape features; and 

! An archaeological watching brief of ground investigation has been carried out. 

Consideration will be given to the need for further field evaluation and survey work. 

5.5.3 Consultation 

Preliminary consultation has taken place with SBDC, BCC and the Historic Environment 
Record.  A meeting with the Sites and Monuments records officer took place in April 2008 
(15th).   Further discussions were held by phone and email with Sandy Kidd, the County 
Archaeologist (27th June and 02 July 2008), where he recommended assessing the historic 
landscape character of the area using the data supplied in the Colne Valley HLC report, 
understanding the historic nature of The Clump, and determining the sub-surface potential 
for archaeology using various means including geophysics. 

5.5.4 Potential Issues 

The 18th and 19th century enclosure period has had an influence on the landscape of the 
area as has the construction and widening of the M25. 

Although the area is not known well archaeologically there are a number of issues to be 
considered: 

! Potential direct impact on sub-surface archaeological features; 

! Saul’s Farm historic potential; 

! Impact on the historic landscape feature The Clump; 

! Impact on the defined historic landscape character; 

! Impact of development on cultural features of importance to the local community. 

5.5.5 Scope of Assessment 

A qualitative assessment of archaeological remains, built heritage and historic landscape 
features will be undertaken based on a combination of: 
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! professional judgment; 

! existing designations and local and county planning policies; 

! the Institute of Field Archaeologists: Standards and Guidance; 

! Other relevant policy and guidance documents identified during initial baseline collection 
will be consulted and reviewed. 

! the level of information relating to the feature(s), e.g. form, date, period, fragility; and 

! the nature/scale and severity of the construction/operational impact; 

The results and assessment of the landscape, visual intrusion and noise studies to be 
undertaken as part of this project;  

! the potential for the survival of deposits; 

! the potential for effective and appropriate mitigation; 

! consideration of whether effects will be temporary or permanent, direct, indirect and 
cumulative; 

! the assessment will conform to the principles and objectives of PPGs 15 (Planning and 
the Historic Environment) and 16 (Archaeology and Planning); and 

! assessment of the built heritage will essentially follow that for the landscape and visual 
intrusion studies. 

5.5.5.1 Assessment Methodology - construction 

Cultural Heritage is a finite and non-renewal resource.  An overall qualitative assessment of cultural 
heritage assets will be undertaken based on a combination of: 

! professional judgement; 

! existing designations; 

! consultation with relevant stakeholders; 

! the level of information relating to the feature(s), e.g. form, date, period, fragility; 

! the nature/scale and severity of the construction impact; 

! the potential for the survival of archaeological deposits; 

! the potential for effective and appropriate mitigation; 

! consideration of whether effects will be temporary or permanent, direct, indirect and 
cumulative; and 

! Further strategic recommendations will be made detailing opportunities arising from the 
cultural heritage assets on the sites in terms of education/community identity. 

A methodology based on the Highways Agency Design Manuel for Roads and Bridges, 
other heritage industry guidance and best practice techniques will be used. 

5.5.5.2 Assessment methodology – operation 

It is not anticipated that there will be any operational effects on archaeological remains. 

The effects of the operation of the development on the remaining built heritage structures on 
the main Pinewood site will be assessed, including the setting of these buildings in relation 
to any new buildings, and the retention or otherwise of listed fabric. 

The effects on the setting of listed buildings, locally listed buildings and conservation areas 
will be assessed based on the information gathered during work alongside landscape/visual 
intrusion.  
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5.6 Ecology and Nature Conservation 

5.6.1 Introduction 

The proposals for Project Pinewood have the potential to affect ecological features and 
resources present on and surrounding the sites, through direct impacts, such as habitat loss 
and additional indirect impacts, such as disturbance to habitat areas that are retained and 
any subsequent changes in function.  These issues will need to be identified and quantified 
in full within the ES.   

Key ecological issues have been identified through a process of consultation with a number 
of organisations as well as ongoing ecological surveys within and around the sites (see 
below).

5.6.2 Baseline 

Baseline data has been gathered for the main Pinewood site and is currently being gathered 
for the Five Points Roundabout site and Seven Hills Road site.  Extended Phase 1 Habitat 
Surveys have been carried out at all three sites.  Further protected species surveys are 
nearing completion at the main Pinewood site and will shortly be commencing at the Five 
Points Roundabout site and Seven Hills Road site, as described below. 

Records have been gathered for the wider surrounding area (up to 4km) from the main 
Pinewood site, to ensure that any relevant ecological features and/or resources are 
identified and to determine the local context of those ecological resources.  

Existing sources consulted for information include:  

! Bucks & Milton Keynes Environmental Records Centre; 

! Bucks County Council; 

! Natural England; 

! Environment Agency; 

! appropriate OS map information and aerial photographs; 

! relevant planning documents (see below); and 

! available internet information resources or databases, including the Multi-Agency 
Geographic Information for the Countryside (MAGIC) and the National Biodiversity 
Network (NBN) websites. 

No sites designated for their nature conservation interests are present within the boundaries 
of the sites.  Black Park Site of Special Scientific Interest (SSSI) lies westward of the main 
Pinewood site. 

The main Pinewood site is a matrix of woodland, scrub and (predominantly) grassland 
habitats.  The semi-improved grassland is of moderate (local) value at best; the secondary 
woodland feature (known as The Clump) and the hedge and tree lines that radiate out from 
these are of greater ecological interest and are historical landscape features.  Surveys for 
protected species at the main Pinewood site are currently nearing completion, including 
those for:  

! Badgers 
! Bats 
! Breeding Birds 
! Dormice 
! Great Crested Newts 
! Reptiles 
! Terrestrial Invertebrates 

Additional information has also been gathered on the botanical communities of the various 
field compartments at the main Pinewood site.  A wintering bird survey will be carried out 
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from November 2008, though a scoping exercise and subsequent appraisal suggest that 
this particular type of species interest is unlikely to be high.  

The Five Points Roundabout site is a meadow area fringed by scrub and trees.  The Seven 
Hills Road site is dominated by close-grazed pasture with hay fields and woodland.  The 
Phase 1 Habitat Survey of these sites identified the potential presence of badger, bats, 
reptiles and dormice and further surveys for these species are due to commence shortly.     

5.6.3 Consultation 

Consultation has been or will be undertaken with:  

! Natural England 
! Berks, Bucks and Oxon Wildlife Trust (BBOWT) 
! BCC, including Black Park 
! SBDC 
! Iver Parish Council 

Meetings to discuss the scope of the ecological surveys and the proposed approaches to 
mitigation and compensation, where necessary, have now been held with BBOWT, BCC 
and SBDC.  All of these organisations are satisfied with the nature of the survey work being 
undertaken and the general approach to ecological considerations for the development 
proposals.  They are encouraging of measures to enhance the main Pinewood site’s 
ecological interests, where currently sub-optimal, and the possibility of further positive 
compensation in the surrounds. 

5.6.4 Potential Issues 

Using information gained for the main Pinewood site to date, ecological issues of likely 
significance include: 

! The predicted loss of open grassland and scrub habitats to the proposed development 
footprint and the effects of this upon species reliant upon that type of habitat.  These 
include potentially significant impacts to the main Pinewood site’s populations of 
farmland birds (such as skylark), small mammals, foraging badgers and bats (such as 
noctule) and certain invertebrates.  Such issues will be addressed through the 
enhancement of grassland habitats retained within the proposals, new habitat creation 
at the main Pinewood site, and the provision of additional off-site compensation 
measures, where necessary. 

! Minor negative impacts may also be expected to the connectivity function of retained 
hedgerow and tree line habitats where some severance is expected to occur. 

! Further impacts to the ecological function of retained habitat features where these 
become subject to increased visitor and recreational pressures (people, pets, noise, 
lighting etc) and this affects their subsequent ability to support populations of notable 
species.  Species that might be sensitive to this sort of effect would include reptiles, 
such as slow worm.  These issues will be addressed through the detailed design of the 
proposals to avoid and minimise impacts, wherever possible. 

Studies at the Five Points Roundabout site and Seven Hills Road site are ongoing and 
therefore the ecological impacts will be assessed following completion of the further 
surveys. 

5.6.5 Scope of Assessment 

A qualitative ecological assessment will be undertaken in accordance with the EcIA 
guidance produced by the Institute of Ecology and Environmental Management (IEEM).  
Impacts will be assessed from empirical data and through experience of similar schemes 
locally and elsewhere.  Where possible, context will be given to the significance of impacts 
by reference to UK and local biodiversity targets.   
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The ecological assessment will consider all habitats and species that are relevant to the 
sites and surrounding area.  The assessment will establish the conservation objectives of 
current ecological guidance and policy and will be in compliance with: 

! The Wildlife and Countryside Act 1981 (as amended).   

! PPS 9: Biodiversity and Geological Conservation  

! SBDC Local Plan 

! Related planning documents, including the Bucks Green Infrastructure Strategy 

! The UK and Bucks & Milton Keynes Biodiversity Action Plans 

An assessment will be made of the potential for habitats to support species protected by law 
or otherwise of particular nature conservation value.  The information collected will then be 
used to identify potential ecological constraints and will be used to inform any further work 
necessary in regards to the proposed development. 

The assessment will apply qualitative scheme specific criteria taking into consideration the 
following:  

! size, value and sensitivity of the ecological resource; severity and direction of potential 
impacts (positive or negative); ability of the ecological resource to recover from 
temporary effects; potential for effective mitigation; consideration of duration – short, 
medium or long-term; and consideration of whether effects will be reversible. 

The assessment will inform the need for any mitigation whilst highlighting opportunities to 
incorporate ecological enhancements within and outside of the scheme.  
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5.7 Ground Contamination 

5.7.1 Introduction 

This section describes the existing ground conditions on and around the main Pinewood site 
and reviews the potential for significant effects on the ground conditions and water 
resources arising from the proposed development, due to ground contamination.  The 
available information and scope of ground investigations already completed is summarised.  
The proposed environmental assessment methodology, and key aspects of the 
development which may give rise to significant environmental effects arising from 
contamination are highlighted, both for the construction and operational phases.  

From a review of historical maps and aerial photography, no significant ground 
contamination is believed to be present at the two junction improvement sites, and the 
proposed works at these two sites will not introduce any new contamination.  In view of this, 
there are not likely to be any significant environmental effects arising from contamination at 
these two sites and therefore it is proposed that the assessment is limited to the main 
Pinewood site only for this topic. 

5.7.2 Baseline 

The main Pinewood application site lies within agricultural land, which is mostly pasture.  
The surface conditions and topography are described in, inter alia, sections 1.1 
(Archaeology and Cultural Heritage) and 0 (Ecology and Nature Conservation).   

Data Sources 

The subsurface ground conditions and potential for ground contamination on and around the 
main Pinewood site have been determined from the following data sources: 

! A site-specific Landmark Information Group Ltd (Landmark) Envirocheck Report, 
commissioned by Arup in 2008.  In particular, within this report:-  historical Ordnance 
Survey (OS) mapping; a comprehensive compilation of public domain data relating to 
the site, including information from the Environment Agency (EA), SBDC, British 
Geological Survey (BGS), Department for Environment, Food and Rural Affairs (Defra) 
and Thompson’s Trade Directories. 

! BCC 

! Records of boreholes historically drilled and installed on and near to the site are held by 
the BGS.   

! BGS, 1:50 000 Solid and Drift Geological Map, Sheet 255, Beaconsfield, (2004) 

! Historical aerial photographs. 

! The results of a ground investigation conducted by Concept Site Investigations Limited 
(Concept), on behalf of Pinewood Studios, across much of the northern and central 
parts of the site in April and May, 2008. (see Figure 6 Plan of Concept Ground 
Investigation Locations, 2008) 

! The results of previous ground investigations, and on-going gas, leachate and 
groundwater monitoring, for a part of the site currently owned by Carillion plc (Carillion) 
(shown hatched in Figure 6 Plan of Concept Ground Investigation Locations, 2008). 

In addition, further information on the history and ground conditions at the site has been 
obtained in consultations with SBDC, BCC and the EA, as described in section 5.7.3  below. 

Geology 

The geology of the Main Site, prior to any ground disturbance, comprises the following 
sequence of strata, from the surface downwards:- 

! Topsoil and subsoil. 
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! Quaternary drift deposits (the Winter Hill Gravel and Black Park Gravel, on the northern 
and southern sides of the site, respectively)  

! London Clay. 

! Lambeth Group (dense sands and stiff clays). 

! Chalk 

The shallow geology over the northern half of the site has been modified by its recent 
history, as described below. 

History 

Baseline research of the site’s history has revealed that the main site should be sub-divided 
into the following four areas, which did, or may have, affected the ground conditions: 

! Previously undeveloped areas (which have been previously been in agricultural use) 
and the oval shaped woodland area (known as “The Clump) – shaded green; 

! Part of the northern area which has had much of the Winter Hill Gravel removed, and 
has been backfilled with waste – shaded blue; 

! Strips of land around the former gravel extraction/landfilling area, where soil stockpiling 
has taken place – shaded yellow; 

! An area of land in the centre of the site which was temporarily in use as a construction 
laydown area – shaded orange. 

These different areas are illustrated below in Figure 5. 

Figure 5 Plan of Previous Land Uses 
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In the early 1980’s, sand and gravel was excavated from Saul’s Farm (area outlined in blue 
in Figure 5) for use in the construction of the nearby M25 motorway, and M25/M40 
interchange, under a planning permission granted to Tarmac National Construction Ltd 
(Tarmac) in 1982.  This permission also permitted the backfilling of the workings with clean 
naturally occurring excavated material, construction industry, commercial, civic amenity and 
non-hazardous industrial waste after lining of the excavation with an impermeable material 
and spreading of a clay capping over the filled areas.  The sand and gravel pit is believed to 
have been worked between 1982 and 1984.   

Backfilling of most of the area of sand and gravel workings was undertaken with clayey soils 
(inert waste), however, under Landfill Disposal Licence No WDA/109 issued to Tarmac on 
April 8th, 1983, construction, commercial and other non-hazardous wastes were deposited in 
three clay lined cells constructed on the Carillion-owned land.  The locations of these cells 
are shown on Figure 5 and were sequentially filled and then capped between 1984 and 
1986.    

The Landfill Disposal Licence was surrendered by Tarmac in February 1993.  The site was 
then regulated under planning conditions and a Section 52 and later a Section 106 
Agreement enforced by BCC.  The Section 106 Agreement (Deed) was entered into 
between Tarmac and BCC in 1997 and was related to Planning Permission SBD/8206/93.  
This planning permission was a scheme of remedial works for Cell 2, including the 
installation of a bentonite wall on the south-west, south-east and north-east sides of Cell 2, 
and the construction of a drainage layer above the clay cap to the cell.  The Section 106 
Agreement relating to this planning permission, requires, inter alia, restoration capping of 
the site with subsoil and topsoil with an underdrainage system suitable for its long term 
agricultural use, the installation of monitoring wells,   maintenance of leachate levels within 
each cell below prescribed maximum elevations, and monitoring of leachate levels and gas 
concentrations within the cells.  This monitoring is to continue until the “stabilisation date”, 
when the ground settlement, leachate quality and ground gas levels all meet acceptable 
criteria. 

Tarmac, and subsequently Carillion, have been monitoring the leachate levels and gas 
concentrations within the cells since 1997 in accordance with the Section 106 Agreement, 
as well as groundwater and gas levels in monitoring wells around the cells.  This monitoring 
data is summarised in an Arup Phase 1 Desk Study Report, which also contains more 
details of the cell construction. 

One of the clay lined waste cells (Cell 2) within the Carillion-owned land experienced rising 
levels of leachate.  To control this, Tarmac carried out remediation in 1997/98, comprising 
the installation of a bentonite cut-off wall and re-engineering and profiling the cap.  Periodic 
leachate pumping and tankering off-site has still been necessary however. The two other 
waste cells have stable levels of leachate within them, but the levels are above the level 
required for the waste cells to be deemed to have achieved “stabilisation” as defined within 
the 1997 Section 106 agreement.  .  Furthermore, the gas and leachate quality metrics 
necessary to satisfy the stabilisation criteria have not yet been achieved. 

Present Ground Conditions and Contamination 

To assess the present ground conditions and contamination, Pinewood instructed Concept 
to undertake a ground investigation within the land around the three cells.  This included 
land within the previous gravel extraction area which had been filled with inert waste, land 
which the previous M25 construction laydown area had occupied, and land beyond the limits 
of any disturbance by former mineral extraction, landfilling and temporary construction use. 
The extent of this excavation is shown on Figure 6 below.  
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Figure 6 Plan of Concept Ground Investigation Locations, 2008 

The results of the investigation, together with documentary records of the three clay lined 
cells, have revealed the following present stratigraphy within and outside the landfilled 
areas: 

Table 1 Stratigraphy in Different Parts of the Main Site 

Outside Areas of  

Gravel Extraction and Land filling 

Within Areas of  

Gravel Extraction and Land filling 

Topsoil assumed 0.3m Topsoil & Subsoil Approx. 1m 

Made Ground  

(Clay) 

1.2m to 3m 

(clay cap over 
waste cells) 

N/A 

Made Ground  

(Landfill Waste) 

Up to 12m 
non-haz. waste 

in cells 

Up to about 3m 
of inert clay soil 

waste outside 
cells 

Sand and Gravels  

(Quaternary 
Deposits) 

4m 

Residual Sand 
and Gravels 

0m in waste 
cells 

Up to 3m 
approx. 

London Clay ~ 28m London Clay ~20 -25m beneath waste cells 

~28m elsewhere 

Lambeth Group 16 to 20m Lambeth Group  16 to 20m 

Upper Chalk Not proven Upper Chalk Not proven 
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The Concept investigation revealed that where the sand and gravel had been excavated, 
natural clay waste material was deposited in its place.  Records obtained from BCC and 
Carillion indicate that where the three deep pits (cells) exist, these were excavated into the 
London Clay and were filled with non-hazardous construction and commercial wastes and 
reinstated with a London Clay cap and soil cover layer, thought (in total) to be approximately 
2m to 4m thick. 

Soil samples taken during the 2008 Concept ground investigation underwent chemical 
analyses for a range of potential contaminants.  Results of the chemical testing were 
screened against residential without plant uptake screening criteria4 which relate to the risk 
of harm to human health.   No exceedences of the residential without plant uptake screening 
criteria were identified.  A bulk asbestos screen was conducted on 32 samples, none of 
which were found to contain asbestos.  Two samples suspected to contain asbestos was 
submitted for laboratory asbestos identification.  One of these samples, was confirmed to 
contain a chrysotile cement product.    

The site investigation did not identify any significant source of soil contamination which 
might impact upon human health. 

Groundwater and surface water chemical analysis data, together with soil leachability data 
gathered during the 2008 site investigation were screened against the Environmental 
Quality Standards (EQS) for freshwater to identify potential contaminants of concern.  
Where no EQS values were available, the results were compared against UK drinking water 
standards (DWS).  Some exceedences of the screening criteria were observed, however 
none of these were indicative of any significant pollution.  The site investigation has not 
identified any significant sources of ground contamination, nor any significant perched water 
in the superficial soils that could impact the minor and major aquifer. 

Gas monitoring was conducted on three occasions at monitoring installations across the 
site.  The monitoring installations are as follows: 

! Fourteen gas and groundwater standpipes installed as part of the 2008 Concept ground 
investigation in land owned by Pinewood Shepperton, surrounding the buried waste 
cells.  The response zones are within shallow Made Ground/ backfilled natural clay 
material and residual sand/gravel deposits; 

! Nine gas and leachate wells installed within the buried landfill waste cells as part of 
remediation works in 1997/98.  These wells are screened throughout the buried waste, 
with three locations in each waste cell; 

! Twelve gas monitoring standpipes installed around the perimeter of the field containing 
the buried landfill waste cells as part of remediation works in 1997/98; 

! Two leachate monitoring wells installed as the waste was emplaced in the mid 1980’s.  
These pre-cast, perforated concrete ring construction wells are seated on London Clay 
and screened throughout the buried waste. 

A summary of the gas monitoring data is presented in Table 2 below. 

Table 2 Summary of Gas Monitoring Data 
Location Methane 

Concentration   
(% by volume) 

Carbon Dioxide 
Concentration 
(% by volume) 

Hydrogen Sulphide 
Concentration 

(ppm) 

BH105 (2008) 0 - 23 0 - 0.8 0 

BH108 (2008) 0 0 - 6.3 0 

Other Monitoring  0 - 0.9 0 - 3.5 0 

                                                       
4 Tier 1 screening used residential without plant uptake SGVs, Arup in house generic assessment criteria (GACs) and the 
LQM/CIEH GACs for a residential without plant uptake end use. 
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Installations (2008) 

Cell 1 (1997) 42 - 68 28 - 37 1.5 - 12.7 

Cell 2 (1997) 40 - 66 35 - 41 4.1 - 136 

Cell 3 (1997) 49 - 65 34 - 40 1.5 - 16.7 

Other Monitoring  

Installations (1997) 

0 0 - 1.1 0 

Elevated methane (>1%) and carbon dioxide (>5%) levels were detected within the buried 
waste cells and in certain locations close to the waste cells.  Elsewhere, methane and 
carbon dioxide was either not detected, or concentrations were extremely low.  Hydrogen 
sulphide was detected in elevated concentrations within the waste cells, but was not 
detected in any monitoring installation outside of them.   

Laboratory analysis for bulk landfill gas composition was conducted on samples collected 
from the 1997 installations within the waste cells and from those 2008 installations were 
elevated concentrations had been observed.  These results were broadly comparable with 
the in-situ monitoring. 

In addition to the bulk landfill gas analysis one sample from each waste cell underwent 
analysis for trace volatile organic compounds (VOCs).  A VOC test suite was undertaken 
which incorporated analyses for 45 different compounds which are on the Environment 
Agency List of Priority Trace Landfill Gases.  The method detection limit (MDL) for this 
analysis was low (10mg/m³) and deemed to be protective of human health.  With the 
exception of one trace compound (m/p xylene being 13mg/m³) from within Cell 1, all 
concentrations were reported as being below the MDL.   

Leachate Levels in Waste Cells 

Leachate levels within the buried waste cells were measured during 2008 monitoring works.  
A summary of the waste cell leachate levels and surrounding groundwater levels is 
presented in Table 3 below.  In addition to this, past level monitoring data has been 
obtained.   

Table 3 Summary of Waste Cell Leachate and Surrounding Groundwater Levels 

Cell Average Leachate Level 
(June/July 2008) (mOD) 

Average Surrounding Groundwater 
Level (June/July 2008)  (mOD) 

Cell 1 65.13 68.22

Cell 2 65.64 67.47

Cell 3 64.07 69.12

The past leachate level monitoring data indicates that leachate levels within Cell 1 and Cell 
3 have remained approximately constant for several years.  However, this data indicates 
that the leachate level within Cell 2 is slowly rising and needs to be periodically pumped to 
maintain the desired level. 

Levels within the three cells appear to be below the surrounding groundwater table, (by 
1.8m to 5m in June/July 2008).  The cell leachate is therefore neither in equilibrium with, nor 
above, the local groundwater table.  This means that there is negligible potential for flow of 
leachate outwards from the cells, provided that these levels are maintained (either naturally 
or artificially by periodic leachate removal). 

5.7.3 Consultation 

Preliminary consultation has taken place with SBDC, BCC and the EA.  Full access was 
given by BCC to their records of landfilling at the site and the ongoing monitoring of the 
three landfill cells. 
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5.7.4 Potential Issues 

Potential contamination issues arising from the proposed development are:- 

! Potential direct impact, in the short term and/or long term, on groundwater and surface 
water receptors arising from existing contamination at the site which may be released 
during construction. 

! Similarly, potential direct impact on humans (construction workers, site visitors and 
neighbours) arising from existing contamination at the site which may be released 
during construction. 

! Potential pollution of the ground, and/or groundwater or surface water, arising from 
inappropriate storage or handling of hazardous substances, particularly liquids (such as 
fuels) during the construction period. 

! Protection of future users of the site from landfill gases in the ground and from emission 
of those gases at the surface. 

The Project Pinewood proposals are not to disturb the waste within the three lined cells, by 
any re-location of waste, excavations into the landfill or piling through the landfill in the cells.  
Since the development proposals would not involve disturbance to the landfilled wastes 
deposited on part of the site, no Environmental Permits would be required in respect of 
contaminated land to carry out the proposed development. 

5.7.5 Scope of Assessment 

A qualitative assessment of the ground contamination issues and mitigation requirements 
will be undertaken using a source-pathway-receptor risk assessment methodology.  This 
assessment will be based upon: 

! Professional judgment. 

! CLR 11, Model Procedures for Contaminated Land. 

! A seven tier scale of Significance of Effects from Major Adverse to major Beneficial. 

! The results of the ground investigation that has been undertaken at the site by Concept, 
for Pinewood. 

! The results of the past and ongoing monitoring of the three landfill cells by Carillion, and 
independent sampling and monitoring of wells within and around the cells by Arup. 

! Outline scheme proposals for the development, and in particular the re-landscaping, 
and hard development, on the landfill cell areas. 

5.7.5.1 Assessment Methodology - construction 

The construction assessment will be undertaken using: 

! Professional judgment. 

! Existing information on ground conditions. 

! Available details of the proposed excavation and re-grading of the site. 

! Outline foundation proposals. 

! An assumed Code of Construction Practice for the development work. 

5.7.5.2 Assessment methodology – operation 

The final condition of the ground, after development, will be required to be suitable for use, 
in accordance with Part IIA of the Environmental Protection Act.  The buildings must also be 
suitable for occupation in accordance with Building Regulations and residential buildings 
must meet the requirements of NHBC.  

Our operational assessment will consider the proposed land uses for different areas of the 
site in the context of the existing ground conditions and redevelopment groundworks 
proposals.  It will also consider the development proposals for continued monitoring, 
leachate control and venting of gases from the three landfill cells.  The assessment will be 
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undertaken using a source-pathway-receptor conceptual model and mitigation measures will 
be recommended, as necessary. 
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5.8 Landscape and Visual Effects 

5.8.1 Introduction  

The landscape assessment examines the natural and built topography of the site and 
immediate area to establish its quality, character, and specific features.  It determines the 
degree to which the existing landscape will be affected both directly and indirectly by the 
proposed development.  The assessment area is also evaluated in terms of sensitivity to 
change i.e., the capacity of the landscape to accept change of the type and scale proposed.   

The visual assessment examines the main views of the proposed development from the 
neighbouring environment.  A visual survey records and identifies sensitive receptors, 
principally residential areas, properties and public spaces that would be affected by the 
proposals.  In order to evaluate this effect, a zone of visual influence will identify the 
potential extent to which the proposed development will be visible from the surrounding 
area.  Views of the site will be assessed in relation to the landscape character areas and 
specific viewpoints will be identified and agreed with the local authorities for which 
photomontages will be prepared.  The assessment will consider the visual impact from 
these specific viewpoints.  

5.8.2 Methodology 

In order to ensure consistency the assessment is based upon advice in the following 
guidelines: 

! Guidelines for Landscape and Visual Impact Assessment, published by the Landscape 
Institute and Institute of Environmental Assessment (2002); 

! Landscape Assessment Methodology, Design Manual For Roads and Bridges (DMRB) 
Highways Agency; and 

! Landscape Character Assessment Guidance for England and Scotland, The 
Countryside Agency and Scottish Natural Heritage, 2002. 

The Guidelines for the Landscape and Visual Impact Assessment and the Landscape 
Assessment Methodology (DMRB) are both currently under review and the methodology 
that has been evolved for this project seeks to accommodate recent developments in the 
assessment of landscape and visual effects. 

5.8.3 Baseline 

The following information has been reviewed: 

! SBDC Local Plan 1999 

! SBDC Open Space, Sports and Recreational Facilities Strategy – May 2008 
(Currently not adopted) 

! Buckinghamshire County Structural Plan 1991 – 2011 

! SBDC Landscape Character Assessment 2003 

! Sport England Active Design 

! Environment Agency - Flood Map 

The development sites are located in the SBDC area and lies within designated Green Belt 
land. The District is primarily rural (agriculture being the primary land use) with some 87% of 
its entire area designated as Green Belt. The remaining 13% is made up of large 
settlements which include Iver Heath to the south of the main Pinewood site. The purpose of 
the Green Belt has 3 specific concerns in this location: 

! the unrestricted sprawl of large built-up areas; 

! to prevent neighbouring towns from merging into one another; 

! to assist in safeguarding the countryside from encroachment. 
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The main Pinewood site is set within the Colne Valley Park and is bounded by the M25 to 
the east; Iver Heath to the south; Black Park and Pinewood Studios to the west; and 
agricultural land and the M40 to the north. The landscape character of the northern fringe of 
the site is considered to be of a mixed use valley type while the rest of the site is Colne 
lowland plain. 

The main Pinewood site is characterised by a series of linked mature hedgerows and 
ditches that run across it and forms historic field patterns. Many of the hedgerows containing 
mature trees and dense and scattered scrub exists within the generally small scale open 
grassland fields; particular concentrations of scrub occur along the rear residential 
properties boundaries on Pinewood Green and Ashford Road. Within the main Pinewood 
site there is an unfenced woodland called The Clump with uninhibited public access that is 
listed on the National Inventory of Woodland and Trees (England). In the past, the area has 
been disrupted for land fill, mineral extraction and construction works for the M25; as a 
result the topography may have been modified in places. 

The land is currently used as a public amenity, primarily dog walking and there is a Public 
Rights of Way located along the south eastern boundary on the border with Iver Heath 
Fields which is owned by Bucks District Council and managed by Iver Parish Council in 
conjunction with volunteers from Friends of Iver Heath Fields and Iver Heath Countryside 
Association.  

There have been previous studies on the landscape character of the area, the most recent 
being the South Bucks Landscape Character Assessment 2003 undertaken by Atkins for the 
District Authorities.  For the purposes of the assessment the landscape around the site will 
be divided into character areas based on the Landscape Zones outlined in the South Bucks 
Landscape Character Assessment 2003.  This is in order to provide a useful structure for 
the Landscape and Visual Impact Assessment for the Project Pinewood site, which can feed 
into existing and future landscape strategies for the area. However, in the assessment a 
further breakdown of the surrounding landscape character will be required to include Iver 
Heath and the M25 and M40 and the large junction between the two. 

5.8.4 Consultation 

SBDC has been consulted with regards to issues relating to landscape, open space amenity 
and visual impact of Project Pinewood.  They made available the SBDC Open Space, 
Recreational Facilities Strategy 2008 which contains information on the area.  

Through a preliminary workshop attended by a range of interest groups, issues regarding 
landscape (and also ecology) were discussed.  This has informed the design process for 
landscape accordingly. 

A meeting will be undertaken with Sport England to identify key issues with regards to the 
amenity and formal recreational requirements of the area. 

5.8.5 Potential Issues 

Construction Stage

During the construction stage of the project an assessment will be made of likely visual and 
landscape impacts due to new features such as construction sites and haul routes, cut, fill, 
borrow and disposal areas, material stockpiles, construction equipment, plant, temporary 
on-site accommodation and working areas, and areas of construction site temporary 
parking.  The impact of any additional lighting, security fencing and screening associated 
with the construction of the proposed development will also be taken into account.  These 
impacts are likely to be temporary and last for the duration of the construction period. 

Operational Stage

During the operational stage of the project an assessment will be made of the likely visual 
and landscape impacts due to the proposed development.  The development is significant in 
terms of its extent, massing and height, and given the close proximity of the residential 
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housing on Pinewood Green and Ashford Road, particular attention shall be given to the 
effects on properties on these roads and the effect on amenity, recreation, character and 
access to open space in general. 

The topography of the surrounding area is undulating and contains mature hedgerows and 
deciduous trees and woodland.  Views of the main Pinewood site from Seven Hills Road 
(east of the M25); Seven Hills Road (west of the M25) and Fulmer Common Road, are 
screened by this planting but, the potential visual and landscape impact needs to be 
considered at different times of the year to identify how this might change seasonally.  

Impact of the main proposed development in terms of landscape and visual effects will be 
assessed from roads, properties and public spaces in the surrounding landscape.  This 
assessment will also take account of existing site elements such as the hedgerows and tree 
lines that surround and cut through the main Pinewood site and the effect of the road 
proposals, in terms of alignment and related earthworks on these elements.  

Consideration will be given to the visual and landscape impact of new site access roads and 
their associated infrastructure, lighting and additional vehicular traffic and vehicular lights.  
Views from the surrounding areas for example may be affected by greater levels of light.  
Consideration will be given to the impact of new signs and site boundary treatments, 
additional planting and earthworks on and around the site and the proposal for attenuation 
ponds within the site boundary and associated earthworks and open water as well as 
delivery, loading/ unloading, filming activities and the parking locations for the large film 
industry vehicles and car parking areas.  The position, form, height, design and materials of 
the proposed buildings and structures are key considerations in assessing the positive and 
negative visual and landscape impacts of the proposed development. 

5.8.6 Scope of Assessment 

The landscape assessment will determine the degree to which the existing landscape 
character and quality will be affected both directly and indirectly by the proposed 
development.  The visual assessment will examine changes to existing views due to the 
proposed development from the surrounding landscape.  The assessment will consider the 
impact from specific key viewpoints for which photomontages will be prepared; the location 
of photomontages will be agreed with the LPA. 

Appropriate mitigation measures and design recommendations for the proposed 
development will be identified.  The residual landscape and visual effects of the proposed 
development will also be assessed. 
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5.9 Noise and Vibration 

5.9.1 Introduction  

This section of the scoping report reviews the potential for significant effects in relation to 
noise and vibration effects from the proposed development.  This will inform the assessment 
process by defining which aspects should be investigated to establish how the surrounding 
area may be affected by noise and vibration.  This will ensure that the breadth and level of 
detail of the resulting assessment is adequate to support the planning application. 

5.9.2 Baseline 

The main Pinewood site is bordered by the M25 and M40 on the eastern boundary.  Road 
traffic noise generally dominates the noise climate here.  The closest surrounding receivers 
on all sides of the sites would be considered as part of the assessment.  

Specific noise sensitive areas to be included in the baseline noise survey are described 
below (section 5.9.5.1).  The noise sensitive areas identified as relevant to the sites are: 

!  Properties to the south of the Main Site in Pinewood Green, Pinewood Close, Bond 
Close, Ashford Road and Pine Close; 

! Properties to the north of the Main Site on Sauls Farm, Ways Farm, Field End Farm and 
Alderbourne Farm;  

! Properties at sites adjacent to locations where road layouts are planned to alter 
significantly eg Seven Hills Road Junction and Five Points roundabout site; and 

! Any other noise sensitive receptors identified by site visits and/or by the local 
authorities. 

5.9.3 Consultation 

Preliminary consultation has been carried out with SBDC in April 2008 and it was agreed 
that, as with all major developments, it would be expected that the requirements of PPG24 
Planning and Noise5 would be met with regard to the design, construction, and operation of 
the development.  The requirements of PPG24 are discussed in section 5.9.5.2.  
Furthermore, noise from plant machinery or industrial noise from the development once 
operational would be controlled using a target criteria based on guidance and terms defined 
within British Standard BS 41426.  This is described in more detail in Section 5.9.5.2 and is 
based on the likelihood of the introduced noise source giving rise to complaints.  The 
determining authority, SBDC, would be expected to require that the target noise level from 
the development (the rating level) would not exceed the background noise level.  It has also 
been agreed that the construction noise assessment should follow the guidance in British 
Standard BS 5228, ‘Noise and Vibration Control on Construction and Open Sites’.

5.9.4 Potential Issues 

The proposed development would potentially affect the noise climate of the area by 
introducing plant machinery noise sources, altering traffic patterns, and various other noise 
sources associated with the construction and operation of the proposed development. 

Based on the proposal plans the following potential noise changes have been initially 
identified: 

! construction of the proposed development and infrastructure; 

! road traffic noise from internal circulation on roads within the proposed development  

!  changes road traffic noise due to changes in traffic flow or composition on existing 
surrounding roads  

                                                       
5 DEPARTMENT OF THE ENVIRONMENT (1994), Planning Policy Guidance 24, Department of the Environment 
6 BRITISH Standards INSTITUTION (1997), BS 4142 Method for rating industrial noise affecting mixed residential and industrial 
areas, British Standards Institution 
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! buildings plant machinery noise associated with commercial and residential buildings, 
offices, leisure facilities.  

! loading/unloading associated with delivery vehicles 

! noise associated with filming activities,  indoor and outdoor 

5.9.5 Scope of Assessment 

Potential noise and vibration issues relating to the proposed development have been set out 
above.  The assessment of effects will be concentrated at the closest noise sensitive 
receivers surrounding the proposed development.  However, indirect effects will also be 
considered, i.e. construction traffic potentially some distance from the sites.  A methodology 
will be adopted to compare the predicted noise levels for each potential source with the 
expected noise levels in that area if the new noise source were not introduced.  An 
assessment will be made according to the predicted change in noise level in relation to an 
appropriate assessment criterion, as defined by local or national policy, or by established 
practice.  Specific noise requirements and assessment criteria are described in the section 
below on Policies and Guidance or as part of the in the relevant location in the Assessment 
text. 

5.9.5.1 Baseline Survey 

Existing noise levels will be monitored around the proposed development sites to establish 
the effects of any newly introduced noise sources.  In areas where existing noise levels are 
relatively high, perhaps from road traffic noise, it is possible that levels predicted from a new 
source would not be noticeable.  Conversely, in quieter areas, the same noise source would 
be more prominent.  At night, when background noise levels are lower, the same noise 
source would potentially be more noticeable still. 

The following monitoring locations are recommended: 

1. Pinewood Green; 

2. Bond Close 

3. Sauls Farm 

4. Other noise sensitive receivers identified on site visit. 

5. Further noise survey work may be necessary during the assessment should additional 
sensitive receivers be. 

For the purposes of the construction assessment, noise measurements will be taken at 
sensitive locations at the times representative of the quieter periods during the day when 
construction noise would be most noticeable (i.e. outside of peak traffic flow times).  
Measurements will also be taken during the late evening and late at night when noise levels 
would be at their lowest.  This will provide baseline data against which operational noise 
sources can be assessed.  Separate target criteria will be appropriate for day and night-time 
periods based on the measured background noise levels.  Night-time measurement data will 
also be valuable if it is necessary to assess noise from any exceptional night-time 
construction works. 

A survey of ambient noise levels during indoor and outdoor filming at Pinewood Studios will
also take place, to provide some preliminary noise data about likely future operational noise 
impacts. 

The baseline survey will allow the collection of all necessary assessment data, i.e. photos, 
detailed notes of the noise climate and any local screening features that might affect the 
propagation of noise. 

5.9.5.2 Policies and Guidance 

The highest level noise guidance document from which most other relevant documents stem 
is Planning Policy Guidance 24: Planning and Noise.  PPG24 describes the assessment of 
environmental noise sources and refers to the relevant assessment procedures and control 
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methods. With regard to noise effects from commercial developments the document notes 
the requirement for the planning process to balance the local need for employment with the 
need to control disturbance to surrounding areas (Paragraph 10).  Paragraphs 19 and 20 
describe particular considerations regarding industrial sites, such as the characteristics of 
industrial noise sources, e.g. continuous tonal noise and or impulsive sources both of which 
could be disturbing.   

As part of the assessment procedure for an ES7, there is a requirement that significant 
effects should be described and measures to control any significant adverse effects 
identified.  The relevant local and national methods adopted for the assessment of each 
source of noise would be adopted.  Some of these describe specific requirements or 
thresholds for amelioration. 

5.9.5.3 Assessment 

Construction  

The construction noise and vibration assessment will rely on information contained in the 
construction method statement which will accompany the planning application.  Subject to 
consultation with SBDC environmental health officer, the noise assessment may be 
qualitative or quantitative.  If quantitative, a prediction of construction noise levels at 
surrounding receivers would be carried out.  The methodology described in British Standard 
BS 5228 would be used to model the noise emission to sensitive receivers based on the 
combined noise generated by each of the construction activities.  This will allow a more 
precise evaluation of the effect of the construction works relative to existing background 
noise levels at surrounding receivers and the durations of these exposures.  Mitigation 
measures can then be examined to achieve acceptable noise levels as necessary. 

A qualitative assessment would be based on agreeing general conditions to ensure that 
noise levels would not exceed certain criteria to prevent excessive noise and disturbance.  
The likely duration of the works in any particular area near to sensitive receivers would also 
be an important factor.  For example, significantly increased noise levels for a short period 
might be viewed as acceptable by the determining authority (e.g. less than a month).  The 
construction assessment would, in the absence of predicted noise levels, need to set out the 
‘best practicable means’ as advised in BS 5228 to minimise noise levels.  This would 
include considerations for each stage of the construction works, e.g. site preparation, 
earthworks, site infrastructure, foundations, superstructures, and landscaping. 

Operational 

A quantitative assessment will be undertaken to assess the operational effects of the 
proposed development on the local noise climate. The exact assessment methodology will 
be determined following consultation with the Environmental Health Officer at SBDC. 

A noise survey to gather data on noise sources associated with outdoor filming location use 
will be carried out.  This will be used to assess the noise effects of the proposed 
development and to classify the effect of its noise impacts.  As part of this process, generic 
guidance on the required building façade acoustic performance will be given 

Road Traffic

The noise exposure arising from new or altered roads associated with the proposed 
development will be calculated using the Calculation of Road Traffic Noise (CRTN) method8.
The method creates a spatial model of the area between the road and the noise sensitive 
receiver.  The noise source levels generated by the road are based on the volume, average 
speed and composition of the traffic.  The resulting noise levels at selected receiver 

                                                       
7 As specified in the Town and Country Planning (Environmental Impact Assessment) (England and Wales) Regulations [HMSO 
(1999)].

8 DEPARTMENT OF TRANSPORT (1988), Calculation of Road Traffic Noise, HMSO 
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locations are then calculated taking into account the propagation distance, intervening 
screening and other effects. 

Traffic noise levels within the sites will be estimated using this method depending on the 
volume of traffic using the internal roads infrastructure.  The method cannot be used for very 
low traffic flows.  The traffic flow corrections within CRTN will also be used to predict how 
traffic noise levels are likely to change on the roads surrounding the proposed development 
as a result of additional development traffic. 

Buildings Plant Machinery

The likely effects will depend on the prominence of the introduced noise relative to 
background noise levels at each sensitive receiver location.  The methodology described in 
BS 4142 would indicate the likelihood of complaints at nearby residences.  Appropriate 
mitigation would be considered and the residual effects assessed. 

For plant machinery associated with buildings a commitment would be made to meet a 
target noise criteria set by the Council (relative to the background noise level), to ensure 
these sources do not have an adverse impact.   

Cumulative Effects 

The cumulative effect of the approved Pinewood development in conjunction with the effects 
of the proposed development will be considered.  The information contained within the 
assessment which accompanied the now approved development will be used in the 
assessment for this proposal. This will include information about construction noise, road 
traffic noise, buildings plant machinery noise and operational noise for both developments. 

Other Noise Sources 

Depending on the layout of the proposed development other sources of noise may be a 
potential source of disturbance to surrounding areas (e.g. deliveries).  If appropriate 
(depending on the proposed location) these factors should be considered in the 
assessment. 

Similarly, the siting of car parks close to the boundary, although preferable to noisy sources, 
could still be a source of noise from vehicle movements and car door slamming.  Depending 
on distance to sensitive receivers, screening and intensity of use, the likely maximum noise 
level at nearby sensitive receivers could be determined. 

5.9.5.4 Mitigation  

The noise and vibration impact assessment will consider the mitigation required to control 
significant adverse effects.  These measures would then be proposed as part of the 
application to ensure that any disturbance was prevented or minimised to acceptable levels. 
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5.10 Socio-Economic Effects 

5.10.1 Introduction 

The scope for the socio-economic assessment will focus on the main Pinewood site.  Where 
applicable, socio-economic effects will be considered for the detailed highways applications 
site. 

The methodology for assessing socio-economic impacts will follow standard EIA procedure 
and include the following: 

! Review of baseline conditions for the relevant geographical areas (neighbourhood and 
local) 

! Consideration of the relevant social and economic planning policy context and the 
contribution to policy objectives 

! Assessment of likely scale, scope, permanence and significance of impacts 

! Consideration (where relevant) of cumulative impacts alongside other developments in 
the locality 

! Recommendation of mitigation measures, where appropriate 

! Assessment of residual impacts factoring in mitigation measures  

The first stage of the EIA process will be to analyse the baseline socio-economic conditions 
and the planning policy framework relevant to the main Pinewood site. This will enable a 
detailed assessment of impacts against this baseline position.  

The socio-economic assessment will identify the geographical areas within which socio-
economic impacts are likely to occur. This is likely to consider neighbourhood level impacts 
(identified for one or more administrative wards), local impacts on a district wide basis and 
any more strategic impacts that are likely to be generated. 

The assessment will consider the measures required to capture the positive economic, 
regeneration and social impacts of the proposed scheme. It will also consider the measures 
that will be required to mitigate any of the potential adverse impacts of the proposed 
development. The assessment of the impact on social infrastructure will incorporate a 
detailed assessment of baseline provision within the local area at present. The assessment 
will identify the community facilities/social infrastructure required to support the proposed 
development. 

In each case the assessment will consider the significance of the impacts in question before 
drawing conclusions regarding the overall effect of the proposed scheme. The scope and 
extent of socio-economic impacts has been consulted upon with the relevant contacts at 
local and county levels. 

5.10.2 Baseline Socio-Economic Conditions 

Prior to considering the socio-economic impacts it is necessary to establish a clear 
understanding of baseline socio-economic conditions within the geographical areas relevant 
to the main Pinewood site. It is likely that two levels of analysis will be undertaken, one for 
the wards immediately adjoining the Main Site and one for the district of South Bucks in its 
entirety.  These two areas will be referred to as the Primary and Secondary Study Areas. 

The following paragraphs provide some headline socio-economic data in relation to the 
SBDC area: 

! People and Society – as of 2006 South Bucks had a population of 63,700, with a slightly 
lower percentage (59.4%) of working aged residents than for the South East (61.5%) 
and England (62.2%) as a whole. 
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! Health and Care – According to Census 2001 data,  94% of people in South Bucks are 
in good health compared to 91% of people for England as a whole 

! Deprivation – IMD Data for 2007, considers deprivation experienced across a range of 
themes and ranks districts with number 1 being the most deprived and number 354 
being the least deprived local authority. South Bucks is ranked 327 out of 354 and is 
therefore within the 10% least deprived districts in the country. 

! Economic Activity – According to ONS Annual Population Survey data for 2007, a 
slightly lower proportion of residents in South Bucks are economically active (77.8%) 
when compared to the South East (82%). However, a high percentage of residents in 
South Bucks are employed in management and senior official roles (21.9%) when 
compared to figures of 17.5% and 15.3% for the South East and the Great Britain 
respectively. Very few people in South Bucks are employed in process plant and 
machine-operatives positions, but there are a relatively high level of skilled trade 
occupations at 16.6% when compared to figures of 10.3% for the South East and 10.8% 
for Great Britain. 

! Education, Skills and Training – Census 2001 data indicates that a greater proportion of 
residents in South Bucks are qualified to NVQ Level 4 and above (35.5%) when 
compared to South East (30.8%) and Great Britain (28.6%) averages. However a 
greater level of people in South Bucks, have no qualifications (10.5%) than the South 
East Average (9.6%). However, the figure for South Bucks is still well below the Great 
Britain average of 13.1%.   

! Housing – The average household size in South Bucks is 2.5 persons which is similar to 
the national average of 2.4. Approximately 76% of homes are in private ownership in 
the district.  

The socio-economic assessment will detail local socio-economic conditions, including 
analysis of the following issues: 

! A detailed assessment of deprivation in the area focussing on IMD data relevant to the 
main Pinewood site and identifying whether the area performs poorly under any of the 
IMD domains 

! A detailed breakdown of employment and unemployment data 

! A detailed profile of the area’s business base 

! An assessment of community facilities provision and capacity within the area 

The assessment of capacity within community facilities in the area will involve detailed 
consultation with a range of local stakeholders. The education department within the local 
authority, the Primary Care Trust, the Leisure Services department and Emergency 
Services will all be consulted along with any other relevant parties. In addition, the 
assessment will also involve a desk based study of relevant reports and strategies relevant 
to the area.  

5.10.3 Policy Context 

In addition to the analysis of baseline socio-economic conditions the assessment will also 
summarise the key planning and economic development policies that are relevant to the 
proposed scheme. The assessment will review the extent to which the proposed scheme 
contributes to key socio-economic policy objectives at national, regional and local levels. 

5.10.4 Additional Employment  

The assessment of additional employment will consider the Full Time Equivalent (FTE) jobs 
created during construction and operation of the proposed scheme. The analysis will 
consider:  



Pinewood Shepperton plc Project Pinewood
Environmental Impact Assessment

66J:\207000\207042 PINEWOOD STUDIOS\14 EIA\REPORTS\ES\SCOPING 
REPORT\PINEWOOD SCOPING ISSUE 01.DOC 

Page 38 Ove Arup & Partners Ltd
Issue    8 September 2008

! Direct jobs – Created on-site during the construction phase and employment 
opportunities available within the completed development  

! Indirect jobs – Created through supply chain linkages in firms that will provide 
supporting services during construction and operation 

! Induced jobs – Created as a result of the increased expenditure in circulation in the 
local economy as a result of construction and operation of the proposed scheme  

Analysis of construction jobs will be derived from forecasts of construction expenditure. 
Forecasts of operational jobs will be calculated by applying standard employment densities 
to the floorspace designated to specific uses within the proposed development. 

In addition to the assessment of these jobs, the analysis will indicate where additional 
training opportunities could be expected and provide an assessment of the types of training 
that might be implemented. In particular there is the potential for bespoke creative industries 
training courses to be delivered that will help to ensure that local people have the skills 
required to occupy the types of employment opportunities that are likely to be made 
available as a consequence of the proposed scheme.  

5.10.5 Other Effects 

Consideration will be given to the potential for diversification of the local economy and 
inward investment.  Whilst such effects are difficult to quantify it is important that they are 
considered within the socio-economic assessment. 

5.10.6 Housing (Including Affordable) 

The socio-economic analysis will assess the extent to which the quantum and mix of 
housing proposed will contribute to local need. Local need will be defined by reference to 
local research in relation to the housing requirements. Affordable housing is proposed, the 
proportion of which will be negotiated in partnership with SBDC Officers. 

5.10.7 Impacts on Community Facilities 

This section will provide detail regarding how the proposed quantum and mix of community 
facilities floorspace proposed is consistent with the demand for additional provision that will 
be generated by the proposed scheme.  It will also consider how other impacts of the 
scheme on local service provision can be mitigated through the negotiation of appropriate 
S106 Contributions.  
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5.11 Sunlight, Daylight and Artificial Light 

5.11.1 Introduction 

The proposed Project Pinewood involves construction on previously undeveloped land.  
This has the potential to create light spill to the existing surrounding properties and within 
the development itself.  The development could also provide overshadowing within and 
outside of the main Pinewood site,  reducing access to daylight and sunlight.  These issues 
will need to be identified and quantified, to the extent possible, within the EIA.  

5.11.2 Baseline 

The main Pinewood site is currently undeveloped, and so provides no significant light spill. 

A desk-based assessment of daylight and sunlight availability will be completed for 
surrounding properties with the existing site layout.  This will form the baseline for daylight 
and sunlight assessment within the EIA. 

5.11.3 Consultation 

Consultation has been carried out with SBDC on 06/08/08.  This discussion focused on light 
spill from street lighting to existing surrounding properties.  The relevant reference 
documents and requirements for lighting-related issues to be addressed in the EIA were 
agreed. 

No comment was provided with regard to daylight and sunlight performance. 

5.11.4 Potential Issues 

There are several lighting-related issues that should be considered: 

! Light spill from the development to existing properties surrounding the sites from site-
based lighting such as street lighting; 

! Light spill to properties within the development from site-based lighting such as street 
lighting; 

! Temporary light spill to properties both within and surrounding the development from 
night-time filming activity; 

! Additional overshadowing of existing properties surrounding the main Pinewood site by 
the proposed development, reducing availability of daylight and sunlight; 

! Overshadowing of new properties within the development, providing poor access to 
daylight and sunlight; and 

! Overshadowing of open spaces within and surrounding the development, providing poor 
access to sunlight and daylight 

5.11.5 Scope of Assessment 

Reference documents against which the EIA assessment shall be completed include the 
following: 

! ILE Guidance Notes for the Reduction of Obtrusive Light 
! Clean Neighbourhood and Environment Act 2005 – sections 101-103 
! Statutory Nuisance from Insects and Artificial Light 
! BRE209 Site Layout Planning for Daylight and Sunlight: a Guide to Good Practice 

Light spill within and external to the site will be assessed against the latest light obtrusion 
criteria as well as relevant national, regional and local planning policies, as outlined above. 

Daylight and sunlight availability will be assessed by means of a desktop study using the 
BRE209 document.  This is a method widely recognised by planning authorities as a means 
for ascertaining differences in daylight and sunlight availability before and after the 
construction of a proposed development. 



Pinewood Shepperton plc Project Pinewood
Environmental Impact Assessment

66J:\207000\207042 PINEWOOD STUDIOS\14 EIA\REPORTS\ES\SCOPING 
REPORT\PINEWOOD SCOPING ISSUE 01.DOC 

Page 40 Ove Arup & Partners Ltd
Issue    8 September 2008

5.12 Transport 

5.12.1 Baseline Conditions 

Existing transport conditions pertaining to the sites will be established to provide baseline 
data against which the potential impacts arising from the development proposals can 
effectively be assessed.  Baseline observations are to be informed by a series of site visits. 

The following sections describe the baseline data to be provided within the Transport 
Assessment (TA) report. 

5.12.2 Site Location and Description 

The proposed development sites are located in the Iver Heath ward of South 
Buckinghamshire District. 

The main Pinewood site is bounded by Pinewood Road to the southwest, Seven Hills Road 
to the northwest and northeast, the M25 motorway to the east and by the Pinewood Green 
residential area to the south. 

The TA will describe and illustrate the geographical location of the main Pinewood site in 
relation to local amenities. 

5.12.3 Transport Scope 

Public Transport 

The TA will outline existing public transport services operating in the surrounding and wider 
area. Information will be provided on the frequency of services, location of bus stops, 
mainline rail and London Underground (LUL) stations.  

Slough rail station is approximately 8km from the main Pinewood site and Gerrards Cross 
approximately 6.5km and these give access to Chiltern and First Great Western mainline 
services to London, Reading, Oxford.   

Uxbridge London Underground Station is approximately 6km from the Main Site and is 
served by the Metropolitan and Piccadilly lines.  

The nearest bus stop is located approximately 1.6km from the Main Site on Bangors Road 
North and is served by the bus route 44 which operates between Uxbridge, Langley, Slough 
and Britwell. 

Pedestrian and Cycle Networks 

The TA will describe existing walking and cycling networks and facilities, including nearby 
pedestrian/ Toucan crossings and cycle routes and parking.  

Local Highway Network and Traffic Flows 

The TA will identify the road hierarchy and critical junctions in the surrounding highway 
network.  

To provide a thorough assessment of the highway impact of the development proposals, the 
existing traffic conditions on the local highway network have been established from traffic 
surveys. 

Automatic traffic counts were undertaken for a four week period commencing Sunday 15 
July 2008.  Fully classified vehicle counts, origin and destination vehicle surveys and 
pedestrian crossing counts were undertaken in the vicinity of the Main Site for weekday 
morning (06:00 – 10:00) and evening (16:00 – 20:00) peak periods, and a Saturday midday 
peak period (10:00 – 14:00). Surveys were undertaken on Thursday 10 July, Saturday 12 
July, Thursday 17 July and Saturday 19 July 2008 at the locations shown in Appendix C. 

The hourly network peak flows, were identified as 07:30 to 08:30 and 17:00 to 18:00 for the 
weekday AM Peak and PM Peak respectively. The Saturday hourly peak was identified as 
12:30 – 13:30. 
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Road Safety 

Personal Injury Accident (PIA) data has been obtained from Buckinghamshire County 
Council (BCC) for the latest five year period for the local area. The TA will include an 
analysis of the severity, casualty type and location of recorded accidents and identify and 
accident ‘hotspots’ or trend in causality. 

5.12.4 Consultation 

Meetings were held with officers of BCC on 14 April and 12 August 2008 and with the 
Highways Agency on 10 April 2008 to provide an introduction to the scheme.   A series of 
three weekly meetings has been arranged with BCC for the period leading up to submission 
of the Planning Application. 

5.12.5 Methodology 

The TA will include a comprehensive description of the development proposals for the Main 
Site, to include land use, site access, parking and servicing proposals. 

The means of access to the main Pinewood site for visitors, staff, residents, emergency and 
servicing vehicles will be identified. The TA will review the adequacy of these access points 
in relation to capacity and vehicle manoeuvring. It will detail the proposed access strategy, 
including junction layouts, operation and safety for all users. 

Drawings of all proposed access routes and off-site junction improvements will be provided 
to BCC in order to satisfy them that the proposed highway facilities can be safely 
accommodated.  

The TA will include details of how pedestrian and cycle routes to and through the 
development will be catered for and encouraged, and will include details of parking for 
cyclists. 

Trip Rates 

The trip generation assessment will consider the number of person trips likely to be 
generated by the proposed development, broken down by mode. The methodology is to be 
developed and agreed in discussions with BCC. 

The TRICS® database (trip Rate Info Computer System) will be interrogated to identify 
whether there are any suitable sites on which comparable trip rates for each proposed land 
use can be based.  In the absence of comparable sites, trip rates will be derived from first 
principles in consultation with BCC.  

Mode Share 

Mode share is to be derived from Census 2001 Journey to Work data for employment uses 
and residential commuter trips.  Mode shares for other trip purposes will be derived from 
first principles for agreement with BCC prior to their use in the TA. 

5.12.6 Potential Issues 

The TA will review the impact of the development on pedestrian, cyclists, bus, taxis, 
servicing vehicles and cars within the local area.  

Highway Capacity 

The existing traffic situation established from traffic surveys will be modelled and validated 
in order to provide a baseline ‘Do Nothing’ scenario against which to measure the impact of 
the proposed development, 

Traffic modelling will be used to assess the impact of the development proposal’s ‘Do 
Something’ scenario on the local highway capacity. Industry-standard software such as 
Arcady, Linsig and Transyt will be used to model roundabout and signalised junctions in the 
local area. 
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The assessment of base and future traffic flows will identify whether impacts will occur 
beyond this area which may require further investigation.  

5.12.7 Cumulative Development 

The TA will include an assessment of the cumulative impact of existing committed 
development in the vicinity of the sites, to take account of any major traffic flows they may 
generate on the local highway network.  

5.12.8 Public Transport  

The TA will provide details of the proposed public transport strategy for the development 
including details of public transport enhancements proposed to encourage travel by non-car 
modes.   

The TA will assess the impact of the predicted public transport journeys generated by the 
main Pinewood site on local public transport services.    

5.12.9 Pedestrian Routes 

The results of the pedestrian surveys will be used to establish key pedestrian desire lines, 
such as routes to local amenities to be identified within the TA report.  

5.12.10 Parking  

The TA will include a parking strategy for the development, which will outline the allocation 
and use of the spaces for all users, including residents, employees and visitors. The 
strategy will demonstrate how the number of car parking spaces proposed complies with 
BCC parking standards and is of adequate provision not to cause any overspill parking on-
street.  

5.12.11 Mitigation 

The TA will identify potential measures to mitigate the impacts of the traffic generated by the 
development proposals including operational impacts such as road closures due to filming 
events. 

The TA will include a Travel Plan Framework for the proposed development, which will 
identify a series of measures aimed at reducing the number of car based trips generated as 
a result of the development.  

The Travel Plan Framework will outline what should be contained within the Final Travel 
Plan, to include targets and a robust monitoring strategy.  
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5.13 Waste 

5.13.1 Introduction 

This section outlines the scope of work required to undertake a solid waste impact 
assessment for the proposed development. 

The assessment will examine the likely significant environmental effects of waste forecast to 
be generated by the excavation, construction and operational phases of the proposed 
development.  These effects will be assessed against current baseline conditions to 
determine the impact on existing waste management practices and infrastructure at local 
(South Bucks District), county (Buckinghamshire) and regional (south-east) level.   

Demolition of buildings is not required at the sites.  Any site clearance required, for example 
of vegetation, is assumed to be included as part of the excavation phase.  The operational 
phase will consider waste generated by householders and commercial tenants only. Waste 
generated by production crews during on-site filming activities will not be assessed since it 
is not possible to determine how frequently and to what extent this will occur on-site.  
Furthermore, there are no existing waste generation indicators available for this type of 
commercial activity and for which the management of waste will be outside of the direct 
control of Pinewood Studios (i.e. production crews will be responsible for management and 
collection of their own waste, as is the current situation on the existing site).  

The assessment will consider the phasing of the proposed development and will take into 
account cumulative impacts that will arise as a result of construction of the existing 
consented Pinewood development site. 

Mitigation measures, with respect to the waste hierarchy, will be proposed and the residual 
effects associated with the waste arisings from the proposed development will be 
determined..  Potential mitigation measures for consideration include opportunities for the 
reduction of waste at source, maximising re-use and recycling opportunities, consideration 
of on-site waste treatment technologies and opportunities for sustainable collection and 
transportation of waste. 

5.13.2 Baseline 

For the purpose of this assessment, baseline conditions will be considered at three levels: 

! Project Pinewood Existing Site: the site adjacent to the existing studios on which Project 
Pinewood will be developed.  Given the current status of the site, the baseline waste 
generation level will be zero; 

! Consented Pinewood Studios development: waste generation for the proposed 
operations based on information provided the Client and consented land use schedule 
data and waste generation indicators; 

! Local, County and Regional Level: the amount of construction, household and 
commercial waste already generated at local, county and regional level will be identified 
along with existing and proposed waste management infrastructure in these areas, 
including re-use and recycling facilities, other waste treatment facilities and landfill sites.  

In 2005/06, the quantity of household waste produced in Buckinghamshire was 246,426 
tonnes, of which 35.5% was recycled or composted.  The Buckinghamshire Minerals and 
Waste Local Plan9 estimates that in 2000/01 approximately 1,032,000 tonnes of 
construction and demolition waste was managed in the county, of which a third was 
recycled.  In the same period approximately 765,900 tonnes of commercial and industrial 
waste was managed, of which about half was disposed of by landfill.  At a regional level, 
approximately 12 million tonnes of construction, demolition and excavation waste was 
managed in the south east in 2005, of which a third was recycled.  In the same period 
approximately 8 million tonnes of commercial and industrial waste was managed, of which 

                                                       
9 Buckinghamshire County Council (June 2006), Buckinghamshire Minerals & Waste Local Plan: 2004 -2016,  
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about half was sent to landfill and approximately 4.5 million tonnes of municipal waste was 
managed, of which 25% was recycled or composted.  

Buckinghamshire County Council, as the waste disposal authority for the area, currently 
uses two main landfill sites for the disposal of residual household waste.  These are 
Wapseys Wood in Gerrards Cross, managed by Veolia Environmental Services, and Calvert 
Landfill in Aylesbury, which is managed by Shanks.  There are also nine household waste 
and recycling centres (HWRC) within the County, over 200 public “bring” sites e.g. bottle 
banks, textiles banks for the additional collection of household recyclables and two 
composting facilities; an in-vessel composting facility at High Heavens near High Wycombe 
and an open windrow facility (i.e. a green waste composting facility) at Maids Moreton Farm 
near Buckingham.  These facilities are in addition to a number of private facilities operated 
for the treatment and disposal of commercial waste, including those for excavation and 
waste arisings.  These facilities will be considered further as part of the waste impact 
assessment process with proposals for future expansions reviewed to assess the impact of 
the proposed development on local, county and regional level waste management 
infrastructure. 

5.13.3 Consultation 

Consultation with respect to local and county-level waste management practices and 
infrastructure has been undertaken on an ongoing basis with SBDC (by telephone and 
email) since April 2008.    

Further consultation was undertaken in person with representatives of both SBDC and 
Buckinghamshire County Council on 12 August 2008 to discuss waste strategy options for 
the development and to gather an informal scoping opinion with respect to the waste impact 
assessment.   

In addition to direct consultation, a desk-based review has been undertaken to: 

! Identify local, county, regional and national waste policy pertaining to the management 
of municipal and commercial waste; and 

! Identify national waste management strategies in relation to the management of waste, 
including storage, collection, transportation, treatment and disposal.  

The core policy documents outlined below have been, or will be, consulted as part of this 
process.  Other documents not yet listed below will also be reviewed as appropriate 
throughout the waste impact assessment process.  

National Level 

! Planning Policy Statement 10: Planning for Sustainable Waste Management 2005; and 
! Waste Strategy for England 2007. 

Regional Level 

! A Clear Vision for the South East: The South East Plan Core Document 2006; 
! Regional Planning Guidance for the South East (RPG9): Waste and Minerals; 

County and Local Level 

! Waste Partnership for Buckinghamshire Joint Municipal Waste Management Strategy: 
Headline Strategy and Action Plan Statement;   

! Buckinghamshire County Council Municipal Waste Treatment: Waste Procurement 
Project Update; 

! Waste Strategy for Buckinghamshire 2001-2021; 
! Buckinghamshire County Council Minerals and Waste Local Plan 2004-2016 (adopted 

in 2006);  
! Buckinghamshire County Council, Revised Minerals and Waste Local Development 

Scheme 2007-2010; and 
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! Buckinghamshire Waste Development Plan Document (June 2007), Preferred Options 
Consultation Report. 

5.13.4 Potential Issues 

The scoping process has identified that, due to the scale of the project, the impact of the 
waste forecast to be generated by the proposed development during the excavation, 
construction and operational phases is likely to be significant.   

Potential impacts are likely to arise at all stages of the development from the generation of 
waste at excavation, construction and operational phases and these will have an impact on 
the  local and regional capacity of existing collection arrangements and waste treatment and 
disposal infrastructure.  

Given the number of residential units proposed, the additional waste forecast to be 
generated by householders is likely to be of particular importance, since this will impact on 
municipal waste collections operated by SBDCand associated treatment and disposal 
capacity managed by Buckinghamshire County Council.  

5.13.5 Scope of Assessment 

The waste impact assessment will examine the potential effects of the generation, storage, 
collection, treatment and disposal of waste streams arising from the excavation, 
construction and operational activities associated with the proposed development.  Effects 
of waste management practices and infrastructure will be assessed at local, county and 
regional level.   

Temporal Scope 

Excavation and construction wastes will only be generated in significant quantities during 
the construction phases of the development; however this is likely to be over a substantial 
length of time given the proposed phasing of the development.  The operational phase of 
the development will give rise to waste generated by householders, commercial tenants and 
film production crews who will use the main Pinewood site on a temporary basis.   

General Methodology 

To assess the likely significant environmental effects of the wastes generated by the 
development, forecasts of the quantities of waste arising will be made for each of the 
following relevant stages of the development:   

! Excavation: The amount of waste forecast to be generated at the excavation phase will 
be based on ground modelling or other data; 

! Construction: Waste generation forecasts for the construction phase will be based on a 
combination of land use schedule data provided and construction waste generation 
indicators published by the Building Research Establishment (BRE) 10 . BRE’s 
‘SmartWaste’ Performance Indicators are based on actual project data entered into its 
online construction project measuring and benchmarking tool.  The indicators relate to 
different types of new build only and are expressed in terms of cubic metres of waste 
per 100 square metres of floor area.  These indicators are updated on a regular basis 
are based on actual waste volumes recorded from more than 200 completed new build 
projects;  

! Operation: The amount of waste forecast to be generated on an annual basis during 
operation will be based on the proposed number of residential units, the proposed land 
use schedule for non-residential operations and waste generation indicators specified 
by the British Standards Institution’s Waste Management in Buildings: Code of Practice 
(BS 5906:2005)11.

                                                       
10 Building Research Establishment (2008) Existing SmartWaste Performance Indicators [online] Available at: 
http://www.smartwaste.co.uk/page.jsp?id=37 (accessed 07 July 2008). 
11 British Standards Institution (2005) Waste Management in Buildings: Code of Practice (BS 5906: 2005). 



Pinewood Shepperton plc Project Pinewood
Environmental Impact Assessment

66J:\207000\207042 PINEWOOD STUDIOS\14 EIA\REPORTS\ES\SCOPING 
REPORT\PINEWOOD SCOPING ISSUE 01.DOC 

Page 46 Ove Arup & Partners Ltd
Issue    8 September 2008

The waste forecasts will be reviewed and evaluated in the context of local and regional 
collection, treatment and disposal capacity in order to assess the implications of the 
development on existing waste management facilities. 

Mitigation measures will be identified including opportunities for sustainable waste 
management at the excavation, construction and operational phases of the development 
life-cycle as appropriate, including reduction of waste at source, maximising re-use and 
recycling opportunities, consideration of on-site waste treatment technologies, and 
opportunities for sustainable collection and transportation of waste.  Residual effects will be 
assessed and summarised.   
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5.14 Water Resources 

5.14.1 Introduction 

The water resources assessment will cover issues relating to surface water and foul 
drainage, hydrology and flood risk, groundwater resources and water quality (excluding 
contamination which is dealt with separately).  

The methods used to identify key issues and determine a scoping opinion are:  

! Assembling and reviewing existing surface water and hydrological data for the area; 

! Reviewing available information on surface water and groundwater control systems and 
any foul water drainage and existing potable supply to the main Pinewood site; 

! Consulting with the Environment Agency, the local councils/drainage authorities, 
Thames Water and Three Valleys Water as appropriate to ascertain discharge 
constraints, groundwater quality, aquifer flows and abstraction potential; 

! Considering relevant local, national and European policies and guidance; and 

! Undertaking a site visit. 

5.14.2 Baseline 

The main Pinewood site is an existing area of grassland, made up of a mixture of landfill 
cells, areas of previous gravel abstraction and undisturbed land.   At depth beneath the site 
lies the chalk aquifer.  The site lies outside any designated Groundwater Source Protection 
Zones but lies within the Colne Catchment Abstraction Management Strategy as designated 
by the EA. 

The main Pinewood site lies within the catchment of the River Alderbourne, a tributary of the 
River Colne.  The topography of the site is approximately 25m higher than the river and is 
outside the floodplain (i.e. is not affected by flooding during a 1 in 100 or 1 in 1000 fluvial 
event).  Flood maps from the Environment Agency confirm this. 

5.14.3 Consultation 

The Environment Agency has been consulted with regard to the flood risk of the main 
Pinewood site. They have confirmed that it does not lie within a floodplain. They have 
provided guidance on the content of the required Flood Risk Assessment which will be 
followed, with the main consideration being surface water runoff and drainage. 

Existing service records have been obtained from Three Valleys Water (water supply) and 
Thames Water (sewers). They have also been approached for information on the available 
capacity in their network. 

5.14.4 Potential Issues 

Potential issues (in absence of mitigation or appropriate design) as a result of the 
construction and operation of the development could be as follows: 

! Increased surface water runoff due to increased paved area and changes to 
topography/ground levels resulting in increased flood risk at the main Pinewood site or 
off-site and potential severe/moderate adverse effect;  

! Increased foul discharge to local sewer network resulting in moderate adverse effect; 

! Increased water demand from local water supply network resulting in moderate adverse 
effect; 

! Increased abstraction from the local deep aquifer causing lowering of water table 
resulting in moderate adverse effect;    

! Discharge of polluted water to local watercourses (e.g. due to poor management of run-
off from car-parks either directly or indirectly) resulting in a moderate adverse effect;  
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! Discharge of polluted water to the ground could have a negative effect on the underlying 
aquifers where presence of the protective upper clay layer is thin/non-existent.   

On this basis, the proposed scope for the water resources assessment will be:  

1. During construction - Qualitative assessment of likely discharges, abstractions and 
water quality impacts.  Consideration of cumulative construction impacts.  

2. During operation - Quantification of likely proposed storm and foul discharges, any 
rainwater/greywater harvesting or groundwater abstractions and comparison with 
existing (desk-based).  An outline drainage/site water strategy would be considered as 
the basis for the assessment, together with any proposed sustainable urban drainage 
systems (SUDS).  Proportion of impermeable areas, before and after development, 
would be used to assess likely runoff.  Qualitative assessment (desk-based) of likely 
water quality impacts of any discharges (direct or indirect).  Consideration of cumulative 
impacts (qualitative/quantitative).  

The proposals will be considered in the light of good practice for water conservation and 
mitigation opportunities (e.g. water recycling/re-use, SUDS, alternative water sources) will 
be identified for potential incorporation into the design, and residual impacts assessed.  

In line with guidance from the EA for a site this size a flood risk assessment will be 
produced. 

Appendix A 

Proposed Development 
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A1 Proposed Development Application Boundaries  
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A2 Indicative Plan of Built Development, Building Height and Open Space 



Appendix B 
EIA Regulation 2(1) 
Schedule 4 

B1 EIA Regulation 2(1) Schedule 4 

REFERENCE TO EIA REGULATION 2(1) SCHEDULE 4 “SPECIFIED INFORMATION’’ WITHIN 
THIS SCOPING REPORT 

SPECIFIED INFORMATION REFERENCE LOCATION WITHIN 
THE SCOPING REPORT 

1. A description of the development including in particular: 

(a) a description of the physical characteristics of the 
whole development and the land- use requirements 
during the construction and operational phases: 

(b) a description of the main characteristics of the 
production processes, for instance, nature and 
quantity of the materials used; 

(c) an estimate, by type and quantity, of the expected 
residues and emissions (water, air and soil pollution, 
noise, light, heat, radiation etc) resulting from the 
operation of the proposed development. 

Section 3.1 Site Description and 
section 3.4 regarding a Code of 
Construction Practice 

2. An outline of the main alternatives studied and an 
indication of the main reasons for the choice of this scheme, 
taking into account any environmental effects. 

Section 3.2  

3. A description of the aspects of the environment likely to be 
significantly affected by the development are as follows: 

Population;  

Ecology; 

Potential effects and impacts on 
human beings during construction 
and development operation, 
including Section 5.10 - Noise, 
Section 5.4 - Air Quality, Transport 
Assessment - Section 5.12, Section 
5.11 - socio-economic effects  

Ecology is discussed in Section 5.6 

Soil; 

Water; 

Air;  

Heritage Issues; 

Landscape; 

Section 5.7 deals with soils and 
contamination potential 

Section 5.14 deals with ground and 
surface water.  

Section 5.4 deals with air emissions 
due to traffic arising from the 
development during the construction 
and operational phases. 

Section 5.5 deals with effects on 
historic and cultural heritage issues. 

Section 5.8 deals with townscape 



REFERENCE TO EIA REGULATION 2(1) SCHEDULE 4 “SPECIFIED INFORMATION’’ WITHIN 
THIS SCOPING REPORT 

SPECIFIED INFORMATION REFERENCE LOCATION WITHIN 
THE SCOPING REPORT 

Interrelationship between the above factors 

and visual impacts. 

The issue of cumulative and 
interactive effects is discussed in 
Section 4.3 

4. A description of the likely significant effects of the 
development on the environment, which should cover the 
direct effects and the direct effects and any indirect, 
secondary, cumulative, short, medium and long-term, 
permanent and temporary, positive and negative effects of the 
development resulting from: 

a. the existence of the development; 

b. the use of natural resources; 

c. the emission of pollutants, the creation of nuisances and 
the elimination of waste. 

This is addressed in section 5 - 
Review of Likely Significant 
Environmental Effects. 

5. A description of the measures envisaged in order to avoid, 
reduce or remedy any effects. 

Each ES Section will provide a 
description of proposed 
environmental management and 
mitigation measures, as set out in 
section 4.3.  Section 3.4 cites the 
proposed Code of Construction 
Practice. 

6. A non-technical summary of the information provided under 
paragraphs 1 to 5 of this Part. 

A non-technical summary will be 
provided as cited in section 4.3 

7. An indication of any difficulties (technical deficiencies or 
lack of know-how) encountered by the applicant in compiling 
the required information. 

This is cited in Section 4.3 

Appendix C 

Transport Survey 
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