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1 Introduction 

1.1 Context  

Ove Arup & Partners Ltd (Arup) has been commissioned by Pinewood Studios 
Ltd to undertake an Environmental Impact Assessment (EIA) of the development 
proposals for the existing Pinewood Studios and land to the north and east.  The 
proposed development is known as the Pinewood Studios Development 
Framework (PSDF). It is located at Iver Heath within the South Bucks District 
Council (SBDC) area.   

The PSDF, which is to be the subject of an outline planning application, will be 
informed by a range of detailed technical and environmental assessments. To 
allow Pinewood Studios Ltd to define what is required to secure the future of the 
UK film and screen-based industries over the next 20 years, the company is 
undertaking detailed market and business case assessments through a range of 
experts in finance, film / media and property matters. The aim of these 
assessments is to allow Pinewood Studios Ltd to understand which existing 
facilities need to be replaced and what type and scale of additional facilities and 
investment is needed. The growth strategy will be focussed on supporting the 
international film industry in the UK but will include supporting television, 
advertising and digital media. An iterative design process will then be followed to 
inform the final scale and spatial parameters/configuration of the development 
framework. 

1.2 Purpose of this report 

The results of the EIA, set out in the Environmental Statement (ES), will provide 
an assessment of likely significant environmental effects which may be associated 
with proposals by Pinewood Studios Ltd for the growth and development of its 
facilities at Pinewood Studios.  

The purpose of this report is to request a Scoping Opinion under Regulation 13 of 
Town and Country Planning (Environmental Impact Assessment) Regulations 
20111 (the EIA Regulations hereafter) in respect of the proposed development.  In 
line with the requirements set out in the Regulations this report provides 
information on the following: 

 existing site (Section 2) 

 brief description of the nature and purpose of the development (Section 3) 

 EIA methodology (Section 4) 

 technical environmental topics to be assessed as part of the ES (Section 5), 
and in relation to each topic, the: 

o baseline environment 

o possible effects on the environment 
                                                 
1 The Town and Country Planning (Environmental Impact Assessment) Regulations 2011 (SI 2011 No. 1824) 
which replace The Town and Country Planning (Environmental Impact Assessment) (England and Wales) 
Regulations1999 (SI No. 293) and all amendments. 
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o assessment methodology. 

The Scoping Report represents the first formal phase of the consultation process 
in the EIA programme. The aim of scoping is to take a collaborative approach 
with the local planning authority and key stakeholders in order to commence early 
engagement and to reach agreement on the scope of the EIA as efficiently and as 
quickly as possible. 

It should be noted that at the time of writing, extensive stakeholder consultation is 
being carried out as part of the ongoing refinement of the PSDF design. As such, 
many of the parameters of the scheme are not yet fixed. Despite this, Pinewood 
Studios Ltd has sought to provide as much information on the development as is 
known at the time of writing.   

1.3 Background and rationale to the PSDF 

Pinewood Studios Ltd is one of the leading providers of studio and related 
services to the worldwide film and television industries. Pinewood Studios has a 
notable heritage and was home to some of the most successful feature films and 
television shows ever made.  

The existing facilities at Pinewood Studios include sound stages, an underwater 
filming stage, specialist production resources, state-of-the-art television studios, 
post production and digital content services. Furthermore, the studios offer access 
to experienced crews, together with expertise from a range of complementary 
media companies based at the Pinewood Media Park. 

Pinewood Studios Ltd contributes significantly both economically and culturally 
at the local, national and international scale. The company however currently 
finds itself under threat from global competition and as such is considering some 
works to existing facilities and significant expansion through new and additional 
capacity, which is required to ensure that Pinewood Studios can adapt and grow to 
remain competitive.   

The PSDF will allow Pinewood Studios Ltd to: 

 maximise the existing facilities within the constraints of the existing studio 
complex 

 respond to new market requirements for different configuration of stages 
(in terms of height and scale) 

 respond to new market requirements for more ancillary space to support 
productions (including more office and workshop space) 

 accommodate demand in the growing global market for film through 
provision of “stages” 

 accommodate major changes and expansion of the television industry such 
as the move towards large scale blockbuster productions through the 
provision of studios (which in turn place the same demands on the studio 
as large scale film productions) 

 expand the centre of excellence at Pinewood which needs more space to 
accommodate tenants who want to be based at the heart of the industry. 
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The present application follows several previous proposals for the additional 
floorspace and the expansion of the Pinewood Studios complex. Specifically these 
included: 

 The redevelopment of the existing Pinewood Studios complex, covering 
94,700m2 of floorspace. This masterplan was granted outline planning 
permission in 2006. A full Environmental Impact Assessment 
accompanied this planning application.  

 A scheme (known as Project Pinewood) comprising three applications: 

o Pinewood Studios expansion incorporating significant residential 
development 

o works at Five Points roundabout 

o works at Sevenhills Road junction.   

A full Environmental Impact Assessment accompanied the above. Of the 
three planning applications, the Pinewood studios expansion and 
residential development was refused planning permission on appeal by the 
Secretary of State, with the latter two granted consent.  

Many of the unimplemented elements of the 2006 masterplan are now to be 
superseded by the PSDF. The elements of Project Pinewood which were refused 
planning permission will not proceed. The PSDF includes the site of the refused 
permission. However, it is acknowledged that the consented works to the two 
junctions may still be necessary to support the PSDF and as such these will be 
assessed in the EIA.  
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2 The site 

2.1 Overview 

The proposed application site (hereafter referred to as “the site”), is located within 
the South Buckinghamshire District Council (SBDC) area. The site includes part 
of the existing Pinewood Studios complex and adjacent land to the north and east 
(separated by Pinewood Road).  For ease of reference throughout this report the 
site comprises the West Area, the existing studios complex, and the East Area, 
the area to the east of Pinewood Road (see sections 2.2and 2.3 below). Figure 1 
below shows the extent of the site and the split between the West Area and the 
East Area. For reference, Figure 2 shows the location of the two road junctions 
described on the previous page.  

Figure 1  The site of the proposed development showing the areas referred to above 
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Figure 2: approximate location of highways enhancements (proposed as part of the 2009 
application) in relation to the current PSDF scheme  

 
The application site as a whole covers an area of 83 hectares and lies 
approximately 6km north east of the centre of Slough and 3km west of Uxbridge.  
The context of the site‟s location is shown on Figure 3.  The site is bounded to the 
west by Black Park Country Park and to the south / south-east by the residential 
area known as Iver Heath.  The village of Fulmer lies to the north west of the site. 
The M25 runs north-south to the east of the site adjacent to the site.   
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Figure 3 Site context  

2.2 West Area 

The West Area comprises the existing Pinewood Studios complex. The extent of 
the West Area includes the west and southernmost sections of the red line 
application boundary as shown on Figure 1 to Figure 3. The West Area comprises 
operational film stages, studios, offices, workshops/production suites and internal 
roads.  The West Area lies to the east of Black Park Country Park. This part of the 
site is allocated for employment purposes in the adopted South Bucks Local Plan 
1999 (Saved Policies), with the exception of some land within the Metropolitan 
Green Belt.  

2.3 East Area 

The East Area lies to the north and east of the existing Pinewood studios.  The 
East Area is designated as part of the Metropolitan Green Belt. Part of the area 
was previously used for mineral extraction and as landfill for material from the 
construction of the M25 motorway. The East Area is also within the Colne Valley 
Park and contains semi-improved and improved pasture grassland, including 
hedgerows, scattered scrub and woodland.  The East Area also contains a 
woodland feature known as The Clump, detailed further in section 5.5.   
 
  



Pinewood Studios Ltd Pinewood Studios Development Framework  

Environmental Impact Assessment Scoping Report  
 

224788-SCOPING | Issue | 21 August 2012  

\\GLOBAL.ARUP.COM\LONDON\PTG\ICL-JOBS\224000\224788-30 PINEWOOD PSP PROJECT\4 INTERNAL PROJECT DATA\4-05 ARUP REPORTS\SCOPING\SCOPING 

REPORT\210812 FINAL ISSUE\PSDF EIA SCOPING REPORT.DOCX 

Page 7 

 

3 Development proposals 

3.1 Description of proposed development 

In accordance with the provisions of the Town and Country Planning 
(Development Management Procedure) Order 2010 and DCLG Circular 01/2006, 
a series of development parameters will be set out in respect of the types of 
accommodation to be provided (use), amount (quantum of development), scale 
(height, width, length of buildings), layout, appearance, landscape and access. 
These parameters will form the basis for the final EIA.  

The proposals will result in development of the site into a fully integrated facility 
ensuring Pinewood Studios remains competitive at a national and global level 
through growth. The proposals for the site include: 

 new film and television stages (up to 25m in height and comprising 
approximately a 31,000m2 net increase in GEA) 

 additional back lots and temporary workshops 

 new workshop and production space to support the new stages and back 
lots  (up to 14m in height and comprising approximately 29,000m2 net 
increase in GEA) 

 associated production and media company office accommodation (up to 
17m in height and comprising approximately 32,000m2 GEA net increase 
in GEA) 

 additional car parking facilities 

 selected demolitions within the existing studio site 

 associated access, roads, landscaping, ancillary facilities and infrastructure 
works. 

In addition to the above, the EIA will assess the likely significant environmental 
effects of off-site improvements to the local highway network required to support 
the proposed development even though those improvements may not form part of 
the planning application as planning permission has already been granted for off-
site highway improvements in the areas shown on Figure 2 in section 2.1 of this 
report.   

The proposed development is anticipated to be delivered in a phased manner over 
a period of at least 15 years. 

The exact area ranges for each land use (set out in the above bullet points) are still 
being refined at the time of writing as Pinewood Studios Ltd undertakes a series 
of detailed assessments alongside the EIA and consultation processes including 
discussions with SBDC.   

The main access to the site will be from Pinewood Road, where the existing 
access is currently located. The PSDF may also include provision for an additional 
site access onto Sevenhills Road.  
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At the time of writing the viability of renewable energy options, specifically 
combined heat and power systems, are being considered by Pinewood Studios 
Ltd. The ES will outline the size and likely location of any such facilities.  

The next section outlines the ongoing process stakeholder consultation (further 
detail on the EIA process is contained in Section 4). Development proposals for 
the East and West Areas are explained further in sections 3.3 and 3.4. 

3.2 Scheme development and stakeholder 
consultation  

At the time of writing, extensive stakeholder consultation is being carried out as 
part of the ongoing refinement of the PSDF design. As such, the parameters of the 
scheme are not yet fixed. Despite this, for the purpose of this scoping report, 
Pinewood Studios Ltd has sought to provide as much information on the 
parameters of the development as is known.  

It should also be noted that the parameters shown in the development framework 
may also change as a direct result of this scoping exercise and as the opinions and 
comments of consultees including SBDC are gathered and considered.   

3.3 Development proposals for the West Area 

The West Area contains the existing studio facilities and is broadly consistent in 
its boundary with the approved masterplan (discussed in section 1.3 of this 
report). It is the aim of the PSDF to maximise the potential of the existing 
Pinewood Studios complex whilst fully integrating it with the new proposals in 
the East Area. Existing buildings within the West Area will be retained, 
demolished or reconfigured as part of the proposals and new/replacement 
buildings erected. There are likely to be elements of the PSDF which are 
consistent with parts of the approved masterplan, in terms of the uses proposed.  
However, these elements are likely to represent a small proportion of the overall 
floorspace proposed.    

3.4 Development proposals for the East Area 

The development proposals for the East Area represent the extension of the 
Pinewood Studios complex with the elements of the PSDF which cannot be 
accommodated within the West Area. The proposals will result in a fully 
integrated Pinewood Studios complex operating across the East and West Areas.  

3.5 Landscape and ecology structuring principles  

It is anticipated that the PSDF will is expected to include provision for areas of 
potential green buffer zones and ecologically sensitive areas. The purpose of the 
green buffer zones will be to form a physical barrier between the edges of the built 
development and adjoining land including the residential properties at Iver Heath. 
They will also have the potential to reduce adverse and increase beneficial 
ecological effects. 

Some ecologically sensitive areas are present within the PSDF site (including The 
Clump to the east of the East Area and various existing hedgerows across both 
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Areas).  The intention is to ensure that effects on existing ecological resources are 
protected and enhanced where possible. The exact details of these areas and how 
they will be integrated into the masterplan is currently being explored by the 
design team‟s ecologist and landscape architect.  

3.6 Construction programme and effects 

The development is expected to be brought forward in phases over a period of at 
least 15 years. Assumptions will be made with respect to construction 
methodology and plant in order to assess likely significant construction effects 
and their mitigation. These are currently being considered by the project team and 
will be set out in an outline construction methodology for the project.  
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4 Approach to the Environmental Impact 
Assessment (EIA) 

4.1 General approach to environmental assessment 

The EIA is proposed to be carried out in four stages, as outlined below. 

Stage one Scoping  

Stage two Baseline data gathering and consultation 

Stage three Impact assessment, identification of mitigation measures and consultation 

Stage four Preparation of environmental statement (ES) and non technical summary (NTS)  

The ES will be prepared in accordance with the EIA Regulations (2011); and, so 
far as current and relevant, Circular 2/99, Environmental Impact Assessment: A 
guide to good practice and procedures (consultation paper (2006)) and from 
guidance received from SBDC, Buckinghamshire County Council (BCC) and 
other published sources. 

The scope of the environmental issues proposed for assessment in the EIA is 
outlined in Section 5. These will be clarified through discussions with SBDC and 
statutory consultees.  

4.2 Stage one: Scoping 

This report represents the formal request for a Scoping Opinion. This request is 
made in accordance with the following: 

 European Council Directive 2011/92/EU (which supersedes the 1985 EIA 
directive and associated amendments)  

 The EIA Regulations (Regulation 13). 

This request for a Scoping Opinion has had regard to the following, so far as 
current and relevant: 

 Circular 02/99 Environmental Impact Assessment
2
 

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

3
 

 Guidance on EIA Scoping
4
 

 Environmental Impact Assessment: A guide to good practice and 
procedures

5
 (consultation paper); and 

 Policies and guidance relevant to the environmental topics being assessed. 

A Screening Opinion has not been requested from SBDC as it is considered that 
the proposals amount to EIA development (under Schedule 2 part 10 (a) / (b) and 

                                                 
2 Department for Communities and Local Government (DCLG) Environmental Impact Assessment:  
3 DCLG (2006) Guidance on Changes to the Development Control System 
4  European Commission (June 2001) Guidance on EIA Scoping 
5 Department for Communities and Local Government (DCLG) (2006); Environmental Impact Assessment: A 
guide to good practice and procedures (Consultation Paper). 
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above 0.5 hectare) and therefore an EIA will be required to be submitted with the 
planning application 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 
Regulation 13 of the EIA Regulations, 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 
 cultural heritage 
 ecology and nature conservation 
 ground conditions and contamination 
 landscape and visual 
 noise and vibration 
 socio-economics 
 light obtrusion 
 transport 
 waste 
 water resources. 
 micro-climate  
 sunlight, shadowing and daylighting 
 telecommunications. 

 
The EIA regulations require the consideration of likely significant environmental 
effects. Effects of lesser magnitude can therefore be scoped out of the assessment.  
Further information and preliminary analysis of all the environmental topics 
above, including those to be scoped out of the EIA, are presented in Section 5. 

4.3 Stage two: Baseline data gathering and 
consideration of alternatives 

Baseline data gathering 

The existing environment forms the general baseline for the assessment, against 
which likely changes arising from the proposed development are predicted and 
evaluated. Prior to undertaking the impact assessment, the detailed baseline 
environmental conditions will be identified.  A wide range of information on the 
existing environment will be obtained from observations made on site, field 
surveys, information provided by consultees and desk based information.  This 
will allow the existing environmental resources present to be identified and 
evaluated. Sufficient information and data will be obtained from various sources 
to allow a robust assessment to be undertaken, appropriate to the nature and scale 
of the proposed works.  
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The baseline data used for the impact assessments undertaken for the technical 
topics, is informed through legislation, policy and guidance documents, 
discussions with the local planning authority and county council where relevant, 
and professional judgement.  The baseline data sources used to inform the impact 
assessments will be stated in the topic chapters of the Environmental Statement 
(ES).   

Data on baseline environment (and for impact assessment discussed in the next 
section) will relate to different geographic scales such as: 

 National (the UK)  

 Regional (the South East) 

 County (Buckinghamshire) 

 District (South Bucks) 

 Local6  

In line with the EIA Regulations, the ES will also indicate any difficulties 
encountered in compiling current and predicted environmental baseline 
conditions.  

Consultation  

Consultation is an important part of the EIA process. Initial consultation has 
already commenced to inform the scoping report. Where possible and appropriate, 
preliminary outcomes from these consultations are included in this report. 
Consultation will continue where appropriate with relevant stakeholders as 
outlined in Section 5 of this report. 

Alternatives 

These alternatives will be considered in accordance with Schedule 4 of the EIA 
Regulations 2011 which requires an outline of the main alternatives studied by the 
application or appellant and an indication of the main reasons for the choice 
made, taking into account the environmental effects.  These will include the do 
nothing option and alternative layouts of the proposals.  

4.4 Stage three: Impact assessment, identification of 
mitigation measures and consultation 

The EIA Regulations state that the ES must describe the likely significant effects 
of the project on the environment, with reference to its possible impact on: human 
beings, fauna, flora, soil, water, air, climatic factors, material assets (including the 
architectural and archaeological heritage), landscape and the inter-relationships 
between the factors.  

The methodology for the assessment varies from topic to topic.  In general 
however, all of the assessments would involve a process of interaction between 
the designers of the proposed development and the process of the EIA. 
Throughout the design process, attention will be paid to the avoidance or 
                                                 
6 The definition of “local” may alter depending on the individual assessment topics; for example some may refer 
to local areas of political jurisdictions such as wards, output areas or administrative areas. Where this occurs, 
the definition of “local” will be set out in the assessment section of the ES.  
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minimisation of adverse effects on the environment during the demolition / 
construction and operation of the scheme. 

The assessment will consider all types of effect, including: 

 direct and indirect 
 cumulative and interactive 
 short, medium and long-term 
 temporary and permanent; and 
 beneficial and adverse. 

An outline demolition and construction methodology will be prepared for the 
development, describing construction phasing, plant and machinery and working 
hours.  This will enable an assessment of the likely significant effects of the 
demolition and construction phase.   

The operational assessment will identify effects arising from the existence and 
operation of the proposed development. 

The EIA regulations state that all projects with the potential to create cumulative 
effects (ie. those of a size considered significant enough to be relevant) will be 
considered as part of the assessment.  This will include: 

 all development that is currently under construction or has planning 
consent (such developments are collectively referred to as „committed 
development‟); and 

 all developments that have been submitted for planning permission and are 
awaiting determination. 

The list of projects for consideration in the cumulative assessment would be 
developed in consultation with the development control department at SBDC. 
These may include the two planning permissions granted for highway works at the 
Five Points Roundabout and Sevenhills Road (as described in section 1.3 and 
shown on Figure 2). 

Mitigation and enhancement 

Mitigation and enhancement opportunities can be identified at any stage in the 
evolution of a scheme.  In this sense, EIA is an iterative process that is used to 
help refine a scheme, with the objective of reducing adverse environmental effects 
and increasing beneficial effects.  In this report, mitigation is defined as covering 
the following: 

 avoidance – measures taken to avoid adverse effects 
 reduction – measures taken to reduce adverse effects; and 
 compensation – measures taken to compensate for significant adverse 

effects.  These would usually take the form of attempting to replace what 
will be lost. 

As a result of early environmental input to the design process, mitigation 
measures will also be incorporated into the design of the development.   



Pinewood Studios Ltd Pinewood Studios Development Framework  

Environmental Impact Assessment Scoping Report  
 

224788-SCOPING | Issue | 21 August 2012  

\\GLOBAL.ARUP.COM\LONDON\PTG\ICL-JOBS\224000\224788-30 PINEWOOD PSP PROJECT\4 INTERNAL PROJECT DATA\4-05 ARUP REPORTS\SCOPING\SCOPING 

REPORT\210812 FINAL ISSUE\PSDF EIA SCOPING REPORT.DOCX 

Page 14 

 

Beyond the mitigation of adverse effects, there may be opportunities for the 
proposed development to make a positive environmental enhancement.  
Enhancement is defined as additional measures over and above mitigation.  This 
may be guided by local policy and guidance documents in addition to guidance 
provided by statutory authorities.  Such measures will be identified in the ES and 
planning submission as appropriate. 

4.5 Stage four: Preparation of the ES and non-
technical summary  

The ES of the proposed development will be prepared in accordance with the EIA 
Regulations 2011.  A non-technical summary of the information will also be 
provided.   
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5 Technical environmental topics 

5.1 Introduction 

This section considers the technical environmental topics that should be included 
for assessment in the EIA (scoped in).   Sections 5.2 to 5.13 outline the technical 
topics to be scoped in and fully assessed in the EIA. For each of the technical 
topics to be scoped in the following is given: 

 an introduction to the technical topic 

 an overview of the baseline environment  

 an overview of the approach to consultation  

 a review of potential issues 

 an overview of the assessment scope and methodology 

Following preliminary analysis, those technical topics which are proposed to be 
scoped out of the EIA are also outlined in this section of the report (Section 5.14). 
For those topics proposed to be scoped out, a justification is given for why the 
topic is not to be included in the EIA.  

5.2  Topics to be included in the EIA 

Sections 5.3-5.13 include details of those technical environmental topics that have 
been scoped in and will be assessed as part of the EIA.   

5.3 Air quality 

5.3.1 Introduction 

The air quality assessment will consider the likely significant air quality effects 
resulting from the proposed PSDF. 

5.3.2 Baseline 

The development 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 eastern border of the site borders on the AQMA.   

5.3.3 Consultation 

Consultation with the Environmental Health officer (EHO) at SBDC will take 
place to agree the details of the assessment method. 

5.3.4 Potential issues 

Potential issues may include the following matters:  
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 Due to the close proximity of the AQMA to the site, the site is considered 
sensitive in terms of air quality. 

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

 The key air quality effects associated with the operation of the proposed 
development would be the increase in pollutant concentrations at existing 
sensitive receptors at locations close to the site and close to roads on which 
traffic would travel to the development. Emissions from vehicles using on-
site car parks and circulation routes will also need to be considered. 

 Any proposed on site plant and equipment (including any proposed 
Combined Heat and Power (CHP) plant) used for heating or cooling which 
may impact on air quality. The presence of these sources will be included 
in the dispersion modelling where applicable. 

5.3.5 Methodology and scope of the assessment 

The methodology proposed 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, the Department for Transport (DfT) 
website and the Defra website. 

 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 development 
to determine the potential for emissions to air.  It is anticipated that the 
primary source of operational emissions associated with the proposed 
development will be traffic travelling to and from the site. 

 Consultation with SBDC to agree the approach to the air quality assessment. 
 Assessing the impacts of the construction and operational traffic and 

combustion plant sources (including any potential CHP) using the ADMS-
Roads dispersion model and assessing impacts using the Environmental 
Protection UK (EPUK) guidance. 

 Assessing the potential for dust nuisance during construction using the 
Institute of Air Quality Management (IAQM) guidance. 

 Identifying appropriate mitigation to minimise the impact of the identified 
effects during construction and operational phases of the PSDF. 

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 effects at nearby sensitive receptors.  The significance of 
effects will be assessed using the method set out in the IAQM guidance. 

The operational effects will be examined using the ADMS-Roads dispersion 
model.  The pollutants modelled will be NO2 and PM10, the pollutants of greatest 
concern nation-wide.  Traffic scenarios with and without the development will be 
assessed so that the significance of the impact of the development can be 
calculated.  Construction and operational traffic will be assessed using this 
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method.  Combustion plant sources (including any potential CHP) and car park 
sources will also be included in the dispersion model. Contour plots will be 
produced to illustrate the extent of impact from the development.  The 
significance of results from the ADMS-Roads modelling will be assessed using 
the approach given in EPUK Guidance7. 

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

5.4 Cultural heritage 

5.4.1 Introduction 

An assessment of the potential effects of the development on the cultural heritage 
resource will be undertaken.  This will update the previous assessment undertaken 
for the 2009 Project Pinewood application and will include an assessment of the 
existing Pinewood Studio part of the site (West Area).  Features to be assessed 
will include above and below ground archaeology, built heritage structures and 
features, historic townscape/landscape features and relevant cultural traditions. 

Available information sources will be reviewed to determine the presence of 
designated cultural heritage assets. The extensive surveys and assessment carried 
out previously will be used to assess the significance of other identified features 
and the potential for the survival of below ground archaeological remains.  An 
updated Historic Aerial photographic Interpretation Survey will be commissioned 
for the site and the Historic Environment Records (HER) will be updated. 

5.4.2 Baseline 

Baseline data on the site will be gathered through: 

 Identifying district (South Bucks) policies, legislation and guidance 
documents in relation to archaeological and cultural heritage in South 
Buckinghamshire.  

 Reviewing information on the history of the development area to 
understand the context within which known and potential cultural heritage 
resources are set. 

 Desk based review to obtain any relevant available information on the 
archaeology, built heritage and landscape history of the area and region to 
include; archaeological excavations and observations; artefacts and chance 
finds; ground conditions; historic buildings within and around the site; 
information on the development history of the wider landscape, including 
intangible heritage such as traditions and art. 

 Review of aerial photography where available.  

 The assessment will determine the potential significance of known and 
potential heritage resources. 

                                                 
7 Development Control: Planning For Air Quality (2010 Update); available from www.environmental-
protection.org.uk 
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5.4.3 Consultation 

During the assessment it will be necessary to consult with relevant organisations 
such as Buckinghamshire County Archaeologist, the South Bucks conservation 
officer and the HER. 

5.4.4 Potential issues 

Potential issues may include:  

 Impact on known and potential archaeology, built heritage and historic 
landscape features which comprise the cultural heritage.  

 Risk of significant impact on archaeological resources is expected to be 
low; however there may be some localised areas of archaeological 
potential which will be taken into account during the EIA. 

 The impact of proposals on the setting of built heritage features (including 
listed buildings) beyond the proposed development including impact on 
sensitive receptors and key views. 

5.4.5 Methodology and scope of the assessment 

The proposed methodology would include: 

 Assess the heritage value of the site and of its setting. 

 Assessment of the impacts of the development and consider their potential 
effects on heritage resources in the absence of mitigation. 

 Description of mitigation objectives that would: 
o reduce adverse effects on resources 
o propose methods to protect (buried and exposed) heritage features 

from accidental damage or natural degradation. 

 Define, if appropriate, management and action plans to be incorporated 
into subsequent stages of the PSDF. 

 An assessment of the residual effects following implementation of 
mitigation measures.  

5.5 Ecology and nature conservation 

5.5.1 Introduction 

The proposals for the PSDF have the potential to affect ecological features and 
resources that are present both on and surrounding the site, through impacts such 
as habitat loss and disturbance, and changes in ecological function.  These issues 
will be identified and quantified within the ES.   

Key ecological issues have been identified through a process of consultation with 
a number of organisations in addition to ongoing ecological surveys within and 
around the site. 
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5.5.2 Baseline 

Baseline data, comprising biological records and survey results, has been obtained 
in association with previous applications. This data is currently being updated as 
required and further details are provided as follows. 

Desk study information 

Updated biological records will be gathered for the site and surrounding area (up 
to 2km), to ensure that any relevant ecological features and/or resources are 
identified and to determine the local and district context of those ecological 
resources.  

Sources of information include:  

 Buckinghamshire and Milton Keynes Environmental Records Centre 

 Buckinghamshire County Council 

 Natural England 

 Environment Agency 

 OS map information and aerial photographs 

 Relevant planning documents; and 

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

Field surveys 

No sites designated for their nature conservation interest are present within the 
boundaries of the site. Black Park Site of Special Scientific Interest (SSSI) lies 
adjacent to the west of the West Area. 

Habitat within the West Area comprises, mature tree lines and vegetated 
boundaries, mature gardens, standing water, dense continuous scrub and ruderal 
vegetation, introduced shrub, amenity grassland, rough species poor grassland and 
plantation woodland. 

The East Area comprises 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 features8.   

Surveys for protected and notable species are ongoing at the time of writing and 
comprise the following:  

 Badgers – an updated badger survey of the West Area and the East Area 
will be undertaken. 

 Bats: 

                                                 
8 Information taken from the Project Pinewood, Environmental Statement, May 2009. 
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o The West Area – activity and dawn surveys of the site to ascertain 
how bats are using the site for foraging and commuting purposes.  
The dawn survey(s) will also aim to identify any potential roost 
sites.  In addition, the buildings on site which are likely to be 
demolished have been classified as to their roost potential.  Based 
on this, further targeted bat surveys will be undertaken as required. 

o The East Area – previous surveys of the site identified both 
confirmed potential roost sites on the East Area and provided 
detailed information of features of importance for bats and bat 
activity.  An initial daytime inspection survey will be undertaken in 
2012, to update the findings of previous surveys.  This will seek to 
confirm that previous features of note are still present, and will 
identify any additional features.  Bat surveys (dusk and dawn) will 
then be undertaken where necessary.  

 Dormice – a survey of the West Area and an updated survey of the East 
Area is in the process of being undertaken (using nest tubes and nut 
searches). 

 Great Crested Newts – surveys of water bodies on the West Area and the 
East Area undertaken in 2012 have now been completed. 

 Reptiles – surveys of the West Area and updated surveys of the East Area 
are currently being undertaken. 

 Invasive species (as determined by Schedule 9 of the Wildlife and 
Countryside Act 1981 (as amended)) – a walkover of the West Area and 
the East Area to identify invasive species will be undertaken. 

In addition to the above, surveys were previously undertaken on the East Area for 
breeding birds, wintering birds, flora and terrestrial invertebrates (2008 to 2009).  
A Phase 1 Habitat Survey (2012) has identified that the habitat mosaic remains the 
same as in 2008/2009; therefore, it has not been considered necessary to repeat 
these surveys.  For the purposes of assessment and mitigation, the survey results 
from previous surveys will be used and a precautionary approach will be 
undertaken. 

5.5.3 Consultation 

Consultation will be undertaken with the following regulators and local interest 
groups:  

 Natural England 

 Berks, Bucks and Oxon Wildlife Trust (BBOWT) 

 Buckinghamshire County Council (BCC), including Black Park. 

 South Bucks District Council (SBDC) 

 Iver Parish Council. 

Meetings to discuss the scope of the ecological surveys and the proposed 
approaches to mitigation and compensation (where necessary), will be held as 
required.   
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5.5.4 Potential issues 

Ecological issues of likely significance may include: 

 The loss of habitat including open grassland and scrub habitats (East Area) 
to the proposed development footprint and the effects of this upon species 
reliant upon that type of habitat.  These include potentially significant 
impacts to populations of farmland birds (such as skylark), small 
mammals, reptiles, foraging badgers and bats, and certain invertebrates.  
Such issues would be addressed through the enhancement of grassland 
habitats retained within the proposals, new habitat creation, and the 
provision of additional off-site compensation measures, if necessary. 

 Negative impacts may also be anticipated 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 may 
be anticipated where these become subject to increased pressures (people, 
noise, lighting etc), which may affect their ability to support populations of 
notable species.  Species that might be sensitive to this sort of effect would 
include reptiles.  These issues would be addressed through the detailed 
design of the proposals to avoid and minimise impacts, wherever possible. 

5.5.5 Methodology and scope of the assessment 

An ecological assessment will be undertaken in accordance with the EcIA 
guidance produced by the Institute of Ecology and Environmental Management 
(IEEM)9.  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.   

The ecological assessment will consider all habitats and species that are relevant 
to the site 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).   

 National Planning Policy Framework (2012). 

 SBDC Core Strategy and the Local Plan (Saved Policies). 

 Related planning documents. 

 The UK and Bucks and 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 opportunities) and will be used to inform any further work necessary in 
regards to the proposed development. 

The assessment will take into consideration the following:  

                                                 
9 IEEM (2006), Guidelines for Ecological Impact Assessment in the United Kingdom. 



Pinewood Studios Ltd Pinewood Studios Development Framework  

Environmental Impact Assessment Scoping Report  
 

224788-SCOPING | Issue | 21 August 2012  

\\GLOBAL.ARUP.COM\LONDON\PTG\ICL-JOBS\224000\224788-30 PINEWOOD PSP PROJECT\4 INTERNAL PROJECT DATA\4-05 ARUP REPORTS\SCOPING\SCOPING 

REPORT\210812 FINAL ISSUE\PSDF EIA SCOPING REPORT.DOCX 

Page 22 

 

 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 of effect (short, medium or long-term).  

 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. 

The assessment will follow the IEEM Guidelines.  The value of baseline 
ecological resources is determined using desk based and field survey data.  The 
likely significance of effects on ecological resources that may arise from the 
proposals during construction will then be assessed.   

Significance criteria 

The significance of effects on terrestrial ecology will be determined following the 
IEEM Guidelines with consideration of the value of the ecological receptor, the 
magnitude of the impact, and the response of the ecological receptors.  

Determining the magnitude of impact 

The magnitude of impact is determined by describing the following features of the 
impacts based on the IEEM Guidelines: 

 Extent of impact (extent of habitat loss, number of individuals of species 
that will be affected). 

 Location of impact. 

 The duration of the impact (permanent or temporary). 

 Timing and frequency of impact (for example; 24 hours a day, night time 
only, for the duration of construction). 

 Loss or gain in area and/or quality of habitat, and/or in population size of a 
notable species. 

 The magnitudes of the impacts of the proposed development (taking 
account of any embedded measures) will be qualitatively consistent with 
IEEM guidelines.   

Determining significance of effects 

The assessment will use professional judgement to assess the likely effects of the 
change in the habitat resource or, populations, assemblages and distributions of 
species as a result of the impacts and will assess whether these effects would be 
significant under the following definitions (IEEM Guidelines): 

 Ecologically significant effect - „an effect (either adverse or beneficial) on 
the integrity of a defined site or ecosystem and/or the conservation status 
of habitats or species within a given geographical area‟. 
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 Site integrity - „the coherence of its ecological structure and function, 
across its whole area, which enables it to sustain the habitat, complex of 
habitats and/or levels of populations of the species for which it was 
classified‟. 

Effects on conservation status: 

 Effects that may affect the habitats‟ long-term distribution, structure and 
functions. 

 Effects that may affect the long-term distribution and abundance of the 
species‟ populations. 

Table 1  Significance criteria 

Value  Site or habitat Species 

International  An internationally designated site or candidate site (SPA, 
pSPA, SAC, cSAC, pSAC, Ramsar site) or an area which 
Natural England has determined meets the published 
selection criteria for such designation, irrespective of 
whether or not it has yet been notified. 

Rare within an 
international 
context. 

UK/National A nationally designated site (SSSI, NNR) or a discrete 
area, which Natural England has determined meets the 
published selection criteria for national designation (eg. 
SSSI selection guidelines) irrespective of whether or not it 
has yet been notified. 

Rare within a 
national context. 

Regional A viable area of key habitat identified in the Regional 
BAP or smaller areas of such habitat which are essential to 
maintain the viability of a larger whole 

Rare within a 
regional context. 

County  A County Wildlife Sites (CWS) equivalent to Sites of 
Importance for Nature Conservation (SINC).  The 
selection process identifies sites that support the most 
important habitats and species in Buckinghamshire.  A 
selection panel, in consultation with local authorities, 
designates the sites. 

Viable population 
of a species rare 
within the county.  
Notable assemblage 
of a collection of 
key biodiversity 
species. 

District Areas of habitat identified in the relevant Natural Area 
profile or District sites that the designating authority has 
determined meet the published ecological selection criteria 
for designation. 

Viable population 
of a species rare or 
scarce within the 
locality.  
Large number or 
concentration of a 
species of local 
biodiversity interest 

Local Any non-designated habitat assemblage of moderate 
biodiversity value - areas of habitat considered to 
appreciably enrich the habitat resource within the context 
of the locality or Parish and Local Nature Reserves 
selected on relevant ecological criteria. 

Few individuals of 
a regularly 
occurring species of 
local interest or 
biodiversity value 

Within the 
site 
boundary 

The project site. Notable within the 
context of the zone 
of influence. 

The level of confidence in the assessment of the significance of effects is 
determined according to the criteria shown in Table 2, as defined within the IEEM 
Guidelines.  The level of confidence is based on professional judgement. 
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Table 2  Significance confidence criteria from IEEM Guidelines 

Confidence Criteria 

Certain/near certain Probability estimated at 95% chance or higher. 
Probable Probability estimated above 50% but below 95%. 
Unlikely Probability estimated above 5% but below 50%. 
Extremely unlikely Probability estimated below 5%. 

Residual effects 

Following implementation of mitigation measures, residual effects will be 
assessed. This will then be used to inform the requirements for any additional 
offsetting measures and an Ecology Strategy, which would be developed to 
address these needs where required.   

5.6 Ground conditions and contamination 

5.6.1 Introduction 

This section describes the existing ground conditions on and around the 
application site and reviews the likelihood of significant effects on the ground 
conditions and water resources arising from the proposed development, due to 
ground contamination.  Extensive ground contamination and monitoring results 
datasets are available for parts of the site, this information having been gathered in 
connection with previous proposals and applications.  

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.  

5.6.2 Baseline 

The application site includes agricultural land to the east, and the operational 
Pinewood Studios complex to the west.  The agricultural land is mostly used for 
pasture, with parts having previously been used for mineral extraction and 
restored with fill material from offsite sources.   

Data Sources 

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

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

 Buckinghamshire County Council (BCC) records and archives. 
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 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 parts of the site in 
April and May, 2008. 

 The results of previous ground investigations, and ongoing gas, leachate and 
groundwater monitoring, for a part of the site formerly owned by Carillion plc 
(Carillion).  

 The results of a ground investigation undertaken by Soil Technics Limited 
(SoilTechnics), on behalf of Pinewood Studios Ltd, on parts of the site, in 
2007. 

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 
below. 

5.6.3 Consultation 

Extensive consultation was untaken in 2008/09 with SBDC, BCC and the EA in 
connection with the previous proposals (see section 1.3 of this report).  Full access 
was given by BCC to their records of back filling relating to the part of the site 
where mineral extraction has previously taken place and the ongoing monitoring 
of the three cells. It is proposed to consult with SBDC, BCC and the EA to request 
any additional information which may have become available since 2008/09. 
Further, it is proposed to consult with the EA, during scheme development, about 
the structure and foundation types for any buildings above or close to the 
backfilled cells.  

5.6.4 Potential Issues 

Potential contamination issues arising from the proposed development may 
include: 

 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. 
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The development proposals would seek to avoid significant disturbance of waste 
within the three lined cells, by any re-location of waste or excavations into the 
landfill.   

Depending upon the final development and foundation proposals, it is possible 
that piling through the landfill in the cells may occur, subject to appropriate 
methodology, risk assessments and any required permits being in place.   Liaison 
with regulatory bodies will be undertaken if any landfill material within the cells 
is to be disturbed.  Environmental permits may be required in respect of 
contaminated land to carry out the proposed development should landfill material 
within the cells be disturbed. 

5.6.5 Methodology and scope of the 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: 

 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 investigations that have been undertaken at the site. 
 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. 

 The PSDF proposals. 
 Professional judgment. 

Construction phase 

The construction phase 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 (where available) 
 an assumed Code of Construction Practice for the development work. 

Operational phase 

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.  
Any buildings must also be suitable for occupation in accordance with Building 
Regulations.  

The 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 undertaken using a source-
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pathway-receptor conceptual model and mitigation measures will be 
recommended, as necessary. 

5.7 Landscape and visual 

5.7.1 Introduction 

This chapter will provide an assessment of the anticipated effects of the proposals 
on the character and features of the landscape and on visual amenity. The purpose 
of the Landscape and Visual Impact Assessment (LVIA) will be to identify any 
potential landscape and visual impacts and to feed the results into the 
masterplanning process to ensure that mitigation is in place to prevent or reduce 
any significant adverse impacts.  

5.7.2 Baseline 

The LVIA baseline will identify: 

 the broad landscape character of the site and its environs 

 landscape features of value within or adjacent to the site which could be 
affected by the scheme 

 valued features around the site such as listed buildings, conservation areas 
etc 

 public rights of way, roads and publicly open land within and round the 
site 

 significant views and viewpoints into and out of the site (including from 
properties around the site, roads and public rights of way) 

 A study area for the landscape and visual impact assessment which 
includes all the landscape elements and visual receptors which are likely to 
be affected by the proposals. 

The baseline conditions will be partially established through analysis of published 
documents including landscape character assessment, planning policy, and public 
rights of way mapping; analysis of topographical mapping; and reference to 
specialist studies on ecology, arboriculture, and the historic environment.  The 
following documents will form part of the desk top study: 

 South Bucks District Core Strategy (2011) 

 Saved Policies of the South Bucks District Local Plan (1999 consolidated 
in 2011) 

 South Bucks Landscape Character Assessment (2003) 

 Thames Valley Character Area 115 – Natural England 

 National Planning Policy Framework (2012) 

 South Bucks Open Space, Sports and Recreational Facilities Strategy 
(2008) 
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 Colne Valley Regional Park Action Plan (2009-12). 

Field study combined with the analysis of the above documents and reference 
material will establish the baseline conditions.  Landscape character will be 
surveyed with particular reference to published landscape character assessments at 
national and local scale.  Physical features such as topography and the pattern and 
scale of landform, land use, settlement and vegetation will be studied on site.  The 
condition of the existing landscape and its tolerance to change will be considered.   

Field survey will be used to identify visual receptors and typical views of the 
proposals.  This will include views from properties, public rights of way, public 
open spaces and roads. 

5.7.3 Consultation 

Potential issues may include: 

 the extent of the study area 

 the criteria for establishing sensitivity and magnitude of change 

 to agree the number and range of key viewpoints to be assessed; and 

 to agree the number and location of photomontages.  

A series of design workshops and public consultation events will inform the 
landscape proposals. 

5.7.4 Potential issues 

Potential issues may include: 

 effects on the landscape character and visual amenity of the Green Belt 

 effects on the landscape character and visual amenity of the Colne Valley 
Park and Black Park Country Park 

 protection of valued landscape features 

 ensuring the proposals fit properly in their landscape setting 

 protecting important views and visual amenity in views from local 
properties, roads, public footpaths and public open spaces. 

5.7.5 Methodology and scope of the assessment 

The Landscape and Visual Assessment (LVIA) reviews the landscape planning 
policy context for the area, describes the landscape of the site and its wider 
context, describes the aspects of the development which have potential to cause 
landscape/visual effects and measures which have been incorporated into the 
design to mitigate these effects, and identifies the potential impacts of the scheme 
upon landscape character and visual amenity.  

Changes to the landscape and views of the landscape during both the construction 
phase and the operation phase will be considered.  
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The magnitude of change for visual receptors will take in to account changes to 
the views as a result of the proposals in both daytime and at night. 

The LVIA will be prepared in accordance with the following guidance: 

 Guidelines for Landscape and Visual Impact Assessment (Landscape 
Institute and Institute of Environmental Assessment and Management, 
Second Edition, 2002). 

 Landscape Assessment Methodology, Design Manual for Roads and 
Bridges (DMRB) Highways Agency.   

Both of these guidelines are currently under review and the methodology will seek 
to accommodate recent developments in the assessment of landscape and visual 
effects.   

These guidelines are not prescriptive and the assessment will be tailored to the 
specific requirements of the proposals. 

Significance criteria 

In line with published guidance the assessment will be based on consideration of 
the sensitivity of landscape character and views to change, and on the magnitude 
of change likely to occur.   

The assessment will set out criteria for the identifying the sensitivity of different 
landscape and visual receptors to change.  It will identify the key landscape and 
visual receptors and ascribe sensitivity to each receptor.  The sensitivity of 
landscape character and views will be determined as being high, medium or low.  
The following table gives indicative criteria for determining sensitivity: 

Table 3 Criteria for establishing landscape and visual receptor sensitivity 
Sensitivity Landscape character  Views 

High Landscapes of recognised national or 
regional value (eg. AONB), in good 
condition, distinctive and cohesive, with 
strong and attractive landscape features.  
Landscapes which are visually open and 
which may be intolerant to change or 
susceptible to small changes. 

Viewers which have long lasting or 
permanent views which are considered to 
be important to the visual amenity of the 
area, such as those located at public 
viewing points, on public rights of way 
or at residential properties. 

Medium Moderately valued landscapes with 
some attractive attributes and 
characteristics of local significance, but 
also some detracting features.  A 
pleasant but unremarkable landscape 
which may be reasonably tolerant of 
change. 

Viewers located at facilities which are 
intermittently visited so that the views 
are not long lasting or permanent but are 
considered to have some importance to 
the visual amenity of the area.  eg. public 
parks and gardens, sports and 
recreational facilities. 

Low Landscapes of moderate to low 
attraction, which lack distinctiveness 
and cohesion.  No landscape features 
worthy of conservation and frequent 
detracting features. Landscapes which 
are enclosed and are potentially tolerant 
of substantial change. 

Viewers with fleeting views or public 
viewpoints which are infrequently 
visited, contributing little to visual 
amenity. eg.  industrial premises, 
commercial properties, vehicular 
travellers 

The assessment will describe the changes which will result from the scheme and 
assess the magnitude of change to individual visual receptors, landscape elements 
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and characteristics, together with the consequential effect on landscape character 
and visual amenity.  The magnitude of predicted change to landscape character 
and views which would occur as a result of the proposed development will be 
determined as high, medium, low or negligible.  The following table gives 
indicative criteria for determining magnitude: 

Table 4 Criteria for establishing landscape and visual receptor magnitude of change 
Magnitude  Criteria for assessing change to 

landscape character  
Criteria for assessing change to views 

 
High 

 
The proposals would be largely 
inconsistent with the existing landscape 
character and would result in extensive 
alterations to the landscape pattern and 
features within it. 
  

 
The proposed development would 
occupy a large proportion of the view 
and would become a prominent feature.  
There would be a substantial change, 
where the proposals would have a 
defining influence on the view.  The 
works would be very noticeable. 

 
Medium 
 

 
The proposals would be partially 
inconsistent with the existing landscape 
character and would result in a 
weakening or strengthening of the 
landscape pattern and features within it.  
 

 
The proposed development would 
occupy a moderate proportion of the 
view and would become a readily 
noticeable feature.  Changes would 
occur where proposals would be an 
important new element in the view and 
would be readily noticeable. 

 
Low 

 
The proposals would be largely 
consistent with the existing landscape 
baseline resulting in some but minimal 
change to the landscape pattern and 
features within it. 
 

 
The proposed development would 
occupy a small portion of the view and 
would become a minor but visible 
feature.  The proposals would be 
partially visible, fleeting or from some 
considerable distance resulting in 
limited or minor changes to the view.   

 
Negligible 

 
Little or no effects on landscape 
characteristics.  Negligible changes to a 
landscape are considered to be 
insignificant. 
 

 
The changes to views are barely 
discernible or completely unseen.  
Negligible changes to a view are 
considered to be insignificant. 
 

 
The sensitivity and magnitude will be combined to enable conclusions to be 
drawn on the significance of any effects that are predicted upon landscape features 
and character or on people‟s visual amenity. 
 
The significance of landscape and visual effects will be categorised as being either 
substantial, moderate, minor or negligible and can be either beneficial (positive) 
or adverse (negative). 

Mitigation 

Mitigation is generally more effective if considered as an integral part of the site 
layout and design to avoid, reduce or offset any adverse effects on the 
environment.  Mitigation will be part of an iterative process of project planning 
and design.  The PSDF will be adapted and modified to take account of the 
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constraints and opportunities of the site and to achieve the optimum 
environmental fit.  Therefore avoidance of impact through site planning and 
design will be the preferred and primary mitigation strategy for the avoidance of 
adverse landscape impacts.  

Where it is not possible to avoid an adverse impact, mitigation in the form of 
protection of landscape features, and visual screening (using landform and/or 
vegetation) will be employed. 

Where landscape features cannot be avoided and will be lost, compensation in the 
form of replacement or creation of other appropriate substitute features will be 
employed as deemed appropriate and necessary. 

Throughout the design process opportunities will be sought to provide additional 
landscape features and areas appropriate to the new development and its wider 
context. 

Residual effects 

Residual effects will be assessed after taking in to account any mitigation built in 
to the scheme. 

Residual visual impacts will be assessed at more than one point in time to take 
account the growth of proposed planting.  

Presentation of findings 

The LVIA chapter will be illustrated with maps, aerial photographs and 
photographs to describe the baseline. 

The landscape design will be prepared in conjunction with the LVIA to avoid 
significant landscape and visual impacts.  The mitigation proposals will be 
illustrated on plans and within the Design and Access Statement and will be 
referenced in the LVIA.  

The location and number of photomontages illustrating views from key locations 
will be agreed with the LPA and will show the proposals with mitigation.  

5.8 Noise and vibration 

5.8.1 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. 

5.8.2 Baseline 

The site is bordered by the M25 on the eastern boundary.  Road traffic noise 
generally dominates the noise climate.  The closest noise sensitive receivers on all 
sides of the site would be considered as part of the assessment. Specific noise 
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sensitive areas to be included in the baseline survey are described below. The 
noise sensitive areas identified as relevant to the site are: 

 properties to the south of the site in Pinewood Green, Pinewood Close, Bond 
Close, Cedar Close, Firs Close and Ashford Road 

 properties to the north of the site on Saul‟s Farm, Ways Farm, Cherry Orchard 
Farm House, Field End Farm and Alderbourne Farm 

 any other noise sensitive receptors identified by site visits and/or by the local 
authority. 

A baseline noise survey will be carried out. This is described below.  

Consultation 

SBDC environmental health officers will be consulted to agree the methodology 
and locations for the baseline noise survey. 

Noise from plant machinery or industrial noise from the development once 
operational would be controlled using target criteria based on guidance and terms 
defined within British Standard BS 414210.  This 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.  
SBDC will be consulted to determine the requirements of the BS 4142 
assessment. 

We will also seek to agree with the local authority that the construction noise 
assessment should follow the guidance in British Standard BS 5228, „Noise and 
Vibration Control on Construction and Open Sites‟. 

5.8.3 Potential issues 

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

Potential issues may include:  

 construction of the proposed development in terms of noise and vibration 
 changes in road traffic noise due to changes in traffic flow or composition on 

existing surrounding roads 
 plant machinery noise associated with buildings and facilities 
 loading/unloading associated with delivery vehicles; and 
 noise associated with filming activities, indoor and outdoor. 

                                                 
10 BRITISH STANDARDS INSTITUTION (1997), BS 4142 Method for rating industrial noise affecting mixed 
residential and industrial areas, British Standards Institution 
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5.8.4 Methodology and scope of the assessment 

Potential noise and vibration issues relating to the proposed development have 
been outlined 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, ie. construction and operational 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 sections below. 

Baseline survey 

Existing noise levels will be monitored around the proposed development site 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: 

 Pinewood Green 
 Bond Close 
 Saul‟s Farm; and 
 any other noise sensitive receivers identified during the survey. 

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. 

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. 

Policies and guidelines 

The highest level noise guidance document is the Noise Policy Statement for 
England11.  The noise policy vision is to promote good health and a good quality 
of life through the effective management of noise within the context of 

                                                 
11 Defra (2010), Noise Policy Statement for England (NPSE), available at 
http://www.defra.gov.uk/publications/2012/04/05/pb13750-noise-policy-england/ 



Pinewood Studios Ltd Pinewood Studios Development Framework  

Environmental Impact Assessment Scoping Report  
 

224788-SCOPING | Issue | 21 August 2012  

\\GLOBAL.ARUP.COM\LONDON\PTG\ICL-JOBS\224000\224788-30 PINEWOOD PSP PROJECT\4 INTERNAL PROJECT DATA\4-05 ARUP REPORTS\SCOPING\SCOPING 

REPORT\210812 FINAL ISSUE\PSDF EIA SCOPING REPORT.DOCX 

Page 34 

 

government policy on sustainable development.  The vision is supported by the 
aim that through the effective management and control of environmental, 
neighbour and neighbourhood noise within the context of government policy on 
sustainable development: 

 significant adverse impacts on health and quality of life are avoided; 
 adverse impacts on health and quality of life and mitigated and minimised; 

and 
 where possible, the development contributes to the improvement of health and 

quality of life. 

As part of the assessment procedure for an EIA12, 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. 

Assessment Methodology 

Construction 

The construction noise and vibration assessment will rely on information 
contained in the construction methodology 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 (eg. 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, eg. site 
preparation, earthworks, site infrastructure development, foundations, 
superstructures, and landscaping. 

Operation 

A quantitative assessment will be undertaken to assess the operational effects of 
the proposed development (from plant and general site operations) on the local 
noise climate. The exact assessment methodology will be determined following 
consultation with the Environmental Health Officer at SBDC. 

                                                 
12 As specified in the Town and Country Planning (Environmental Impact Assessment) Regulations, 2011   
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An assessment will also be undertaken to determine any impacts associated with 
indoor and outdoor filming activities on the nearest noise sensitive receptors. 

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) method13.  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 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.   

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 (eg. 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. 

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. 

                                                 
13 Department Of Transport (1988), Calculation of Road Traffic Noise, HMSO 
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5.9 Socio-economics 

5.9.1 Introduction 

As part of the EIA, a detailed socio-economic impact assessment will be 
undertaken by AMION Consulting.  It will be conducted based on the HM 
Treasury Green Book14 guidance, together with the additionality guidance 
developed by AMION Consulting for the Homes and Communities Agency15. 

There are two main aspects to the socio-economic impact assessment: 

 The first part will review the socio-economic baseline relating to the 
Primary Study Area (PSA), South Bucks District and wider areas and 
geographical scales (set out in section 4.3). This element of the report will 
set the scene in terms of the prevailing socio-economic characteristics of 
the area. 

 The second part of the study will comprise a detailed assessment of the 
direct, indirect and induced impacts of the proposed development on local 
(PSA), sub-national and national employment in the creative industries.  It 
will also consider the effects during both the construction and operational 
phases on economic output, as measured by Gross Value Added (GVA).   

5.9.2 Baseline 

In order to assess the effect that the proposed development would have on the 
social and economic structure of the study areas, it is necessary to establish the 
current context and prevailing socio-economic characteristics of the areas.  In 
order to achieve this, regional and national comparators will be used to benchmark 
the local data. The socio-economic baseline will be structured under the following 
sub-headings: demographics, wealth and deprivation, education, labour market 
and industrial structure and business demography. 

Baseline conditions will be established through the interpretation of nationally 
recognised research and survey information, including the following Office for 
National Statistics (ONS) data sets:  

 mid-year population estimates 

 annual population survey 

 annual survey of hours and earnings 

 claimant count 

 Annual Business Inquiry (ABI) 

 Business Register Employment Survey (BRES) 

 Business Demography data.   

                                                 
14 The Green Book Appraisal and Evaluation in Central Government (2011) 
15 Additionality Guide: A standard approach to assessing the additional impact of interventions; English 
Partnerships (2008).  
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In addition, it will also consider the Index of Multiple Deprivation (IMD) 2007 
and 201016. 

Demographics 

A trend analysis of the key demographic indicators within the PSA and 
geographical comparator areas will include a study of population levels and 
profile, age structure and ethnic mix.  

Wealth and deprivation 

The change in wealth and deprivation for the PSA and comparator areas will 
primarily be assessed through an analysis of a number of indicators of economic 
and social deprivation (IMD 2007 and 2010).  These include: income; 
employment; health and disability; education, skills and training; barriers to 
housing and services; crime; and living environment. 

In addition, and to help build a more complete picture of wealth and deprivation, 
an analysis of income levels (average gross weekly earnings) will be conducted 
for comparator areas. 

Education 

Educational attainment provides a useful measure of the economic health of an 
area and an indication of its future labour market characteristics.  The educational 
attainment pattern of the PSA will be assessed in relation to the comparator areas, 
and will encompass an analysis of the population that have achieved NVQ Levels 
1-5, together with those that hold no qualifications, and those holding „other 
qualifications‟ (level unknown).  

Labour market 

Labour market trends will be assessed with reference to economic activity, 
unemployment and occupational structure.  An analysis of economic activity will 
focus on the proportion of the working age resident population that are 
economically active (both employed and unemployed), together with those 
classed as economically inactive.  In terms of unemployment, assessing the 
changes in unemployment levels in an area, compared to wider comparator areas, 
can help to build up a clearer picture of its economic situation and potential 
wealth.  An analysis of the occupational structure of the PSA and comparator 
areas will assess the proportion of residents in each area employed in the 
respective Standard Occupational Classifications (SOC).  A detailed labour 
market impact model will be developed as part of the assessment, informed by 
surveys of Media Park Tenant companies, as well as Pinewood Studio employees 
and others employed on the site. 

Industrial structure and business demography 

This section will assess the industrial structure of the PSA and South Bucks 
District (where data is available) by providing analysis of sectoral composition in 
terms of employment change by sector.  In addition, an assessment of business 
demography trends will include an analysis of the change in the number of 
business births and deaths, together with the number of active enterprises. 

                                                 
16 Available from DCLG at  
http://www.communities.gov.uk/communities/research/indicesdeprivation/deprivation10/ 
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Summary of socio-economic baseline 

A summary of the socio-economic baseline will identify the salient points to be 
considered by the assessment of both construction and operational effects. 

5.9.3 Potential issues 

Potential issues to be examined may include: 

 the nature of the local economy and associated social and economic issues, 
taking account of the local context and the principal social and economic 
effects (both positive and negative) that may result from the proposed 
development and assess the significance of these impacts 

 the nature of the national and sub-regional creative industries, the social 
and economic effects (both positive and negative) that may result from the 
proposed development and the significance of these impacts 

 measures for avoiding or reducing any identified adverse impacts, and/or 
enhancing positive impacts, where possible; and 

 residual negative impacts that cannot be mitigated and to identify any 
positive impacts from the proposed development.  

5.9.4 Methodology and scope of the assessment 

Introduction 

Having established a socio-economic baseline, the Economic Impact Assessment 
will examine the socio-economic effects of the proposed development during its 
construction and operation. 

Consideration will be given to the following likely significant effects during both 
the construction and operational phases: 

 Direct effects:  to include construction employment and permanent direct 
employment generated by proposed land uses. 

 Indirect effects:  relating to employment and income resulting from 
indirect and induced or multiplier effects.  This will include the assessment 
of possible leakage; displacement; and repositioning (the effect of the 
project on other parts of the District), and the effect on existing social 
infrastructure. 

 Wider socio-economic effects:  where relevant, to include the effect on 
enterprise, inward investment and regeneration elsewhere as a 
consequence of the project. 

Construction phase 

During the construction phase, the increase in employment as a result of 
construction activities will be assessed.   

The likely gross effect on construction employment will be calculated by dividing 
the total construction cost by the average turnover per construction employee at 
the appropriate spatial level. 



Pinewood Studios Ltd Pinewood Studios Development Framework  

Environmental Impact Assessment Scoping Report  
 

224788-SCOPING | Issue | 21 August 2012  

\\GLOBAL.ARUP.COM\LONDON\PTG\ICL-JOBS\224000\224788-30 PINEWOOD PSP PROJECT\4 INTERNAL PROJECT DATA\4-05 ARUP REPORTS\SCOPING\SCOPING 

REPORT\210812 FINAL ISSUE\PSDF EIA SCOPING REPORT.DOCX 

Page 39 

 

Evidence-based adjustments will be made to gross figures in relation to leakage, 
displacement, multipliers and deadweight in order to derive net additional 
impacts. 

Operational phase 

The level of new permanent employment generated during the operational phase 
will be estimated by applying standard employment density assumptions to the 
anticipated floorspace areas.  The results of survey work and published research 
will be used to determine the potential indirect and induced impacts of the project. 

Again, evidence-based adjustments will be made to gross figures in relation to 
leakage, displacement, multipliers and deadweight in order to derive net 
additional impacts.   

Consideration will also be given to the wider impacts such as: 

 supporting innovation through new technology and collaboration 

 image and tourism 

 community benefits 

 upskilling and learning opportunities for learning providers  

 potential economic impacts on UK exports/trade and the Balance of 
Payments, as well as the Exchequer; and 

 the cultural effects arising from increased contribution to the creative 
industries. 

Mitigation measures 

This section will consider what mitigation measures are required to negate the 
impacts of any adverse effects identified within the socio-economic assessment. 

The potential to mitigate any adverse impact on local businesses and residents 
during the construction phase will be assessed.  Opportunities to promote local 
recruitment and training, as well as local procurement will be identified. 

A residual effect assessment will assume that any identified mitigation measures 
have been adopted during both the construction phase and completed 
development. The extent to which employment created through the construction 
phase would be beneficial will be assessed, together with identifying the likely 
timeframe and spatial level. In addition an assessment will be made on the 
existence of any residual effects in relation to employment and other key elements 
of the project. A short summary and conclusion with regard to any residual effects 
will be provided. 

Assessment summary matrix 

A summary table will highlight the key impacts, mitigation measures and 
resulting residual impact, whilst indicating the following significance criteria: 

 M, m, s, n (Major, moderate, slight, negligible); 

 +ve or –ve  (positive or negative); 

 D,I,S,C (Direct, Indirect, Secondary, Cumulative); and 
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 P,T  (Permanent, temporary). 

5.10 Light obtrusion 

5.10.1 Introduction 

The main consequences of light obtrusion are the loss of dark night skies and our 
view of the stars, our perception of a satisfactory night time environment and 
damage to wildlife habitats.  Light obtrusion also manifests itself as unnecessary 
energy waste. 

Light Obtrusion is now considered a statutory nuisance by the 2005 Clean 
Neighbourhoods and Environment Act and planning applications typically require 
a light obtrusion study.  The purpose of such a study is to quantitatively compare 
the existing nocturnal lighting conditions with the proposed external lighting 
scheme. An objective opinion can then be provided on the impact of the new 
lighting proposals. 

In brief, the light obtrusion study will gather data on the baseline nocturnal 
lighting scene, using photographic and empirical methods.  The findings of the 
survey can then be compared quantitatively with computer simulations of the 
proposed external lighting scheme.  The data will also be cross referenced with 
the appropriate, recognised, guidance documents (set out below in the 
methodology section). Conclusions and recommendations can then be provided on 
any necessary mitigation (luminaire selection, control systems and guidance on 
compliance with the codes and regulations) related to the reduction of light 
obtrusion thus enabling a successful lighting scheme with no significant adverse 
effect on the night environment. 

5.10.2 Baseline 

A lighting survey will be undertaken of the whole site (East and West) to reveal 
the background baseline lighting scene; ie. that which is experienced by the local 
inhabitants and nocturnal wildlife. The East Area of the application site is 
currently undeveloped, and so provides no significant light obtrusion. 

5.10.3 Potential issues 

The PSDF includes construction on previously undeveloped land.  This has the 
potential to create obtrusive light effects in the following locations: 

 within the development 
 towards existing neighbouring properties 
 towards existing wildlife habitats. 

These issues will need to be identified and quantified, to the extent possible, 
within the EIA. Other potential lighting-related issues for the PSDF site include: 

 Light spill from the development to existing properties surrounding the site 
from site-based lighting such as facade lighting, beautification lighting and 
street lighting. 
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 Light spill to commercial buildings within the development from any site-
based lighting. 

 Temporary light spill to properties both within and surrounding the site from 
night-time filming activity. 

 Glare effects to roads in and around the site from new permanent and 
temporary lighting. 

Light Obtrusion has four associated characteristics: 

 Light into windows – eg. spill light from a badly aimed floodlight straying 
beyond the task area and into a neighbouring dwelling. 

 Source intensity – eg. how bright the source appears to an observer. 
 Skyglow – a combination of Direct Upward Light and Indirect Upward Light. 

This effect is often seen as an orange glow in the night sky. 
 Façade luminance – eg. excessive decorative floodlighting on a building 

façade. 

In many cases, light obtrusion can often be significantly reduced without 
detriment to the lighting task by correctly aiming floodlights, selecting more 
efficient floodlight optics or simply switching off any unnecessary external 
lighting. 

The potential for light obtrusion can be assessed during the project design stage 
and necessary mitigation put in place to minimise this negative impact on our 
environment. 

5.10.4 Consultation 

Consultation with SBDC will be undertaken to agree the scope of the light 
obtrusion assessment, focussing on light spill from the proposed development to 
existing surrounding properties.  The relevant reference documents and 
requirements for lighting-related issues to be addressed in the EIA will be agreed. 

5.10.5 Methodology and scope of the assessment 

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

 ILP17 Guidance Notes For The Reduction Of Obtrusive Light GN01:2011 
 Clean Neighbourhood And Environment Act 2005 – Sections 101-103 
 Statutory Nuisance From Insects And Artificial Light18 
 CIE19 1-1980. Guidelines For Minimising Urban Sky Glow Near 

Astronomical Observatories 
 CIE 31-1976. Glare And Uniformity In Road Lighting 
 CIE 66-1984. Road Surfaces And Lighting 
 CIE 94-1993. Guide For Floodlighting 
 CIE 115-1995. Recommendations For The Lighting Of Roads For Motor 

And Pedestrian Traffic 

                                                 
17 Institute of Lighting Professionals 
18 Guidance on Sections 101 to 103 of the Clean Neighbourhoods and Environment Act 
19 Commission Internationale de l'Eclairage 
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 CIE 126-1997. Guidelines For Minimising Sky Glow 
 CIE 129-1998. Guide For Lighting Exterior Working Areas 
 CIE 132-1999. Design Methods For Lighting Of Road 
 CIE 136-2000. Guide To The Lighting Of Urban Areas 
 CIE 150:2003. Guide On The Limitation Of The Effects Of Obtrusive 

Light From Outdoor Lighting Installations. 

Obtrusive light 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. 

The baseline data gathering and assessment will include: 

 A visit to the site and environs by night to take measurements: a) vertical 
plane illuminance, i.e. light trespass from the site, from all designated 
viewpoints and the site perimeter and, b) luminance measurements looking 
towards the site (ie. how bright the existing development is). 

 Taking digital photographs for software analysis to determine the existing 
lighting conditions at each viewpoint.  These would be calibrated using the 
site measurements, enabling the photograph to be used for intensity, glare and 
threshold increment analysis. 

The impact assessment will include the following stages: 

 Create a 3D model including existing site buildings, proposed buildings, and 
topography extending to all designated viewpoints. 

 Simulate the proposed lighting scheme using the 3D model and verify the 
scheme in terms of the above guidance notes for limiting light obtrusion. 

 Compare the data from the simulated proposed lighting scheme with the 
baseline survey to assess the impact of the new lighting scheme. 

5.11 Transport 

5.11.1 Introduction 

The planning application will be accompanied by a full Transport Assessment 
(TA).  The TA will be undertaken by the Applicant‟s transport consultant Vectos.  
The findings of the TA will also be presented in the Transport chapter of the ES.  

5.11.2 Baseline  

Baseline conditions for each mode of transport to be assessed will be established.  
The current network of each mode of transport infrastructure and the 
“background” travel demand carried by these modes determines the existing 
baseline conditions.  Reference will be made to any proposed or major upgrade in 
infrastructure that will affect the future transport capacity of the modes of 
transport serving the site.  Other known developments or constraints will also be 
considered. 

The baseline assessment will include the following: 
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 Description of the site and surrounding area.  Details would include the 
key transport and highway features and current operation of the local road 
network. 

 A review of public transport services and quantification of level of current 
usage. Description of committed public transport developments and 
programmes. 

 Review of traffic patterns on the surrounding road network and 
quantification of current traffic flows on links and junctions within the 
study area. 

 Identification of “committed development” schemes and trip generation 
arising from those schemes in the vicinity of the site (to be discussed and 
agreed with BCC and the Highways Agency). 

 Examination of historical road traffic personal injury accident records. 

 Identification and quantification of current traffic management regimes 
and related issues. 

 Identification of any schemes relating to proposals for improving transport 
infrastructure and availability. 

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 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 site and is 
served by the Metropolitan and Piccadilly lines.   

The nearest bus stop is located approximately 1.6km from the 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  

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

To assess the highway impact of the development proposals, the existing traffic 
conditions on the local highway network will be established from traffic surveys. 
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Traffic surveys were carried out in July 2008 in the vicinity of the site.  The 
surveys included Automatic Traffic Counters (ATCs), fully classified vehicle 
counts, origin and destination vehicle surveys and pedestrian crossing counts.   

Automatic traffic counts and fully classified traffic counts were also undertaken in 
June 2012.  ATCs were installed for a week from Thursday 21st June.  The fully 
classified traffic counts were also carried out on Thursday 21st June.  The survey 
locations for the 2012 counts are shown on Figure 4 and Figure 5 overleaf.  

Figure 4: ATC survey locations  
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Figure 5: Turning count survey locations 

 
 

Road safety 

Personal Injury Accident (PIA) data will be 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 any accident „hotspots‟ or trend in causality. 

5.11.3 Consultation 

In order to establish the exact scope of works and the parameters for assessment, 
detailed discussions will be held with BCC Highways Officers and the HA. 

Discussions will continue with officers of BCC and the HA in developing the TA. 

The TA will be prepared in accordance with Department for Transport (DfT) 
Guidance on Transport Assessment20 document.   

5.11.4 Potential issues 

The assessment of likely significant effects would include the following: 

 Trip generation estimates to and from the application site. 

 Prediction of modal split of person trips associated with the development. 

 Identification of times when transport impact is at its greatest, i.e. the peak 
combination of background network trips (both public transport and 
highway peak). 

                                                 
20 Department for Transport; Guidance on transport assessment; March 2007 
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 Provision of traffic projections at key links and junctions on the highway 
network. 

 Assessment of the impact of the development proposals on the local 
highway network using industry-standard software such as ARCADY, 
LinSig and VISSIM where appropriate. 

 Assessment of base and future traffic flows to identify whether impacts 
will occur beyond the study area which may require further investigation. 

 Consideration of safety of cyclists and pedestrians. 

 Examination of historical data for accident factors, trends and types of 
accident including type of road user. 

 Assessment of public transport demand and comparison with capacity of 
public transport provision. 

 Consideration of other initiatives to encourage a modal shift from private 
car to public transport. 

Where appropriate, transport mitigation measures will be proposed and assessed. 
Potential mitigation measures for the likely effects are likely to be:   

 Indication of improvements and measures to be provided within the site to 
assist with the development of a more sustainable approach to transport 
within the area. 

 Implementation of a Travel Plan. 

5.11.5 Methodology and scope of the assessment 

Within the ES, an assessment of the effects of the development on all transport 
modes will be undertaken, both during construction and upon completion.   

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

The means of access to the site for visitors, staff, 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. 

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. 

The potential effects during the construction phase of the development, including 
temporary disruption to pedestrians, cyclists and road vehicle users and temporary 
traffic generation in relation to Heavy Goods Vehicles during the construction 
works sits outside the scope of the TA and will be considered separately in the 
Transport and Access section of the ES.   
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5.12 Waste 

5.12.1 Introduction 

The purpose of the waste assessment would be to establish the likely significant 
environmental effects of solid waste generation in relation to the types and 
quantities that would be generated, the quantity of residual waste requiring 
disposal to landfill and the available capacity of waste management infrastructure 
in the county (Buckinghamshire)  and regional area (South East of England) to 
manage this residual waste fraction.   

Landfill capacity in the UK is becoming increasingly scarce. Further, the Waste 
Hierarchy advocates the use of landfill disposal only as a last resort. This is due to 
a range of potential adverse effects associated with its use, such as resource 
depletion, methane production and nuisance effects (eg. dust and odour).  The 
Waste (England and Wales) Regulations 201121 also requires that a waste 
producer must apply the waste hierarchy to decisions concerning the management 
of its waste. The concept of available waste management infrastructure capacity in 
the county and regional area is also important in light of Planning Policy 
Statement 10 (Planning for Sustainable Waste Management) that advocates the 
use of the Proximity Principle such that waste is managed as close as possible to 
the point of its production without reliance on other communities to do this.  The 
likely significant environmental effects of solid waste generation can be lessened, 
therefore, through waste prevention strategies and diversion from landfill via re-
use, recycling and recovery.      

5.12.2 Baseline 

The baseline will establish the types, quantities and methods of management of 
solid waste currently generated at the site of the proposed development and within 
the county and regional area. It will also describe the availability (types and 
capacity) of existing and planned waste infrastructure for managing waste in the 
county and regional area.   

Baseline information will be gathered via a desk-based exercise from the 
information sources described further below.  These information sources will also 
be used to identify base case conditions for the relevant assessment periods, which 
would be:  

 The duration of the construction programme for assessment of construction 
effects.  

 The first full year of operation of the proposed development for assessment of 
operation effects.   

Information on the types, quantities and management methods of solid waste 
currently generated at the site is unknown but will be obtained directly from 
Pinewood Studios Ltd as appropriate.  Where this data cannot be obtained, 
existing waste arisings will be quantified using published waste generation rates 
applicable to the nature of the construction and operational activities undertaken.  

                                                 
21 Statutory instruments no. 988 (2011): Environmental Protection, England And 
Wales; The Waste (England And Wales) Regulations 2011 
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Latest available published information from a range of sources, primarily 
Buckinghamshire County Council (BCC) and the Environment Agency, will be 
used to identify existing and projected waste arisings, waste management methods 
and waste infrastructure capacity within Buckinghamshire and the South East of 
England.   

5.12.3 Consultation 

Where required, consultation will be undertaken with SBDC and BCC to help 
identify and / or confirm information on county and regional waste arisings, 
regional waste infrastructure capacity and relevant policies that should be taken 
into account during the assessment process.   

It may also be necessary to consult with other statutory and non-statutory 
consultees, such as the Environment Agency and/or representatives of the waste 
management industry to verify data on waste management arisings or availability 
of waste infrastructure in the county and regional area. 

5.12.4 Potential issues  

Potential issues may include:  

 Solid waste generated during the construction phase. 
 Demolition of existing buildings within the Pinewood Studios complex (West 

Area).  

 Construction of new buildings within the site. 

 The extent of any excavation and earthworks required is unknown at the 
present time but may be required given the scale of the proposed development.  
The construction, demolition and excavation waste (CDEW) generated by 
these activities may comprise of a variety of non-hazardous, hazardous and 
inert wastes.   

 Solid waste would also be generated by occupants of the new buildings and 
stage facilities during operation.  This is likely to comprise mainly of non-
hazardous commercial and industrial (C&I) waste from the media production, 
workshop and office activities proposed. 

5.12.5 Methodology and scope of the assessment 

The nature and scale of the construction activities proposed mean that large 
quantities of CDEW may be generated, albeit only for a limited period of time, 
during the proposed construction programme.  Operational waste would be 
generated on a permanent basis throughout the lifetime of the proposed 
development, the scale of which will give rise to a net increase in the quantity of 
C&I waste generated at the site during each year of operation.   

The amount of solid waste likely to be generated during both construction and 
operation would need to be quantified and assessed in relation to the amount of 
residual waste that may require off-site disposal to landfill and the available 
capacity of waste management infrastructure in the county and regional area to 
manage this residual waste fraction.   
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Methodology: general  

The types and quantities of solid waste likely to be generated will be forecast and 
an assumption made with respect to the proportion likely to be diverted from 
landfill via re-use, recycling and recovery during both construction and operation 
of the proposed development.  These assumptions may be based upon corporate or 
government targets for the management of CDEW and C&I waste.  Alternatively, 
they may be based upon existing levels of landfill diversion performance 
applicable to CDEW and C&I waste in the county and regional area.     

The quantity of solid waste requiring landfill disposal will be assessed in relation 
to the quantity of landfill disposal capacity projected to be available during the 
relevant assessment periods for both construction and operation.  This may 
include non-hazardous, hazardous and inert landfill capacity according to the 
types of solid waste likely to be generated.  Waste significance criteria used to 
judge the severity of the likely significant environmental effects identified will be 
based upon professional judgement.  

Mitigation measures will be specified that are designed to further reduce waste 
generation and divert waste from landfill using methods that obtain maximum 
value from the waste produced.  This is in accordance with the waste hierarchy 
that advocates, in descending order of preference, waste prevention, re-use, 
recycling and composting, energy recovery and landfill as a last resort. 

Mitigation will take into account national, regional and county waste management 
policy and guidance where identified as being of relevance to the proposed 
development.  Mitigation measures will also reference any statutory requirements 
of relevance, including the current requirements of the Site Waste Management 
Plan Regulations22.  

The assessment of residual effects, following the consideration of any mitigation 
or enhancement measures identified, will be undertaken on a qualitative basis. 

Construction 

The types and quantities of solid waste likely to be generated during construction 
will be identified as follows:  

 Demolition: based on pre-demolition audit data or otherwise forecast using the 
WRAP Demolition Quantities Estimator (part of the WRAP Designing Out 
Waste Tool for Buildings).23  

 Excavated materials: based on scheme information for the volume of 
excavation required and ground conditions.  Information on ground conditions 
will be obtained to assess whether any excavation arisings are likely to be 
inert, non-hazardous or hazardous in nature. 

 Construction and fit-out: estimated based on the proposed quantum of 
development and using published waste generation rates applicable to the 
nature of the construction activities being undertaken (eg. BRE SmartWaste 
Indicators for new build construction).24 

Operation 

                                                 
22 The Waste Site Waste Management REGULATIONS 2008, SI no: 314. 
23 WRAP Designing Out Waste Tool for Buildings http://dowtb.wrap.org.uk/.  
24 BRE (2012) BRE Waste Benchmark Summary Data: Issued 10 January 2012 [online] available at 
http://www.smartwaste.co.uk/page.jsp?id=37 (accessed May 2012). 
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The quantity of solid waste likely to be generated during operation will be 
estimated based on the proposed quantum of development and using published 
waste generation rates applicable to each type of operational activity to be 
undertaken, ie. media production, workshop and office activities.25 

5.13 Water Resources 

5.13.1 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, see section 5.6).  

5.13.2 Baseline 

General 

The extent to which the site is developed or not developed including the nature of 
the developed parts and underlying aquifer will be assessed.  

The site lies outside any designated Groundwater Source Protection Zones but is 
within the Colne Catchment Abstraction Management Strategy as designated by 
the Environment Agency (EA) at the boundary between the confined and 
unconfined chalk aquifer. 

Topography  

The topography and drainage of the site and its relationship to the EAs flood 
mapping will be assessed. Both the West and East Areas fall within Flood Zone 1 
(low risk area).  

5.13.3 Consultation 

During the previous Project Pinewood proposals (which covered the East Area), 
the Environment Agency was consulted with regard to the flood risk.  They 
confirmed that the area now referred to as the East Area, does not lie within a 
floodplain and provided guidance on the content of the required Flood Risk 
Assessment (FRA) with the main consideration being surface water runoff and 
drainage. 

Existing service records for the surrounding areas were obtained from Three 
Valleys Water (water supply) and Thames Water (sewers) as part of Project 
Pinewood.  Both organisations were also approached for information on the 
available capacity in their networks as part of the previous consultation.  These 
two key providers conducted assessments of their respective networks and 
identified the new works required to accommodate the additional water supply 
demand and wastewater generated by Project Pinewood.  Demands for Project 
Pinewood were dominated by the significant residential component.  The PSDF 
will not include any residential development and will focus on the provision of 
stages and support facilities and provision of new media park office space. The 

                                                 
25 Such as those taken from British Standard Institution’s Waste Management in Buildings: Code of Practice 
(BS 5906:2005) for commercial office, retail and hospitality activities.  



Pinewood Studios Ltd Pinewood Studios Development Framework  

Environmental Impact Assessment Scoping Report  
 

224788-SCOPING | Issue | 21 August 2012  

\\GLOBAL.ARUP.COM\LONDON\PTG\ICL-JOBS\224000\224788-30 PINEWOOD PSP PROJECT\4 INTERNAL PROJECT DATA\4-05 ARUP REPORTS\SCOPING\SCOPING 

REPORT\210812 FINAL ISSUE\PSDF EIA SCOPING REPORT.DOCX 

Page 51 

 

new demand for water supply and wastewater disposal will therefore be 
substantially less than would have been required for Project Pinewood.  

Additionally, the reconfiguration of parts of the West Area including the 
demolition of some buildings, will allow improvements in efficiencies to be made 
to the existing site and facilitate reduced water consumption and wastewater 
generation. It is proposed therefore that the approaches to supplying water and 
disposing of wastewater that informed the Project Pinewood application will be 
carried forward in assessing the environmental impacts for the PSDF application. 

5.13.4 Potential issues 

The potential issues that might result from the construction and operation of the 
development in the absence of mitigation or appropriate design 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 West Area 
and the East Area and/or increased flood risk off-site and potential adverse 
effects.  

 Increased foul discharge to local sewer network resulting in adverse effect. 

 Increased water demand from local water supply network resulting in adverse 
effects; or increased water demand from local water supply network resulting 
in adverse effect on the regional water resources such as the River Colne. 

 Increased abstraction from the local deep aquifer causing lowering of water 
table resulting in adverse effects. 

 Discharge of polluted water to local watercourses (eg. due to poor 
management of run-off from car-parks either directly or indirectly) resulting in 
adverse effects. 

 Discharge of polluted water to the ground could have adverse effects on the 
underlying aquifers where presence of the protective upper clay layer is 
thin/non-existent.   

5.13.5 Methodology and scope of the assessment 

The methods used to identify key issues include:   

 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 site. 

 Reference to consultation outcomes with the Environment Agency, Thames 
Water and Three Valleys Water undertaken as part of the Project Pinewood 
Application in 2009 for the area now referred to as the East Area. 

 Consideration of relevant local, national and European policies and guidance. 

 Undertaking a site visit. 
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Based on the issues highlighted in the previous section, the proposed scope for the 
water resources assessment will be:  

The assessment of effects from construction will include a qualitative assessment 
of likely discharges, abstractions and water quality impacts.   

The effects operational assessment will include:  

 Quantification of likely future storm water runoff rates and volumes and 
comparison with existing situation (desktop-based).   

 Quantification of likely future foul peak and average discharge rates and 
comparison with existing situation (desktop-based).   

 Quantification of water consumption and comparison with existing situation 
(desktop-based).   

 Outline water supply strategy taking account of demand reductions from 
efficient water fittings in all new and replaced buildings, site wide adoption of 
rainwater harvesting site, potential use of greywater harvesting and potential 
groundwater abstractions to offset demands on local supply network.  

 Outline foul water disposal strategy based on adoption of off-site network 
upgrades identified for Project Pinewood and consideration of an on-site 
treatment alternative.  

 Outline surface water drainage strategy based on adoption of sustainable 
drainage systems (SuDS). 

 Qualitative assessment (desk-based) of likely water quality impacts of any 
discharges (direct or indirect).   

As identified above, the change in demand for water supply and wastewater 
disposal created by the PSDF is likely to be significantly less than was determined 
and assessed as part of the previous Project Pinewood due to the elimination of 
the residential development.  As the analyses of the providers‟ offsite networks 
and the determination of upgrades needed to match the much higher additional 
demands were conducted at that time, it has been assumed that principles can be 
adopted for the PSDF.  The works relate to new offsite pipes and whilst the 
overall length of connections is unlikely to change, the pipe sizes will be reduced.  

Thames Water and Three Valleys will be engaged for their opinion by 
correspondence at the baseline data gathering stage.  

The proposals will be considered in the light of good practice for water 
conservation.  Mitigation opportunities (eg. water recycling and re-use, SuDS, 
alternative water sources) will be identified for potential incorporation into the 
design. Residual impacts will also be assessed.  

A flood risk assessment will also be produced based on guidance provided by the 
EA for a site of this size that lies within Flood Risk Zone 1. 
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5.14 Topics to be scoped out 

5.14.1 Micro-climate 

In general terms, the effects of a building on the wind environment at pedestrian 
level 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 PSDF will 
comprise buildings which at their tallest are 25m in height, as such, the likely 
effects on the pedestrian level wind environment are considered to be insignificant 
and therefore assessment of micro-climate effects as part of the EIA is not 
considered necessary.   

5.14.2 Sunlight, shadowing and daylight assessments 

Due to height of the buildings proposed as part of the PSDF it is considered that 
the potential for sunlight / shadowing effects and daylight issues on nearby 
properties / landowners or within the development itself are not likely to be 
significant. Further to this, in the Project Pinewood 2009 application, the sunlight 
and daylight assessment, found there to be little or no effect on surrounding 
dwellings (only negligible to moderate effects in a few areas). As such, it is 
proposed to scope sunlight, shadowing and daylight studies out of the EIA.  The 
effects of light obtrusion (pollution) will however be assessed as part of the EIA 
(see section 5.10). 

5.14.3 Telecommunications 

New buildings and structures can have an effect on television reception in the 
local vicinity, as a result of signal shadowing and reflection effects. The height of 
the tallest buildings and structures proposed in the PSDF will be 25m.  

Due to the relatively high location of the existing satellite and terrestrial television 
transmitters that serve this area, the potential for shadowing and reflection effects 
from the development is considered to be low and therefore 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 can be scoped out. 
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