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Dear Laura, 
  
Application Number: PL/20/3280/OA 
Proposal:  Outline planning permission with all matters reserved (except for principal 

points of access) for the phased development of a screen industries 
global growth hub of up to 750,000 sq ft (70,000 sq m) comprising:, - A 
visitor attraction of 350,000 sq ft comprising a series of buildings, - 
350,000 sq ft of film production buildings (including sound stages, 
workshops, offices and an external film backlot), - An education hub 
(25,000 sq ft), - A business growth hub (25,000 sq ft), - Associated 
parking and servicing, - Green Infrastructure. 

Location:    Land South Of Pinewood Studios, Pinewood Road, Iver Heath, 
Buckinghamshire, SL0 0NH.   

 
Thank you for your letter dated 9th October 2020 with regard to the above planning application.  I thank 
you for agreeing to an extension period over which the submitted information has been reviewed and 
ongoing positive dialogue has taken place between the applicants, their agents, consultants, the Planning 
Authority and the Highway Authority. 
 
Site History 
Prior to continuing with an assessment of the application before us, it is important to recognise the recent 
history regarding development at Pinewood Studios. The two applications that are of significance are 
13/00175/OUT, a permission that was granted in 2014 for the Pinewood Studios Development 
Framework (PSDF).  The second significant application is PL/19/4430/FA, the proposed alternative 
Sevenhills Road PSDF mitigation strategy, for which a resolution to grant has been passed in 2020, 
subject to an agreed S106 agreement. 
 
The 2014 PSDF permission identified a requirement for mitigation to be provided at Five Points 
Roundabout (FPR), at the southern end of Pinewood Road.  The agreed and approved mitigation at that 
time was the provision of a signalisation scheme of the roundabout providing signals on four out of five 
arms of the junction; the provision of additional lanes on the inside of the roundabout, and a displaced 
pair of Toucan Crossings on the A4007 Slough Road.  For clarity an extract of this scheme is shown 
overleaf in figure 1, an extract taken from the 2019 application (PL/19/4430/FA). 
 
This scheme has not been delivered and, in time an alternative mitigation proposal has come forward 
with support from Pinewood Studios, local residents and local members.  This scheme provides 
improvements to Sevenhills Road along with upgrades to the junctions of this road with both Pinewood 
Road and the A412 Denham Road, application PL/19/4430/FA.  An extract of this scheme is shown in 
Figure 2.  This scheme was identified to be able to provide improvements not just to Sevenhills Road, 
but also other improvements to the local highway network.   In summary, the scheme affords a degree 
of rerouting of traffic, accounting for approximately one third of the Pinewood Studios traffic, removing 
traffic from the A412 Church Road, Thornbridge Road, and Pinewood Green.  This rerouting also relieves 
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pressure on FPR.  As such the application was found to provide acceptable mitigation to replace the 
original obligation set out in the PSDF application. 

 
Figure 1. – The 2014 permitted FPR signalisation scheme. 
 

 
Figure 2. – The 2019 Sevenhills Road improvement scheme. 
 
Subject to the signing of the S106 agreement, Pinewood Studios have three months to notify the Highway 
Authority which scheme they intend to implement.  However, it should be noted that the previous 
permission for the FPR scheme has expired and if this is the chosen scheme planning permission will 
need to be sought again. 
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Current Application Context 
The current application seeks to bring forward a site to the south of the Pinewood West site, sitting 
between Pinewood Road and Black Park and the A412 Uxbridge Road to the south. Pinewood Road is 
an unclassified road stretching between FPR at its southern end and Sevenhills Road at the northern 
end.  This road provides access to the existing Pinewood Studios sites (west and east) via a pair of 
roundabouts, between which is a Toucan crossing providing pedestrian and cycle links between the 
existing sites.  A footway cycle route has been constructed along the west side of the road between 
Pinewood Studios and FPR as part of the PSDF scheme, and as part of the Sevenhills Road permission 
a requirement has been made for an informal crossing point and a signed ‘quiet route’ providing walking 
and cycling routes through Pinewood Green. 
 
Pinewood Road currently has a posted speed limit of 40mph on its approach to FPR, 50mph from a point 
approximately 150m north of FPR to a point approximately 200m south of Pinewood Green where the 
limit returns to 40mph.  Immediately north of the Pinewood West access roundabout the speed limit drops 
to 30mph before becoming national speed limit north of the Pinewood East access roundabout. 
 
Between Pinewood Studios and FPR the horizontal alignment of Pinewood Road is straight with vertical 
undulations and a number of accesses to private residential properties that are set back from the road 
behind substantial hedges and trees. 
 
The A412 Uxbridge Road by contrast is a dual carriageway between the Slough Borough Council 
Boundary and FPR, with a speed limit of 60mph, dropping to 40mph at approximately 250m from FPR.  
Five properties take access from the A412 to the north side of the A412 between the site frontage and 
FPR, whilst on the south side of the roundabout there are a number of residential properties, a petrol 
station and a small commercial yard that take access from the road.  The Crocked Billet public house 
takes access from Wood Lane, but also has the provision of an access point onto the A412 Uxbridge 
Road. 
 
Primary routes connecting the site to the Strategic Road Network (SRN) are in close proximity. The site 
location is shown in Figure 3 below, taken from Image 1.1 of the Transport Assessment. 
 

 
Figure 3 – Plan showing the site location (area in red) 
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The site does not however sit within just a road network serving motorised traffic, it also is within networks 
of footpaths, cycle routes and rail routes as set out in section three of the TA.  As has been mentioned 
previously, Pinewood Road has a footway cycleway that runs along its western edge, in addition there 
are footways along the A412 Uxbridge Road, A412 Church Road and the A4007 Slough Road.  There 
are also footways provided through the residential streets of Pinewood Green.  These provide a network 
of routes affording pedestrian connection to the site from Iver Heath and by extension onward to Iver 
Village. The strategic access officer has provided comments regarding the local footpath network and 
bridleways in the area. 
 
The site also sits between the Great Western Mainline to the south and the Chiltern Line to the north, 
with stations at Iver/Richings Park, Langley and Slough.  To the north there are stations at Denham, 
Gerrards Cross and Beaconsfield.  The route of the Great Western Line also forms the route of the 
Elizabeth Line (Crossrail) as it leaves London to the west. 
 
There is bus provision in the area, however Iver Heath and Iver Village are rural locations, and therefore 
the commercial bus services in the area reflect that.  The frequency of the services is comparatively low, 
however as a result of the Travel Plan in place as part of the PSDF permission these services are 
augmented for Pinewood staff, and to a degree some local residents by shuttle services provided by the 
studios. 
 
The proposed development is significant in scale and varied in usage, and therefore presents a set of 
discrete impacts on the highway network that come together to form the overall impact of the 
development.  The largest element of the scheme is the provision of a visitor attraction for up to 8500 
persons on a peak day, in addition to an Education Hub, a Business Growth Hub and New Studio 
Production Space all being provided on the site. At this outline stage no detail has been provided as to 
how these uses are to be arranged within the site. 
 
 
Access Proposals 
The application seeks to provide access to the site via four points, these have been described in the 
Transport Assessment and within a subsequent Technical Note (TN) (Ref: JCB/DF/ITL/16184-022 TN).  
I shall refer to this TN with respect to the access proposals.  The first point of access proposed is a Left 
In/Left Out arrangement from and onto the A412 Uxbridge Road, located between the most Easterly of 
the existing laybys and the first residential property.  The remaining access points are proposed to be 
simple priority junctions spaced along Sevenhills Road. 
 
TN paragraph 1.6 sets these out as serving the different uses as follows below; 
 

- One located in the north of the site to provide direct access into the new studio production space, 
business hub and education hub uses (i.e the ‘Production’ uses). 

- One located in the south of the site to provide direct access into the visitor attraction (for staff and 
visitors); and 

- One located between the other two access for use as a service access (for use by either the 
Production uses or Visitor Attraction.) 
 

Figure 4 overleaf shows the locations of the proposed access points. 
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Figure 4 – proposed access points. 
 
The applicants have confirmed that the locations of the access points are fixed by the overall parameter 
plan as shown within figure 4 above.   

 
The minimum spacing between access points is 152m between the visitor attraction access point and 
the service access, whilst the production area access sits 303m from the service access. 
A plan of the general layout of the proposed accesses is shown below in Figure 5. 
 

 
Figure 5 – Access arrangement as proposed for Pinewood Road. 
 
Each access point on Pinewood Road is proposed to have the same layout as shown within figure 5 and 
has been subject to a stage 1 Road Safety Audit (RSA).  Review of the RSA1 did not identify significant 
issues with the junction design, however this office has provided initial feedback regarding the drawings 
as provided within the TA, that the swept path analysis of the left turn movement out of the site shows 
that this is not possible for a Public Service Vehicle (Bus or Coach) without crossing the centre line.  As 
a result, the Highway Authority has requested that the radius of the junctions be modified to ensure that 
this movement can be contained within the northbound carriageway of Pinewood Road.  The applicants 
have agreed to this and a revision to the RSA1 has been carried out. 
 
 
 



6 
 

Each of the access points are proposed to have 3.0m wide footway cycleway leading into the site and 
carriageway widths of 7.3m.  These are considered to be appropriate. It has also been confirmed that 
access features, such as access barriers, venue signing and the like are not to be placed on the access 
junctions and that these will be contained within the site. The applicants have stated through meetings 
that the only signing that will be present on the highway will be that agreed through the signing strategy.  
This shall be secured by condition to minimise clutter on the highway and ensure safety around the 
junctions. 
 
All three of the access points on Pinewood Road are within the 50mph speed limit section of Pinewood 
Road.  As has been set out previously the speed limit along Pinewood Road is subject to significant 
variation from 30mph at the lowest and 60mph at the highest.  All existing junctions along the length of 
Pinewood Road are to be found in areas where the speed limit is not higher than 40mph. 
 
The fourth point of access to the public highway sits to the west of FPR as a left in/left out arrangement 
as shown in Figure 6.  This arrangement is by nature limited in the movements that it permits and is 
designed to be suitable for use on a high speed dual carriageway. The access initially proposed a taper 
and deceleration lane being provided on the approach to the access with an acceleration taper being 
provided on the exit.  Pedestrian routes are proposed to be relocated along the edge of the carriageway 
with a pedestrian facility cutting across the splitter island within the access junction.  The carriageway 
into the site has been designed to be 7.3m which the Highway Authority agree is appropriate for the free 
movement of the full range of vehicles that may be required to use the access. 
 
The Stage 1 RSA identified some concerns relating to this access, notably the presence of an existing 
layby on the A412 which is close to the beginning of the taper and the interaction of the acceleration lane 
with traffic changing lanes and preparing for the approaches to FPR.  Subsequently it has been proposed 
that the acceleration lane be removed from this access point to allow traffic to move directly into lane two 
of the dual carriageway and to investigate the relocation of the layby provision. 

 
Figure 6 – Access onto A412 Uxbridge Road, as initially proposed. 
 
Speed survey data at the point of this access reports that the mean speed in both peak periods is 
46.5mph while the 85th percentile speed is 54mph. These speeds concern the Highway Authority with 
respect to vehicles accelerating out of the access point potentially across a lane of traffic travelling at 
speed and then joining high speed traffic as it approaches FPR. In addition, there are existing residential 
properties that have direct access onto the A412 between this location and FPR. There is currently an 
uncontrolled crossing point between the residential properties and the fuel station/shop that provides the 
only link between these properties and local services.  This is a hazardous crossing location and the 
introduction of additional vehicles exiting the proposed site onto the principle route at this location only 
serves to exacerbate this issue.  
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Buckinghamshire Council’s Highways Development Management guidance states that access should 
“minimise impact on principal routes, in most cases this will mean developments should provide vehicular 
access to the lowest category road available”. It is important to note that the traffic flows provided for 
2036 show no vehicles using this exit. It is therefore not demonstrated that this point of access onto the 
network is required. 
 
With respect to the concern raised in the RSA1 regarding the position of the existing layby, the Highway 
Authority is satisfied that a design should be submitted to re-provide the number of full spaces that are 
currently present by extensions to existing laybys. This shall be secured by condition.  In addition to this, 
surveys should be undertaken in the spring and early summer of 2021 (subject to agreement with the 
HA) to determine if this provides adequate re-provision. The results of this survey shall be presented to 
the Highway Authority and Planning Authority for assessment.  Subject to this assessment a scheme 
shall be submitted and agreed to be implemented prior to the opening of the access.  This shall be 
secured by condition. 
 
It is proposed that there shall be an additional point of access to the north of the site from the existing 
Pinewood Studios West Site, however this access would not have direct access onto the public highway, 
and would only provide for internal trips between different elements of the Pinewood estate.  This is not 
of concern to the Highway Authority. 
 
Highway Network Assessment 
Assessment of the existing network conditions has relied upon guidance and agreement that took place 
for the Sevenhills Road application PL/19/4430/FA.  The Highway Authority had agreed with the 
applicants the study area and traffic survey data requirements for that application.  Given the 
circumstances surrounding the COVID-19 pandemic, the Highway Authority accepts that the study area 
submitted is sufficient. Outside of the study area the majority of traffic is dispersed along several key 
routes; the M40, M25 and the M4. An assessment of other junctions that would potentially be impacted 
as a result of these proposals, is  summarised below; 
 

 Signal controlled junctions on the A412 at George Green on the Slough boundary have in recent 
years been subject to traffic signals refurbishment, and the Buckinghamshire Council ITS team 
have confirmed that there are no capacity concerns at these junctions; 

 The M40 Junction 1 at Denham forms part of the Highways England network and any concerns 
relating to the operation of this junction would be expected to be addressed by Highways England; 
and 

 Junctions along the A4007 Slough Road are shown in the distribution data to have low increases 
in vehicle numbers and so the impact would not be expected to be sufficient to require further 
work to these junctions. 

 
There is reference made to the HGV make up in the traffic for the production uses, however HGV 
servicing is not clear with respect to the visitor attraction.  It has been confirmed through dialogue with 
the applicants that servicing is to be managed in off peak periods and will be a mixture of some local 
servicing with the majority using primary routes when coming from further afield.  As part of the Travel 
Plan framework a servicing plan can be secured by condition to ensure that HGV movements associated 
with the site do not have a detrimental impact on the operation of the network. 
 
 
Study Area 
The study area that has been covered by the TA covers the following junctions; 
 

- Pinewood Road/Pinewood East access (roundabout) 
- Pinewood Road/Pinewood West access (roundabout) 
- Pinewood Road/Sevenhills Road (priority junction) 
- A412 Denham Road/Sevenhills Road (priority junction) 
- Five Points Roundabout (FPR) 
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- A412 Church Road/Thornbridge Road (mini roundabout) 
- A412 Bangors Road/Bangors Road North/A412 Denham Road (mini Roundabout) 

 
This network is shown in Figure 7, which also shows the types of data recorded at each location.  Data 
on speed, turning movements and flow were recorded at each location. The Highway Authority reviewed 
this survey data in detail as part of its assessment of the application PL/19/4430/FA for the Sevenhills 
Road upgrade.  That review found the data to be acceptable and it can be confirmed that this data 
remains acceptable as a baseline dataset. 

 
Figure 7 – Traffic survey area and survey locations. 
 
Baseline 
The Highway Authority agreed with the applicants that four peak hours should be assessed, two AM and 
two PM peaks to assess these patterns. The peak hours assessed are; 
  

0700-0800 
 0715-0815 
 1715-1815 
 1730-1830 
 
Network assessment has been carried out using a series of local junction models in order to assess the 
impact at each individual junction within the study area.  This is the same approach that was used within 
application PL/19/4430/FA (Sevenhills Road).  The base models used within the application are the same 
as those used and reviewed within the application PL/19/4430/FA.  The Highway Authority is satisfied 
that the models are representative and appropriately validated.  The baseline assessment of the network 
is presented as 2019, This is considered an acceptable approach given the impacts of the COVID-19 
pandemic.  The results of the baseline summary are provided in Figure 8 overleaf.  This is a copy of 
Table 4.17 of the TA. 
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Figure 8 – extract from TA showing a summary of junctions in the baseline conditions. 
 
The Pinewood Road /Pinewood East access junction currently operates within capacity on all 
approaches.  The Ratio of Flow to Capacity (RFC) for all arms in the AM and PM peaks are below 0.5. 
 
Pinewood Road /Pinewood west access currently operates with an RFC of 0.87 in the AM peak hours 
on the southern approach and 0.86 on the northern approach in the later PM peak hour.  Whilst these 
are above the 0.85 threshold, they are not significantly high enough to represent a significant problem 
on the network, and the delays and queues demonstrate this being of low magnitude. 
 
Pinewood Road/Seven hills road shows that the junction is operating well below practical capacity in all 
peak periods. 
 
Sevenhills Road/A412 Denham Road is reporting that all arms have an RFC greater than 1 in both AM 
and in the PM peaks only the northern approach is operating within capacity.  Once this condition has 
arisen the queue lengths grow rapidly, and the model becomes less reliable in the accuracy of the output.  
Very minor adjustments to model parameters can lead to significant changes in the outputs. The issue 
being demonstrated within this result is an excessively dominant flow along the A412 Denham Road 
leading to a lack of opportunities for any turning movements to take place within the peak periods. 
 
Pinewood Road/Pinewood Green is reported as operating within capacity at all times and all arms with 
the exception of the latter AM peak Pinewood Green has an RFC of 0.85, which represents a very minor 
exceeding of the practical capacity. 
 
Five Points Roundabout is reported as all arms being either just under or just over an RFC of 1.  Pinewood 
Road and the A412 Church Road are the worst performing approaches in both the AM and PM periods.  
The greatest delays are found on Pinewood Road in the later AM peak (166 seconds per vehicle) 
 
A412 Church Road/Thornbridge Road Mini Roundabout is reported as being above the RFC threshold 
of 0.85 on all approaches in all peak periods, with the worst performing arms as the southern approach 
in the AM, and the southern approach and Thornbridge Road in the PM periods. 
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Finally, the A412 Church Road/Bangors Road North/A412 Denham Road junction reports that in the AM 
peak all approaches are above 0.85 but below 1 RFC while in the PM periods Bangors Road North 
exceeds an RFC of 1. 
 
This review of the network assessed shows that the predominant existing issues are found along the 
A412 Church Road corridor through Iver Heath. Under normal conditions it is expected that over time 
there will be a background growth in the traffic found on the highway network.  This has been presented 
within the TA for the years 2024 and 2036, as the anticipated year of opening and the end date of the 
local plan period.  It must be acknowledged that since the submission of this application the draft Chiltern 
and South Bucks local plan has been withdrawn however, in the absence of an alternative local plan this 
assessment year remains robust. The growth factors for the future years have been reviewed and are 
agreed by the Highway Authority. 
 
 
Trip Generation 
As has been stated previously there are a number of proposed uses for the site, each with their own 
specific trip generation attributes.  Therefore, each element has had a different trip generation applied 
using the most applicable method to that activity.  Each of these individual assessment approaches is 
considered to be appropriate. 
 
The background assessment of the network demonstrates that the times when it is most under pressure 
are Monday to Friday within the peak hours as set out previously.  Therefore, these are the times during 
which the development traffic has been assessed.   
 
The visitor attraction is expected to operate under three conditions; 
 
Low days  - typical weekdays during school term time with 5000 visitors over the course of the day. 
 
Medium days - Week days during school holidays with 6500 visitors over the course of the day. 
 
High Days - Weekends and bank holidays with 8500 visitors over the course of the day.  
 
Staff levels are expected to be uniform through all of the day types with 613 employees on site each day, 
following a shift pattern that provides staffing cover from 0730 to 2230.  Consequently, of the 613 staff 
on site only a limited number will be travelling to work in the peak hours. Given that the network is under 
the greatest strain on weekdays in school term time, the assessment for visitor numbers has been carried 
out using the visitor profile of a low day. 
 
Figure 9 overleaf shows the staff trip generation for the visitor attraction as set out in table 8.4 of the TA, 
whilst splitting it across different modes in accordance with the 2011 census data for journeys to work.  
This is considered robust given that Pinewood Studios have a successful shuttle bus service running and 
subject to maintenance and development of this, a modal split of at least this level is readily achievable.  
The table shows that in the busiest peak hour (0715-0815) for staff trips there will be 126 additional trips 
added to the network. 
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Figure 9 – Staff trips for the visitor attraction during low day peak hours. 
 
Visitor trips have been applied to the network on the assumption that people will arrive in the hour 
preceding their booked tour and depart in the hour after, they will be on site for up to five hours, with 
tours lasting three hours. Tours will begin at 0930 each day with 15 minute intervals between each tour 
commencing.  On this basis visitor trips will all take place after the AM peak on the local network. 
 
Figure 10 overleaf shows table 8.6 from the TA outlining the visitor trips through the peak hours.  It also 
shows the modal split that has been applied.  It is assumed that car occupancy will be three persons per 
vehicle, and 60% of visitors will travel by private car.  The remaining trips will be by public or passenger 
transport mode.  Given the ability available to the applicants to control this through the ticketing strategy 
the Highway Authority is content that this is a robust trip generation to apply. 
 
Due to the continuous nature of arrivals and departures through the course of the day there will be a 
significant number of departures taking place in the PM peaks, as summarised in figure 10.  As the TA 
only sets out the private car trips, the applicants were required to provide an updated number of vehicles 
that will be on the network in the peak hours.  The revised vehicle movements table is shown in figure 
11 overleaf. 
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Figure 10 – Total visitor person trips through the peak hours, taken from TA table 8.6 
 

 
Figure 11 – Total visitor vehicle trips through the peak hours, taken from TN JCB/DF/ITL16184-023B TN 
 
The operation of the Education Hub is to be similar to that being employed at Beaconsfield National Film 
and Television School (NFTS) however it is worth noting that the NFTS site sits within the urban area of 
Beaconsfield and within walking distance of the mainline station.  This site is in a more rural setting with 
less possibility for individuals to walk from a broad range of public transport options, and so there will be 
greater reliance on the Travel Plan to support this position and the mode share that is being proposed. 
 
Car parking is proposed to be limited for students in support of the mode share, however this places a 
risk of additional parking pressure on local roads if the Travel Plan is not successful.  In order to protect 
against impacts from any failures of the Travel Plan in achieving the aims set out it is recommended that 
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a S106 obligation is agreed to support the implementation of additional measures to accelerate mode 
shift if required. 
Figure 12 presents the trip rates that the Education Hub is anticipated to generate.  The Highway 
Authority accepts that these rates are robust with the above additional considerations.  These results 
show that the greatest number of vehicular trips occur in the latter PM peak at 46 trips. 
 

 
Figure 12 – Education hub trip rates by mode taken from TA table 8.10. 
 
Trip rates for the Business Hub have been calculated using TRICS® and subjected to the same analysis 
as above.  These have been checked by the Highway Authority and are considered to be representative.  
These rates are shown below in figure 13.  The greatest number of trips are found to be in the PM peak.  
It is considered that this would be as a result of the AM peak being earlier than a conventional peak hour. 
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Figure 13 – Business hub trip rates by mode taken from TA table 8.12 
 
The final element of the development is the new production space.  The Highway Authority agreed 
bespoke trip generation rates as part of the application PL/19/4431/FA for the studio production space 
that has been developed on the Pinewood East site.  This has been based on the results of survey data 
and calculations of the floor area developed as the site has been built out. The result of this analysis 
presents trip rates as shown in figure 14, in this instance it is presented as total vehicles and HGV 
movements. 
 

 
Figure 14 – Studio production space trip rates taken from TA table 8.14 
 
To produce the trip rate of the overall site all the above trip rates have to be brought together to give the 
combined traffic generation through the peak hours, these rates are shown in figures 15 and 16 below.  
These have been taken from the trip generation, distribution and assignment technical note. 
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Figure 15 – overall trip generation in the AM peak 
 

 
Figure 16 – overall trip generation in the PM peak. 
 
These results show that the site as a whole will be expected to generate 376 two-way trips in the AM 
peak and 413 two-way trips in the PM peak.  Studio production space is the greatest generator of trips 
on the network in both peaks, showing that the proposed operational model for the visitor attraction is 
important to keep the majority of the traffic outside hours when the network is under the most pressure. 
 
A sensitivity test has been requested to assess the earlier development peaks of the visitor attraction. 
Additional network distributions have been provided, showing that the lengthened peak does not exceed 
the traffic volumes that are experienced within the peak hours.  Therefore, the junction assessments that 
have been carried out remain robust.  It does however demonstrate that the background levels of traffic 
will increase through the inter peak periods and this will have an impact on the attractiveness of the A412 
Church Road, particularly if the signing strategy and routing is not maintained and robust. 
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Before considering the acceptability of the distributions that have been applied to the trips as set out 
above, it is necessary to consider the proposed signing strategy that has been submitted. A signing 
strategy was proposed and included within the permission granted for the application PL/19/4430/FA 
Sevenhills Road.   
 
As part of this application a more substantial signing strategy has been proposed covering the local 
highway network from the M40 Junction1 to the studios and the approaches to Five Points Roundabout.  
This strategy directs development traffic away from the A412 Church Road in Iver Heath and seeks to 
keep traffic to Pinewood Road and Sevenhills Road. The Highway Authority supports the use of the 
signing strategy for the direction of traffic, however, as was stated in the previous application, are of the 
view that this strategy can be developed further to cover all modes of transport including walking and 
cycling.  Therefore, it is advised that a revised and expanded signing strategy should be secured by 
condition. This strategy should show walking and cycling routes to local services, bus stops and train 
stations.  It shall direct persons over the whole of the transport network, and not be exclusive to the road 
network.  
 
 
Traffic Impact 
The supplied distributions have been reviewed for each of the uses on site and each of the peak periods.  
Junctions that will see the greatest increases in the number of vehicles turning at them are the A412 
Denham Road/Sevenhills Road, Sevenhills Road/Pinewood Road and Five Points Roundabout. 
 
To ensure that there is no ‘hidden peak’ distributions have been requested for the hour 1530 – 1630. 
This data confirms that whilst there will be increases in traffic volumes outside the peak periods it would 
not exceed the peak and so the junction assessments remain robust. 
 
This response shall consider each junction in turn, beginning with the Pinewood Road/Pinewood East 
Access Roundabout. This junction is shown to operate within the practical capacity of the junction with 
the exception of the AM peak hours with the full development built.  At this stage the RFC value exceeds 
0.85 for the Pinewood Road North approach, however the queues are slight with a maximum number of 
vehicles being 8 and a maximum delay of 22 seconds.  This is not considered to be a severe impact at 
this junction. 
 
The Pinewood Road/Pinewood West Access Roundabout shows that there is greater strain on the 
junction in the future years.  In the AM peak periods for both 2024 and 2036 the Pinewood Road south 
approach exceeds practical capacity; the issues are most significant in a situation where only FPR 
mitigation is provided.  With the development and the full mitigation, the impacts are maintained at a level 
consistent with no development and the delivery of the SHR scheme. In the PM peak period, the only 
significant impacts are found on the Pinewood Road North approach if FPR is delivered as part of the 
PSDF mitigation.  With the development and the full mitigation scheme this is again brought back to a 
level whereby the impacts are less than the background growth impacts.  Therefore, the impacts at this 
junction cannot be considered to be severe. 
 
The Pinewood Road/Sevenhills Road junction has been modelled as both a priority junction and as the 
new proposed roundabout.  The results show that in all the modelled scenarios that the junction performs 
well within practical capacity.   
 
The A412 Denham Road/Sevenhills Road junction has been assessed as both a priority junction and as 
the proposed signals junction.  Without signals this junction is not functioning acceptably within any of 
the future scenarios, as has been established through the SHR application. The current proposals give 
rise to degrees of saturation (DoS) in the AM peaks on the A412 of 90 – 92%.  This highlights the 
importance of the travel plan and sustainable measures, which, to be successful must be both rigorous 
and carefully monitored to ensure that they are met.  
Therefore whilst the junction is not showing a severe impact based on the modal split that has been 
presented, it is acknowledged that further information is awaited regarding a worse case modal split (an 
extra 10% by private car).   
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The results for the junction of Pinewood Road and Pinewood Green show that the provision of the FPR 
scheme alone, with or without development lead to excessive queueing and delays on Pinewood Green.  
However, these issues are mitigated through the provision of the SHR scheme in all the scenarios due 
to the re-routing of traffic away from Pinewood Green and onto SHR and Pinewood Road. 
 
Five Points Roundabout is a key junction on the network. This junction is shown to exceed practical 
capacity in all peak periods in both 2024 and 2036 without mitigation being provided or development 
taking place.  This is the case even with the introduction of the SHR scheme. In the AM peaks delays 
are experienced of at least 100 seconds per vehicle on each approach, in 2024 and similar in the PM 
peaks.  The greatest delays are experienced on Wood Lane in the AM peak periods and A412 Church 
Road in the PM peaks. The results show that the introduction of the signals scheme brings all approaches 
within capacity, with well-balanced queues and delays on each arm of the order of 30 seconds.  These 
delays are not considered to be severe. 
 
The results then go on to show that with the development in the 2036 future year the Wood Lane and 
A412 Uxbridge Road approaches start to exceed a 90% Degree of Saturation, reaching a maximum of 
92.5%.  This is not considered a severe impact as a result of the development. 
 
The final existing junctions modelled are the pair of mini roundabouts forming the A412 Church Road 
junctions with Thornbridge Road and Bangors Road north.  These have been modelled as separate 
junctions correctly, however the comments on these results shall be combined, given the proximity 
between the junctions.  These junctions are shown to be operating well in excess of their capacity in all 
non-development situations, and there is no worsening of the situation with the development, rather a 
slight improvement is seen on the A412 Church Road in the PM peaks.  The benefits at this pair of 
junctions is attributed to an improvement in network availability with the SHR scheme being implemented 
and the maintenance of this through the development is dependent on the success of the signing 
schedule managing route choices and the success of the sustainable travel plan ensuring that vehicle 
numbers on the network do not exceed those identified to be generated by the development. 
 
Review of the site access junctions shows that all the junctions are able to operate within capacity in all 
scenarios, and there is no impact on network performance as a result of these junctions being introduced.  
However, it is the Highway Authority’s position that justification for all accesses has not been 
demonstrated. The applicants have been invited to provide further justification for their proposals of four 
access points and at the time of writing have not provided additional written justification.   
 
The table overleaf (Figure 17) is an extract from the Transport Assessment that shows a summary of the 
impacts of the development on the Local Highway Network junctions.  Following review of the 
assessment, subject to being able to maintain the modal split that has been proposed for the overall 
development, the Highway Authority considers that this table is a fair and accurate summary. 
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Figure 17; Summary of junction performances with and without development and proposals. 
 
The sensitivity test that has been requested, has at the time of writing not been supplied.  It is therefore 
not possible at this time to comment on the impacts that an adjusted modal split would have on the 
network.  Whilst the Highway Authority remains of the position that the split presented is achievable 
through a high-quality travel plan and the ticketing strategy, in the absence of these results it is not 
possible to make final comments on this matter. 
 
Mitigation Discussion 
The 2013 PSDF permission required the provision of a signals scheme to be implemented by Pinewood 
Studios at FPR.  The 2019 application for SHR sought to bring about permission to replace this 
requirement with a scheme for improvements to SHR and new junctions to be constructed at either end 
of the road, encompassing matters of signing and sustainable travel matters.  It is therefore accepted 
that the principle of both these schemes has been accepted by the Highway Authority.  This application 
proposes that both schemes are required in order to mitigate the traffic impacts of the proposals (Figures 
1 and 2 present the mitigation schemes).  It is presented that whichever scheme is not delivered under 
the PSDF permission will be delivered as part of this permission. However, irrespective of the PSDF 
mitigation being delivered, both schemes are required and are therefore expected to be delivered by this 
application, subject to not having previously been commenced or delivered under an alternative 
permission.  This shall be secured by condition. 
 
It has been requested of the applicants that the design of the FPR scheme be reviewed in order to seek 
to improve the pedestrian provision when crossing arms of the roundabout.  If it is possible to reduce the 
number of crossing points on any or all the arms then this should be done.  At the time of writing this 
response details regarding the impact of such amendments to the junction in terms of the capacity have 
not been supplied.  It is therefore the Highway Authorities position that whilst the general principle of the 
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junction layout is acceptable as mitigation, further investigation should be undertaken to demonstrate 
whether the design may improve the user experience for pedestrians.  
 
It is noted that turning movements at the junction of Pinewood Road and SHR will be significantly 
increased as a result of the proposals.  As part of the PSDF application and the subsequent SHR 
application the provision of permissive paths was secured to enable access to Black Park. The designs 
as submitted and approved were under conditions of normal activity through the working week and a 
conventional peak period of higher traffic flow with low traffic volumes in the inter peak period.  However, 
these proposals change that environment significantly with higher inter peak traffic flows and a significant 
change to the weekend traffic patterns.  The permissive path network is most likely to be used outside 
peak hours.  Therefore, in order to make the scheme acceptable further pedestrian improvements shall 
be required at this junction to aid access to Black Park.  These shall be secured by condition. 
 
The TA addresses the impact of the development on Fulmer Common Road. The Highway Authority is 
aware of on-going discussions with Fulmer Parish Council and understands that the applicants have 
produced a document outlining a number of traffic calming options that are to be presented as a result. 
The Highway Authority is satisfied that an appropriate traffic calming scheme can be secured by 
condition.  
 
In response to public concerns regarding parking in Pinewood Green, the applicants have undertaken 
parking surveys to identify the nature of the parking that is taking place.  At present the Highway Authority 
are not in receipt of the results or analysis of these surveys and further information is required to 
determine whether further mitigation is required. 
 
In an email to the Planning Authority on the 15th December 2020, it was proposed that 200 parking spaces 
would be made available for use by visitors to Black Park.  This is a proposal that has not been included 
within the Transport Assessment and therefore has not been assessed.  The Highway Authority seeks 
clarification as to whether this does form part of the applicant’s proposals.  If the proposals do include a 
further 200 parking spaces at Black Park, further assessment would be required so that a robust 
assessment of the associated impact can take place.  
 
It is relevant to note that the Highway Authority has received communications from the Country Parks 
team highlighting concerns regarding traffic movements in the area of Black Park. These representations 
were made on the 20th December 2020.  Further consideration of this matter is required. 
 
Sustainability. 
It is of great importance to the Highway Authority that the Framework Travel Plan provides confidence 
that it contains sufficient detail to ensure that the aspirations and ambitions that it outlines are going to 
be realised in the future years.  The discussions with the applicant to date have been constructive and 
remain on-going as the Highway Authority awaits the aforementioned sensitivity test.  
 
The Highway Authority recognises that the applicants and their agents are in agreement with the 
Authority regarding the need for the Framework Travel Plan to be robust and to work well both in its own 
right and in conjunction with the PSDF existing travel plan. There is also agreement that a Travel Plan 
Steering Group will need to be in place to ensure that the desired modal split is achieved and that the 
reviewing of the plan is maintained. 
 
The Highway Authority notes that additional information has been provided on the 23rd December 2020 
with regard to initial feedback and further comment shall be made. 
 
 
 
 
 
Conclusions 
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This application represents a major development with multiple proposed uses on the site each with 
different trip generations and transport impacts.  Whilst large proportions of the application have been 
reviewed and are in a position whereby the Highway Authority is satisfied, it is acknowledged that this is 
dependent on certainty that the modal split will be achieved and the sustainability aspects of the 
application can be finalised and agreed in order to ensure that the application is acceptable in highway 
terms.  In order to reach that position a number of items are outstanding; 
 
-The results of parking surveys on Pinewood Green 
-The results of the sensitivity tests for the traffic modelling 
-The results of the potential adjustments to improve pedestrian facilities at FPR 
-Conclusion of discussions regarding sustainable travel and the Framework Travel Plan 
-Conclusion of discussion regarding S106 obligations 
-Investigation and conclusion of discussions regarding access and parking relating to Black Park 
 
Once the above matters have been concluded the Highway Authority will be in a position to make a 
recommendation and propose any conditions/S106 obligations that are considered to be required to 
make the application acceptable in highway terms.  Until such time the Highway Authority reserves its 
final position on this application. 
 
 
Yours sincerely 
 
 
James Duncan 
Highways Development Management 
Planning Growth & Sustainability 
 
 


