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Existing and redeveloped
Shepperton Studios

Proposed Shepperton Studios expansion
Enhancements to the River Ash Corridor
Studios Road

The expansion and improvement
of Shepperton Studios will be
instrumental in helping to meet
the Government’s ambition to
accelerate the sustainable growth
of inward investment to the UK in
film and High-End Television (HETV)
production to 2025 and beyond.

The world class studios in the West London cluster will provide
‘early-win’ provision of new and improved studio facilities to meet
demand and deliver Government policy.

This is of particular importance at a time of unprecedented
economic uncertainty in the UK and when its leading market
position in the sector is at risk from alternative locations and
rapidly emerging global competition.

An additional £39m per annum of contributions to the Exchequer
(Government) would be created and £33m additional export value.

Shepperton Road

Proposed new access
Existing footbridge
Internal link road

Proposed car parks

Backlots for external filming
Littleton House

Landscape planting, screening
and bunding

Emergency / secondary access
Private open space

Flood storage areas

Site security access control point

There is substantial unmet international demand for large film
productions with budgets of over $100m to be shot in London
which is a leading and preferred global film location.
There is long-term real growth in the film and HETV both globally
and in the UK.
The performance of this sector is constrained by the pressing
shortage of studio space which Government policy is seeking
to address by expansion of sound stages and skills.
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Shepperton Studios is key to the West London cluster and one of
only three studios in the UK that can accommodate and fully meet
the requirements of major inward investment feature films.
Shepperton is an essential component of providing sufficient studio
space in the UK to capture inward investment. It can begin to enhance
the UK’s studio provision (and therefore its competitiveness globally)
in the short-term with an onsite start in 2019 and completion of new
space from 2021/2 onwards. The expansion would represent a
substantial private sector investment of £500m, create over 800
temporary construction jobs, over 2,000 permanent new jobs directly
and indirectly, and create an annual productivity boost of over £141m
GVA to the UK economy.

The investment would also protect the existing 1,500 jobs on site
(and a total of 3,000 in the wider economy) and annual productivity
contribution of £181m GVA.
These benefits are significant in scale at the local and the national
level and sustainable in the long term.
The scheme’s justification is powerful: this and its associated wide
range of benefits are very special circumstances to allow the
development in Green Belt.
This is the ‘case for space’. It is evidenced and elaborated in
this document.

Aerial view of site
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THE CASE FOR SPACE IN SYNOPSIS

MARKET AND POLICY
DRIVERS

GLOBAL COMPETITION

UK RESOURCE

NEW STAGES
PROVISION

TIMELINESS/ LEAD IN

Government policy of growth for film and HETV inward
investment £4bn by 2025 (almost doubling from 2017)

Unmet potential international demand for blockbuster film
production in London c. £950m/8 productions pa
c. 940,000 sq ft of stage space

Real growth in film and HETV market
globally and UK (5.1% pa)

Global competition for large budget film is between major, leading international clusters and hubs including: London; LA, USA; Atlanta, USA; Australia; Vancouver; Louisiana, USA; Germany;
Hungary; other European countries.
The UK world class cluster is the West London arc – footloose international productions look to London or other global locations. The rest of the UK does not have the required resource or
reputation for major film.

Major studios of the West London arc suitable for large film production are acknowledged by the industry and Government to be full.
There is a current shortage of studio space (sound stages and support) to accommodate the scale of potential inward investment films and the growing demand for HETV production facilities.

PwC research concludes that the unmet market potential to 2025 consistent with Government policy will require c. 87,000 sq m (c. 940,000 sq ft) of additional studio (sound stages).
Planned commitments at Pinewood and Leavesden will deliver 20,000 sq m (215,000 sq ft) in the short term (2019).
Shepperton proposals would deliver additional net stage space of 43,200 sq m (465,000 sq ft) to come on stream from 2022.
Other schemes in the pipeline will deliver additional space to close the gap for film in the medium to longer term peripheral to the West London cluster.
Regional studio schemes will provide additional resource with an offer complementary to the West London cluster. A successful West London cluster will bring benefit to the wider UK.

Government policy ambition includes a time frame to 2025 and acknowledges that a substantial increase in studio capacity is necessary.
To respond to this scale and time frame the first considerations will have to be expansions of existing, major studio sites/complexes. Shepperton is an essential contributor.

WHY SHEPPERTON

Shepperton Studios is a long established destination for international film located in the West London cluster.
There is a modern legacy of leading facilities served by an extensive skills/talent pool and an internationally respected brand.
The location and critical mass of facilities and services is not reproducible elsewhere in the cluster or the UK in the time required or with an expectation of viability.
Shepperton is an essential site to respond to Government policy. There is no genuine alternative.

PLANNING
CONSIDERATIONS

All of the major studio expansions (Pinewood, Shepperton, Leavesden) will involve development of Green Belt land – some are already permitted with very special circumstances.
The very special circumstances cases acknowledge the national scale of the ‘need’ and the substantial flow of economic, community and other benefits which are balanced against the
presumption of not developing on Green Belt land.
A very special circumstances case to grant planning permission exists at Shepperton.
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All of these circumstances combine to produce a shortfall in stage capacity in the West London
cluster to which the proposed Shepperton expansion will make a significant contribution of
improvement. (see Fig i).

When compared to the Government policy ambition for an increase in film and HETV
inward investment the committed schemes at Pinewood and Leavesden and the proposed
Shepperton expansion will make a significant contribution. Even with this provision a gap
will still exist. (see Fig ii)

Fig. i : Estimated sound stage space and blockbuster market potential for London (000
sq ft), 2017-25

Fig. ii : Contribution of capacity expansions to achieving Government target for inward film
investment and HETV, £bn
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1

GOVERNMENT POLICY FOR THE CREATIVE INDUSTRIES
A ‘top down’ direction

Creative Industries Policy

Overview
1.1 Inward investment in film and HETV is a Government policy priority and is
targeted to almost double by 2025 (from 2017). An expansion of studio
facilities is required to deliver it.

1.2 The creative industries are an important and valuable sector
of the UK economy accounting for £92bn of Gross Value Added
(GVA) in 2016. They include film, TV, music, fashion and design,
arts, architecture, advertising, video games and crafts. They
are growing at twice the rate of the economy as a whole1.
1.3 Film and high end TV (HETV) attracted over £2bn of inward
investment to the UK in 2017 creating employment,
reinforcing supply chains, boosting tourism, and attracting
global talent. The Government considers that the sector has
‘enormous potential’ and a critical role to play in support of
the economy. It is a priority.
1.4 The importance of the creative industries sector and the
role of film and HETV is at the heart of the Government’s new
industrial strategy. This was emphasised at the launch of the
Sector Deal in March 2018 when the Business Secretary
Greg Clark said:
“…we put the creative industries at the heart of our
ambitious Industrial Strategy and this joint deal is a
landmark moment for our relationship with this worldleading sector.”

The Da Vinci Code, 2009 © Columbia Pictures
Industries Inc. All rights reserved
1. Industrial Strategy: Creative Industries Sector Deal, 2017. See Foreword.
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1.5 The Prime Minister reinforced this at a Creative Industries
reception at Downing Street in May 2018 saying:
“Our ambitious sector deal for the creative industries,
announced just before Easter, will see a further £150
million invested by government and industry, spreading
success and making the sector fit to face the future.”
1.6 Film and HETV inward investment to the UK has grown
substantially over the five years to 2017. Government policy
targets growth in the investment revenue from £2bn to £4bn
by 20252 requiring substantial increases in studio capacity
and skills.
“Film inward investment in the UK has grown by 92 per cent
over the last five years and high-end TV by 162 per cent.
With substantial increases in studio capacity and
investment in skills, it is feasible that in the period to
2025 our revenues could nearly double to approximately
£4bn a year.”
“Pinewood Studios Group is investing in a major extension
of its studio facility in Buckinghamshire, adding six new
soundstages, to be ready in 2019. This is phase two of an
expansion programme which saw five new stages opened
in 2016, and which is currently operating at 100%
capacity. All of this amounts to a £200m investment
initiative. The group also has plans for a major expansion
at its Shepperton Studios, where it has recently acquired
a new plot of land adjacent to the existing site.”
Creative Industries Sector Deal, p.54

2. Industrial Strategy: Creative Industries Sector Deal, 2017 (page 54)

1.7 The sector deal acknowledges the role to be performed by the
private sector studio providers including Pinewood Group Ltd
with its £200m expansion at Iver – now part complete and full,
and its expansion plans at Shepperton (subject of this planning
application). The Warner Bros Leavesden Studios is also
referenced with its £240m investment and plans for further
sound stages. (Four more stages will be operational at
Pinewood in Quarter 3 2019).
1.8 These three major studios are the foundation of the West
London film cluster which is widely acknowledged as a
world-class cluster and underpinning the inward investment
film market’s performance in the UK. It reflects the
Government strategy of supporting and creating leading
creative industry clusters to compete globally. Without the
significant contributions from these studios it is unlikely that
the policies of Government will be met and all of the associated
benefits will be lost.

Industrial
Strategy
Creative Industries Sector Deal

1.9 The weight to be attached to this Government policy and
the role of Shepperton Studios in planning decision-making
is substantial.

Fig 1.1: Creative Industries Sector Deal
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2

DEMAND FOR FILM INWARD INVESTMENT TO THE UK
A ‘bottom up’ opportunity

Market trends

Overview
2.1 There is real growth in demand for global film and TV content which is driving
demand for studio space in the UK with London as the leading and preferred
destination. The scale of demand cannot currently be met in the UK.

2.2 The key drivers of growth of content production in film and
HETV are created by:
• continuing roll-out of cinema formats in emerging
Asia Pacific markets
• IMAX (wide screen) roll-out in US and other mature markets
• growing production of higher-budget and franchise
blockbuster productions (eg. Star Wars) of global popularity
• development of streaming platforms which show a strong
growth in the production of content (eg. Netflix – £8bn
budget in 2018)
• growth in time spent watching moving content via TV
subscription and on mobile devices
2.3 Compound annual growth rates are significant with cinema
at +4.7% pa and on-line TV at +10.2%3 (Fig 2.1).

Paddington 2 © Studio Canal. All rights reserved
3. Source PwC – Review of the UK film and high-end TV production facility market 2018, p4
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Fig. 2.1: Global consumer and advertising spend on TV and cinema 2013-2022 (£billion)
FORECAST
+2.5%
+3.6%
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Compound Annual Growth Rate

2013-17 2017-22
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6.2%

4.7%

Home Video

–9.1%

–9.8%

Online TV

23.8%

10.2%

Traditional TV

2.8%

1.7%

412

425

2019

2020
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444

2021

2022

Source: PwC Entertainment & Media
Outlook 2018

Alice in Wonderland: Through the Looking Glass.
© 2014 Disney Enterprises, Inc. All rights reserved
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2.4 A structural change is taking place with new entrants to the market as internet
companies with direct access to consumers begin to produce their own content with
substantial programme budgets delivered through streaming services. Companies
include: Netflix, Disney, Fox, Amazon, Apple.

2.6 The trend is for more large films with budgets over $150m as companies respond to
broadening competition and real growth in consumer spending. (Fig 2.1)

2.5 Blockbuster film producers are moving to differentiate their product through greater
cinematic experience with ‘bigger and better’ movies. This requires more sound stage
space and large facility sites.

Fig. 2.2: Number of $150m budget and blockbusters 2001-2017
Number of $150m+ budget blockbusters 2003-17

Number of blockbusters (defined as films with budgets of $100m+) 2001-17
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Source: PwC, The-Numbers.com, Variety, FX Networks Research 2017, Interviews
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2.7 The value of UK spend on inward investment, co-production and domestic HETV
productions has grown over the last five years from £1.5bn to £2.8bn at a rate
of 15.8% (CAGR). (Fig 2.3)
2.8 With established production companies and new entrants to the market the
trends are forecast to be sustainable and the UK remains attractive to film and
HETV inward investment.

Potential new demand for UK-London
2.9 The scale of the potential for film inward investment to UK-London as targeted by
Government is a key component in the implementation of policy and decision-making.

‘Lost’ film – unmet demand
2.10 Research by PwC for this application has estimated the scale of films potentially lost
to the UK-London market through lack of studio space at around £2.8bn (2015-17) or
£950m pa.4

Fig 2.3: Spend in the UK on film and HETV 2013-2017

2013

2014

2015

2016

2017

CAGR
2013-17

Inward

881

1,292

1,239

1,375

1,692

17.7%

2.11 This is equivalent to around eight blockbuster film productions which equates to the
use of around 87,300 sq m (940,000 sq ft) of studio stage space5. The Shepperton
scheme would provide new stage space of 43,200 sq m (465,000 sq ft). This is
equivalent to around half of the additional floorspace required. (Fig 2.4)

Domestic

198

199

240

272

176

–3.0%

Fig 2.4: Comparison of stage space

Co-production
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FILM

TOTAL
HETV
Co-production &
inward investment

261
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27.2%

Domestic UK

173

340

427
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254
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TOTAL

434

658

882

861

938

21.3%

1,574

2,200

2,406

2,552

2,835

15.8%

Total film & HETV
Source: BFI

87,300
sq m

43,206
sq m

Shepperton proposal
(net additional)
Potential un-met demand

4. PwC ibid p14
5. PwC ibid p13

26,700
sq m

Pinewood
expansion
(net additional)
(approved by SoS)
Source: Turley analysis
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Real growth
2.12 The potential demand figure excludes the forecast growth of film inward investment
to the UK of 2.1% in real terms (2017-25)6 which will act to increase the shortfall in
studio space relative to demand.

Potential
2.13 The scale of potential demand is therefore significant if the ‘lost films’ (as can be
reasonably expected) could be attracted to UK-London. This is what Government
policy is targeting to capture.
2.14 The existing studio facilities in the West London cluster cannot meet this potential
as is evident from industry feedback. How additional space can be provided is
considered in the sections that follow.
2.15 There is a clear market opportunity for the UK in a sector in which growth is targeted
by Government policy but which is constrained by lack of facilities in West London
as the only UK global cluster. There is a high risk of the UK-London cluster losing
footloose global investment to existing and new emerging studio clusters around
the world. The range of locations is shown at Fig 2.5. This includes studios in the US,
Europe, South Africa and Australia. The Governments and regions of these territories
all have facility and finance packages to attract large budget film production and
will increasingly exert competitive pressures on the UK in the face of insufficient
studio space. European locations are a particular threat to the performance of the
West London cluster and fulfilment of Government policy.
2.16 There is a clear risk that if the UK does not expand the scale of its facilities in the
leading and preferred destination of West London, then inward investment will
continue to be lost and Government policy frustrated.

6. PwC forecast

We want to continue producing feature films at Shepperton because they offer
the best support and personnel. However, we are constrained by the studio’s
capacity and lack of suitable sound stages.”
Walt Disney Studios Motion Picture Production
30 July 2018

Shepperton Studios has been a great studio partner for Marvel Studios, but
there have been instances when Shepperton has run out of enough space to
support our needed facilities footprints.
Expanding Shepperton, including the construction of multiple large new
soundstages, would be an attraction not just to us, but also to other films and
producers seeking viable studio space.”
Marvel Studios
1 August 2018

We are regular users of Pinewood Studios’ facilities and fully support the
need to increase the size of their Shepperton facility, particularly the need
for extra sound stage space and studio capacity.”
Lucasfilm
31 July 2018
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Selected major production facilities, worldwide

Fig 2.5: Selected major production facilities, worldwide
Canada (Toronto / Vancouver)
Pinewood Toronto
Mammoth Studios
Canadian Motion Pictures Park
Vancouver Film Studios
Island North Studios
Martini Studios
Skydance Media

UK (London)
Pinewood Studios
Shepperton Studios
WB Leavesden
Longcross
Elstree
Titanic Studios

Selected examples
Key
Opened before 2013
New facility since 2013
Germany
Babelsberg

Has expanded >25% since 2013 or
has planning permission to expand
>25% in the future

Hungary (Budapest)
Origo (Prev. Raleigh Budapest)
Korda Studios

USA (LA / Atlanta / New York)
Universal Studios
MBS Media Campus
Sony Pictures Studios
Celtic Studios (Raleigh Baton)
Warner Bros Burbank
Big Easy Studios
Walt Disney Studios
Fox Studios
EUE/ SG Atlanta
Paramount Studios
Michigan Motion Picture
Silvercup Studios
Kaufman Astoria Studios

France
Cité du cinéma

Studios selected include major facilities
(produced more than two large productions
since 2013), and major developing and regional
studios (selected based on press mentioned).
This selection is not exhaustive.

Shepperton Studios, like its sister Pinewood Studios,
is a famous UK production facility, which is rightly
recognised as one of the best in the world. Recent films
produced at Shepperton have included Christopher
Robin and Mamma Mia! Here We Go Again…
Despite these recent successes, we are concerned
that several global blockbusters have not chosen
to use the UK’s production facilities, generally as a
result of the lack of space, and in particular the lack
of sound stages. We are therefore delighted to hear
that Shepperton Studios intends to build more sound
stages, and increase their studio space, in order to
accommodate the level of growth in the UK film-making
and production sectors.”
British Film Institute
26 July 2018

USA (cont.)
Steiner Studios
Broadway Studios
Pinewood Atlanta
Third Rail Studios
EUE/ SG Miami
Blackhall Studios
Eagle Rock Studios

South Africa
Cape Town Studios

Source: Studio Websites, Interviews, FilmLA Soundstage Production Report 2017, PwC Analysis

Australia
Fox Studios
Village Roadshow Studios
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3

THE WEST LONDON CLUSTER

The international destination for the UK
Overview

Life © Alex Bailey. Courtesy of Sony Pictures

3.1 To deliver Government policy for a significant increase in film inward
investment it is critical to take into account the market in which large budget
film operates and in particular the choice of suitable filming locations that
are available. Producers have a wide range of global clusters across the
world to choose from (see Section 2 and Fig 2.5). In the UK the only
international film destination that is competitive in a global context is the
West London cluster. It is here where the blockbuster demand identified
earlier will be met as elaborated below.
3.2 HETV has similar production standards and requirements to that of major
film but is distinguished by the longer periods of production (eg. typically
spanning three or four years) and a greater level of geographical flexibility –
globally and at a UK level.

Avengers Age of Ultron © Marvel Studios
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Global clusters
3.3 The plan at Fig 2.5 shows the range of major film production facilities across the world.
International film productions have this choice subject to their availability.
3.4 There is a clear ranking and preference with by far the most desired being the West
London cluster followed by LA, Atlanta, Australia, Vancouver, Louisiana and Germany
(see Fig 3.1). This is confirmed by an analysis of large films (>$100m) by location
2013-17 (as Fig 3.2) which shows that the West London cluster was a film location
for 61 of the 125 films produced (c. 50%).
3.5 London currently has a sound stage capacity of c. 1.5m sq ft which is broadly similar
to its peer group with the exception of LA (see Fig 3.3).

Fig. 3.1 : Blockbuster productions by major studios 2015-17
27

London, UK
9

Los Angeles, US
8

Atlanta, US
Australia

6

Vancouver, Ca

6

Louisiana, US

6

Germany 3

Note: Includes double counting
where films have used studios
in multiple clusters

Source: PwC, The-Numbers.com, IMDB, Press, Management Information, Interviews

Beauty and the Beast
© 2017 Disney Enterprises, Inc.
All rights reserved
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Pinewood (Iver Heath)
17

Shepperton
12

Warner Brothers Leavesden
9

Longcross
4

Babelsberg

2

6
6

Pinewood Atlanta
5

Sony Pictures Studios
5

Titanic Studios

5
4

Big Easy Studios, New Orleans
Elstree

2

2

4
4

Fox Studios Australia
Pinewood Toronto

c.1 large production per year or more between 2013-17

3

1

4

Universal

4

Vancouver Film Studios

4

Village Roadshow Studios

4

Origo

3

Paramount Studios

3

Fig 3.2: Major international production facilities by number of
large film/TV productions, 2013-17

Albuquerque Studios

2

Canadian Motion Picture Park

2

Celtic Studios

2

TV

Cite du Cinema

2

Bold italic
text

Fox Studios

2

Mammoth Studios

2

Michigan Motion Picture Studios

2

Nu Boyana Film Studios

2

Walt Disney Studios

2

Warner Brothers Burbank

2

Film

Films with a budget of >$100m
Drama shows with a budget of >$100m per series
UK Production facilities

Note:1) Films quoted as having used multiple studios on IMDB have been
double counted. 2) Does not nclude animated films. 3) There are five films in
2016 where the studio is not detailed. 4) We have included high-budget drama
series with budgets >$100m per season but excluded long running comedies
and sitcoms like The Big Bang Theory.
Source: IMDB, The-Numbers.com, PwC Research
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Fig. 3.3: Sound stages space and production facilities (000 sq. m.)
530

Los Angeles, California, US
British Columbia CA
(Vancouver)

163
152

London, UK
Ontario, CA
(Toronto)
New York, US
Gerogia, US

130
114
114

Louisiana, US 41

LA has the largest stage
capacity but supports a smaller
number of blockbusters than
London since much of this
capacity is allocated to TV
productions. LA, Vancouver
and Toronto are reportedly
operating at capacity.

Source: PwC, LA Film Report, Studio Websites

Paddington 2 © Studio Canal
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and high-end TV

Warner Brother Studios Leavesden

250,000 Sq.Ft. *

4

Longcross Studios

76,000 Sq.Ft.

5
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Elstree Studios

61,000 Sq.Ft.
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* excludes floorspace added for Harry Potter exhibition

N

3

Warner
Brothers
Leavesden
Studios
Elstree

5 Studios

M1

London
3.6 The UK film, TV and media industry is geographically concentrated in and around West
London with emerging regionally based complexes. This includes a wide range of
studios in combination serving the breadth of production needs.

M25

M40

West London cluster
3.7 The range and type of facilities in the West London cluster can be broadly classified as:
• major purpose-built studios providing a base and facilities for multiple large
international productions

Pinewood
Studios

London

1

M4

W

HE

AT

HR

M25

2
4

Longcross
Studios

• other complementary studios
3.8 These studios are shown by scale and location on Fig 3.4
3.9 The popularity of and demand for the West London cluster is driven by the attributes of
an economic cluster: infrastructure and skills, location and financial as explained below
and summarised on Fig 3.5.
Fig 3.4: Studio facilities within West London cluster
Fig 3.4: Studio facilities within West London cluster
Studio
Total stage Number
Founded
‘000 sq ft of stages

O

26

high-end TV
3

M3

Shepperton
Studios

*Arborfield is not shown on map
0

Status

1. Pinewood

417

21

1935

Purpose built

2. Shepperton

168

15

1930

Purpose built

3. Leavesden

400

14

1994

Purpose built

4. Longcross

92

4

2006

Former MOD site – conversion

5. Elstree

32

9

1925

Purpose built

6. Arborfield*

97

3

2017

Former military barracks
– conversion (pre
redevelopment for housing)

10km

Source: PwC, British Film Commission
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Due to the large and experienced crew base, diverse and cinematic filming
locations, easy access to the world’s leading VFX and post-production hub in Soho,
and film-friendly local government, the West London cluster is probably the busiest
area for high-end production in the world. As such, studio/stage space capacity
is a key priority for the area.

Disney maintains a global film presence and we invest substantial resources on our
creative content. The United Kingdom has been the most welcoming location for
productions due to the excellent crew base and facilities it provides. Shepperton
Studios is chief amongst them. In recent years, Disney has used Shepperton
Studios for Mary Poppins Returns, Christopher Robin, and Dumbo.”

Additional stage capacity at Shepperton Studios would not only allow the region
to build its already established and impressive reputation amongst international
clients, and increase the level and diversity of stage space in the area, but would
also provide a considerable and essential boost to the combined efforts of the
British Film Commission and our public and commercial partners to market the
region and the wider UK globally as a leading destination for major feature film
and HETV production.“

Walt Disney Studios Motion Picture Production
30 July 2018

British Film Commission
2 August 2018

We believe the UK film industry is the finest in the world, with the most talented
artists, technicians and crew. The UK film industry deserves another world class
studio facility, with the sound stages and supporting amenities capable of handling
every type of film and television project, no matter the size. As such, it is our hope
that you will give your support to the Shepperton Studios planning application.”
EON Productions
8 August 2018

Shepperton, the facilities are fantastic, and they really served our needs.
Almost the entire film was shot on-stage and we were working hand-in-hand
with one of the best technical facilities in the world.”
David Heyman
Producer

When making decisions about where to produce large-budget films, many
factors are extremely important including the quality of the facilities, the
location, the proximity to London, the ability to produce all aspects of the film
in one location, and of course the necessity for security and confidentiality.

It’s great to have a facility that’s a one-stop shop. A place that could support
a major Hollywood movie, with great facilities like the ones we’re enjoying
here at Shepperton and a phenomenal crew.”

By far the best way to produce this type of film is therefore to use one studio,
as we have done in producing four films under the Star Wars umbrella at
Pinewood Studios. We are currently filming the latest instalment,
Star Wars: Episode IX, there.”

Jeffrey Silver
Producer

Lucasfilm
31 July 2018
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Fig 3.5: Schedule of attractors
Infrastructure
Stages up to 60,000 sq ft
Workshops
Production offices
Backlots
Underwater filming stage and
exterior tank
Post production audio and visual
editing suites and theatres
FACT accredited data centre
Ultra fast fibre network
Secure site with access control

Skills
Producing
Production management
Production design, art direction, draughtsmanship, graphics and
model-making
Set construction: management and buying, rigging, carpentry,
plasterwork, sculpting and moulding, set painting, scenic artistry and
greens (landscaping sets with plants and trees)
Production buying and set dressing
Props
Models
Costume design and wardrobe
Make-up and hair dressing
Prosthetics
Armoury and weapons-handling
Special effects (SFX)
Action vehicles
Animal wrangling
Stunts and wire-work
Cinematography
Camera grip
Lighting
Assistant directing and floor management
Sound recording
Sound editing, mixing, re-recording and ADR
Picture editing
Visual effects (VFX)

Services
Equipment hire and sale, including 3D cinema systems, broadcast
equipment, camera equipment and lighting
Accommodation and travel agents
Production companies (animation, film, tv and other media)
Industry associations and organisations
Broadcast and satellite services
Casting and talent agency & acting and music agents
Location catering
IT and communication services
Set construction supplies and services
Graphic design
Film crew providers
Production funding, film commissions & liaison offices
Film laboratories
Acting, craft and technical skills training
Financial services
Hair and make up
Location services inc’ weather assessment, security, logistics and
location support
Props and modelmakers
Motion capture
Multimedia production services
Musical content providers
Fitness and wellbeing services
Photography services
Production services (audio and visual)
Diving and underwater filming services
Post-production services
Production legal services
Production insurance services
Production accounting, financial control and production payroll
Wood mill and metalwork
Production health and safety
Medical services
Transport, unit cars, location vehicles, freighting and courier services
Computer hire and networking
Security

Brand, reputation, track record, low risk

Location

Financial

London attracts as world city
Air accessibility worldwide
Shared language and culture with US
Time zone – equidistant between
West Coast USA and Far East
Access to support studios
Breadth of on-location sites

Tax relief simple and more
attractive than other locations
Cost support for creative industries
across the political spectrum
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Infrastructure and skills

Financial

3.10 The West London cluster and its three world class studios
(Pinewood, Shepperton, Leavesden) all have a long heritage
and have built up a substantial technical infrastructure of
facilities and technologies together with a highly skilled crew
and talent base. This scale, depth of and quality of resource
makes film production at Shepperton efficient and cost
effective. Such a complete resource is not available to the
same degree at other global studios and producers’ feedback
confirms that crews and facilities in the West London cluster
are the most accomplished in the world. In interviews with
leading producers the UK (mainly London/West London)
infrastructure and skills base is acknowledged as a major
attractor. See Fig 3.5.

3.15 A leading factor in film production worldwide is the
availability of tax relief, Government support and
ease of engagement and cross party political support for
the film industry.

Location
3.11 The locational advantage is driven by London as a leading
world city.
3.12 London is attractive to leading producers, directors and actors
as a base while filming. The accessibility of Central London to
the studio sites is critical. English speaking is important.
3.13 London is highly accessible in transport terms particularly by
air to the US from London Heathrow airport which is critical.
3.14 There is a variety of ‘on-location’ filming landscapes available
in close proximity

Brand
3.16 Combining all of these factors there is a distinct brand
advantage which has an established and respected track
record, assures quality of production, minimises uncertainty
and lowers risk (in a risky industry).

Choice
3.17 Attracting international inward investment in film is
predominantly about drawing productions to the West
London cluster with the scale and quality of facilities that
the market understands will be available. The choice for
large scale productions is clear cut: West London or another
global destination. In this highly competitive environment
for footloose investment, failing to supply what the market
demands is a risk to the UK’s inward investment
performance in film.

If films can’t be in the major facilities around London,
then they will produce their movies overseas instead.
We have just been sourcing locations for a film which
we would have to film there on location or at facilities
in Budapest or Prague instead [..because we can’t get
space in the UK]”
Independent film producer

It’s very hard to arrange to film in London as we
don’t know that we can get space in advance...
we have discussed having some of our bigger films
here but due to lack of space we’ve gone to Montreal
or Vancouver”
Major US film studio

Please know that Marvel Studios wholly and fully
supports all current expansions plans relative to
Shepperton Studios. Over the course of the past
several years, we have based and produced multiple
films in international locations (including the U.S.
and Australia) outside of London, which, had there
been space in London, might have been produced
in London. It has been our experience, including
recently, that there is a severe shortage of working
studio space in London.”
Marvel Studios
1 August 2018
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Each month, sometimes each week, we have enquiries
from productions wanting stage space in London who
are ready to deposit and contract. We have to turn them
away and then often see they have substantially had to
go and make their films abroad”
Pinewood Studios commercial team

We want to continue producing feature films at
Shepperton because they offer the best support and
personnel. However, we are constrained by the studio’s
capacity and lack of suitable sound stages… Without an
expansion of Shepperton Studios, some of our films will
have to be produced elsewhere in the world.”
Walt Disney Studios Motion Picture Production
30 July 2018

The finite amount of purpose-built studio space in the
UK has led to the loss of several major multi-million
dollar feature film and TV projects to competitor
territories, with the resultant loss of investment,
employment, and tax revenue for both local economies
and for UK plc.”
British Film Commission
2 August 2018

Hair & makeup – brush strokes
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UK production facility landscape

The wider UK: a regional market

Fig 3.6: UK production facility landscape

3.18 The defining attributes of the West London cluster are not found
anywhere else in the UK. The regional studio facilities that do exist
or are proposed serve a different segment of the film and TV market.

3.20 Good examples of regionally based studios are:
•
•
•
•
•

Titanic Studios, Belfast
Church Fenton, Yorkshire
Space Studios, Manchester
Bad Wolf, Cardiff
Bottleyard Studios, Bristol

Additions to the studios network outside of the West London
cluster are in the pipeline including:

WB Leavesden

Total sound stage space (000 sq. m.)

3.19 The HETV market has an international dimension and also
attracts Government tax relief. Shepperton Studios supports
this sector as does a wider range of regionally based studios
that Government policy seeks to encourage.

MAJOR WEST LONDON STUDIOS

3.22 The range of typical studios and a scale comparison to West
London cluster is shown in Fig 3.6 and illustrates the wider
breadth of the media market.

c.15-400k sq.m. (c.170-420k sq. ft.)
Typically serve very large productions
(e.g.,blockbusters, HETV)

REGIONAL STUDIOS

c.5-10k sq.m. (c.50-100k sq. ft.)
Typically serve large productions
(e.g.,HETV, medium/smaller movies)

Titanic
Studios

• Straiton, Edinburgh
• Dagenham, East London
• Littlewoods, Liverpool
3.21 The range of regional studios, both purpose built and conversions,
is growing and provides a valuable resource to the wider media
industry. They remain distinct from the West London cluster
by virtue of their individual scale, skills, company base and
international accessibility attributes and are to be distinguished
from the premier facilities of the West London cluster.

Pinewood

Bubble size = 3 large productions
served between 2013-17

Church Fenton
Space Studios
Manchester

Wardpark
Studios

500

450

400

350

300

250

200

150

100

Proximity to greater west London cluster (miles)
Source: TheKnowledge.com, Studio Websites, PwC Interviews

Longcross
Arborfield

Gillette
Building
Elstree

Sharp Project
Manchester

Belfast Harbour

Shepperton

Cardington
Pinewood
Wales

50

SMALLER LONDON STUDIOS
c.1-8k sq.m. (c.15-90k sq. ft.)
3 Mills
Typically serve large productions
Ealing
(e.g.,HETV and large movies)
Twickenham
0
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MAKING SPACE
An effective and timely response

:
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MAKING SPACE

An effective and timely response
Existing space

Overview
4.1 The challenge set by Government policy and the international market
opportunity, is how to meet the demand opportunity from large budget film
productions and thereby increase market share of the the UK’s share of the
inward investment market.
4.2 The scale of demand has no prospect of being met by just the effective use of
existing space, not least because it is already used to capacity. To achieve
meaningful progress there will need to be substantial new physical capacity.

4.3 The majority of floorspace in the West London cluster as
represented by Shepperton, Pinewood and Leavesden is
purpose built. Elstree is of similar pedigree although it has
been significantly reduced in size since the 1970s and is
now predominantly serving TV.
4.4 There is supporting floorspace at Longcross and Arborfield,
both of which are short term re-uses pending redevelopment
for housing which will take this complementary floorspace out
of the market.
4.5 Expansion, refurbishment and new development is taking
place at Pinewood and Leavesden.
4.6 The existing studio space at Pinewood and Shepperton is
consistently fully booked and utilised as shown in Fig 4.1.
An average utilisation of 85% amounts to full capacity
(100% average is not possible to achieve because of periods
of essential maintenance down time and change over
between productions).
4.7 There is no realistic prospect of providing any increase in
utilisation within the existing studio stock in the West London
cluster. Meeting the demand opportunity will have to be
through the provision of new studio space.

Guardians of the Galaxy Vol. 1 © 2014 Marvel Studios,
Walt Disney Pictures
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New space strategy

Fig 4.1:ofUtilisation
Pinewood
and Shepperton
stages
Utilisation
PinewoodofGroup
and Shepperton
stages,
%
In practice, it is very difficult to achieve 100% utilisation; 85% broadly represents
‘at capacity’ given the usual short vacant periods in between productions

93%

90%
81%

81%

80%

Average = 85%

82%

89%

86%

89%

4.8 An effective strategy for the provision of new space for the
policy targeted international film inward investment can be
summarised as:
• provide in the West London cluster
–– this is the only globally competitive offer in the UK

80%

• expand existing world class studios
–– make best use of embedded infrastructure of facilities/
skills/servicing with improvements as required
• make best secondary use of other film facilities/locations in
the vicinity and/or UK regionally
–– the complementary resource

New space scale
4.9 The scale of new space can be judged by comparing the order
of unmet demand and existing/committed supply.

2014

2015

2016

2017

2018

2014

2015

Group (Iver Heath, Shepperton)
Source: PwC, Management Information, FilmLA Soundstage Production Report 2017, Interviews

2016

Shepperton

2017

2018

35

THE CASE FOR SPACE

Shepperton Studios Planning Application for Growth 2018

Fig 4.2: Sound stage space and blockbuster market potential for London 2017-25

Meeting unmet demand and real growth
4.10 PwC research7 has estimated that the scale of ‘lost films’ that could not be
accommodated in the UK (West London cluster) from 2013-17 amounts to a
production spend of £2.85bn. This is an average spend per annum of £950m.

280

4.11 This level of spend equates to a sound stage floorspace shortfall of 940,000 sq ft8.

240

4.12 This ‘need’ figure can be compared to the existing and proposed pipeline of supply
to identify the gap in fulfilment of market potential.

220

4.13 As would be expected from the analysis of lost films the gap is significant as shown
in Fig 4.2. This already factors in the new space coming forward at Pinewood and
Leavesden and shows that action is needed now to raise the level of supply particularly
given the long lead-in times to deliver developments of the complexity and scale of
production facilities and their supporting infrastructure.

180

4.14 This analysis shows a narrowing of the gap between potential demand and average
supply of stages towards 2025 but it is not closed.

200

100
80
40

8. Applying a sales to spend ratio of $14,000 per sq m ($1,300 per sq ft) derived from Pinewood Group Ltd utilisation and
production company budget figures – see PwC Review page 14

Capacity

120

4.15 The build up towards the Government ambition of £4bn by 2025 is shown on Fig. 4.3.

7. PwC Review ibid p13, 14

SHORTFALL OF CAPACITY

140

60

4.17 At the sales to spend ratio used in the PwC analysis this equates to a floorspace
‘shortage’ of 59,499 sq m (640,000 sq ft).

Capacity
(incl.Shepperton expansion)

160

Comparison to Government policy ambition
4.16 This shows that even with the known new stage space and the Shepperton expansion
there remains a spend gap of £0.4bn (£400m).

Market potential

260

000 sq. ft.

36

20
2017

2018

2019

2020

2021

2022

2023

2024

Note: Floorspace figures are NIA
Source: PwC Analysis. Please see p12-47 of the Technical Appendix for further information on
methodology

2025
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Fig 4.3: Contributions of capacity expansions to achieving Government target for inward
investment film and HETV

Implications
4.18 The implications from this analysis are:
• there is a known existing shortage of space in the West London cluster to meet
the known film demand for inward investment

0.4

3.3

• the new space requirement in the West London cluster will be partially met by
the committed expansions at Pinewood and Leavesden and by the proposed
expansion at Shepperton

0.3
2.4

• the scale of potential demand that is represented by ‘lost film’ in combination
with Government policy ambition is c. £950m equating to c. 940,000 sq ft

0.2

• even with these developments at major studio sites there will remain an under
supply of c. 59,499 sq ft
• this analysis relates to large feature film productions only; HETV, medium and
small films will add demand although some of this can be met by other existing
or emerging studios.

Conclusion
4.19 The market case for the proposed development at Shepperton is clear and
confirmed and will contribute towards meeting Government policy for the
urgent growth of film inward investment in the UK.
2017 UK inward
investment

Committed capacity
expansions in London

Shepperton
expansion

Additioal growth
(eg new studios)

2025 Government
target (real terms)*

*Note: Real terms targets in today’s prices
Source: UK Government Industrial Strategy Creative Industries Deal p54, FCA Report on Rate of Return for FCA
prescribed projections 2017, Studio Websites, Discussions with Management, BFI Statistical Research Team,
Oanda Foreign Exchange Rates USD:GBP, PwC Analysis
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A30

FELTHAM

SPELTHORNE BOROUGH

STAINES
Ashford Common

The local dimension

A308

Planning application boundary
SHEPPERTON

A3044

CHERTSEY

H

A30

Borough Wider Context

FELTHAM

ASHFORD
STAINES
A308

Shepperton Green

SHEPPERTON

WEYBRIDGE

Borough Wider Context

Gr

Local Centres & Employment Areas

Ra

Heathrow Airport London

Ma

Ashfield Hospital

Sp

WEYBRIDGE

Employment Areas
Airtrack Corridor (safeguarded Route)

Principal Centre & Employment Area

Green Belt

Local Centres & Employment Areas

Railway Station

Heathrow Airport London
Ashford Common
Ashfield Hospital

H

H

SUNBURY COMMON

Air

Principal Centre & Employment Area

Planning application boundary

Employment Areas

CHERTSEY

S

Shepperton Green

Stanwell Moor

EGHAM

CHERTSEY
SUNBURY COMMON

Fig
5.1: Site in Borough context
Borough Wider Context

Heathrow Airport

Overview
5.1 Shepperton is an international film studios located
within the community that is Shepperton/Laleham/
Littleton and wider to the towns of the Borough
(Staines, Ashford, Stanwell and Sunbury upon Thames).

Shepper

ASHFORD
EGHAM

M2
5

40

Major Reservoirs
Spelthorne Borough Council boundary
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Fig
5.2: Adopted Local Plan
Adopted Local Plan
Planning application boundary

Common Land

Green Belt

Sites of Special Scientific

Flood Risk Zone 3b

Special Protection Areas and Ramsar Sites

Flood Risk Zone 3

Sites of Nature Conservation importance

Flood Risk Zone 2

Scheduled Ancient Monuments

Employment Areas

Sites and Areas of High Archaeological

Shopping Area Boundaries

Sites and Monuments of County

63 Noise Contours

Safeguarded Route of Airtrack
Protected Urban Open Space

Public Safety Zone

Plotland Areas

Waste Proposal Sites

Conservation Areas
Common Land
Sites of Special Scientific
Special Protection Areas and Ramsar Sites
Sites of Nature Conservation importance
Scheduled Ancient Monuments
Sites and Areas of High Archaeological
Sites and Monuments of County

5.2 The Borough is relatively small, covering only 52 square
kilometres (20 square miles), and is densely populated with a
population of 95,600 (2011 Census) concentrated in the urban
areas. The Borough lies between Heathrow Airport to the north,
with all the opportunities and challenges that brings, and the
River Thames to the south and west. Despite its population
density the urban areas cover only 35% of Spelthorne’s land
area: the majority 65% comprises Metropolitan Green Belt and
five of London’s major water supply reservoirs.
5.3 Shepperton Studios has a long and proud history within the
area that dates back to its start in 1932 and encompasses
a track record of over 1,000 films winning 126 BAFTAs and
81 Oscars. The most recent large productions filmed at
Shepperton include Beauty and the Beast, Mary Poppins
Returns, Mamma Mia! Here We Go Again and Christopher Robin9.
5.4 The association of the Studios and the Borough is strong given its
role as one of the largest enterprises and employers in the area.
This presents significant opportunity for employment, local
service provision and training and skills development.
The importance of the studios to the economic wellbeing of
the Borough is a fact that is fully acknowledged by Spelthorne
Borough Council.
5.5 Shepperton is proud of its location and role within Spelthorne and
the local authority and community generously reciprocate.

63 Noise Contours
Public Safety Zone
Waste Proposal Sites

9. A summary history of Shepperton Studios can be found in the Planning Statement and in the
application document ‘Behind the Scenes’

Adopted Local Plan
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Planning context

Flood risk

5.6 The local planning context is provided by the various plans and
programmes of the Spelthorne ‘development plan’ 10.

5.10 Managing and reducing flood risk associated with new and
existing development is a leading issue and the operation of
controls and assessments for new development is set out in
Policy L01 of the Core Strategy.

5.7 Of most relevance and significance are planning issues of:
• Green Belt
• Employment land
• Flood risk

Employment
5.8 The existing Shepperton site is within an allocated
employment area where policy EM1 of the Core Strategy
seeks to maintain employment use and encourage
redevelopment and extensions.

Green Belt
5.9 The proposed extension to the studio site is on to land allocated
as Green Belt under Policy GB1 of the saved Local Plan. This
sets a presumption against development with certain limited
exceptions (not including studios). Local Green Belt policy is
required to work alongside national guidance as set out in
the National Planning Policy Framework (NPPF). This provides
for development to be permitted in Green Belt if ‘very special
circumstances’ can be demonstrated which outweigh Green
Belt and other harms. The Shepperton planning application sets
out such very special circumstances.

10.See Planning Statement for full detail

Other policies
5.11 There is a raft of other policies to be taken into account in this
application which are identified and assessed in the Planning
Statement and Environmental Statement.

Economic Strategy
5.12 Spelthorne Borough Council has a wider Corporate Plan
2016-19 which includes economic development as a priority
with the aim of
“to stimulate more investment, jobs and visitors to the
Borough”.11
5.13 In contrast to other Surrey boroughs Spelthorne employees
have a lower average remuneration and lower levels of
education attainment. Investment in jobs, skills and training
is therefore a priority.
5.14 The Borough Economic Study 2017-22 identifies BP,
Shepperton Studios, Dubai National Air Transport Association
(DNATA) and Heathrow Airport as the largest employers in the
Borough and wider area. These are strategic employers and
critical to the local economy.
11.Spelthorne Borough Council Corporate Plan 2016-2019 p6

5.15 The Strategy points to a long-standing relationship between the
Council and Shepperton Studios (amongst others) identifying
scope to extend this and widen the support the Council can give.
5.16 Shepperton Studios is therefore a key economic asset to
Spelthorne Borough providing jobs, skills and training, local
supply chain opportunity and added value. The retention,
improvement and expansion of the Studios is consistent with
and encouraged by local economic strategy.

The local community
5.17 Part of the planning application process has included
consultation and engagement with the local community and
wider stakeholders. (The full results of this are set out in the
application document ‘Statement of Community Involvement’).
5.18 The consultation process has shown significant levels of
support for the Shepperton Studios enterprise and an
encouragement for its expansion.
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Localism
5.19 One of the important themes of Government in planning that
crosses party lines is that of listening and responding to the
voices of local people. This takes effect through the process of
formal Neighbourhood Planning although it is equally informed
by the results of community and stakeholder consultation
and engagement.
5.20 A series of consultation events was held locally as part of the
formulation of the expansion proposals.The overwhelming
theme of the consultation responses is one of support for
Shepperton Studios and its expansion plans.
5.21 Public opinion, although not a determining matter in any
planning application, is material and it is of significance
that the Shepperton plans are supported in principle by
the local community.

Community benefits
5.22 The Shepperton scheme brings potential for an enhancement
of community benefits, including:
• partnership activities and access between Shepperton
and the community (eg. film screenings, school visits,
careers advice and fairs, and volunteering at the River Ash
clean-up day)
• ecological enhancement, public access to and interpretation
of the River Ash corridor
• neighbouring residents’ access to the Shepperton shuttle
bus service
• training and skills sponsorship programmes

Public consultation and engagement
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THE CONTRIBUTION OF SHEPPERTON STUDIOS
Why Shepperton?

Overview
6.1 Studios such as Shepperton cannot simply be replicated and developed
elsewhere in the short to medium term, if at all. There is a modern legacy
of learning, reputation, skills and services, and a scale of facilities and
infrastructure which is the product of decades of incremental development
and investment.
6.2 The past is therefore material; the present is currently stable but the future
is potentially at risk. There needs to be expansion and further investment
to support a sustainable future that maintains and grows the enterprise
of Shepperton Studios – serving national and international productions for
the long term, with the flexibility to adapt to their evolving requirements.
6.3 Shepperton has grown from the use of a country house and grounds in
the 1930s through phases of development and cycles of expansion and
contraction. The Studios has been operating consistently since the late
1970s and now provides 15,565 sq m (167,000 sq ft) of stages. By
comparison, Pinewood will offer 47,000 sq m (507,000 sq ft) of stage space
on completion of the second phase of its expansion in 2019 and Leavesden
currently offers 35,500 sq m (382,000 sq ft) of stage space.
6.4 This pattern of development is summarised below together with an outline
of the proposed scheme and an explanation of why such investment in the
facilities of the UK film industry is not footloose.

Aerial view of Shepperton Studios site
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Shepperton past
6.5 Shepperton Studios has its origins in the historic Littleton Park
Estate of some 60 acres and a series of country mansion
houses (from 1600s). ‘Flicker Productions’ acquired the site
in 1931 for a flick book production company which became
‘Sound City Film Producing and Recording Studios’ in 1932.
The 1930s saw a phase of development associated with the
emerging ‘movie’ industry with seven sound stages built
supported by cutting rooms, viewing theatres, workshops
and a hotel and restaurant.
6.6 During the Second World War the Studio was closed and
requisitioned for war use. It reopened in 1946 as the ‘British
Lion Studio Company’ and film production continued for the
next 30 or so years.
6.7 In 1984 the Studios were acquired, refurbished and extended
as Lee International, Shepperton.
6.8 From 1995 to 2001 the Studios were owned and operated by
the iconic British film directors Ridley and Tony Scott, who also
invested in new stages and buildings during their tenure.
6.9 In 2001 Pinewood Studios acquired Shepperton and developed
additional capacity to offer a large studio complex for inward
investment and international productions. The site has been
improved under Pinewood Group’s ownership to the present
time and is now an acknowledged world-leader for large scale
film production.
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Shepperton present

Facilities

Skills and services

6.10 Shepperton Studios is in part of the West London film and
media cluster and a recognised global destination for large
film productions.

6.12 The Shepperton offer is predominantly for major film
productions, specifically those with large scale stage, backlot,
workshop and technology infrastructure requirements. These
facilities can also support HETV. Shepperton is also home
to creative service uses associated with film and media
content production.

6.15 The skills and services required to produce a large
(blockbuster) film and HETV are extensive.

6.11 The reason for its status and performance at this world class
level is directly related to its:
• facilities
• skills/services pool
• brand/reputation
• location

6.13 The range of facilities currently include:
• 14 stages ranging from 3,000 to 30,000 sq ft
• 31 workshops ranging from 1,000 sq ft to 11,000 sq ft
• fully serviced offices
• dressing rooms
• make-up and hair facilities
• meeting rooms
• wardrobe departments
• utility and storage rooms
• 3 external backlot areas
• FACT accredited data centre
• secure very fast fibre networking on site and between
studios and London
• integration with Pinewood Group’s Digital Content Services
• theatres fitted with the DOLBY Atmos audio technology
6.14 This range of facilities is only matched in the UK by Pinewood,
Leavesden and a limited number of studios world-wide.
(See Section 3).

6.16 They are available at Shepperton and in the cluster having
developed over many years as described in the Table at Fig 3.5.
6.17 This offer represents the breadth of support essential for large
productions where the studios become a base for managing,
creating, constructing, shooting and editing.

Brand and reputation
6.18 Pinewood is a global brand with an ability to attract major
international film and HETV productions from across the world,
in particular the USA which maintains its long-established
position as world leader in feature film production.
6.19 Brand is essentially a commercial trust in a studio offer
which provides producers and directors confidence in the
quality of facilities, service, timing, cost and security, allowing
risk to be managed.
6.20 Brand trust is built up over a long period and is reinforced by
results. It is not found on the scale of Pinewood and
Shepperton elsewhere in the UK and is not replicable in the
short term, if at all.
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Location
6.21 The location of Shepperton is key to its current and
future success.
6.22 The locational attributes are explained in Section 3 of this
document and can be summarised as:
• at the heart of the West London cluster
• the draw of London as a leading world city
• high international accessibility (through its immediate
proximity to Heathrow Airport and connections to the USA)
• the availability of a breadth and depth of film production
skills (people and expertise), supplies (equipment and
materials), and services (technical, financial, legal
and logistics).
• a shared language and culture between the UK and USA
• a time zone that is equidistant between West Coast USA
and the Far East for globally located productions
• UK tax relief

Current Economic Impacts

Guardians of the Galaxy
© 2014 Marvel Studios, Walt Disney Pictures

6.23 Shepperton Studios currently makes a significant
contribution to the economic health and wellbeing of
Spelthorne, the Enterprise M3 LEP area and the UK as a
whole. There are currently 1,507 jobs on site, with a total of
approximately 3,000 jobs supported through direct, supply
chain and induced jobs located in the UK. In addition there are
600 jobs supported in non-film industries through spillover
effects. The current operations, that of its supply chain
and through onward expenditure of wages generates a
productivity effect of over £180 million GVA per annum.
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Need for improvement and growth
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Fig 6.1: Application site
Existing Site Layout

6.24 To continue to provide facilities for major film and compete on a world
stage Shepperton will have to adapt and grow alongside the film industry
changes identified in Section 2.

Planning application boundary

6.25 There is market demand and pressure for:

Queen Mary Reservoir

• a studio that can provide all the requirements of large film productions
within the secure boundaries of a single or conjoined site (‘one stop shop’)
• a range of stage sizes between 9,000 to 30,000 sq ft
• on-site support space of backlots, workshops, production offices
and post production facilities
• hi tech infrastructure, connectivity and resilience
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• 24 hour security (physical and technical)
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6.26 All of these require programmes of continuous investment and periodically
more significant steps of change to keep pace with industry demands.
Shepperton Studios has reached such a point of change. There is a need to
replace some older, obsolescent facilities and grow the overall scale to
provide the critical mass that the market requires in a viable way. The
Shepperton expansion plan is a total investment of around £500m.
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Shepperton future
6.27 The owners of Shepperton Studios (Pinewood Group Ltd) have carried
out a review of the business in the context of market opportunity, future
needs, business viability and the national UK Government policy for
growth. The continuing expansion of Pinewood Studios is one component
part of the response, the other to bring forward a significant expansion
plan for Shepperton Studios.
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Shepperton

Road

6.28 The planning application for Shepperton Studios is summarised in the
following pages.

Existing Site Layout
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Planning application 201812
Content
6.29 The planning application for the expansion and improvement
of Shepperton Studios is described as:
“Outline planning permission with all matters reserved
(except for principal points of access) for the
redevelopment and expansion of Shepperton Studios,
comprising the partial demolition and replacement of
existing accommodation; construction of new sound
stages, workshops, office accommodation, entrance
structures and reception, security offices and backlots;
creation of a new vehicular and pedestrian access from
Shepperton Road and the relocation of existing access off
Studios Road; with associated car parking; landscaping
and ecological enhancements.”

Fig 6.3: Net increase in facilities
Studio

Existing
sq m (sq ft)

Demolitions
sq m (sq ft)

New
sq m (sq ft)

Total
sq m (sq ft)

Net addition
sq m (sq ft)

Gross external

83,560
(899,432)

51,859
(558,206)

164,708
(1,772,902)

196,409
(2,114,129)

112,849
(1,214,696)

These are illustrated on Fig 6.1.
6.30 The net increase in facilities is set out in the table at Fig 6.3.
The overall scale of expansion is set out in the table covering
all film productions building uses.
6.31 The application seeks formal approval to the net additional
floorspace of 112,849 sq m (c. 1.2 million sq ft) for all film
building uses. This would comprise a balance of workshops,
offices and other support accommodation. The precise
breakdown between uses is not included for approval.

Pride & Prejudice & Zombies
12. The application is described in detail in Planning Statement section 6

THE CASE FOR SPACE

Shepperton Studios Planning Application for Growth 2018

53

35

0

m

25

0

m

13

Form of planning application

FLOORSPACE FOR APPROVAL –GROSS EXTERNAL AREA

6.32 The application is in outline form supported by a series of
parameter plans which will provide the approved framework
for the future design and development of the studios.
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6.36 Any grant of planning permission by Spelthorne BC would be
made subject to a set of planning conditions and aC9legal
agreement (S.106) which will control the implementation of
the scheme.
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Design and implementation
6.37 The detailed design and implementation of the scheme
will be a matter for the future following a grant of outline
planning permission.
6.38 The approach that would be taken is explained in the
‘Design and Access Statement’ (DAS) submitted with
the application, an extract of which is included at
Fig 6.5. The DAS explains the evolution of the scheme,
the parameters and the design principles that will inform
the preparation of future detailed designs.

Planning considerations
6.39 The applicant has, in consultation with Spelthorne BC,
made an assessment of all the relevant planning and
technical considerations that will inform a decision.
They are summarised here and set out in detail in
the full application documents13 .

13. A summary is at section 8 of the Planning Statement

Fig 6.5: Indicative studio massing arrangement, DAS Faulknerbrowns
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Planning policy

Economic impact

6.40 The most significant planning policy matter is the Green Belt
status of the expansion land in the application. Green Belt
policy sets a presumption against the grant of planning
permission for a studio use unless it can be justified by
‘very special circumstances’. The application documentation
sets out the combination of circumstances that meets this
test (see section 7 of this document following).

6.41 The application is a major development of strategic
significance in both a national (UK) sense and locally. The
economic development objectives of planning policy from
Government to Spelthorne Borough and to the strategies
of the M3 LEP are important considerations.
6.42 An Economic Impact Assessment has been prepared for
the application scheme and it shows the total effects of
the completed development to be:
• a construction spend of c. £500m
• approximately 1,470 temporary construction and related
jobs (FTE)
• the accommodation of around 2,800 total jobs on site
• a total of 5,000 FTE jobs including those supported on site,
indirectly through the business supply chain and induced
through onward expenditure of wages in the economy
• a total contribution of over £320m GVA (gross value added)
once the development is completed
• spill-over effects including
–– a total of approximately 900 FTE jobs supported in
non-film industries
–– a total Exchequer revenue of around £60m per annum
–– a total export contribution of around £75m per annum
These are the total impacts of the completed scheme which
include the existing studios operation.

6.43 The net effects (new additional impacts arising from
the growth) are estimated as:
• around 2,019 new direct and 271 in the wider
economy jobs (FTE)
• a contribution to GVA of £141m pa
• a contribution to the Exchequer of around £40m pa
• an export contribution of £30m pa

Air quality
6.44 The site and the whole of Spelthorne Borough is within an
Air Quality Management Area, designated for nitrogen dioxide
and largely related to Heathrow Airport and the M3 and
M25 motorways.
6.45 Assessments in relation to Air Quality Modelling and
Construction Dust have been undertaken which assess
the net change associated with the proposed scheme.
6.46 This has shown that there is potential for air quality impacts
during construction (in particular in relation to dust deposition).
A dust management plan (including dust monitoring) will
ensure that the impact is negligible.
6.47 In relation vehicle emissions the assessment demonstrate
that during both construction and operational phases the
impact is negligible.
6.48 The residual overall impact on local air quality is
therefore negligible.
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Landscape and visual effects
6.49 A detailed Landscape and Visual Impact Assessment
accompanies the application.
6.50 The assessment concludes that the development will
have a moderate effect on the landscape character during
construction, reducing to minor on completion and at the
operational state (significantly influenced by the compromised
existing landscape character).
6.51 The visual impact of the scheme is based upon a viewpoint
study from 18 locations as agreed with Spelthorne BC.
6.52 In the construction phase moderate levels of visual impact
are identified at a small number of eight locations closest to
the site. These are as would be expected and temporary.
6.53 These impacts reduce in the majority to minor with the
passage of time and as screen landscaping takes effect.
Moderate effects at year 10 are limited to three viewpoints
closest to the site.
6.54 The overall conclusion drawn is that although the appearance
of the site would change the visual impact with screening
mitigation is acceptable.

Ecology and nature conservation including arboriculture
6.55 Planning policy seeks to protect, minimise impacts and
improve biodiversity and deliver net gains in the process of
development. A detailed Ecological Assessment accompanies
the application. This identifies the areas of ecological value
including the River Ash corridor and certain grasslands and
proposes improvements and mitigations to ensure net
biodiversity gain and compliance with planning policy.

Fig 6.6: Precedent images for River Ash Corridor
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Water resources

Ground conditions

Noise and vibration

6.56 A detailed Flood Risk Assessment is submitted with the
application and included in the Environmental Statement.

6.62 The application proposals are required to take into account
ground conditions, contamination and land stability. This
is of particular relevance given past aggregate extraction
and backfilling.

6.68 An Acoustic Report accompanies the application which
assesses the impact upon a range of receptors, particularly
those nearest to the site.

6.57 The design evolution of the scheme has been guided by testing
against flood risk parameters of planning policy and the
Environment Agency.
6.58 This has resulted in a scheme that is suitable, flood resistant
and resilient. It will not put people at additional risk or raise
risk by loss of floodplain storage or impedance of flows.
6.59 Applying a flood sequential test the studio expansion
scheme cannot take place in any other less sensitive area
to flooding. This is agreed with the Environment Agency
and Borough Council.

Heritage
6.60 A Heritage Assessment accompanies the application which
identifies the local proximity of Church of St Mary Magdalene,
a grade 1 Listed Building, and Littleton Park House (a non-listed
heritage asset).
6.61 There are no works proposed in the application directly to
these buildings. The assessment confirms that the settings of
both of these buildings have been significantly altered during
the 20th century. As they now do not contribute strongly
to their heritage significance, they are not sensitive to future
change. The outline application and its parameters provide
an appropriate framework in heritage terms to develop
detailed design.

6.63 The purpose of policy is to ensure that when development
takes place the site process and intended future use and
users are safe.
6.64 The assessment has shown that the risks are all low to
moderate and can be controlled by planning condition
requiring further investigation as development proceeds.

Transport
6.65 The transport policy and technical context for the application
is significant. It requires the testing of the impact upon the
safety and operation of the access and wider network
and the consideration of opportunity for sustainable
transport provision.

6.69 The predicted noise levels in the most sensitive locations
are concluded to meet the standards required and to
be acceptable.

Lighting
6.70 A lighting strategy is submitted with the application which
includes limited external lighting sufficient to meet the needs
of safety and security.
6.71 Detailed lighting proposals will be prepared in later stages
when the precise siting and form of buildings, roads and car
parks are available.

Sustainability and energy

6.66 A detailed Transportation Assessment (TA) has been prepared
and submitted in liaison with Surrey County Council as
highway authority.

6.72 A Sustainability Assessment is submitted with the planning
application. This demonstrates how the scheme is a
sustainable development (for the purposes of NPPF)
with reference to location, travel, waste and energy.

6.67 The results of this assessment are:

Residential amenity

• sustainable transport provision can be made and
controlled through a sustainable travel plan
• the proposed site access arrangements are safe
and proposed car parking acceptable
• with the proposed improvements the impact on the wider
highway network will be net beneficial

6.73 The amenity of neighbouring residents has been taken
fully into account in the preparation of the parameter plans.
Particular attention has been paid to stand off distances,
heights of buildings and landscape treatments of boundaries
in order to provide acceptable amenity conditions, protect
outlook and privacy and minimise the potential for nuisance
in terms of noise, lighting and other disturbance.
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Public consultation and engagement

Community facilities

Community views

6.74 As part of the planning application following discussion with
Spelthorne BC and consultation with the local community,
a community facilities package has been prepared which is
material to the application and includes:

6.75 A programme of community and stakeholder consultation
has been undertaken and is described in full in the application
document ‘Stakeholder and Community Involvement’.

“Expansion will help towards maintaining the success of this
thriving industry. If studio space is not available at the right
time business could be lost.”

6.76 The programme included staff and tenant briefing, neighbour
workshops and a local community exhibition as well as
briefings with the local ward members and specific meeting
with local residents’ associations.

“With this development the UK will be a go to place that now
will say yes to one and all.”

• partnership activities and access between Shepperton and the
community (eg. film screenings, school visits, careers advice
and fairs, and volunteering at the River Ash clean-up day)
• ecological enhancement, public access to and interpretation
of the River Ash corridor
• neighbouring residents’ access to the Shepperton shuttle
bus service
• training and skills sponsorship programmes

6.77 The outcome of the consultation can be summarised as
a general positivity about the studios and their current
operations and and a broad understanding of the expansion
plans but with some concern around matters such as traffic
and highways, parking, noise and disturbance.

“The employment mushroom cloud will help all associated
production and post production facilities and hopefully offer
training for up and coming media students.”
“World class facility being given the opportunity to expand
is only a benefit.”
6.78 Consultation will continue throughout the application process
and into its delivery.
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Conclusion planning considerations
6.79 The application necessarily engages with many elements of local
‘development plan’ policies, those of NPPF and other technical considerations
and requirements of statutory consultees.
6.80 All of these provisions and requirements are met by the application scheme
subject to the consideration of Green Belt.
6.81 In order for a planning permission to be granted the application and the
Council need to consider whether the very special circumstances identified
in the Planning Statement are sufficient to outweigh the Green Belt
presumption against development on the expansion land. The balance
is explained in Section 7 of this document.
Beauty and the Beast © 2016 Disney Enterprises, Inc. All rights reserved.
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THE PLANNING BALANCE
Decision-making

Overview
7.1 The starting point for decision-making is provided by NPPF and the
Planning Act:
“Planning law requires that applications for planning permission must be
determined in accordance with the development plan unless material
considerations indicate otherwise”14 .
NPPF para 2

7.2 The development plan comprises the various plans and strategies of
Spelthorne BC reviewed in Sections 5 and 6 where compliance is demonstrated
subject to the Green Belt case.
7.3 The redevelopment/refurbishment of the existing Studios site complies with all
the policies of the development plan, is additionally supported by Government
policy and a grant of planning permission is justified.
7.4 The development of the expansion land introduces Green Belt policy
considerations and needs to be weighed against the very special
circumstances of this case as set out in the submitted Planning Statement
and summarised below.

Christopher Robin © Disney Enterprises, Inc.
All rights reserved
14. Section 38(6) Planning and Compulsory Purchase Act 2004 and Section 70(2) of Town and Country Planning Act 1990
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Green Belt
7.5 The expansion land is clearly included within the Green Belt
in an adopted development plan document. See Fig 7.1.
7.6 Green Belt policy provides for appropriate development in
Green Belt (such as for agriculture and forestry) but built
development generally which will include film studios is not
excepted (NPPF para 145).

5

M2

7.7 The fundamental aim of Green Belt is to prevent urban sprawl
by keeping land permanently open (NPPF para 133). Its five
purposes are:

Staines-uponThames

Ashford

• to check the unrestricted sprawl of large built-up areas

Sunbury-onThames

• to prevent neighbouring towns merging into one another
• to assist in safeguarding the countryside from encroachment

M3

• to preserve the setting and special character
of historic towns
• to assist in urban regeneration, by encouraging the recycling
of derelict and other urban land

M3

7.8 An assessment against these purposes is set out in Section 9
of the Planning Statement and it is concluded that there would
be conflict with the purposes safeguarding the countryside
from encroachment and a (relative) impact upon openness.
The proposed development would extend the urban area into
open land but not in an uncontrolled way. However, the obvious
conclusion is that the proposed development on the expansion
land is not in accordance with Green Belt policy. This introduces
definitional harm (in principle) and practical loss of open land by
urban expansion.

M2

5

Shepperton

Chertsey
Weybridge

Fig 7.1: Green Belt
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Very Special Circumstances
7.9 To outweigh this Green Belt harm the very special
circumstances case will have to be of substantial weight.
7.10 The very special circumstances case is set out in Section 9
of the Planning Statement and summarised below.

VSC1: Meeting Government policy ambition for growth in
film inward investment
7.11 Government policy for the major growth of film and HETV
inward investment to the UK is clear, precise and urgent
(almost doubling to £4bn by 2025 from 2017)15. This raises
the weight to be given to that of ‘national’ significance.
7.12 This scale of growth is underpinned and confirmed as realistic
by the assessment of market demand potentially available to
the UK which shows a ‘lost spend’ of £950m pa due to lack of
capacity equivalent to a need for an additional 87,300 sq m
(940,000 sq ft) of studio sound stage space16.

VSC2: Shepperton is a key strategic site the expansion of
which is essential if the ambition of Government is to be met
7.13 In order to successfully capture the scale of international film
and HETV targeted by Government policy the majority of new
floorspace provision required will have to be located in the
globally competitive West London cluster. In order to meet
the Government’s investment target by 2025 an early-win
is prerequisite (ie. sites must be deliverable in the short to
medium term taking into account the lead in time associated
with the construction process). This defines geography and
suitability to a very limited number of existing studio sites that
have the potential to attract international film with an
embedded infrastructure already in place. It explains why the
recent expansions at Pinewood and Leavesden have been
permitted in Green Belt locations. This supports the strength of
case at Shepperton for Green Belt exception.

15. See Section 1 of this document
16. See Section 3 of this document

7.14 This point is strengthened further by the practical
considerations that there is no realistic alternative to the
expansion of Shepperton, alongside the committed growth
of Pinewood and Leavesden within the cluster if Government
policy is to be met in terms of scale and urgency.
7.15 The establishment of an entirely new studio site is not feasible
or viable in the short or medium term to serve the large inward
investment film market.
7.16 Development land within the London/West London cluster and
South East England generally is a scarce resource and when
identified commands the highest price for residential, logistics
or other high value uses. Set alongside the cost of developing a
new studio of a scale sufficient to contribute materially to
meeting the scale of investment targeted by Government
policy, an entirely new venture in the short (to 2025) or
medium term (2030) is not a feasible or viable proposition17.
7.17 In essence the case is that there is no reasonable or practical
alternative to Shepperton expansion and the weight to be
given to its expansion is substantial.

VSC3:The economic benefits to the national and
local economy
7.18 The Shepperton Studios scheme represents a major
private sector investment of c. £500m. Its justification is to
capture an increased market share of international blockbuster
film productions (mostly US) which all have budgets in excess
of $150m (£114m). This is a substantial and sustainable
global market.

17. This reasoning is set out in more detail at Section 9 of the Planning Statement
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Mamma Mia! Here We Go Again © Universal Pictures
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7.19 The economic benefits represented by this scale of investment
are significant in their own right and gain added weight by being
directly supported by and a product of Government policy.
7.20 The proposed investment will act to protect and retain the
existing economic benefits associated with Shepperton which
are considerable and comprise:

• approximately 1,470 temporary construction and
related jobs (FTE)
• approximately 2,020 direct FTE jobs (FTE) and 270
non-film industry jobs created by spillover effects
• £141m GVA productivity effect per annum
• over £40m pa additional Exchequer revenue

• 1,500 direct FTE jobs on site

• over £30m pa additional export value

• a further 1,500 indirect and induced jobs

The benefits are of national, regional and local significance.

• over 600 jobs supported in non-film industries through
spillover effects
• an annual productivity contribution of over £180 million GVA
7.21 In the event that Shepperton Studios cannot expand, it is
concluded that its current economic impacts are likely to be
maintained in the short term. However the studios are fully
utilised and this means that there is very limited prospects
of the current economic impacts being enhanced. This is the
reference case.
7.22 It is acknowledged by the Government that growth in film
inward investment is contingent upon increasing the supply of
studio space. Film production is a global and highly competitive
industry. If the UK fails to supply studio floorspace (for example
in the event that Shepperton Studios cannot expand) then its
competitive position globally will be eroded over time. This is
likely to occur as competitor locations deliver additional studio
space and over time, and as a result can increasingly compete
more effectively for inward investment.
7.23 The net additional new economic benefits (those that are
additional to the reference case) are considerable. They include:

7.24 The impacts include direct economic and monetary benefits.
Indirect benefits such as education, training activities and the
social value that is created by Shepperton Studios operations
will also be maintained and enhanced as a result of the
expansion. The full range of benefits are significant, powerful
and of substantial weight.

VSC4: Community benefits
7.25 Associated with the development of the scheme are a range
of more localised community benefits including:
• partnership activities and access between Shepperton and the
community (eg. film screenings, school visits, careers advice
and fairs, and volunteering at the River Ash clean-up day)
• ecological enhancement, public access to and interpretation
of the River Ash corridor
• neighbouring residents’ access to the Shepperton shuttle
bus service
• training and skills sponsorship programmes
7.26 These benefits have an importance locally and are rightly
to be afforded weight in the overall balance.

VSC5: Other
7.27 There are a range of other matters that will also weigh in
support of the very special circumstances:
• the role of the West London cluster in supporting the
performance of other UK studios and the creative industries
sector in the UK more generally
• the sustainable nature of the proposed development
• the contribution to the development and understanding
and development of the arts and culture of film in the UK
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Spin off benefits
7.28 The growth of the film and media industry in the UK is
supported by Government policy and the supporting industry
and agency bodies principally the British Film Commission and
the British Film Institute. These organisations promote the
UK’s film interests and in particular inward investment. Both
organisations support the proposed Shepperton expansion as
good for the UK-wide industry.
7.29 Attracting productions to London brings spin-off benefits
to the wider film and studio industry in the rest of the UK by
way of ‘on-location’ or special shooting using regional facilities
and places.
7.30 This mutuality of interests is confirmed in the support letters
from the BFC, BFI and Creative England.

Sustainability
7.31 The sustainable nature of the proposed development is set out
in the submitted Sustainability Assessment. This confirms the
sustainability credentials status of the scheme and identifies
actions and standards that go beyond the minimum and which
contribute to the very special circumstances case.

Into the Woods ©2013 Disney Enterprises, Inc.
All rights reserved.

Creative England would like to extend their support to the
current planning application to Spelthorne Borough Council
by Shepperton Studios for their upgrading and expansion
plans of the Studios.
In 2017, £1.9 billion was spent on film production in the UK.
Some of this investment is centred around production facilities
in the South-East, but much of it goes towards benefiting the
country’s creative industries sector as a whole. You will of
course be more than aware of the indirect benefits from location
filming, such as The Mummy (Surrey), Doctor Strange (Kent),
The Voyage of Doctor Dolittle (Cumbria and North Yorkshire)
and Mamma Mia! Here we go Again (Surrey and Oxfordshire)
when the large inward films are based at Shepperton.
The impact to both the national and local economies is
clear to see.”
Creative England
2 August 2018
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Arts and culture
7.32 The cultural dimension of film and creative industries was
highlighted in the Prime Minister’s speech to its leaders at
Downing Street on 8 May 2018.
“But of course, the value of culture and creativity lies not
only in its economic strength. Just as important is the less
tangible contribution that it makes to our national life. The
work you do brings joy to millions. It fosters unity, gives us
a common currency. It helps to define and build our sense
of national character.”
“But our support goes beyond the financial. As we leave
the European Union, we will continue to work with our
European friends to protect cultural heritage and promote
cultural diversity.”
7.33 The contribution that Shepperton and the Pinewood Group
makes to culture and the arts in the UK is substantial in
retaining, supporting and expanding all of the elements that
go into film production and which supports the ‘less tangible’
contributions referenced by the Prime Minister. The
Shepperton expansion will make a direct contribution
to achieving these expectations.
7.34 The support of culture and the arts is therefore a material
consideration and part of the very special circumstances case.
7.35 These matters individually and cumulatively make up
the case for a very special circumstances exception to
Green Belt policy.
Last Passenger 2012 © Lucy Nooshin

THE CASE FOR SPACE

Shepperton Studios Planning Application for Growth 2018

The Planning Balance
7.36 The planning balance seeks to weigh policy and other harms
against all other material considerations.
7.37 The clearest harm is to Green Belt policy in principle and the
practical harm of a relative loss of openness (39 ha), growth
of the urban area and encroachment into a countryside swathe
of 455.5 ha.
7.38 In practical terms this harm is modest; in policy terms
it is significant.
7.39 Set against this are the very special circumstances. These can
be summarised as:
• of national significance supported by Government Policy
• of substantial national, regional and local economic and social
benefit
• with no feasible or viable short to medium alternative
• of local importance to the neighbouring community
• of support to the wider UK creative industries sector
• of support to the wider arts and cultural life in the UK
• being sustainable development
7.40 These circumstances individually and in combination are of
very substantial weight and outweigh the Green Belt harm
by a considerable margin.
7.41 Similar assessments and conclusions have been made on a
number of other schemes in the West London cluster in the
Green Belt.

7.42 At Pinewood the Secretary of State for Communities and
Local Government concluded that:
“The Government is firmly committed to both promoting
sustainable economic growth and to protecting the Green
Belt. In this case the Secretary of State has given very careful
consideration to the clear conflict between these aims. In
considering the balance between the two national interests
the Secretary of State agrees with the Inspector’s conclusion
at IR850 that, notwithstanding the degree of uncertainty,
the potential harm to the Green Belt and the other identified
harm is clearly outweighed by the other considerations.
He concludes too that the characteristics of the particular
site, the relationship to the existing Pinewood Studios, the
individual circumstances of the film industry, and the details
of the supporting economic case, taken together provide a
distinguishing combination of features. Overall, the Secretary
of State concludes very special circumstances exist to
warrant allowing the inappropriate development, overriding
the identified conflict with the development plan.”
(para 41, Secretary of State letter of 18 June 2014)

7.43 At Leavesden Studios there was an application for expansion
including stages, offices, car parking and production support
buildings in the Green Belt (2016). The Council assessed the
scheme as:
“The proposal would therefore result in some harm to the
openness of the Green Belt and visual amenities of the
area. However, the main areas of visual change would
be from viewpoints that are generally already affected
by built development, with the new buildings read in
conjunction with the existing Studio buildings, and no higher.

With regard to the purposes of including land within the
Green Belt, given the location of the Studios between
settlements, and that the development in the Green Belt
would still retain a large backlot area which by its nature
is to remain undeveloped, with open fields beyond,
it is not considered that the proposal would constitute
unrestricted sprawl of large built up areas, would not
merge into neighbouring towns and would not encroach
into the countryside.
Overall, whilst the proposal would amount to inappropriate
development in the Green Belt the very special
circumstances demonstrated, on balance, are considered
to outweigh the harm of the proposal on the Green Belt,
by virtue of its inappropriateness and any other harm.”
The application was resolved to be approved by Three Rivers
DC and referred to the Secretary of State who declined to call
it in for his own determination despite the Green Belt status.
7.44 Every planning application is required to be determined on its
own merits and there is no right of precedent. What the recent
history of leading studios in the cluster shows is that the
making provision for growth is very important and the
circumstances at these sites have reached the scale of very
special circumstances to outweigh Green Belt and other
harms. In these cases the decision has been taken or
supported by the Secretary of State.
7.45 In the very special circumstances of this proposal at
Shepperton a grant of planning permission is justified.
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8

SUMMARY AND CONCLUSION
Implementing

8.1 The proposed expansion of Shepperton Studios is in direct
response to the current losses of major (blockbuster) inward
investment films to the UK because of the shortage of
stage space.
8.2 The scale of the lost production or potential demand is in the
order of £950m pa or c. 87,300 sq m (940,000 sq ft) of sound
stage spaces.
8.3 Government policy for the creative industries set out in the
new Industrial Strategy seeks to increase inward investment
in large film and HETV to the UK and deliver a doubling of
investment to £4bn per annum by 2025. This is an ambition
of scale and urgency.

The Mummy © Universal Pictures
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Shepperton Studios, like its sister Pinewood Studios, is a
famous UK production facility, which is rightly recognised
as one of the best in the world. Recent films produced at
Shepperton have included Christopher Robin and Marnma
Mia: Here We Go Again. Similarly, Pinewood has also been
used to produce recent hit films such as Star Wars: The Force
Awakens and SPECTRE.
Despite these recent successes, we are concerned that
several global blockbusters have not chosen to use the UK’s
production facilities, generally as a result of the lack of space,
and in particular the lack of sound stages. We are therefore
delighted to hear that Shepperton Studios intends to build
more sound stages, and increase their studio space, in order
to accommodate the level of growth in the UK film-making
and production sectors.”
Amanda Nevill CBE
CEO British Film Institute
26 July 2018

Inward investment from the production of international
feature film and high-end TV (HETV) drama reached record
levels in the UK in 2017. International feature films spent
£1.69bn in the UK - the highest figure since records began,
and a 23% increase on 2016. UK-shot titles contributing
to this stand-out year include Solo: A Star Wars Story
and Mission: Impossible - Fallout. HETV production In turn
generated a record £684m - 27.6% higher than 2016.
2018 is proving to be equally busy.
However, with this success come challenges: the UK’s
increased popularity as a filming destination has led to
severe capacity issues, most notably for studio space.”
Adrian Wootton OBE
CEO British Film Commission
2 August 2018

Film inward investment in the UK has grown by 92 per cent
over the last five years and high-end TV by 162 per cent.
With substantial increases in studio capacity and investment
in skills, it is feasible that in the period to 2025 our revenues
could nearly double to approximately £4bn a year.
Pinewood Studios Group is investing in a major extension
of its studio facility in Buckinghamshire, adding six new
soundstages, to be ready in 2019. This is phase two of an
expansion programme which saw five new stages opened in
2016, and which is currently operating at 100% capacity.
All of this amounts to a £200m investment initiative. The
group also has plans for a major expansion at its Shepperton
Studios, where it has recently acquired a new plot of land
adjacent to the existing site.”
Creative Industries Sector Deal
March 2018
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8.4 For the UK to make any meaningful progress in capturing this
increased market share it must have an expanded sound stage
space in the shorter term that has the ability to attract the
international blockbuster productions who have a choice of
the best global film clusters – of which London is a leader.

8.10 The application has set out a set of very special circumstances
that comprise:
• the scale and urgency of Government policy to grow film
inward investment which has to be afforded substantial
weight of national significance

8.5 The leading large film studio cluster in the UK is that of West
London in an arc that spans from Leavesden to Shepperton.
These studios comprise the UK’s globally competitive offer
to film production companies. London as a base with filming
in the arc is the UK’s only realistically competitive offer for
blockbuster film in a global context, and is also supportive
of HETV.

• the key strategic role and contribution of Shepperton being
essential if Government policy ambition is to be met for which
there is no alternative being of substantial weight

8.6 The scale and timing of growth is being partially met by
existing pipeline expansions at Leavesden and Pinewood
which will add 20,000 sq m (215,000 sq ft) floorspace.
The Shepperton proposal would add another 43,000 sq m
(465,000 sq ft). In combination this would make a significant
contribution to the estimated shortage of space.

• an important local set of community benefits particularly to
neighbours of the studios

8.7 The existing Shepperton Studios site is allocated for
continuing employment use and the redevelopment/
refurbishment of this part of the site could proceed under
a routine planning permission.
8.8 The proposed expansion is on to land allocated as Green Belt
having largely been restored from aggregate workings.
It is open land but otherwise unremarkable.
8.9 The Green Belt status of part of the site presents a policy
presumption against the proposed development which would
only be overcome by a set of very special circumstances which
are individually and cumulatively of substantial weight.

• the considerable economic and social benefits that would
flow from a Shepperton expansion comprising a private
sector investment in the order of £500m and which have a
national, regional and local significance of substantial weight

We want to continue producing feature films at Shepperton
because they offer the best support and personnel. However,
we are constrained by the studio’s capacity and lack of
suitable sound stages…. Without an expansion of Shepperton
Studios, some of our films will have to be produced elsewhere
in the world.
It is important to us to remain in the UK, so we welcome the
plans to build new sound stages at Shepperton to increase
the studio capacity and accommodate large budget films.”
Philip Steuer
Executive Vice President
Walt Disney Studios Motion Picture Production

• other spin off benefits to the UK’s regionally based studios,
the sustainable development form of the scheme and the
wider contribution to the development of arts and culture in
the UK and internationally
8.11 These factors individually and cumulatively represent a case
of very special circumstances of substantial weight that
outweigh the Green Belt harm by a considerable margin.
8.12 A grant of planning permission is therefore justified and is invited.

The lack of sound stages is a huge issue. Shepperton receiving
planning permission is crucial for the success of industry.”
Independent film producer
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Paddington 2 © Studio Canal

75

76

THE CASE FOR SPACE

Shepperton Studios Planning Application for Growth 2018

Shepperton is a key building block of the British film industry.
That’s what attracts the big Hollywood studios to come over
here and shoot their big blockbuster movies.”
Duncan Kenworthy
Producer

Netflix welcomes the proposed expansion of Shepperton
Studios in the UK. We would make great use of new facilities
for our original productions in the UK and recognize the
valuable effects that film production can bring – including
economic impact, sustained employment and skills
development, and cultural benefits such as screen tourism
and national branding.
In 2018, Netflix plans to spend approximately $8 Billion on
content worldwide, across more than 700 television and
film productions. We would like to be able to produce more
in the UK, and at Shepperton in particular; however, we are
limited by the lack of available space. Increasing the number
of sound stages to meet current and projected demand will
undoubtedly bring additional investment from our industry
to the United Kingdom.”
Netflix
5 August 2018

Mary Poppins Returns
© 2017 Disney Enterprises Inc.
All rights reserved

Victor Frankenstein © Twentieth Century Fox
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