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Limitations

URS Infrastructure & Environment UK Limited (&JRSQ has prepared this Report for the sole use of London
Legacy Development Corporation (&lientd in accordance with the Agreement under which our services were
performed [Job No. 47067038]. No other warranty, expressed or implied, is made as to the professional advice
included in this Report or any other services provided by URS. This Report is confidential and may not be
disclosed by the Client nor relied upon by any other party without the prior and express written agreement of
URS.

The conclusions and recommendations contained in this Report are based upon information provided by others
and upon the assumption that all relevant information has been provided by those parties from whom it has been
requested and that such information is accurate. Information obtained by URS has not been independently
verified by URS, unless otherwise stated in the Report.

The methodology adopted and the sources of information used by URS in providing its services are outlined in
this Report. The work described in this Report was undertaken between January 2014 and April 2014 and is
based on the conditions encountered and the information available during the said period of time. The scope of
this Report and the services are accordingly factually limited by these circumstances.

Where assessments of works or costs identified in this Report are made, such assessments are based upon the
information available at the time and where appropriate are subject to further investigations or information which
may become available.

URS disclaim any undertaking or obligation to advise any person of any change in any matter affecting the
Report, which may come or be brought to URSO6 attent

Certain statements made in the Report that are not historical facts may constitute estimates, projections or other
forward-looking statements and even though they are based on reasonable assumptions as of the date of the
Report, such forward-looking statements by their nature involve risks and uncertainties that could cause actual
results to differ materially from the results predicted. URS specifically does not guarantee or warrant any estimate
or projections contained in this Report.

Where field investigations are carried out, these have been restricted to a level of detail required to meet the
stated objectives of the services. The results of any measurements taken may vary spatially or with time and
further confirmatory measurements should be made after any significant delay in issuing this Report.

Copyright

© This Report is the copyright of URS Infrastructure & Environment UK Limited. Any unauthorised reproduction or
usage by any person other than the addressee is strictly prohibited.
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EXECUTIVE SUMMARY

Conclusions and Recommendations
Strategic Office Floorspace

Our analysis suggests that it is best to consider the Stratford City and Here East proposals in
the context of the central London office market. While there is a surplus of allocated and
proposed development over projected demand in this market we anticipate that there is a
reasonable prospect that Stratford City and/or Here East can capture a critical mass of this
demand. These schemes are relatively independent of local office and industrial demand
though there may be supply chain and catalytic benefits for other employment land in the
LLDC area.

Local Office and Industrial Floorspace

Our forecasts indicate that demand for industrial floorspace will continue to fall, and there is
the potential for this to be matched by an increase in local demand for office space, although
these changes are forecast to be modest, even under the high scenario.

Employment Impacts

We can apply employment densities® to the floorspace requirements above to calculate the
net impact on employment for each scenario. Employment densities provide the expected
average floorspace per full time-equivalent employeez. For this analysis we assume that all
future employment floorspace is occupied. For local office uses (i.e. excluding Stratford City
and Here East), our forecasts indicate that employment will grow by between 1,400 and 5,000
across the period. By contrast, industrial employment is expected to fall by between 100 and
600 people, with a central case contraction of 500. Combining these results give a range for
net employment of 900 to 4,900, depending on the scenario, with the central case being a net
increase in employment of 3,600.

Employment densities also provide an indication of the likely employment effects of pipeline
developments. Assuming that all planned developments are realised, and that all developed
floorspace is occupied (including the landmark developments at Here East and the
International Quarter at Stratford City), office employment in the LLDC area would grow by
between 44,700 and 47,400 jobs.

Employment Land Demand and Requirements

Our scenarios for demand growth suggest that it would be appropriate to release between 0.4
and 6.2 ha of industrial land and to promote the provision of between 17,100 sgm and 59,500
sgm of office type employment space (including allowance for frictional vacancy), either in
mixed-use areas and/or as part of mixed-use developments (with the caveat that this scale of
demand is a step change from historic trends and should be monitored carefully). The
remaining B2/B8 industrial land should be protected for B2/B8 use (i.e. the large industrial or
warehouse-type space typology).

Our analysis of industrial and employment typologies suggests that there might be some
limited potential for industrial provision to be included as part of mixed-use development
incorporating typologies compatible with residential, retail and leisure. This implies it could be

1 HCA Employment Density Guidance 2nd Edition (2010)
2 Industrial densities were calculated by applying values for the B2 and B8 categories, proportionate to their relative land uses in the
LLDC area
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appropriate to release a slightly larger quantum of industrial land than our forecast
recommends, provided that this is balanced by higher targets for employment floorspace in
mixed-use development.

Overall Policy Recommendations
Overall we recommend that the LLDC:
1 Release/de-designate between 0.4 and 6.2 ha of industrial land in the Local Plan.

1 Protect all remaining industrial type land in the LLDC area for appropriate employment
use. The Draft Local Plan has a combination of site allocations and generic policies
with the aim of encouraging a diverse range of businesses to locate within clusters of
activity. Care is needed with such an approach as a number of the industrial activity
typologies are not consistent with mixed use development.

1 Seek to secure between 17,100 sgm and 59,500 sgm of office and/or workshop type
employment space either as single-use developments and/or as part of mixed use
developments over the plan period.

When considering the policy response to the potential to retain or release industrial sites,
LLDC has the option to encourage particular forms of employment in locations which fit with
the overall regeneration vision alongside the observed quality and functionality of the sites as
observed in this ELR.

Quality and Characteristics of Employment Land

The site survey split the LLDC area into 16 parcels. Each parcel was assessed for its
suitability for B1 and B2/B8 uses, using the following criteria:

For B1 uses:
9 Access to public transport
1 Access to facilities and amenities; and
1 Overall quality of environment as employment parcels
For B2/B8 uses:
1 Transport accessibility
1 Impacts on surrounding amenity
1 Servicing of businesses; and
1 Availability of parking.
The key conclusions of the site survey are summarised in the table below.

Summary of Site Survey Findings

Sub-area 1: Sub-area 2: Sub-area 3: Sub-area 4:
Hackney Wick | North Stratford Central and Bromley-by-
and Fish Island and Eton South Bow, Three

Manor Stratford, and Mills and
Queen Pudding Mill
Elizabeth Park
South
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Access to facilities and Poor Average Good Good
amenities
Overall quality of existing Poor Good Good Average
environment as employment
parcels
Access to public transport Good Average Good Poor
Transport accessibility Good Average Average Average
Impacts on surrounding Poor Average Good Average
amenity
Servicing of businesses Good Good Good Good
Availability of parking Good Good Good Good

Owing largely to high levels of transport accessibility and excellent access to amenities and
facilities, Central and South Stratford, and Queen Elizabeth Park South is deemed the most
appropriate location for office use. This conclusion is supported by the forthcoming extension
of office space at Stratford City.

Many of the sites have characteristics that are suitable for B2/B8 employment use. These
include good access to the road network, adequate servicing and widely available parking.
Bad neighbourhood uses were observed in a majority of sites, although many are generated
through the functioning of B2/B8 employment types.

Demand Forecast
Central London Office Market

A large proportion of the planned office development in the LLDC area, including most notably
the Stratford City International Quarter and Here East (formerly called iCITY) Strategic
Industrial Location primarily relate to the central London office market, and thus are not
appropriate to consider within the local PMA. We have considered the forecast success of
these sites in terms of the overall balance of demand and supply in the Central London office
market, alongside the comparison of these sites against the competing alternative sources of
potential supply.

The proposed supply of high quality office space across Central London looks is expected to
exceed demand. The 6.5 million sgm supply of additional floorspace both allocated and/or
proposed is more than the projected increase in demand of 4 million sgm. Thus an inherent
risk exists that new sites attempting to attract a share of this market will be unable to fill vacant
space.

Our assessment judges that Stratford City has favourable characteristics relative to the
number of other locations it is in competition with. The critical mass of high quality office space
this development offers, in addition to the proximity to the Westfield Stratford City shopping
centre and excellent public transport links, is expected to attract a concentration of office
occupiers that alternative sites are considered less likely to achieve. There is a reasonable
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chance that Stratford City can capture a critical mass of the wider Central London office
market.

Local Office Demand

Our assessment of the demand for local office floorspace forecasts that the historical pattern
of increases in both office employment and floorspace across the property market area (PMA)
will continue, with the LLDC area continuing to gain an increasing share of local office
demand. The local office market can continue to provide generally small, cost effective units
which can for example allow clusters of small businesses an opportunity to provide support
services to the larger occupants elsewhere. Three demand scenarios are proposed. They
range from high growth, where the LLDC area gains an increasing share of the local office
market due to the increased connectivity and proximity to amenities the area offers, to low
growth, where the local office market grows in line with the PMA. A range of 1.2% to 3.7%
compound annual growth rates are forecast, with the central case scenario of an annual
increase of 3.1%.

Industrial Demand

Our assessment of the demand for industrial land forecasts that the historical decline in
industrial occupations and land across the PMA will continue, albeit to a lesser extent in line
with the less pessimistic GLA future employment projections.

Three demand scenarios are proposed. The high growth scenario predicts that the LLDC area
will gain an increasing share of industrial demand due to a possible increase in prosperity of
Blc light industries. The significant quantity of workshops and warehouses observed in the
area are suitable space typologies to facilitate this expansion. The low growth scenario, by
contrast, predicts businesses continuing to close or relocate outside of the area. This will
result in a decline in industrial demand equal to elsewhere across the PMA. The scenarios
result in a range of -0.3% to -1.0% compound annual growth rates.

Gap Analysis
Net Requirements for Local Office Floorspace

Taking into account the need for frictional vacancy and the vacancy rates observed through
the site survey, a positive net requirement for local office floorspace is forecast.



Local Office Floorspace Demand 2014 -2031
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Demand for office floorspace Low Medium High
(saqm)

A. Actual gross B1 floorspace 2014 19,200

B. Current vacant floorspace (7%) in excess of 300

optimum rate (8%)

C. Additional demand for B1 floorspace 2014-2031 14,100 43,700 53,400

D. Additional floorspace required for frictional 2,700 5,000 5,800

vacancy

E. Gross additional demand for B1 floorspace 2014- 36,200 68,200 78,700

2031

F. Net additional demand for B1 floorspace 2014- 17,100 49,000 59,500

2031

Source: URS (2014). Figures may not sum due to rounding.

We forecast an additional net demand for between 17,100 sqm. to 59,500 sgm. of local office
floorspace in the LLDC area. All of these scenarios are to varying degrees optimistic. The low
growth scenario projects a modest increase on historic growth rates (which are from a low
base) and the other scenarios assume that the area captures a disproportionate amount of the

demand from the wider PMA.
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Net Requirement for Industrial Land

Taking into account the need for frictional vacancy and the vacancy rates observed through
the site survey, a negative net requirement for industrial land is forecast.

Industrial Employment Land Demand  2014-2031

Additional elements of demand for industrial land Low Medium High
(hectares)

A. Supply of occupied industrial land 2014 47.2
B. Vacant industrial land 2014 (4%) 1.9
C. Gross industrial land 2014 (A+B) 49.0

i 0,
D. Forgcast change in land demand to 2031 (at 45% 75 6.8 22
plot ratio)
E. Market equilibrium!| evel s of vacan 3.2 3.2 3.6
in 2031 at 8%
F. Additional requirement for vacant land (market 1.3 1.4 1.7
equilibrium levels of frictional land (E) minus current
vacant land (B))
G. Gross demand for industrial land 2014-2031: 41.0 41.7 46.7
(C)+(D)+(F)
H. Net change (gross demand 2014-2031 (G) -6.2 -5.5 -0.4
minus current gross industrial land supply (C))
I. Net change per annum (ha) -04 -0.3 0.0

Source: URS (2014). Figures may not sum due to rounding

This forecast implies a surplus of employment land in the area of between 0.4 ha and 6.2 ha in
the LLDC area. The central case growth scenario is for -5.5 ha between 2014 and 2031, or -
0.3 ha per annum.

11
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1 INTRODUCTION

URS Infrastructure and Environment UK Ltd (URS), together with Ramidus Consulting, were
commissioned by the London Legacy Development Corporation (LLDC) to undertake an
employment land review (ELR) of the LLDC area.

This ELR will form an integral part of the evidence base needed to support the review of
policies and preparation of the LLDC&6 s L o c altlwill Bd used .by the LLDC to inform its
future approach to the provision, protection, release or enhancement of employment land and
premises. The review updates and builds on a wide range of relevant work, including:

1 Borough-level ELRs for the four host boroughs, produced in 2011 for Newham, 2009
for Tower Hamlets, 2009 for Waltham Forest, and 2010 for Hackney;

1 The London-wide assessment of industrial land made in the Greater London
Aut horityos 2010 | rdndsesearchairforming thelGLB dane fori n e
Industry and TransportSuppl ementary Pl 8Gning Guidancebd

1 Previous reports looking specifically at industrial land within the Lower Lea, including a
2003 business survey“, and a 2008 report on employment space5

1 Other reports looking at the London office market more broadly, including the London
Office Policy Review®, and a property market appraisal of Tech City/the City Fringe
OAPF for the Greater London Authority7

The National Planning Policy Framework (NPPF)8 outlines the principles that local planning

authorities should follow in preparing their evidence base to inform employment land policies.

The GLA Land for Industry and Transport Supplementary Planning Guidance (SPG) provides

more London-specific guidance. The need for local planning authorities to produce an up-to-

date employment land study and the suggested format is outlined in Office of the Deputy

Prime Ministerds (ODPM) Guidance Note on Empl oy
methodology applied in this study is in line with NPPF, GLA Land for Industry and Transport

SPG and the ODPM guidance.

Structure of this Report

We have structured our analysis as follows:

Chapter 2 is an assessment of the supply of employment land within the LLDC area
Chapter 3 presents the forecast for demand and the growth scenarios in the LLDC area

Chapter 4 provides a gap analysis, comparing growth scenarios with current supply in the
LLDC area

Chapter 5 summarises the conclusions of the report, and makes recommendations for
retention, release and intensification of sites within the LLDC area.

The socio-economic and planning contexts are presented in Appendices A and B.

B3Londonds I ndustrial L a fodtheB>aAs Movemhee2010URS wi t h DTZ
4 Lower Lea Business Survey, URS, January 2004

5 Employment Space in the Lower Lea Valley, URS with Glenny LLP for the LDA and LTGDC, August 2008
6 London Office Policy Review, GLA, 2012

7 Forthcoming

8 NPPF, paragraphs 160 to 161

12
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QUALITY AND CHARACTE RISTICS OF EMPLOYMENT LAND
Introduction

This section provides a summary of the key findings of the field survey of the LLDC area. It

focuses on t he siteso condition, u tDuel to ghet i on,

interchangeable nature of B1c and B2/B8 sites, which often have similar uses, light industry
land uses are classified under the B2/B8 grouping for the purposes of this analysis from
hereon in unless otherwise stated.

Our assessment of the supply of employment land has included a review of 16 parcels of land
for their suitability for office (B1) and industrial/warehousing (B2/B8) land uses. The
boundaries of these parcels are set out in the following section.

The suitability of parcels was assessed through surveys and supplemented by desk based
research. The survey methodology and criteria are based on factors and issues set out in the

Office of the Deputy Prime Minister6 s Empl oy ment Land Review Guida

GLA Land for Industry and Transport SPG (2012) and guidance set out in the NPPF (2012).

These criteria have been tailored and refined basedont he consultancy ,t eamds

and the specific context within East London.
Parcels Identified Within the LLDC Area

For the purposes of the supply assessment the LLDC area was subdivided into 16 parcels of
land. The parcels comprise a total area of 92.7 ha of employment land. The parcels within
each sub area were identified by taking account of building typologies, character areas, uses,
infrastructure lines and potential ownership.

Table 2.1 below lists the 16 parcels that were surveyed against site appraisal criteria set by
URS (see Appendix E Criteria for suitability for B1 employment use, and Appendix F Criteria
for suitability for B2/B8 employment use). As parcel 2.3 contains no employment land and
does not have the opportunity for other land use aspirations it is excluded from this analysis.
Figure 2.1 shows the parcel locations across the LLDC area.

The area was initially divided into the four sub-areas outlined within the Local Plan. These are:
1 Sub Area 11 Hackney Wick and Fish Island, containing parcels 1.1 to 1.5
1 Sub Area 21 North Stratford and Eton Manor, containing parcels 2.1 to 2.3

1 Sub Area 3 i Central and South Stratford, and Queen Elizabeth Park South,
containing parcels 3.1 to 3.3; and

1 Sub Area 47 Bromley-by-Bow, Three Mills and Pudding Mill, containing parcels 4.1 to
4.4.

13
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Table 2.1 Surveyed Parcels

Employment Land Employment
Parcels Employment Hubs Uses Land (ha)
Parcel 1.1 Fish Island South (Strategic Industrial Location, Preferred Mixed B1 and 11.7
Industrial Location) B2/B8 uses
Parcel 1.2a | Chapman Road (Locally Significant Industrial Site) B2/B8 8.6
Parcel 1.2b | Wick Lane and Crown Close, Fish Island (Other Industrial Mixed B1 and 9.9
Location) B2/B8 uses
Parcel 1.3 Lee Conservancy Road, Osbourne Road and Buxhall Cresent| Mixed B1 and 4.7
(all Locally Significant Industrial Sites); Hackney Wick Local B2/B8 uses
Employment Location (Other Industrial Location)
Parcel 1.4 None Bl 1.1
Parcel 1.5 Here East (Strategic Industrial Location, Industrial Business B1 4.9
Park)
Parcel 2.1 Leyton Road North (Locally Significant Industrial Site) B2/B8 2.6
Parcel 2.2 Temple Mills Lane (Locally Significant Industrial Site)° None 25
Parcel 2.3 None None 0.0
Parcel 3.1 Rick Roberts Way (Locally Significant Industrial Site) Mixed B1 and 6.1
B2/B8 uses
Parcel 3.2 None Mixed B1 and 1.9
B2/B8 uses
Parcel 3.3 Stratford Town Centre Extension B1 11.2
Parcel 4.1 None B2/B8 3.7
Parcel 4.2 Sugar House Lane (Locally Significant Industrial Site) B2/B8 4.1
Parcel 4.3 None B2/B8 125
Parcel 4.4 Cooks Road (Locally Significant Industrial Site) Mixed B1 and 7.0
B2/B8 uses
Total 92.7

Source: URS (2014)

9 Note: No B1, B2 or B8 employment uses were found in this parcel. It does contain land for transport and therefore the potential for
other land use aspirations.

14
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Figure 2.1 Map of Parcels

o a2 a4 ve os 1

Reproduoed bum Ordaarce Suvey dglel mes dele © Crown copyrght 2013
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Source: URS
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2.3 Breakdown of Use Types and Vacancy Rates

An analysis was conducted of the use types and vacancy rates in the area. The use types

inform the nature of employment that exists in the area, for example industrial land uses will

contain industrial employment activities. The vacancy rates are an indication of the si t e s 6
ability to gain and keep tenant s, suitabilitydorteeirt her e f
current uses.

Table 2.2 presents a breakdown of the different land use classes by each Local Plan sub-
area. It highlights that the majority of employment land is located in sub-areas 1 and 4. The
North Stratford and Eton Manor sub-area (sub-area 2) has the lowest quantum of employment
land, with recent developments focusing on residential provision.

Office land use, including vacant sites, currently accounts for a small proportion (8%) of overall
employment land use in the LLDC area. In contrast, B2/B8 sites, including vacant sites,
constitute 53% of employment land.

Vacancy rates provide insight into the success of local employment sites. Vacancy rates
across all sub areas are low overall. The 1.9ha of vacant industrial land equates to
approximately 2% of all industrial land in the LLDC area. Vacancy rates are similarly low for
office floorspace, at an estimated 7%. This is the figure cited by the London Office Policy
Review® as the optimal frictional vacancy rate to allow for the transition between occupiers™.

10 The 1.9ha of vacant industrial land is predominantly found in Clusters 1.2a (0.6ha), 1.2b (0.2ha), 1.3 (0.7ha) and 3.2 (0.3ha).
11 See paragraph 3.7 of the Land for Industry and Transport Draft SPG (Mayor of London; February 2012) for a fuller explanation of
frictional vacancy. Bullet point four relates most appropriately to this ELR.

16



Table 2.2 Use Types in the LLDC Area (ha)

LLDC Area

Employment Land Review

Use Type Sub-area 1: Sub-area 2: Sub-area 3: Sub-area 4: Total
Hackney Wick | North Stratford Central and Bromley-by-
and Fish Island and Eton South Bow, Three
Manor| Stratford, and Mills and
Queen Pudding Mill
Elizabeth Park
South
B1 5.7 0.0 0.8 0.5 7.0
B2/B8 27.6 2.6 6.8 10.1 47.2
Mixed use: B1 and 0.8 0 0 0 0.8
Non-Industrial
Mixed use: B2/B8 0.7 0 0 0 0.7
and Non-Industrial
Vacant Industrial 1.6 0.0 0.3 0.0 1.9
Land
Land for Transport 0.2 25 10.6 3.9 17.2
Functions/Car
Parking
Waste 4.0 0.0 0.0 0.0 4.0
Management/
Recycling
Utilities 1.0 0.0 0.8 12.9 27.4
Total (ha) 40.8 5.2 19.3 235 92.7

Source: URS (2014). Figures may not sum due to rounding.

17




LLDC Area
Employment Land Review

2.4 Space Typologies

As part of our analysis of the supply of employment land within the LLDC area, we recorded
details of the typologies of commercial premises as we surveyed them. This allows us to look
at existing employment space through the lens of its compatibility with mixed-use

development.

Table 2.3 Space Typologies

Typology

Description

Small office-type space

Estimated to be <500sgm

Large office-type space

Can be sub-divided; >500sgm

Workshop-type space

Light industrial or artistic studio; higher ceiling; possibly
multi-storey; no loading bay/vehicle access direct to
all/most units (especially if multi-storey)

Small industrial or warehouse-type
space

Purpose-built shed; loading bay; usually with high ceiling;
<500sgm

Large industrial or warehouse-type
space

Purpose-built shed; loading bay; usually with high ceiling;
>500sgm

Retail-type space™?

Usually with public frontage; ground level; higher ceiling;
<500sgm

Yard

Outdoor site with small buildings (if any); usually a sui
generis use

Only some of the above typologies are compatible with mixed-use development; small and
large office spaces, retail spaces and workshops are all potentially suitable for close proximity
to residential units. Similarly, some typologies offer more flexibility than others, with workshop-
type space being a good example of a typology that can work as either an office or an
industrial space, or a hybrid of the two.

Figure 2.2 is a map of typologies across the LLDC area. Figure 2.3 and Figure 2.4 provide
more detailed maps of sub areas 1 and 4 respectively.

12 Note that retailers were beyond the scope of this study, meaning that the retail category applies to the nature and design of the
premises, not to the primary activity of the business.

18
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Figure 2.3 Space Typologies in Hackney Wick and Fish Island
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Figure 2.4 Space Typologies in Bromley-by-Bow, Three Mills and Pudding Mill
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Table 2.4 presents a breakdown of the hectares of land occupied by each use type by sub
area across the LLDC area.

Table 2.4 Space Typologies by Sub Area

Sub-area 1:| Sub-area 2:| Sub-area 3:| Sub-area 4:
Hackney North| Central and| Bromley-by-
Wick and | Stratford and South| Bow, Three
Typology Fish Island| Eton Manor Stratford, Mills and Total %]
and Queen| Pudding Mill
Elizabeth
Park South
Small Office 0.3 0.0 0.3 0.2 0.8 5.0%
Large Office 1.6 0.0 0.6 0.1 2.3 14.1%
Workshop 1.6 0.0 0.1 0.2 1.9 11.1%
Small Industrial 15 0.2 0.1 0.6 2.3 14.0%
or Warehouse
Large Industrial 5.3 0.4 2.0 0.8 8.5 51.3%
or Warehouse
Retail 0.0 0.0 0.2 0.0 0.2 1.2%
Yard 0.4 0.0 0.0 0.2 0.6 3.3%
Total (ha) 10.6 0.5 3.4 2.1 16.7

Source: URS (2014)

Table 2.4 shows that buildings accommodating employment uses have a footprint within the
LLDC area of 16.7ha, the majority of which is found in the Hackney Wick and Fish Island and
Bromley-by-Bow, Three Mills and Pudding Mill sub areas. Larger industrial or warehousing
and Yard sites have the largest footprint of any of the typologies, with 65% of the total
premises footprint of this space typology. Office building space makes up 19% of the total
premises footprint, with an additional 11% covered by workshop-type space (although both
types of space are generally more than one storey).

Comparing the typologies data in Table 2.4 with the land uses in Table 2.2 suggests that the
majority of workshop-type space falls within the industrial use classes, and is therefore
industrial in character. The quantum of B1 space as measured by the land use survey (13%) is
very similar to the office premises footprint as measured by the typology analysis (19%),
implying that the 1.9ha of workshop space falls within the 87% of land uses identified as B2 or

B8.
Parcel Suitability for B1 (Office) Land Use

Although the majority of the land uses in the parcels are currently in industrial use, it is still
relevant to assess the suitability of parcels for office use as over the long term planning period
there could be potential for change of use.
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Drawing upon our field survey and desk research, we have reviewed all of the parcels for their
suitability for office uses. The most significant and relevant criteria for determining the
suitability of land parcels for B1 use are listed below:

A Access to public and road transport: B1 land users usually require better access to
public transport than industrial (B2/B8) land users (who require better access to the
road network)

A Access to facilities and amenities: To adequately service the needs of employees; and

A Overall quality of environment as employment parcels: The nature of their activities
means that the quality of the environment is usually less important to industrial
occupiers (B2/B8) than office occupiers (B1).

The following sections summarise the key findings of the parcel field surveys in relation to their
suitability for either office or industrial/warehousing uses.

Access to Public Transport

Office employment benefits from better workforce mobility, which is linked to public transport

access. In our analysis, access to public transport for employment parcels was assessed
through Transport for L o nrd Accesswility L&vAld) mdp® PDALIi ¢ Tr
relates to the distance from any given point to the nearest public transport stops and the

frequency of the service from those stops. The result is a grade from 1-6 where PTAL of 1

indicates a very poor access to the location by public transport, and a PTAL of 6 indicates a

very good access by public transport.

Six of the parcels were considered to have poor or very poor access to public transport as
they had PTAL ranging from 1b to 3. Overall the parcels located in close proximity to Stratford
and Stratford International stations, with train and underground services, as well as Bromley-
by-Bow underground station, had the highest PTAL levels. All parcels within Sub Area 3
contained at least one area with the highest possible PTAL rating of 6.

Table 2.5 below presents the parcels with poor or very poor Public Transport Access.

Table 2.5 Parcels with Poor or Very Poor Public Transport Access

Parcel PTAL Level Parcel Area (ha)
Parcel 1.1 2 11.7
Parcel 1.2B 2 9.9
Parcel 1.4 2 1.1
Parcel 1.5 2 4.9
Parcel 4.2 2 4.1
Parcel 4.3 2/3 12.5
Total 44.2
% of surveyed land 48%

Source: URS (2014)
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Access to Facilities and Amenities

Parcel so access t o facilities and fietdmaumey.t i es
Developments containing office uses are ideally located in close proximity to/ with good
access to facilities and amenities which can serve the needs of employees and businesses,

including:
A Shops
A Restaurants
A Cafes/ food retailers; and
A Professional services

The following criteria were used to assess parcelsdaccess to amenities:

There is a selection of food retailers and shops. These are located within the business
Very Good ) . " ) :
location or accessible within a five minute walk of the parcel area.
Good There is some selection of food retailers. These are located within a five to ten minute
walk.
Poor There is a limited selection of food retailers. These are located within a ten to fifteen
minute walk.
None or very limited selection of food retailers. These are located more than a fifteen
Very Poor )
minute walk.

Access to facilities and amenities is generally found to be better towards the east of the LLDC
area, in the North Stratford and Eton Manor and Central Stratford and the Southern Queen
Elizabeth Olympic Park sub areas. This is largely due to the relative proximity to Stratford City
and Westfield shopping centre.

By contrast, the majority of parcels in the Hackney Wick and Fish Island areas have poor
access to facilities and amenities. This poor access may be in part due to the low PTAL
ratings for these parcels. Parcel 1.1, containing the SIL site around Wick Lane, is the only area
surveyed judged to have a very poor level of access to facilities. Overall, almost two-thirds
(65%) of sites are deemed to have poor or very poor access to facilities and amenities.

Overall Q uality of the Environment

The overall quality of each area was assessed against the condition of buildings and quality of
environment.

To receive the Good or Very Good designation the majority (over 50%) land within the parcels
had to fulfil the following criteria:

Very Good i the streets and the public realm within and surrounding the parcel are of
very good quality. There is sufficient street lighting and no perceived personal safety
issues. The business area is not polluted by noise or air pollution from neighbouring

Quality of uses and/or heavy street traffic.
environment ) o _ _
Good i the streets and public realm within and surrounding the business parcel are of

good quality but it does not reach the
shows signs of aging, etc.) There are no perceived safety issues.
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Very Good i buildings in immaculate state, no signs of paint coming off, windows and
Building window frames in very good condition, immediate surrounding/grounds well kept.

condition Good i buildings in good condition, small areas where paint might come off, etc.,
grounds in reasonable state.

In total the quality of the environment and public realm in 12 of the land parcels were
considered to be in @ooddcategory i three-quarters of the 15 parcels surveyed™. No parcels
were considered to be of &/ery Gooddquality. Further, the conditions of buildings in 13 of the
land parcels were also considered to be d&oodbéor &/ery Goodd All parcels within the North
Stratford and Eton Manor and Central and South Stratford, and Queen Elizabeth Park South
sub areas were deemed to be of this level. Four parcels”, three of which were in the Hackney
Wick area, had a majority of buildings in &/ery Goodbdcondition.

To receive the Poor or Very Poor designation the majority (over 50%) of buildings within the
parcels had to fulfil the following criteria:

Poor i the streets and the public realm within and surrounding the business area are
of poor quality (potholes, litter, poorly maintained or damaged street furniture). There
is not enough street lighting and some perceived safety issues. The business area
might be polluted by noise or air pollution from neighbouring uses and/or heavy street
Quality of traffic.

environment
Very Poor i the streets and the public realm within and surrounding the business area

are of very poor quality (potholes, litter on street, not collected rubbish, etc.) There is
not enough street lighting and there are perceived safety issues. There is noise and/or
air pollution from neighbouring uses and/or heavy street traffic.

Poor 1 paint coming off, cracks and windows in poor state, plus surroundings are

poorly kept.
Building

condition Very Poor i building still in use but in very poor condition; paint coming off in large

areas, some windows broken, surroundings not maintained and/or littered and/or
cluttered with rubbish.

Three of the four parcels considered to have an environment and public realm that is in either

doordor &/ery Poordcondition are located in the Hackney Wick and Fish Island sub area.

Parcel 4.4, containing Marshgate Lane, was the only site to be considered of Very Poor overall

quality. Many of thef act or s t hat @eomd rpblultiec t oé suthrashwises i gn at
or air pollution, or heavy traffic i are a consequence of the predominantly industrial activities

that take place on industrial land, which tend to create a low quality public realm and/or not

require the public realm to be of as high a quality in comparison to office uses.

Additionally, only parcel 1.1 was recorded to have a majority (over 50%) of buildings in &oord
or &ery Poordcondition. Half of the buildings in parcel 4.4 were considered in Poor condition.
Although the majority of parcels are in &Gooddor &/ery Gooddcondition, over half of the sample
(eight) contain at least a quarter of buildings in d?ooréor &/ery Poorécondition.

Table 2.6 below lists the employment parcels with the majority (over 50%) of buildings
assessed as being in Goodbor &/ery Goodd ondlition.

13 Cluster 2.2 is excluded from this analysis as it does not contain any surveyable buildings
14 Clusters: 1.2B, 1.3, 1.4 and 2.1
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Table 2.6 Parcels in Good or Very Good Condition

URS Parcel No. Quality of Condition of Buildings Size (ha)
Environment
Parcel 1.2A Good Good 8.6
Parcel 1.2B Good Good 9.9
Parcel 1.3 Good Good 4.7
Parcel 1.4 Good Very Good 1.1
Parcel 1.5 Good Very Good 4.9
Parcel 2.1 Good Good 2.6
Parcel 3.1 Good Very Good 6.1
Parcel 3.2 Good Good 1.9
Parcel 3.3 Good Very Good 11.2
Parcel 4.3 Good Good 12.5
Total 63.6
% of total surveyed land 69%

Source: URS (2014)

Parcel Suitability for B2/B8 Land -Use

This section is an assessment of the par cel s 6
uses. This is based on different criteria than those used to assess parcel suitability for B1 uses
due to the differing requirements associated with B2/B8 uses. Parcel 2.2, which has no
potential for employment land-use, has been excluded from this analysis.

At present, some of the parcels contain office uses. However it is still relevant to assess all
i ndu sterm planhirg \periodehere u s i n g

parcel sb sui

tability

could be potential for change of use.

The most relevant and significant factors for the development of land for B2/B8 uses are listed
below. These factors correspond to the criteria contained in Annex 3 of the GLA Land for

Industry and Transport SPG:

>

uses

> >
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Transport accessibility: the strategic access to roads and other forms of transport
Impacts on surrounding amenity: the presence of sensitive receptors, such as
residential uses, that are adversely affected by amenity impacts related to industrial

Servicing of businesses: the existence of designated and adequate space; and
Availability of parking: whether adequate to accommodate the needs of businesses.
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Transport Accessibility

The strategic transport accessibility of employment parcels was determined both through
desk-based research and site visits. Criteria used to assess this included:

A Strategic road access, and
A Ability of businesses to make use of other forms of transport e.qg. rail, water.

The GLAG6s SPG on Land f o'f recbgnises thé mportaace af tHEr an s p c
accessibility of SILs to the strategic road network and potential for transport of goods by rail
and/or water transport.

The assessment found that eleven of parcels have good access or are in close proximity to
the trunk road network. The Hackney Wick and Fish Island, and, North Stratford and Eton
Manor Sub Areas have particularly good access to the Al2, both East Cross Route and
Blackwall Tunnel Northern Approach. Central and South Stratford, and Queen Elizabeth Park
South, has additional good access to Leyton Road (A112) whereas Bromley-by-Bow, Three
Mills and Pudding Mill is bisected by the A11l. However, our consultation with businesses
suggests that although access to the road network is good, traffic occurring most
predominantly from the Blackwall Tunnel is often problematic.

Despite good access to the road network, the majority of parcels did not allow business to
make use of alternative forms of transport. Access to waterways and wharves was either
deemed to be indirect or inaccessible within 13 of the parcels. Direct access to the River Lee
was found in three parcels, all located within the Hackney Wick and Fish Island sub area.
Further, none of the parcels surveyed provided direct access to railheads.

Table 2.7 lists the transport accessibility for each parcel included within this assessment.

15 Greater London Authority (2012) Land for Industry and Transport SPG [online] available at:
http://www.london.gov.uk/priorities/planning/publications/land-for-industry-and-transport-spg
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Table 2.7 Parcels by Transport Accessibility
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Strategic Road Access to Access to Railhead

Parcel Access Waterways and Employment Land

Wharfs (ha)
Parcel 1.1 Direct Indirect Direct 11.7
Parcel 1.2a Direct Indirect Indirect 8.6
Parcel 1.2b Direct Indirect Indirect 9.9
Parcel 1.3 Indirect Direct Indirect 4.7
Parcel 1.4 Indirect Direct Indirect 11
Parcel 1.5 Indirect Direct Indirect 4.9
Parcel 2.1 Indirect Indirect Indirect 2.6
Parcel 2.2 Direct Indirect Indirect 25
Parcel 3.1 Indirect Indirect Indirect 6.1
Parcel 3.2 Indirect Indirect Indirect 1.9
Parcel 3.3 Indirect Indirect Indirect 11.2
Parcel 4.1 Direct Indirect Indirect 3.7
Parcel 4.2 Indirect Indirect Indirect 4.1
Parcel 4.3 Indirect Indirect Indirect 12.5
Parcel 4.4 Indirect Indirect Indirect 7.0
Total 92.7

Source: URS (2014)

Impact on Surrounding Amenity

A parcel was perceived as having a negative impact on the neighbourhood if its use was
assessed as generating/ associated with at least two of the following list of; noise pollution, air
pollution, smell, HGV traffic and significant car traffic. These impacts are characteristic of the
industrial activities that take place within industrial sites and are not necessarily detrimental to
their functioning as employment sites. However, such negative impacts can be an issue for
areas adjacent to residential space.
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In total, five of the parcels®® were identified as having one bad neighbourhood use, the
majority of which is in the form of noise pollution. A further four parcels'’ were determined to
have two or more bad neighbourhood uses, all of which contain HGV traffic and noise pollution
as contributing factors. Therefore, sites for conversion to office use in these clusters would
need to consider the impact of these bad neighbourhood uses.

Servicing of Businesses

For parcels where B2/B8 land-use predominates, it is important that there is designated and
adequate space for the servicing of businesses. The assessment looks for the presence of
loading/ unloading facilities either on-street or off-road, and/or loading bays. The suitability of
existing servicing arrangements within each parcel was assessed during the field survey.

The field survey identified that, as expected, all 12 parcels that contain some form of B2/B8

landcuse currently have adequate serviThe rengainiigor t he

parcels which do not currently contain any B2/B8 uses did not have adequate space for the
servicing of businesses, though this requirement could be fulfilled following redevelopment.

Availability of Parking

B2/B8 uses are more commonly found in areas with poor public transport accessibility,
therefore, it is important that there is adequate parking space to accommodate the needs of
businesses as there is increased likelihood that employees will travel to work by car. Public
transport accessibility is poor in a considerable proportion of the parcels surveyed.

The availability and type of parking within each parcel was assessed during the field survey.
The field-survey found that, in all but one of the parcels containing B2/B8 land-uses, current
parking is at least adequate, with the vast majority of parcels having dedicated parking on site.
Only in parcel 4.1, containing Bromley-by-Bow station, was there found to be an insufficient
level of parking for the needs of businesses currently located on this parcel.

Conclusio ns

We carried out a qualitative field survey of the land in the LLDC area, combined with desktop
research. This assessment was carried out against pre-determined site appraisal criteria. Due
to the different site characteristics required by office (B1) and industrial (B2/B8) users, our
analysis has assessed the suitability of parcels according to the requirements of each use
class.

Owing largely to the high levels of transport accessibility at Stratford, Public Transport
Accessibility Levels (PTALs) are 6 @pddor 6 v e pogdorgthe majority of parcels surveyed. As
good public transport accessibility is an important factor for office development, this could
drive future office floorspace expansion in these areas. This trend can already be seen with
the forthcoming extension of office space at Stratford City. The field survey also identified
access to facilities and amenities to be significantly better in Central and South Stratford, and
Queen Elizabeth Park South than elsewhere. This is also expected to increase the
attractiveness of the area as an employment location particularly for office use, thus potentially
leading to increased demand to occupy and develop office space in these locations.

I n terms of the parcel sd sldisurvaypand deskyassésament
established that many of the sites have characteristics which make them suitable for B2/B8
employment use. The majority of parcels have good access to the road network, although

16 Clusters 2.1, 2.2, 2.3, 3.2 and 4.4
17 Clusters 1.1, 1.2A, 1.3 and 4.1
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information gathered by consulting local stakeholders suggests that traffic and congestion
arising from the proximity to the Blackwall Tunnel in particular is perceived as
disadvantageous for these sites. Of the parcels containing B2/B8 land-uses, all were deemed
to have adequate servicing for the needs of existing businesses, and all but one had sufficient
parking spaces. Five of the 16 parcels surveyed had some form of bad neighbourhood use,
although many are generated through the functioning of the sites to their employment uses,
and as such may be deemed suitable for B2/B8 use.
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PROJECTED DEMAND FOR OFFICE AND INDUSTRIAL SPACE

Introduction

This section forecasts the future demand for industrial and office space in the LLDC area
between 2014 and 2031. We structure our analysis as follows:

1 We define the Property Market Areas (PMAs) for office and industrial space, and
present some contextual data on floorspace and employment

1 To assess future demand for office space we consider the office market at two levels:

o we look at prospects for Stratford City and Here East as a source of supply to
the Central London office market, and consider the relative merits of Stratford
City versus a selection of the other major new office developments coming
forward across London

0 we consider three demand scenarios for the local office market, excluding
Stratford City and Here East.

1 We build three demand scenarios for industrial space, based on different assumptions
including the ability of the LLDC area to capture and accommodate demand from
other industrial sites within the A12 and A13 corridors.

1 We bring these scenarios together to give an envelope of future demand for
employment land across the LLDC area.

Our approach to estimating demand for industrial land and office space is compliant with the
NPPF, &mployment Land Reviews: Guidance Noted(2004) and the GLA dand for Industry
and Transport6SPG (September 2012). It is also compliant with the draft dNational Planning
Practice Guidanced(NPPG). Our approach synthesises published employment projections with
historic floorspace trends and local economic drivers specific to the property market area
(PMA) in whichthe LLDC6 s i ndustri al and office markets oper

Property Market Area s

Industrial and office property markets rarely correspond to local government administrative
boundaries. Businesses searching for sites or premises will typically consider a number of

similar locations. We use the conceptofadé pr oper t y mar kAePMA willtendto be( P MA) .
the main area of search for its relevant activities.

The PMA for Stratford City and Here East is taken to be the central London office market,
covering the West End, City, Canary Wharf and potential new peripheral offerings including
the LLDC locations.

We take the most appropriate PMA for the purposes of considering local demand for office
and industrial space within the LLDC area to encompass the following boroughs:

Barking & Dagenham
Hackney

Haringey

Newham

Redbridge

Tower Hamlets; and
Waltham Forest.

> D> Dy D>
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These boroughs together are considered to form a reasonably coherent wider area of potential
market activity. To the west of the PMA is the northern CAZ area (Camden and Islington) and
outer north London (Barnet and Enfield) which have different market characteristics in terms of
demand profile and supply viability. Similarly further east is Havering, which merges into outer
London; while south of the river (for example, Greenwich) tends to form another distinctive
market area.

The office market in our PMA ranges from areas of relatively insubstantial activity and
presence to some mature and dense markets. In the latter category are areas such as Canary
Wharf, and the Hackney City Fringe. In other areas the market is less substantial. The
industrial market in the area is varied in character.

Historic al Trends

Before presenting our forecasts of demand we present the context of historic trends and
activity.

(One aspect to bear in mind in looking at these trends is to ask the questions whether decline,
in particular in more local areas, is due to falling demand and/or a process of industrial uses in
particular being pushed out by other higher value uses. If the latter process is taking place
then this also raises a question on whether such trends are appropriate in terms of wider
policy objectives and efficiency).

Histo rical Employment Trends

Historic employment data is drawn from the Annual Business Inquiry (ABI) between 2000 and
2008 and the Business Register and Employment Survey between 2008 and 2012. Both
datasets are compiled by the Office for National Statistics (ONS). They are both expressed at
a Standard Industrial Classification (SIC) level, not by use class. To estimate employment by
use industrial land class (office, industry and warehousing uses, as per our ELR definition) we
have identified those sectors which typically operate from B1, B2 and B8 use classes. The
linking of sector to use class draws upon our work for other London boroughs in which we
have determined employment land by relevant sector'®. By this approach we estimate
workplaces employment by use class as set out in Table 3.1 and Figure 3.1.

Table 3.1 Historical Employment 2000 to 2012

Business
Area Type 2000 2012 Diff % CAGR
LLDC boroughs Office 136,800 222,800 +63% +5.9%
Industrial 62,200 40,900 -34% -3.5%
PMA Office 180,200 262,000 +45% +4.8%
Industrial 101,700 72,900 -28% -3.1%

Source: URS; ONS 2013. Figures may not sum due to rounding.

18 For example see the London Industrial Land Release Benchmarks and North East and South East Baseline, URS,
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Historical Floorspace Trends

The Valuation Office Agency (VOA) records the amount of floorspace in an area for tax
purposes (the assessment of business rates) by building type. The VOA released
experimental commercial floorspace data in May 2012, covering the period 2000 to 2012".
The historic employment floorspace trend across the PMA and the LLDC boroughs are shown
in Table 3.2 and Figure 3.2.

Table 3.2 Change in Industrial and Office Floorspace 2000 to 2012

Business 2000 2012 Compound Annual

Area Type 6 0 §gMi 6 0 Syt Diff % Growth Rate (CAGR)
LLDC boroughs Office 2,200 3,300 +53% +3.6%
Industrial 4,600 2,900 -37% -3.8%

PMA Office 2,600 3,700 +42% +3.0%
Industrial 6,700 4,700 -30% -2.9%

Source: URS; VOA 2012 (Figures may not sum due to rounding)

19 Although the VOA states that they are currently evaluating this data set, it is considered a robust enough dataset to analyse trends in
employment floorspace across the PMA for the purposes of this ELR. It is available at:
http://www.voa.gov.uk/corporate/statisticalReleases/120517_CRLFloorspace.html
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Figure 3.2 Change in PMA Industrial and Office Floorspace 2000 to 2012
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Theobserved increase in office floorspace

S

Revi ewd® ThB Gepart )estimates that nearly 69% of the four LLDC bor oughs 6

office floorspace in 2012 was within Tower Hamlets, due primarily to the presence of Canary
Wharf. Office floorspace provision has risen in three of the boroughs since 2009, most notably
in Hackney where a 213% increase is observed, (which we assume is primarily a reflection of
its location next to the City and growth in the City and City Fringe). Only Newham shows a

contraction in office floorspace over this period (at 79% of the 2009 measure).

Historical Land Use Trends

We have two historical point-estimates of the quantum of industrial space within the LLDC
area: estimates made by URS in 2010 for the Industrial Land Baseline Report (2010)% and in

2006 for the North East and South East London Industrial Land Baseline (2007)%.

Figure 3.3 uses this information to show how the distribution of land uses has evolved since

2006.

20 North East and South East London Industrial Land Baseline, URS, 2007
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Figure 3.3 Land Uses in the LLDC Area 2006 to 2014
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Figure 3.3 shows that the quantum of space used for all of the listed industrial uses (with the
exception of transport) besides office has declined since 2006. The largest contractions are
found within warehousing and industrial (manufacturing) uses, with declines of 62% and 48%
respectively across the eight-year period. This is in line with the observed decline in industrial
floorspace across the PMA (see Table 3.2 and Figure 3.2).

Figure 3.4, Figure 3.5 and Figure 3.6 show on a map of the LLDC area the evolution of land
uses aggregated in Figure 3.3 above. The reduction in the quantum of industrial and
warehousing land is particularly evident, with areas 1.4, 1.5, 4.2 and 4.4 showing the largest
losses. In this context, the maps show the resilience of industrial activity at Hackney Wick and
Fish Island; although increasingly interspersed with non-industrial uses, the area has retained
its predominantly industrial character. Much of the loss of industrial and warehousing land can
be attributed to the facilities required to host the Olympic and Paralympic Games. The maps
together with Figure 3.3 highlight is the increasing use of land for transport purposes, due to
the construction of Stratford International station and the Crossrail development.
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Figure 3.4 Use Types in the LLDC Area (2006)
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