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Limitations
URS Infrastructure & Environment UK Limited (‘URS’) has prepared this Report for the sole use of London
Legacy Development Corporation (‘Client’) 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 URS’ attention after the date of the Report.
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
1

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
2
average floorspace per full time-equivalent employee . 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 sqm and 59,500
sqm 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:


Release/de-designate between 0.4 and 6.2 ha of industrial land in the Local Plan.



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.



Seek to secure between 17,100 sqm and 59,500 sqm 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:


Access to public transport



Access to facilities and amenities; and



Overall quality of environment as employment parcels

For B2/B8 uses:


Transport accessibility



Impacts on surrounding amenity



Servicing of businesses; and



Availability of parking.

The key conclusions of the site survey are summarised in the table below.
Summary of Site Survey Findings
Sub-area 1:
Hackney Wick
and Fish Island
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Sub-area 2:
North Stratford
and Eton
Manor

Sub-area 3:
Central and
South
Stratford, and
Queen
Elizabeth Park
South

Sub-area 4:
Bromley-byBow, Three
Mills and
Pudding Mill
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Access to facilities and
amenities

Poor

Average

Good

Good

Overall quality of existing
environment as employment
parcels

Poor

Good

Good

Average

Access to public transport

Good

Average

Good

Poor

Transport accessibility

Good

Average

Average

Average

Impacts on surrounding
amenity

Poor

Average

Good

Average

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 sqm supply of additional floorspace both allocated and/or
proposed is more than the projected increase in demand of 4 million sqm. 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
8
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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
B1c 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.
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Local Office Floorspace Demand 2014-2031
Demand for office floorspace

Low

Medium

High

(sqm)
A. Actual gross B1 floorspace 2014

19,200

B. Current vacant floorspace (7%) in excess of
optimum rate (8%)

300

C. Additional demand for B1 floorspace 2014-2031

14,100

43,700

53,400

D. Additional floorspace required for frictional
vacancy

2,700

5,000

5,800

E. Gross additional demand for B1 floorspace 20142031

36,200

68,200

78,700

F. Net additional demand for B1 floorspace 20142031

17,100

49,000

59,500

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

We forecast an additional net demand for between 17,100 sqm. to 59,500 sqm. 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

D. Forecast change in land demand to 2031 (at 45%
plot ratio)

-7.5

-6.8

-2.2

E. Market equilibrium levels of vacant land for ‘friction’
in 2031 at 8%

3.2

3.2

3.6

F. Additional requirement for vacant land (market
equilibrium levels of frictional land (E) minus current
vacant land (B))

1.3

1.4

1.7

G. Gross demand for industrial land 2014-2031:
(C)+(D)+(F)

41.0

41.7

46.7

H. Net change (gross demand 2014-2031 (G)
minus current gross industrial land supply (C))

-6.2

-5.5

-0.4

I. Net change per annum (ha)

-0.4

-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.
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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’s Local Plan. It will be 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:


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;



The London-wide assessment of industrial land made in the Greater London
3
Authority’s 2010 Industrial Land Baseline and research informing the GLA ‘Land for
Industry and Transport Supplementary Planning Guidance’ SPG



Previous reports looking specifically at industrial land within the Lower Lea, including a
4
5
2003 business survey , and a 2008 report on employment space



Other reports looking at the London office market more broadly, including the London
6
Office Policy Review , and a property market appraisal of Tech City/the City Fringe
7
OAPF for the Greater London Authority
8

The National Planning Policy Framework (NPPF) 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-todate employment land study and the suggested format is outlined in Office of the Deputy
Prime Minister’s (ODPM) Guidance Note on Employment Land Reviews (ELR) (2004). The
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.

3 London’s Industrial Land Baseline, URS with DTZ for the GLA, November 2010
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

LLDC Area
Employment Land Review

2

QUALITY AND CHARACTERISTICS OF EMPLOYMENT LAND

2.1

Introduction
This section provides a summary of the key findings of the field survey of the LLDC area. It
focuses on the sites’ condition, utilisation, and suitability for investment. Due to the
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 Minister’s Employment Land Review Guidance Note (2004), the
GLA Land for Industry and Transport SPG (2012) and guidance set out in the NPPF (2012).
These criteria have been tailored and refined based on the consultancy team’s experience,
and the specific context within East London.

2.2

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:


Sub Area 1 – Hackney Wick and Fish Island, containing parcels 1.1 to 1.5



Sub Area 2 – North Stratford and Eton Manor, containing parcels 2.1 to 2.3



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



Sub Area 4 – Bromley-by-Bow, Three Mills and Pudding Mill, containing parcels 4.1 to
4.4.
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Table 2.1 Surveyed Parcels
Parcels

Employment Hubs

Parcel 1.1

Fish Island South (Strategic Industrial Location, Preferred
Industrial Location)

Parcel 1.2a

Chapman Road (Locally Significant Industrial Site)

Parcel 1.2b

Employment Land
Uses

Employment
Land (ha)

Mixed B1 and
B2/B8 uses

11.7

B2/B8

8.6

Wick Lane and Crown Close, Fish Island (Other Industrial
Location)

Mixed B1 and
B2/B8 uses

9.9

Parcel 1.3

Lee Conservancy Road, Osbourne Road and Buxhall Cresent
(all Locally Significant Industrial Sites); Hackney Wick Local
Employment Location (Other Industrial Location)

Mixed B1 and
B2/B8 uses

4.7

Parcel 1.4

None

B1

1.1

Parcel 1.5

Here East (Strategic Industrial Location, Industrial Business
Park)

B1

4.9

Parcel 2.1

Leyton Road North (Locally Significant Industrial Site)

B2/B8

2.6

Parcel 2.2

Temple Mills Lane (Locally Significant Industrial Site)9

None

2.5

Parcel 2.3

None

None

0.0

Parcel 3.1

Rick Roberts Way (Locally Significant Industrial Site)

Mixed B1 and
B2/B8 uses

6.1

Parcel 3.2

None

Mixed B1 and
B2/B8 uses

1.9

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

12.5

Parcel 4.4

Cooks Road (Locally Significant Industrial Site)

Mixed B1 and
B2/B8 uses

7.0

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.
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Figure 2.1 Map of Parcels

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 sites’
ability to gain and keep tenants, and are therefore an indication of the sites’ suitability for their
current uses.
Table 2.2 presents a breakdown of the different land use classes by each Local Plan subarea. 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
10
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
6
11
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.
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Table 2.2 Use Types in the LLDC Area (ha)
Use Type

B1

Sub-area 1:
Sub-area 2:
Hackney Wick North Stratford
and Fish Island
and Eton
Manor

Sub-area 3:
Central and
South
Stratford, and
Queen
Elizabeth Park
South

Sub-area 4:
Bromley-byBow, Three
Mills and
Pudding Mill

Total

5.7

0.0

0.8

0.5

7.0

27.6

2.6

6.8

10.1

47.2

Mixed use: B1 and
Non-Industrial

0.8

0

0

0

0.8

Mixed use: B2/B8
and Non-Industrial

0.7

0

0

0

0.7

Vacant Industrial
Land

1.6

0.0

0.3

0.0

1.9

Land for Transport
Functions/Car
Parking

0.2

2.5

10.6

3.9

17.2

Waste
Management/
Recycling

4.0

0.0

0.0

0.0

4.0

Utilities

1.0

0.0

0.8

12.9

27.4

40.8

5.2

19.3

23.5

92.7

B2/B8

Total (ha)

Source: URS (2014). Figures may not sum due to rounding.
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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 <500sqm

Large office-type space

Can be sub-divided; >500sqm

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;
<500sqm

Large industrial or warehouse-type
space

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

12

Retail-type space

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

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 workshoptype 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.
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Figure 2.2 Space Typologies in the LLDC Area
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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

Typology

Sub-area 1: Sub-area 2:
Hackney
North
Wick and Stratford and
Fish Island Eton Manor

Sub-area 3: Sub-area 4:
Central and Bromley-bySouth Bow, Three
Stratford,
Mills and
and Queen Pudding Mill
Elizabeth
Park South

Total

%

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
or Warehouse

1.5

0.2

0.1

0.6

2.3

14.0%

Large Industrial
or Warehouse

5.3

0.4

2.0

0.8

8.5

51.3%

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%

10.6

0.5

3.4

2.1

16.7

Total (ha)
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.
2.5

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:


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)
 Access to facilities and amenities: To adequately service the needs of employees; and
 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 London’s PTAL (Public Transport Accessibility Levels) maps. PTAL
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 Bromleyby-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
Parcels’ access to facilities and amenities was assessed during the field survey.
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:





Shops
Restaurants
Cafes/ food retailers; and
Professional services

The following criteria were used to assess parcels’ access to amenities:
Very Good

There is a selection of food retailers and shops. These are located within the business
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.

Very Poor

None or very limited selection of food retailers. These are located more than a fifteen
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 Quality 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:

Quality of
environment

Very Good – 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
uses and/or heavy street traffic.
Good – the streets and public realm within and surrounding the business parcel are of
good quality but it does not reach the ‘very good’ standard (some litter, street furniture
shows signs of aging, etc.) There are no perceived safety issues.
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Building
condition

Very Good – buildings in immaculate state, no signs of paint coming off, windows and
window frames in very good condition, immediate surrounding/grounds well kept.
Good – 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
13
considered to be in ‘Good’ category – three-quarters of the 15 parcels surveyed . No parcels
were considered to be of ‘Very Good’ quality. Further, the conditions of buildings in 13 of the
land parcels were also considered to be ‘Good’ or ‘Very Good’. All parcels within the North
Stratford and Eton Manor and Central and South Stratford, and Queen Elizabeth Park South
14
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 ‘Very Good’ condition.
To receive the Poor or Very Poor designation the majority (over 50%) of buildings within the
parcels had to fulfil the following criteria:

Quality of
environment

Poor – 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
traffic.
Very Poor – 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 – paint coming off, cracks and windows in poor state, plus surroundings are
poorly kept.

Building
condition

Very Poor – 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
‘Poor’ or ‘Very Poor’ condition 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 the factors that contribute to a ‘Poor’ public realm designation – such as noise
or air pollution, or heavy traffic – 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 ‘Poor’
or ‘Very Poor’ condition. Half of the buildings in parcel 4.4 were considered in Poor condition.
Although the majority of parcels are in ‘Good’ or ‘Very Good’ condition, over half of the sample
(eight) contain at least a quarter of buildings in ‘Poor’ or ‘Very Poor’ condition.
Table 2.6 below lists the employment parcels with the majority (over 50%) of buildings
assessed as being in ‘Good’ or ‘Very Good’ condition.

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
Environment

Condition of Buildings

Size (ha)

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)

2.6

Parcel Suitability for B2/B8 Land-Use
This section is an assessment of the parcels’ suitability for B2/B8 (Industrial/Warehousing)
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
parcels’ suitability for industrial/warehousing use as over the long-term planning period there
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:






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
uses
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:



Strategic road access, and
Ability of businesses to make use of other forms of transport e.g. rail, water.
15

The GLA’s SPG on Land for Industry and Transport recognises the importance of the
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 A12, 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 A11. 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
Strategic Road
Access

Access to
Waterways and
Wharfs

Access to Railhead

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

1.1

Parcel 1.5

Indirect

Direct

Indirect

4.9

Parcel 2.1

Indirect

Indirect

Indirect

2.6

Parcel 2.2

Direct

Indirect

Indirect

2.5

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

Parcel

Total

Employment Land
(ha)

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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16

In total, five of the parcels were identified as having one bad neighbourhood use, the
17
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
land-use currently have adequate servicing for the existing business’ needs. The remaining
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.
2.7

Conclusions
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 ‘good’ or ‘very good’ on the 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.
In terms of the parcels’ suitability for B2/B8 uses, the field survey and desk assessment
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.

30

LLDC Area
Employment Land Review

3

PROJECTED DEMAND FOR OFFICE AND INDUSTRIAL SPACE

3.1

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:


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



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

o

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



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.



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, ‘Employment Land Reviews: Guidance Note’ (2004) and the GLA ‘Land for Industry
and Transport’ SPG (September 2012). It is also compliant with the draft ‘National Planning
Practice Guidance’ (NPPG). Our approach synthesises published employment projections with
historic floorspace trends and local economic drivers specific to the property market area
(PMA) in which the LLDC’s industrial and office markets operate.
3.2

Property Market Areas
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 concept of a ‘property market area’ (PMA). A PMA will tend to be
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.
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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.
3.3

Historical 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).

Historical 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
18
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

Area
LLDC boroughs

Business
Type

2000

2012

Diff %

CAGR

136,800

222,800

+63%

+5.9%

62,200

40,900

-34%

-3.5%

Office

180,200

262,000

+45%

+4.8%

Industrial

101,700

72,900

-28%

-3.1%

Office
Industrial

PMA

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, 2007
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Figure 3.1 PMA Historical Employment 2000 to 2012
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Source: URS; ONS 2013

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
19
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

Area
LLDC boroughs

PMA

Business
Type

2000
‘000sqm

2012
‘000sqm

Diff %

Compound Annual
Growth Rate (CAGR)

Office

2,200

3,300

+53%

+3.6%

Industrial

4,600

2,900

-37%

-3.8%

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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The observed increase in office floorspace is supported by the GLA ‘London Office Policy
6
Review’ (2012) . This report estimates that nearly 69% of the four LLDC boroughs’ gross
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
3
area: estimates made by URS in 2010 for the Industrial Land Baseline Report (2010) and in
20
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

Source: URS (2006, 2010, 2014)

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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Figure 3.5 Use Types in the LLDC Area (2010)
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Figure 3.6 Use Types in the LLDC Area (2014)

21

21 It should be noted that the Here East site in Area 1.5 has not been included in the office calculations. It will include several uses
when fully operational.
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By contrast, the quantum of office space within the LLDC area has increased significantly
since 2006. Our survey data suggests the amount of land used for office buildings over the
period has doubled: equivalent to an annual average growth rate of 15%.
Calculating the Compound Annual Growth Rates from 2006 to 2014 on the basis of this data
gives the growth rates shown in Table 3.3 below.
Table 3.3 Change in Land Uses in the LLDC area 2006 to 2014
Land Uses

Compound Annual
Growth Rates

Industrial

Warehouse

Office

Waste and
Utilities

Transport

Vacant
Industrial

-8%

-11%

15%

-1%

64%

-8%

Source: URS (2007, 2010, 2014)

Table 3.3 shows both a significantly greater historical decline in land for industrial and
warehousing uses and a greater increase in office land in the LLDC area than is observed
across the PMA (see Table 3.2). Given the transformation of the area, increase in residential
values, and development pressures and planning permission decisions there is a strong
likelihood this greater difference in industrial decline is at least in part driven by competing
demands for land rather than underlying structural decline and locational requirements.
3.4

Strategic Office Market Trends and Drivers
Analysis of LLDC employment land planning application data shows there is a positive net
22
development pipeline for office use, equal to between approximately 536,400 sqm to
23
569,300 sqm across the planning period. The majority of this is located at Stratford City , a
new Metropolitan Centre encompassing retail, office, hotel, residential and leisure space. The
International Quarter has recently started construction, is proposed to include up to 450,000
sqm (~4.5m sqft) of office floorspace targeted at the Central London office market.
The Here East Strategic Industrial Location (Industrial Business Park/iCITY) is another
example of a regionally-significant employment site looking to capture a portion of London’s
office demand. Ambitions are for the Here East site, which includes the former Press and
Broadcast Centres on Queen Elizabeth Park, to become a digital and creative hub to rival
Tech City. The developers, Delancey and Infinity SDC, have just received planning approval
from the LLDC’s planning committee.
We view these proposed developments as primarily relating to the central London office
market.
One of the lessons of large scheme developments around the fringe of central London (such
as More London, London Bridge City and Paddington), is that they created critical mass within
a context of good public transport and high quality public realm. Canary Wharf also created
critical mass early on, but its key to success was the early commitment of two signature
occupiers.

22 Office consists of B1a and B1b use classes for the purpose of this study.
23 Approximately 90% of the total office floorspace development currently holding planning permission.
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Overall we consider the key questions to be:


how does the International Quarter and Here East fit within the overall balance of
projected demand and supply for the central London office market, and



how do they compare in relation to competing alternative sources of potential supply?

The allocated and/or proposed supply of high-spec office space across Central London looks
set to outpace demand: taken together, landmark new office developments can be expected to
add 6.5 million sqm to supply, compared with a forecast for overall demand for office space
within central London of 4 million sqm over the London Plan period, meaning a significant risk
6
that some new sites will be unable to fill vacant space .
This context suggests our second key question is particularly relevant – i.e. how does the
International Quarter and Here East compare to competing sources of supply? In Table 3.4
we compare the relative merits of Stratford City versus the other key new developments
across London.
Table 3.4 Summary of Attractiveness of Alternative Sources of Supply
Potential for
expansion

Public
transport
connectivity

Proximity to
Central London
core market

Social and
cultural
infrastructure

Affordability

West End

Good
(intensification)

Very good

Excellent

Excellent

Very expensive

City

Good
(extending in to
the fringe)

Very good

Excellent

Moderate

Expensive

Canary Wharf/Isle of
Dogs

Good

Good

Good

Moderate

Expensive

City Fringe

Good

Good

Good

Good

Reasonable

Kings Cross

Moderate

Very good

Good

Moderate

Reasonable

Vauxhall/Nine Elms

Good

Good/
Moderate

Moderate

Poor

Reasonable

Stratford City

Good

Good

Moderate

Moderate

Reasonable

Greenwich Peninsula

Good

Good/
moderate

Moderate

Poor

Reasonable

Royal Docks

Good

Moderate

Poor

Poor

Reasonable

As an illustration of the nature of potential competition Chinese developer ABP and the Mayor
of London have agreed a £1bn deal to transform a 14ha (35 acre) site at the Royal Albert
Dock into a new business district. It is proposed to consist of 320,000 sqm (~3.2m sqft) of high
40

LLDC Area
Employment Land Review

quality work, retail and leisure space, of which 250,000 (~2.5m sqft) will be prime office space.
It is unclear whether the demand that this development will attract could be characterised as
‘new’ demand, boosted by the site’s links to the Asia-Pacific region, or whether it will simply
represent a transfer of demand from elsewhere in London. If the latter, it is a good example of
a development in direct competition with developments planned for the LLDC area.
Overall we judge that Stratford City, while having favourable characteristics, is in competition
with a number of other locations with similar attractions. The International Quarter and the
Here East schemes propose to deliver high volumes of space that will be on a par with central
London offices in terms of quality and specification. With close proximity to both the Westfield
Stratford City shopping centre and public transport links offered by Stratford International
Station, office space in this area could attract a concentration of office occupiers that other,
more scattered sites would be unlikely to achieve. The International Quarter and Here East
have the right ingredients to replicate successful schemes, but they will need to attract some
high profile occupier interest early on. The advantage that these schemes have, together, is
that they have the potential to create the critical mass that has not existed to date.
On balance, we consider that there is a reasonable chance that Stratford City can capture a
critical mass of the wider Central London office market.
3.5

Local Office Market Trends and Drivers
In terms of other elements of office demand the local market is already well established. It is
also clear that much of the office stock is not of a high quality and some is ageing. For this
community to grow organically it will be important to provide, even on a limited scale, for stock
renewal – providing generally small, cost effective units in clusters where small business
communities can establish.
The local office market offers an opportunity to support the CAZ. Large occupiers attract
support services requiring smaller, more cost effective office space. This could be a key
market for the growth of the LLDC office market, over and above the organic growth
mentioned above. (An example of how this could be manifested is that if Here East is
established there could be a range of media-related supply chain companies that are attracted
to the area). It is also clear that London is generating significant growth in start-up businesses
and micro-businesses generally. There is growing recognition of the need to provide incubator
units, managed offices and co-working spaces for small businesses. The LLDC, with a large
hinterland, is well placed to provide space for this growing section of the market.
Whether these businesses have functional relationships with the larger occupiers (in terms of
supply chain relationships), or whether they are attracted by the established office location and
its supporting infrastructure, is less important than the fact that they are attracted. It will be
important therefore that the LLDC area is able to provide a range of occupancy solutions in
terms of size, specification and cost. They should be located as close as possible to the centre
of activity.

3.6

Industrial Space Trends and Drivers
The LLDC area, like many areas on the fringe of central London, has been shedding industrial
activity for decades. This area has lost a significant quantum of industrial land recently, due in
part to it hosting the recent Olympic and Paralympic Games. This is a process that is expected
to continue but the rate of decline may tend to reduce. However there are more positive
prospects for quasi-industrial businesses and for property and space that is appropriate to
think of in the wider context of land allocated for employment use.
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As the London economy has evolved and grown, so a complex ecosystem of ancillary
businesses has developed, including building services, catering, cleaning, courier services,
design, food and drink, hospitality services, IT back-up services, marketing services, media
production, office supplies, printing, security, training and many others. The survey of local
occupiers shows the presence of such businesses.
The question is whether the prospects for growth of such demand are positive. There are two
reasons to believe they are. First, the central London economy continues to grow, and so its
demand on such services will grow. The LLDC area is able to offer premises at competitive
rents and a location that is within easy reach of central London by road. As the central
business district pushes further eastwards (for example through Aldgate), so lower margin
businesses are likely to be displaced and seek alternative premises is lower cost locations.
The LLDC area is well placed to receive such occupiers.
In terms of the premises needs, these businesses often require clean, functional space, of a
higher standard than many traditional local industrial estates provide. The buildings should be
simple and functional in design, and available in a range of sizes. Often there is benefit in
these spaces being capable of being used for production space, office space, workshops and
repair, and storage and distribution. Ideally they should be provided on integrated estates with
good management. Access is paramount both in terms of getting to clients efficiently and also
24
in terms of access and turning space for delivery trucks .
3.7

Other Relevant Information, Trends and Drivers

Sectoral Trends and Survey Results
Our business survey suggested the following sectoral trends, which we have taken into
account in developing our demand forecast:


Overall, the business base has undergone significant change in recent years: 46% of
businesses we spoke to had moved into their current premises within the last three
years, compared with 29% of those consulted for the Lower Lea Business Survey in
2003. Although that survey covered a slightly larger study area, the results are
suggestive of large-scale upheaval within the area in the last decade. A large number
of businesses having recently moved into current premises is only indicative of growth
in a given sector. It could alternatively result from businesses relocating from
elsewhere in the LLDC area, for instance, or from a high turnover of businesses in a
given sector.



Service sector businesses look to be the key new arrival: 79% of service sector
businesses within the study area have moved into their current premises within the
last three years. This compares with 46% of manufacturers, 25% of arts and culture
businesses, and 13% of wholesalers, and suggests that services could be a growth
sector within the LLDC area.



Within services, the financial and legal services sector looks to be disproportionately
represented among new arrivals, with 90% of respondents having taken up their
current premises within the last three years.



Within manufacturing, the survey results provide tentative evidence that independent
food and drinks manufacturers are a growing presence in the area. We interviewed

24 Also see our industrial typologies analysis, which makes a distinction between space requiring vehicular access and loading bays,
and space more suited to multi-story premises
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eight such businesses, seven of which had moved to the area within the last two
years.


Industrial businesses are a diminishing group: excluding artists’ studios, the
manufacturing, utilities, construction and transport sectors together constitute a third
of the businesses active within the LLDC area, with non-industrial activities accounting
for two thirds. The Lower Lea survey from 2003 found a roughly equal split between
industrial and non-industrial uses (though again, this covered a slightly larger study
area, encompassing more industrial sites).



We identified 218 individual artistic spaces in our survey, the vast majority of which
were workshop spaces occupied by individual artists.



Looking ahead, the manufacturing and services sectors displayed the most optimism
about their need for extra space in the coming year: 30% of manufacturing
respondents and 26% of service-sector businesses thought they would need more
space, compared with 17% of wholesalers and 8% of those working within the artistic
sector.



Within manufacturing, food and drink looks to be a key growth sector, with 75% of
respondents predicting expansion in the coming year.



Manufacturers and service providers had similar expectations for workforce
expansion: 47% of manufacturing businesses and 52% of services businesses
thought they would need to hire more people in the coming year, compared with 17%
of wholesalers (other groups were not sufficiently represented to draw conclusions).

Respondents gave a variety of reasons for choosing to locate in the study area, but the key
advantages were: access to public transport and the road network; the benefits of working
among a cluster of like-minded businesses; and affordability.

Infrastructure Investment and Regeneration Initiatives
There are numerous major regeneration and growth initiatives in the LLDC area that if
successful should continue to help boost demand for employment space.
Perhaps most relevant is the investment in Crossrail with a new Crossrail station at Stratford
due to open in 2018. As has already been documented Crossrail is already having a positive
25
impact on investment around its stations and this effect could boost demand for employment
uses in the LLDC area beyond historic trends.
The Fish Island, Hackney Wick and Northern Olympic Fringe Area Action Plans all include
examples of policy initiatives that may impact upon employment land demand, including:






Fish Island, Policy FI 4.1, ‘[the borough will] work with partners, including the LLDC
and the GLA to develop a regeneration and investment strategy for Fish Island SIL to
encourage and enhance the offer as a competitive location attractive to modern
industry’
Hackney Wick AAP, Objective 4, ‘[the borough will] ensure that the area contains all of
the key components to attract and retain a broader range of businesses and people
that will boost the local economy and create new jobs’; and
Northern Olympic Fringe AAP, Policy NOF1 (D), ‘The Council will seek to encourage
increased provision of office use by small and medium sized businesses’.

25 For example see ‘Crossrail a shot in the arm for London property developers’, Financial Times, 6th March 2014.
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These approaches will be continued within the Local Plan when adopted. (For a more in depth
review of the policy context please refer to Appendix B Policy and Literature Review). These
regeneration initiatives should have some positive effect on the local employment land market
for both office and industrial uses.
3.8

Forecast for Stratford City and the Central London Office Market
Overall we judge that there are reasonable prospects that the International Quarter and Here
East individually or in combination can generate a critical mass and successfully launch large
scale office development. Under this scenario all or most of the proposed office/employment
floorspace under one or both of these two schemes would be developed and occupied during
the Local Plan period.
As both these sites are relatively self-contained and aimed at a different market the
implications in terms of these proposals for the rest of the LLDC area might be potentially
relatively limited. The context in which these schemes could have knock-on implications for
elsewhere are if they succeed in generating supply chain and catalytic effects which lead to
wider growth in demand. An example of this effect could be the attraction of digital and media
type companies to service Here East. Such effects are considered as one of the components
informing our higher growth scenarios for local demand.

3.9

Forecasts for the Local Market for Office and Industrial Space
Employment Forecasts
To inform our projections of local employment space and land demand we place this in the
context of work on employment forecasts. (This is in addition to historic employment trends
presented in Section 3.3).
26

Employment forecasts for London boroughs are produced by GLA Economics . The most
27
recent forecasts were issued by the GLA in 2013 . The forecasts are considered the most
robust available information on future employment trends by London borough. They are based
on a ‘triangulation’ process, which marries macro-economic employment forecasts on a
regional level to micro-economic factors at borough level. These include:




Trend analysis of the major employment sectors in each borough taking account of
the effects of the recent recession and prospects for future growth
Transport improvements planned for each borough, and
The availability of land for the development of new office employment sites in each
borough (the forecasts assume that vacant industrial sites become residential over the
time period).

Table 3.5 and Figure 3.7 present the employment forecasts across the PMA.

26 Further information on the methodology used in these projections may be found in the following link:
http://www.london.gov.uk/sites/default/files/llmp.pdf
27 The GLA only publishes overall borough employment forecasts and does not produce forecasts by industrial or office uses.
Therefore to covert the overall employment forecasts to industrial and office land uses the relevant proportion of industrial and office
employment of total forecast employment from the London Employment Time Series publication (GLA, 2010) is taken and then applied
to the overall employment forecasts. This process is outlined in GLA Working paper 51.
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Table 3.5 Employment Forecasts 2014 to 2031

Area

Business Type

LLDC boroughs

Office
Industrial

PMA

Office
Industrial

2014

2031

CAGR
2014-31

131,700

154,900

+1.0%

55,300

47,300

-0.9%

179,000

206,000

+0.8%

87,700

73,300

-1.0%

Source: URS; GLA Borough Employment Projections (2010, 2013);
Figures may not sum due to rounding. Note: The methodology GLA use to define industrial and office employment is
slightly different to the ABI and BRES data as shown in Table 4.2 above. This explains the differences in employment
numbers between 2012 and 2014 as shown in the two tables. However, the growth trends are what are used in the
forecast and these are considered robust.

Figure 3.7 PMA Employment Forecasts 2014 to 2031
250,000

Employment

200,000
Industrial
Employment

150,000
100,000

Office
Employment

50,000

2031

2030

2029

2028

2027

2026

2025

2024

2023

2022

2021

2020

2019

2018

2017

2016

2015

2014

0

Source: URS; GLA Borough Employment Projections (2010, 2013)

Synthesis of Historical Trends and Projections
Our synthesis forecast approach takes trends in historic floorspace provision as a basis for
forecasting future employment land demand. We use this to create our central case demand
scenario. The historic floorspace trends are projected by a linear function and adjusted for
regional economic changes by incorporating an adjustment factor. The adjustment factor is the
ratio of forecast employment to historic employment.
The adjustment factor is then applied to historic change in floorspace to determine the
floorspace forecast. The results are shown in Table 3.6. The table shows the historic trend
based on past floorspace changes, historic and forecasted annual employment changes for B
use classes, the adjustment term and the adjusted average annual floorspace demand for the
period 2014 to 2031. This CAGR for historic floorspace and employment and forecast
employment are taken from preceding tables.
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Table 3.6 Synthesis Forecast for Employment Floorspace within the PMA
Floorspace
CAGR

Employment
CAGR

2000-2012

2000-2012

2014-2031

Adjusted average
annual floorspace
demand

Local Office

+3.0%

+4.8%

+0.8%

+0.5%

Industrial

-2.9%

-3.1%

-1.0%

-1.0%

Business type

Source: URS (2014)

Table 3.6 above shows the synthesised demand trend for offices and industrial uses between
2014 and 2031. The projected trend for the demand for local office space is a growth of 0.5%
per annum and for industrial space is -1.0% per annum on average across the PMA.
We now consider the specific factors that will influence demand for employment land within
the LLDC area, including sectoral trends and regeneration initiatives, before moving to
consider the local market for office and industrial space.

Scenarios for Local Office Demand Growth
We have created three scenarios to indicate the varying degrees to which the LLDC area may
capture the projected demand for commercial space within the PMA. Comparing office
28
floorspace with that measured in London’s Industrial Land Baseline study highlights a large
29
recent expansion, where an annual increase of approximately 2,800 sqm was observed .
Our central case assumes that the LLDC area attracts a disproportionate segment of the total
office demand looking to locate within the PMA. We take this view because the LLDC area has
the potential to transform its offer, with some signs already in evidence (see results of our
business survey) and potentially demonstrated by the significant amount of office floorspace
included in recent planning applications and permissions. The local area is also starting from
an exceptionally low base in terms of the quantum of office space currently supplied so that
space would therefore exhibit significantly above-trend growth rates with even a relatively
small amount of additional development. Our survey observed that vacancy rates in the office
space currently offered within the LLDC area are low, suggesting that the 180% increase in
land used for office space since 2006 has found demand to fill it. We think this is evidence that
the LLDC area will continue to outperform the PMA in terms of attracting new office occupants.
For our high-demand scenario we take this assumption one step further, and forecast a stepchange in the quantum of office space demanded within the LLDC area. The relative merits of
the study area, including the increased connectivity resulting from the completion of Crossrail
in 2018 and its proximity to the wide range of facilities offered at Stratford City, alongside local
regeneration initiatives (see Appendix B Policy and Literature Review) cause an increased
share of businesses to seek to occupy office space in the LLDC area. The additional potential
for a burgeoning cluster of academic institutions to develop in the area, with the University of
East London (UEL) has recently opened a campus in Stratford with Birkbeck, results in a
further increase in demand for locations to facilitate research and development.

28 London’s Industrial Land Baseline, URS, 2010.
29 The quantum of office floorspace increased from approximately 3,800sqm in 2010 to approximately 15,100sqm in 2014.

46

LLDC Area
Employment Land Review

Our low-demand scenario still assumes that the LLDC area will outperform the PMA, but that
the difference will be more modest.
Table 3.7 shows the adjusted CAGR for each growth scenario.
Table 3.7 Growth Scenarios for Local Office Demand within the LLDC Area
Adjusted CAGR

Local Office

Low Growth Scenario

Central Case

High Growth Scenario

1.2%

3.1%

3.7%

Source: URS (2014)

Scenarios for Industrial Demand Growth
The LLDC area’s strategic location within the Lower Lea means that it could seek to attract (or
at least retain) industrial occupiers, or conversely that industrial activities could transfer to
other, locations within the same industrial corridor, given the changing nature of activity within
the area.
For our high growth demand scenario we have assumed some transfer of activities to the
LLDC area, and stronger demand for industrial space than the trend-based forecast would
predict. This is based on an assumption that the loss of industrial land observed since
3
London’s Industrial Land Baseline has caused the limited space that remains to become
more desirable and valuable to potential occupiers.
The high growth demand scenario portrays an optimistic projection of demand, and projects a
greater magnitude of change from the central case than the low growth scenario. It predicts
that B1c light industries, a component of industrial land demand, will not follow the decline of
more traditional B2/B8 uses. There are indications from our business survey that demand on
the part of light industrial occupiers, such as artist studios and craft businesses, alongside
growth in food and drink manufacturing, could be set to rise. Due to the relationship between
land uses and typologies, discussed below, we also consider these sectors in terms of the
typologies of space they occupy. Light industrial occupiers can be found in workshop-type
space. In this scenario there is increasing demand for workshop space, which accounts for
19% of industrial space, in conjunction with the projected decline for warehouse-type units
from traditional industrial occupiers. This reduces the overall magnitude of decline in demand
for industrial land.
The low-demand scenario assumes that demand for industrial floorspace in the LLDC area
reflects the synthesis forecast of past trends and is proportionate to the size of the LLDC area
relative to the PMA. In practice this would mean businesses continuing to close or relocate out
of the area. As discussed earlier the projection of past trends may apply a push factor in which
industry has been edged out of the area as a consequence of expectations on higher value
development potential for industrial land. Such a situation is a self-fulfilling scenario. It is
though in the wider context of choices over where industry should be concentrated in the wider
market area(s), efficiency arguments over whether lower value uses should be located on land
that has potentially higher value, and the LLDC’s preferred development and employment
balance strategy for its area.
Table 3.8 shows the adjusted CAGR for each growth scenario.
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Table 3.8 Growth Scenarios for Industrial Demand
Adjusted CAGR

Industrial

Low Growth Scenario

Central Case

High Growth Scenario

-1.0%

-0.9%

-0.3%

Source: URS (2014)

3.10

Local Office and Industrial Demand Forecast
The net growth in demand for local office and industrial floorspace over the planning period,
2014 to 2031 is set out in
Table 3.9. The table shows that the net requirement for additional employment floorspace in
the LLDC area by 2031 is estimated to be between 14,100 sqm and 53,400 sqm for office
space, and -9,700 sqm to -33,700 sqm for industrial.
Table 3.9 Local Office and Industrial Floorspace Demand Forecast (2031; ‘000 sqm)
Additional Floorspace Requirements at 2031
Net
Low Growth Scenario

Net
Central Case Scenario

Net
High Growth Scenario

14.1

43.7

53.4

Industrial

-33.7

-30.8

-9.7

Total

-19.5

12.8

43.7

Local Office

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

3.11

Conclusion
We have carried out a quantitative assessment of the demand for local office floorspace and
industrial land across the PMA. This approach synthesises published employment projections
with historic floorspace trends and local economic drivers specific to the PMA in which the
LLDC’s industrial and office markets operate. This allowed us to generate a forecast of
demand across the planning period. This forecast provides the basis for three scenarios for
each form of demand, ranging from high growth to low. The central case suggests a positive
additional demand for local office floorspace but a negative additional demand for industrial
floorspace. Local office floorspace demand is estimated to increase by approximately 43,700
sqm until 2031, whereas industrial floorspace demand is forecast to decrease by 30,800 sqm
over this period.
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4

GAP ANALYSIS
In the previous chapter we analysed potential future demand for industrial and local office
space. In this chapter we bring this information together with the outlook for supply to find to
what extent supply-demand imbalances are forecast. We consider the following influences on
the balance of future demand with current supply:


Any other users of industrial or local office land



Other factors including frictional vacancy rates and land requirements for different use
types.

The outcome of this process is a forecast of net demand across both industrial and local office
uses, which can be used to determine the appropriate quantum of land to be released,
retained or intensified.
4.1

Net Requirement for Local Office Floorspace to 2031
This analysis excludes Cluster 1.5, containing the Here East/iCITY site, as it is more
appropriate to consider this development as part of the Central London office market.
The stock for offices is represented in terms of floorspace (per square metre) in Table 4.1
30
below. It takes account of the observed vacancy rate of 7% as well as frictional vacancy
31
rates (8%) .
Table 4.1 Local Office Floorspace Demand 2014-2031
Demand for office floorspace

Low

Medium

High

(sqm)
A. Actual gross B1 floorspace 2014

19,200

B. Current vacant floorspace (7%) in excess of
optimum rate (8%)

300

C. Additional demand for B1 floorspace 2014-2031

14,100

43,700

53,400

D. Additional floorspace required for frictional
vacancy

2,700

5,000

5,800

E. Gross additional demand for B1 floorspace 20142031

36,200

68,200

78,700

F. Net additional demand for B1 floorspace 20142031

17,100

49,000

59,500

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

Table 4.1 shows up to 2031 there is additional (net) demand for between approximately
17,000 sqm and 59,500 sqm of local office floorspace in the LLDC area. This equates to an

30 The 1,300sqm of vacant office floorspace is predominantly found in Clusters 3.1 (600 sqm) and 3.3 (600 sqm).
31 See paragraph 7.3.8 of the London Office Policy Review (Greater London Authority, 2012) for a fuller explanation of frictional
vacancy.
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increase of over double the current supply of office floorspace, and indicates that an additional
1,000 sqm to 3,500 sqm of office floorspace will be required annually to satisfy demand. This
is in the range of the annual average for the period 2010 to 2014 where an annual average
32
increase of approximately 2,800 sqm was observed .
The development pipeline as it currently stands for office space serving the local market
suggests that, if all permissioned office developments were to be built, they would provide
33
between approximately 53,600 sqm to 85,600 sqm of new office floorspace (see Appendix
C Office Pipeline Developments). Comparing this pipeline with the net demands in Table 4.1
suggests that if a reasonable proportion of potential office floorspace is built as such, there
could be a potential surplus of allocated and proposed development over the projected
demand in this market. However, it is anticipated that some of this floorspace could be built
out as non-B1a or B1b uses such as research and development and workshops.
4.2

Net Requirement for Industrial Land to 2031
Framework
We take Industrial land to cover land for B1c, B2 and B8 land uses and also an associated mix
of other land uses that often share similar characteristics with these uses. Table 2.2 earlier in
this report shows a total of 92.7 ha of such land, of which 49 ha is B1c, B2 and B8 use. Below
we consider the net requirement for B1c, B2 and B8 separately from demand for other
relevant uses.
Net Requirement for B1c, B2 and B8 Uses
The 2004 ODPM ELR guidance states that where possible employment floorspace should be
34
converted to employment land using plot ratios . The plot ratio and density of employment for
office development can vary considerably, with for example significant variation in building
heights and car parking provision. In addition office-type development, particularly where
smaller scale in nature, has more potential to form a component of mixed use development.
For these reasons we do not convert the demand projections from floorspace into office land
requirements.
By comparison development density (plot ratio and storeys) tends to be more stable for
industry and warehousing premises, and a plot ratio of 1:0.45 (land to floorspace) can be
35
applied . This ratio means that over one hectare of land one can typically be expect to be the
footprint of an industrial or warehouse building occupying a footprint of 0.45 hectares. Using
this ratio we calculate that the additional demand for industrial land is the equivalent of -7.5ha,
-6.8ha or -2.2ha (low, medium and high growth scenarios respectively).
The forecast for net demand should take into account the need to retain an appropriate level
of vacant land while sites are prepared for new occupiers and to allow efficient turnover in the
market as businesses move between sites and premises (termed frictional vacancy). We use
11
a floorspace vacancy rate of 8% . The observed current vacancy rate of space available for

32 The quantum of office floorspace increased from approximately 3,800sqm in 2010 to approximately 15,100sqm in 2014.
33 We use the developers’ estimates of B1a and B1b floorspace to be provided in each development to calculate this figure where the
information is available. Where it is not, we split the expected quantum of space equally between the expected use classes for each
development. This calculation concerns the local office market only and thus excludes the Stratford City, Here East and IBC
developments.
34 Employment Land Reviews: Guidance Note, ODPM, December 2004.
35 This plot ratio is calculated as the average of the median values for the recommended Industrial (0.35 to 0.45) and Warehouse (0.4
to 0.6) plot ratios.
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10

employment use is 4% . (This excluded a number of currently vacant sites that have been
given permission or are anticipated to be given permission for predominately non-employment
36
uses) .
Table 4.2 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

D. Forecast change in land demand to 2031 (at
45% plot ratio)

-7.5

-6.8

-2.2

E. Market equilibrium levels of vacant land for
‘friction’ in 2031 at 8%

3.2

3.2

3.6

F. Additional requirement for vacant land (market
equilibrium levels of frictional land (E) minus
current vacant land (B))

1.3

1.4

1.7

G. Gross demand for industrial land 2014-2031:
(C)+(D)+(F)

41.0

41.7

46.7

H. Net change (gross demand 2014-2031 (G)
minus current gross industrial land supply (C))

-6.2

-5.5

-0.4

I. Net change per annum (ha)

-0.4

-0.3

0.0

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

The implication of this analysis is that there is a surplus of employment land in the LLDC area
of between 0.4 and 6.2 ha, depending on the demand scenario. The central case is for 5.5 ha
10
to be released between 2014 and 2031, or 0.3 ha per annum .
Commentary on the most appropriate location for potential release of industrial land is
provided in Chapter 5.
Other Users of Industrial or Local Office Land
The LLDC area has one licensed waste management site, at Hepscot Road in Fish Island. It is
identified in the Fish Island Area Action Plan as an opportunity site and is expected to be
redeveloped subject to re-provision elsewhere. This site is contained within the borough of
Tower Hamlets, which is the waste planning authority for its area. Both Hackney and Waltham

36 Vacant industrial land was observed on four clusters but was excluded from the vacancy rate calculation due to the impending
residential developments on these sites. These were: 1.2b (Neptune Wharf site); 3.1 (Rick Roberts Way); 4.2 (Sugar House Lane); and
4.4 (Pudding Mill Lane).
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Forest are also in the North London Waste Authority. The North London Waste Plan is
currently in consultation and is due to be adopted in 2016. The Joint Waste Development Plan
for the East London Waste Authority boroughs, which includes Newham, was adopted in
February 2012. It makes no mention of any sites within the LLDC area. The LLDC does not
have a waste apportionment figure and as such we do not factor in any additional future
requirement for land within the area.
Similarly we assume that the land requirement for other non-industrial uses that have an
industrial character and occupy industrial type land, such as for example land for transport
uses, will continue unchanged through the local plan period.
4.3

Demand and Requirements by Typologies
Part of the context of this work is to determine which land uses can potentially form a
component of mixed use development. Generally speaking B1 uses, including B1c, can be
compatible with mixed use development including residential, retail and leisure, while B2 and
B8 uses are typically not compatible with office, residential, retail and leisure uses. However
there are some indications that there is growing demand for workshop type B1c and B2 uses
that can be compatible with mixed use development. For this reason, we have developed a
framework of employment activities typologies, as presented in Table 2.3 earlier in this report.
The compatibility of the different typologies with mixed use development is summarised in the
table below.
Typologies that have the potential to be
compatible with mixed use development


Small office-type space



Large office-type space (usually in a
separate building, though with
potential for retail and leisure uses
on the ground floor)



Workshop-type space (though care
needed to ensure the specification
of such space in mixed-use
development meets occupier
requirements)

Typologies and land uses that are generally
not compatible with mixed use development


Small industrial or warehouse-type
space



Large industrial or warehouse-type
space

(Both of the above typologies typically require
ground floor layout for manufacturing/storage
and on-street commercial vehicle access to
units)


Land for transport functions



Waste Management/ Recycling



Utilities

Table 2.4 presented our analysis of the mix of typologies present in the LLDC area. This
generally illustrates that the range of activities that could be compatible with mixed-use
development is broader than is suggested by a simple distinction between B1 and B2/ B8
space. Overall it may be appropriate to release more industrial land than our forecasts
suggest, provided that it is balanced with a greater provision of suitable space within mixeduse developments. We suggest, however, that the boundaries of any such shift are treated
with caution until further evidence is accumulated to show that such an approach can be
successful.
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4.4

Summary
We have carried out a comparative assessment of the scenarios for demand for strategic and
local office floorspace and industrial land with existing land uses in the LLDC area.
Local Office Floorspace
22

There is approximately 19,200 sqm of gross office (B1) floorspace in the LLDC area. Our
forecasting exercise estimates positive additional demand for office floorspace throughout the
area up to 2031 (see Table 4.1).
The central case predicts net demand for office floorspace among the local market of
approximately 49,000 sqm over the period, equivalent to an additional 2,900 sqm per annum.
Under the high scenario, that figure rises to 59,500 sqm over the planning period.
Industrial Land
There is a total of approximately 49 ha of industrial land and 92.7 ha of land in employment
type uses currently in active use in the LLDC area (see Table 2.2). Our demand forecast
shows that there is projected to be a decrease in demand for industrial land of between 0.4 ha
and 6.2 ha in the period 2014 to 2031. This is due largely to a forecast decrease in industrial
employment as projected by the GLA and a corresponding continuation of a historic declining
trend in industrial floorspace take-up as shown in Figure 3.3.
Our business survey found that a large proportion of small-scale manufacturing and creative
businesses were recent additions to the area, and many had plans to expand. The high growth
scenario therefore assumes that demand for both workshop space small industrial units to an
extent offsets falling demand on the part of larger industrial and warehousing businesses.
Our analysis of industrial and employment typologies suggests that there might be some
limited potential for some of the industrial land demand to be met as part of mixed-use
development incorporating typologies compatible with residential, retail and leisure. This
implies it could be appropriate to release slightly higher amounts of industrial land if this is
balanced by higher targets for employment floorspace in mixed-use development.
Rationale and Assumptions
The analysis and forecasts developed in this report have a number of implicit assumptions
behind them. Relevant points include:


The forecasts give weight to the projection of past trends which may apply a push
factor in which industry has been edged out of the area as a consequence of
expectations on higher value development potential for industrial land. Such a
situation means that such trends are not necessarily totally a reflection of potential
demand but also give weight to external factors such as limited supply.



The approach does not assume a radical re-balancing of the location of industry within
the Lower Lea Valley. The GLA ‘Land for Industry and Transport Supplementary
Planning Guidance’ concludes that the distribution of industrial land across the capital
is a strategic decision; it may therefore be optimal in the future to shift industrial
demand away from the LLDC area as part of rebalancing the stock of industrial
capacity. Our analysis does not take this possibility into account.



The work has not explicitly considered the value of land and how this translates into
an efficient distribution of land uses. Generally efficiency arguments and economic
theory could suggest that lower value uses should not be located on land that has
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potentially higher value, and should instead relocate to land with compatible value.
The situation is complicated however by problems over hope values and blight that
can lead to too much land being held under unrealistic expectations of development
for higher value uses. Implicit in our approach is that there is value in a significant
proportion of existing industrial activities (though potentially via new businesses and
practices) remaining in the LLDC area.


Linked to the above factors is a choice for the LLDC on its preferred development and
employment balance strategy for its area. Given the wider market and supply context
the LLDC has a degree of flexibility over how it decided to apply demand analysis
though this should preferably sit within a wider strategy on if and how to accommodate
industrial land demand. (This is already broadly in place with the GLA’s Land for
Industry and Transport SPG).
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5

CONCLUSIONS AND RECOMMENDATIONS

5.1

Introduction
This section sets out our conclusions and recommendations for employment land across the
LLDC area, drawing together the findings presented in this report.
Our recommendations aim to recognise that employment land in the LLDC area sits within a
wider context of the Property Market Area and the rest of London. These are URS’
independent recommendations and this is one of a number of evidence base documents the
LLDC will be considering that will feed into and inform its Local Plan evidence base.

5.2

Floorspace Demand and Requirements
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. Overall we project a
decline in the requirement for industrial floorspace of between 9,700 sqm and 33,700 sqm and
additional demand for office-type floorspace of between 14,400 sqm and 53,700 sqm
(excluding frictional vacancy).

5.3

Employment Impacts
37

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
38
average floorspace per full time-equivalent employee . 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 800 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.

37 HCA Employment Density Guidance 2nd Edition (2010)
38 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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5.4

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 sqm and 59,500
sqm 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
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.

5.5

Overall Policy Recommendations
Overall we recommend that the LLDC:


Release/de-designate between 0.4 and 6.2 ha of industrial land in the Local Plan.



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.



Seek to secure between 17,100 sqm and 59,500 sqm 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.
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APPENDIX A SOCIO-ECONOMIC CONTEXT
Introduction
In this Appendix we present data on the socio-economic structure of the area, and highlight
recent trends in key indicators, including employment and business creation. Where
appropriate, data is benchmarked against regional and national levels for direct comparison.
Since the LLDC area includes land within four London boroughs – Hackney, Newham, Tower
Hamlets and Waltham Forest – we look at the socio-economic characteristics of these four
‘host’ boroughs for the purposes of our analysis.
Where possible, this analysis focuses on the six wards – Bow East and Bromley-by-Bow
(Tower Hamlets), Cathall and Leyton (Waltham Forest), Stratford and New Town (Newham)
and Wick (Hackney) - within which the LLDC area is contained.
Population Demographics
According to the 2011 Census the host boroughs had a population of just over 1 million. The
most populous borough was Newham, with 29% of all residents, whereas the least populous
was Hackney (23%). In 2011 over a third of residents in the boroughs were 24 years of age or
under. Table A.1 and Figure A.1 provide a detailed breakdown for each ward, grouping the
population by young, old and working age.
Table A.1 Age Distribution of Population, 2011
Borough

Hackney

Newham

Tower Hamlets

Waltham Forest

Wick

Stratford and
New Town

Bow East

Bromley-byBow

Cathall

Leyton

15 and under

2,600

2,700

2,600

3,900

2,700

3,400

16-64

8,200

14,000

11,100

9,800

9,100

9,700

900

900

1,000

800

800

1,000

11,684

17,700

14,722

14,444

12,637

14,125

Ward

65 and over
Total

Source: ONS Census 2011
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Figure A.1 Age Distribution of Population, 2011

Source: ONS Census 2011

Over the ten-year period between the 2001 and 2011 censuses, the population of the six
LLDC wards increased by just over 18,000 people. This rate of population growth equates to
27%, which was higher than the London average of 14%. This high rate of growth is most
apparent Bow East, where the population increased by over 67% in this time. There was a
significant increase in the working age population (ages 16 to 64), with an increase of 37%
over the ten year period. There was a decline in the number of people aged 65 and over.
Skills and Training
Residents of the six host wards are generally less qualified than the London average. In 2012
39
66% of working age residents had at least 5 GCSEs , a proportion lower than London and
Great Britain (both 84%). This proportion was highest in the Bow East ward (71%) and lowest
in Cathall ward (63%). Around a third of the area’s total working age population was educated
to degree level or above. Bow East has the highest proportion of residents educated to this
level (42%) whereas Bromley-by-Bow has the lowest (28%). The LLDC area has a larger
proportion of residents with no qualifications (20%) when compared to the level across London
(8%) and also Great Britain (10%). Error! Reference source not found. and Figure A.2 outline
he skills and training level of residents for each ward.

39 Percentage of pupils achieving 5 or more A*-C grade passes at GCSE or equivalent.
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Table A.2 Skills and Training
Hackney

Newham

Wick

Stratford
and New
Town

Bow
East

Bromleyby-Bow

Cathall

Leyton

NVQ4 and above

3,100

6,100

5,100

3,000

2,900

3,000

NVQ3 and above

1,000

1,600

1,300

1,200

1,000

1,100

NVQ2 and above

1,000

1,400

1,100

1,200

1,200

1,400

NVQ1 and above

1,000

1,300

1,000

1,300

1,100

1,300

800

2,300

1,000

1,200

1,700

1,600

2,000

2,100

2,600

2,700

1,900

2,300

Qualification Level

40

Other Qualifications
No Qualifications

Tower Hamlets

Waltham Forest

Source: ONS Annual Population Survey (Jan 2012-Dec 2012)

Figure A.2 Skills and Training

Source: ONS Annual Population Survey (Jan 2012-Dec 2012)

40 No qualifications: No formal qualifications held.
Other qualifications: includes foreign qualifications and some professional qualifications. National Vocational Qualification (NVQ) 1
equivalent: e.g. fewer than 5 GCSEs at grades A-C, foundation GNVQ, NVQ 1, intermediate 1 national qualification (Scotland) or
equivalent; NVQ 2 equivalent: e.g. 5 or more GCSEs at grades A-C, intermediate GNVQ, NVQ 2, intermediate 2 national qualification
(Scotland) or equivalent, NVQ 3 equivalent: e.g. 2 or more A levels, advanced GNVQ, NVQ 3, 2 or more higher or advanced higher
national qualifications (Scotland) or equivalent, NVQ 4 equivalent and above: e.g. HND, Degree and Higher Degree level qualifications
or equivalent.
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Employment by Occupation
Employment by occupation may be considered by residence (the economic activities of those
who live in the host boroughs) and by workplace (the economic activities taking place within
the host boroughs). Residence statistics are available for each ward, whereas workplace
analysis is not collected within the Census and is only available at borough level. Table A.3
and Figure A.3 provide the occupational breakdown of the residential population by ward,
according to the 2011 Census.
Table A.3 Employment of Residents in LLDC Wards by Sector
Newham

Wick

Stratford
and New
Town

Bow East

Bromleyby-Bow

Cathall

Leyton

500

900

800

500

500

500

Professional occupations

1,200

2,300

2,300

1,100

1,000

1,100

Associate, professional &
technical

1,300

1,800

1,900

1,000

700

800

Administrative &
secretarial

800

1,400

1,100

1,000

900

1,100

Skilled trade occupations

600

1,100

800

800

1,000

1,000

Personal service
occupations

700

1,000

800

700

900

900

Sales & customer
service occupations

700

1,300

1,000

1,000

900

900

Process plant & machine
operatives

500

700

600

600

700

800

Elementary occupations

1,200

2,300

1,400

1,500

1,700

1,700

Total

7,600

12,900

10,700

8,100

8,300

8,900

Managers and senior
officials

Tower Hamlets

Waltham Forest

Hackney

Source: ONS Census 2011. Figures may not sum due to rounding.
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Figure A.3 Employment of Residents in LLDC Wards by Sector

Leyton

Professionaltype
Occupations

Cathall
Bromley-by-Bow

Industrial-type
Occupations

Bow East
Stratford and
New Town

Other
Occupations

Wick
0

5,000
10,000
Resident Employment

15,000

Source: ONS Census 2011

According to the 2011 Census, over 56,000 residents of the six LLDC wards were in
employment, over 65% of the population. Over a third of employed residents (36%) were
working within managerial, professional and associate professional occupations. This is lower
than the London average (44%). Bow East had the largest proportion (47%) whereas Cathall
had the lowest (26%) proportion of residents in these occupations. A further 34% of residents
were employed in industrial occupations, including skilled trades, process plant & machine
operation, and other elementary occupations, higher than the London average (26%).
Table A.4 and Figure A.4 outline the workplace employment for the host boroughs.
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Table A.4 Employment in LLDC Boroughs Workplaces by Sector
Hackney

Newham

Tower
Hamlets

Waltham
Forest

LLDC
Boroughs

Number

Number

Number

Number

%

8,100

6,200

28,800

5,600

12%

Professional occupations

18,200

15,500

59,700

11,800

27%

Associate, professional & technical

14,300

11,900

41,200

6,600

19%

Administrative & secretarial

6,000

6,600

16,800

4,300

9%

Skilled trade occupations

8,600

7,700

9,100

5,100

8%

Personal service occupations

5,200

6,200

7,100

6,800

6%

Sales & customer service
occupations

4,200

6,900

10,700

5,100

7%

Process plant & machine
operatives

2,300

6,300

5,200

3,000

4%

Elementary occupations

5,100

10,100

10,500

7,900

9%

72,000

77,400

189,100

56,200

Managers and senior officials

Total

Source: ONS, Local Authority Profile, Annual Population Survey (Jan 2011 – Dec 2011). Figures may not sum due to
rounding.
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Figure A.4 Employment in LLDC Boroughs Workplaces by Sector
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Source: ONS, Local Authority Profile, Annual Population Survey (Jan 2011 – Dec 2011

In 2011, 395,000 people were employed in the four host boroughs. The majority of positions
(58%) were working within managerial, professional and associate professional occupations, a
higher proportion than both the London (54%) and Great Britain (44%). The highest proportion
was found in Tower Hamlets, which accounts for 57% of employment in these occupations
across the sample. This equates to 69% of all employment in Tower Hamlets. The figures are
dominated by the presence of Canary Wharf in the borough.
Industrial employment is below the London average: 20% of employment in the LLDC
boroughs was in industrial occupations, including skilled trades, process plant & machine
operation, and other elementary occupations, within the area. Newham has the highest
proportion of industrial employees (31%) and contributes 30% of all industrial employment
across the host boroughs. By contrast, industrial employment in Hackney is relatively limited,
contributing only 20% of workplace employment in the borough. This may be as a result of
high rental costs in the area. Comparing the borough resident and workplace statistics
suggests that the host boroughs are net exporters of employees, with almost a hundred
thousand more employed residents than jobs. A deficit of industrial jobs is apparent; residents
occupy 64% more industrial jobs than are available in the host boroughs. Conversely, fewer
residents work in managerial, professional and associate professional occupations than are
employed by local workplaces.
Earnings data shows that in each host borough, those working within the boroughs earn more
than the residential working population. In 2013 the average median weekly income earned
within the host boroughs, £769.30, exceeds the London average by over a hundred pounds.
Median resident incomes in the four boroughs however are £566.80. This divergence is partly
explained by the presence of Canary Wharf in Tower Hamlets, which has a workplace median
weekly income of £889.20, meaning that the workplace earnings across the borough as a
whole are 35% higher than resident earnings. The difference is smaller in the other three
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boroughs. Both workplace and resident median weekly incomes are below the London
41
average.
Business Demography
Business demographics provide an insight into the level of entrepreneurship within the host
boroughs. Table A.5 and Figure A.5 show births and deaths of businesses for the host
boroughs and London as a whole.
Table A.5 Business Demographics
Area

Births

Deaths

Active

New Enterprises
(% of total)

Hackney

2,140

1,390

12,980

16%

Newham

1,575

1,075

7,750

20%

Tower Hamlets

2,330

1,695

13,740

17%

Waltham Forest

1,385

1,115

8,265

17%

61,095

51,525

439,405

15%

London

Source: The Inter-Departmental Business Register (IDBR), ONS 2012

Figure A.5 Business Demographics
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In 2012, the net increase of 2,155 enterprises in the host boroughs resulted in a 5% increase
in active enterprises, above the London average (2%). New enterprises, defined as those
under a year old, are also found to be a larger portion of the business base in the host
41 ONS Annual Survey of Hours and Earnings, 2013
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boroughs than across London as a whole. However, survival rates are low in comparison with
the London average. Comparing three year survival rates from businesses starting in 2009 for
each borough, only Hackney (61%) has a survival rate which is higher than the London
average rate of 56%. The host boroughs are also characterised by a high proportion of smaller
enterprises. 90% of enterprises employ fewer than ten people, with 79% of these employing
42
fewer than five individuals. Both figures are higher than the London average . With respect to
total workplace employment, it is notable that Hackney hosts a large proportion of small
enterprises.
Conclusion
Compared to the rest of London, the LLDC area has a relatively young and growing
population. It has experienced a sharp increase in the number of working age residents over
the last ten years. On average, residents are less likely to have 5 GCSEs and to obtain a
degree level qualification than the London average.
A lower proportion of the LLDC residents work in managerial and professional occupations
and a higher proportion work in industrial occupations, compared to the London average. By
contrast, workplace employment at the borough level shows that managerial and professional
employment exceeds the London average in the LLDC area, whereas industrial employment is
below the London average. This implies that the employment opportunity types prevalent in
the host boroughs are not an exact match for the types of employment taken up by residents.
Businesses in the four host boroughs are generally smaller, employing fewer individuals, and
younger, with new enterprises contributing a greater proportion of the business base than
across London. However, these young enterprises have lower survival rates than the London
average.

42 ONS UK Business: Activity, Size and Location, 2013

65

LLDC Area
Employment Land Review

APPENDIX B POLICY AND LITERATURE REVIEW
This section provides an overview of the policies and strategies relevant to employment and
employment land in the LLDC area. The review frames the context to the research in terms of
national, regional and local policy.
National Policy
National Planning Policy Framework 2012
The NPPF condenses all planning policy statements (PPSs) into a single all-encompassing
planning framework with the intention of making the planning system less complex and more
accessible. The National Planning Policy Framework was published and came into effect on
27th March 2012.
The NPPF describes the Government’s vision for building a strong, competitive economy. It
sets out a presumption in favour of sustainable development in the absence of a local plan or
where the plan is silent or indeterminate. The presumption should be reflected by the
emerging local plan and be informed by robust evidence to support clearly defined allocations
for land for employment. In relation to economic and employment land it states the following:
‘A competitive economy requires a planning system which operates to encourage (and not
impede) sustainable growth, and the NPPF places weight on the need to support economic
growth through the planning system. As such planning policies should recognise and seek to
address potential barriers to investment.’
New Permitted Development Rights 2013
Supporting the Government’s effort to increase housing supply is an amendment to permitted
development rights, which allows the change of use from B1(a) office to residential (C3)
without the need for planning permission. These came into force in May 2013 and have the
purpose of supporting and enabling growth. The new permitted development rights are
accompanied by a prior approval process; any proposed change from B1(a) to C3 use that
cannot satisfy the prior approval requirements will continue to require a planning application,
as will any development that involves physical changes to the building. The new permitted
development rights will initially be time-limited for three years. Local authorities were given an
opportunity to seek an exemption from office to residential uses, however the LLDC area does
not contain any exemptions from the new permitted development rights.
Regional Policy
The London Plan 2011
The London Plan acts as the spatial strategy for Greater London spanning the next twenty
years to 2031. It sets out an integrated social, economic and environmental framework for the
future development of London. The relevant policies are stated below. The London Plan
identifies outer London as an area that requires specific strategic guidance to ensure that it
contributes effectively to the overall prosperity of the capital. Hackney, Newham and Tower
Hamlets are all within inner London, and Waltham Forest is within Outer London.
Policy 2.4 states that the Mayor will ‘support the provision and creation of a range of
workspaces suitable for new and existing enterprises of all kinds, including a high quality
media and creative industry cluster at Hackney Wick that will provide premises and
opportunities for local and global businesses, underpinned by strong technological
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infrastructure’. This will help to secure the objective of implementing a sustainable legacy of
economic, social and environmental improvement across East London. ‘
Lower Lee Valley, including Stratford, is identified as an Opportunity Area. Policy 2.12:
‘Opportunity Areas and Areas for Intensification’ states that ‘development proposals within
opportunity areas and intensification areas should; seek to optimise residential and nonresidential output and densities; Support the strategic policy directions for the opportunity
areas an intensification areas set out in Annex 1; and contribute towards meeting the minimum
guidelines for housing and/or indicative estimates for employment capacity set out in Annex 1.
Annex 1 identifies that growth within Stratford has the potential for 50,000 new jobs and
32,000 new homes. The London Plan describes Lower Lee Valley as ‘the most important
single strategic regeneration initiative for London’, stating that of the new jobs created, over
30,000 will be predominantly office based at Stratford City.
Both the Lower Lee Valley and Stratford specifically are identified as strategic centres. Policy
2.16 encourages London boroughs to develop plans for strategic development centres in outer
London. One of strategic objectives of this policy is to improve Londoners’ access to new
employment opportunities. It also indicates that Stratford offers a strategic office, higher
educational and retail function greater than sub-regional importance.
Policy 2.17 outlines policy towards Strategic Industrial Locations (SILs). It states that the
Mayor will, and boroughs and other stakeholders should, promote, manage and, where
appropriate, protect the strategic industrial locations, as London’s main areas of industrial and
related capacity.
The SIL framework is ‘intended to reconcile the demand for, and supply of, productive
industrial land in London’. There are two types of SILs: Industrial Business Parks (IBP) and
Preferred Industrial Locations (PIL). PILs are described as locations ‘particularly suitable for
general industrial, light industrial, storage and distribution, waste management, recycling,
some transport related functions, utilities, wholesale markets and other industrial related
activities’. Hackney Wick (part) is a PIL site within the LLDC area. IBPs are described as
locations ‘particularly suitable for activities that need better quality surroundings including
research and development, light industrial and higher value general industrial, some waste
management, utility and transport functions, wholesale markets and small scale distribution’.
Fish Island/Marshgate Lane (parts), also in the LLDC area, is designated both a PIL and IBP
location.
In terms of office development Policy 4.2 ‘Offices’ states that ‘The Mayor will and Boroughs
and other stakeholders should support the management and mixed use development and
redevelopment of office provision, recognising strategic as well as local differences in
implementing this policy.
Policy 4.4, Managing Industrial Land and Premises, states that the Mayor will work with
boroughs and other partners to manage industrial land to ensure sufficient stock to meet future
needs and also to monitor and plan for the release of surplus industrial land where it can
contribute to strategic and local planning objectives.
The London Plan states that ‘LDFs should demonstrate how the borough stock of industrial
land, taking account of the need to identify and protect locally significant industrial sites where
justified by evidence of demand and the borough level groupings for transfer of industrial land
to other uses. Demand should be accommodated for small and medium sized enterprises
(SMEs) and for new and emerging industrial sectors. LDFs should take account of transport
accessibility regarding both public and private modes of transport.
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Map 4.1 refers to Hackney, Tower Hamlets and Waltham Forest as ‘Limited Transfer’
boroughs, that is those which are considered to be between managed (i.e. boroughs with a
greater supply of vacant sites relative to demand) and restricted (i.e. boroughs with low levels
of industrial land relative to demand). Newham is classified within the ‘London Subregion’.
Supplementary Planning Guidance (SPG) Land for Industry and Transport 2012
The SPG was published in September 2012 and adds to the 2008 SPG’s two key objectives
with the aim of ensuring the provision of sufficient land, suitably located, for the development
of an expanded transport system. Key policies from the London Plan that form the basis for
the SPG are Policies 2.17 Strategic Industrial Locations, 4.4 Managing Industrial Land and
Premises and 6.2 Providing Public Transport Capacity and Safeguarding Land for Transport.
Annex 1 of the draft SPG sets out the indicative industrial land release benchmarks for 20112031 for the four LLDC boroughs is -179ha, with the largest release of industrial land coming
from Newham at -106ha (at -5.3ha pa).
Annex 2 of the draft SPG gives indicative land demand for waste management and recycling.
For the four LLDC boroughs the waste apportionment to 2031 (London Plan 2011) is
1,583,000 tonnes per annum (pa). Although the collective waste transfer station capacity is
1,782,179 tonnes per annum, the surplus capacity (475,939 tonnes per annum) is found in
Newham. Thus, Hackney, Tower Hamlets and Waltham Forest all have positive net additional
indicative land requirements for waste apportionments, at 1.2, 1.4 and 1.2ha respectively. This
estimate is an approximate and indicative land requirement only, and Boroughs, waste
authorities and other partners, in collaboration with the GLA, should determine the actual
requirements of industrial land needed to manage waste apportioned in the London Plan.
London’s Industrial Land Baseline 2010
Prepared by URS in association with DTZ, this report provides a comprehensive analysis of
London's supply of land in industrial and related uses such as warehousing for logistics, waste
management, utilities, wholesale markets and vacant land including times series data 20012006-2010. Backed by field surveys and Geographic Information System (GIS) mapping, the
study provides a valuable input into related studies on industrial land demand and the London
Plan’s Examination in Public. The study assists the GLA, LDA, TfL, boroughs and other
partners to implement a rigorous strategy for industrial land management and investment, and
to plan, monitor and manage release of surplus land to contribute to strategic and local
planning objectives.
The study found that in the LLDC boroughs in 2010:







There was 991.1 hectares of industrial land
Of the total, 364.8 hectares was occupied by industry
Of the total, 204.8 hectares was occupied by warehouses
Of the total, 292.5 hectares was occupied by wider industrial land uses (such as
utilities and waste facilities), the majority of which was in Newham (174.2 hectares);
and
Of the total, 129 hectares was vacant, mainly in Newham (112.5 hectares).

Mayor’s Economic Development Strategy for Greater London 2010
In May 2010, the Mayor of London published a new Economic Development Strategy (EDS).
The purpose of the Strategy is to provide relevant stakeholders, public authorities and
interested parties, with a vision for London’s future, an analysis of the economy and policy
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directions for achieving its ambitions; and to clarify roles and responsibilities with other
partners who make a major contribution to developing London’s economy.
One of the five central economic objectives is particularly relevant to this study; ‘to maximise
the benefits from this investment and in particular from the opportunity created by the 2012
Olympic and Paralympic Games and their legacy.’
Local Policy
LLDC Draft Local Plan Consultation Document 2013
The Draft Local Plan Consultation Document, published in December 2013, sets out the
LLDC’s strategy for the sustainable development of the area as a whole. A non-statutory stage
of public consultation is being undertaken before the Local Plan will be taken forward to the
statutory stage; the Plan is therefore subject to change.
The Draft Local Plan sets out a series of strategic policies that will help the LLDC implement
its vision for the area.
Policy SP1 aims to ‘build a strong and diverse economy’ within the area. With reference to
employment land specifically, the London Legacy Development Corporation will aim to fulfil its
objectives through:
‘The designation and promotion of retail, commercial and industrial employment hubs,
protecting the function of those hubs
 Promoting growth in key employment and business sectors within the area and
seeking to secure the necessary supporting infrastructure; and
 Promoting provision of a range of sizes and types of employment and business
floorspace within major development proposals.’
The London Legacy Development Corporation seeks to retain and develop the economic
contribution made by businesses not located within designated employment hubs. Three
Strategic Industrial Land sites are located in the LLDC area; Here East Hackney Wick, Fish
Island South and Bow Goods Yard.


Policy BEE2 outlines the safeguarding of SIL status at these sites for uses appropriate to its
designation. The London Legacy Development Corporation will also ‘promote a mix of uses’
within Locally Significant Industrial Sites and Other Industrial Locations. Policy BEE3 states
that any ‘development proposals within these locations:



Should maintain the balance of uses defined in the relevant Sub Area section of this
Plan; and
Should result in a mix of employment uses within the area that results in provision of
premises suitable for small and medium-sized businesses.

Policy BEE4 discusses employment uses in other locations. Proposals for development on
sites within an existing or previous employment use should:
‘Retain or include an equivalent amount of employment floorspace
Demonstrate that there is a demand for the type of employment floorspace proposed
Demonstrate that there is no conflict between the employment and other uses
proposed; and
 Provide evidence of adequate access and servicing for the type of units and use
proposed.’
It also requires evidence to demonstrate no demand for existing or other employment uses for
any development proposed on a site which does not increase employment floorspace.
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LLDC Infrastructure Delivery Plan 2013
Prepared by URS in 2013, this study provided an Infrastructure Delivery Plan and viability
assessment to inform the LLDC Community Infrastructure Levy Charging Schedule and Local
Plan. It identified the existing social, transport and utilities infrastructure within the LLDC area
over the period 2014 to 2031.
Based on information on the major development sites within the LLDC area likely to come
forward from 2014 to 2031, it is estimated that 20,403 new residential units and 931,722sqm
commercial floorspace will be delivered over the 17 year planning period. Of this expansion in
commercial floorspace, 187,588 sqm is expected to be delivered before 2017. The report also
estimates that 37,269 additional jobs will be generated over this period.
Olympic Legacy Supplementary Planning Guidance 2012
The Olympic Legacy Supplementary Planning Guidance (OLSPG) was agreed by the GLA in
June 2012 and replaces the Mayor’s Lower Lea Valley Opportunity Area Planning Framework
where the two documents overlap geographically. The SPG was produced by the GLA with
the help of London Boroughs of Hackney, Newham, Tower Hamlets and Waltham Forest, Lee
Valley Regional Park Authority, London Thames Gateway Development Corporation, London
Legacy Development Corporation, Olympic Development Authority and Transport for London.
The SPG’s overall vision for business and employment is to promote Stratford as a new
metropolitan centre, ensure land use change leads to a wide range of new business, and
identify and protect sites needed for social infrastructure. The relevant development principles
are outlined below.
Development principle B2 discusses new and emerging sectors. It states that the “creative and
cultural clusters at Hackney Wick, Fish Island, Sugar House Lane, Three Mills and Stratford
should be protected and expanded. Support should be given to the businesses and activities
with growth potential, notably the creative, technological and cultural sectors, media
businesses, waste infrastructure, green technology enterprises and higher education facilities
with research and development needs.” A high quality media and creative cluster at Hackney
Wick should be developed to provide premises and opportunities for local and global
businesses. Creative, cultural and technological uses can also be readily accommodated
within the heritage buildings the area contains such as in Hackney Wick, Fish Island and
Sugar House Lane.
Development principle B4 outlines an approach towards land use change. “Development
proposals and plans in the OLSPG area should promote the managed release of surplus
industrial land in accordance with the industrial geography set out in this guidance, provide
employment and training opportunities for local people, and ensure that sufficient and
appropriately located land, including good quality and affordable space is available for
businesses and social infrastructure.”
Figure 2.B.3 sets out the Mayor’s views on where the release should be focused and where
employment land should be retained. Specific approaches relevant to the LLDC area are as
follows:
 “The release of industrial land to the west and south of the Queen Elizabeth Olympic
Park will allow increased connectivity across the valley and integrate new mixed use
and residential areas with their surrounding neighbourhoods.
70

LLDC Area
Employment Land Review







The site of the IBC/MPC and adjoining multi-storey car park at Hackney Wick should
be designated as an Industrial Business Park to allow a wide range of commercial
uses to develop - including research and development, light industry and offices - that
in turn will provide a wide range of new employment opportunities and jobs.
Land in Fish Island (south) should retain its strategic industrial location designation to
help meet local and strategic industrial and warehousing needs, (in particular green
enterprises), without creating amenity conflicts.
Pudding Mill Lane should no longer be designated as SIL given the overall need for
employment land across the OLSPG area and its significant potential for regeneration
that should include family housing as well as commercial and community uses.”

Lower Lea Valley Opportunity Area Planning Framework 2007
The 2007 Lower Lee Valley Opportunity Area Planning Framework sets out the Mayor’s
strategic planning guidance for the Lower Lea Valley region. The document considers that the
key opportunity for the regeneration and development of the Lower Lea Valley region is to be
provided through the managed release of industrial land. Building on guidance set out in the
2004 London Plan, up to a maximum of 173 hectares of existing industrial land in the Lower
Lea Valley is recommended for release between 2005 and 2016.
The Opportunity Area Planning Framework the potential for some 50,000 net new jobs, based
on existing permissions and the land use assumptions promoted in this document. The LLDC
OAPF states that development in the LLV should retain Strategic and Local Significant
Employment Sites and manage the transition of industrial land through release and
intensification in accordance with the geography of industry set out in the OAPF. The
promotion of the development of office space and appropriate employment generation space
is also a key aim.
Hackney Core Strategy 2010
The Core Strategy was adopted in November 2010 and guides development in the borough to
2025. It sets out a framework which promotes development in Hackney in a way that will help
meet the wider needs of London as a whole. One of its key objectives is for Hackney Wick to
maximise the ‘benefits of the 2012 Olympic and Paralympic Games legacy to become a new
hub for digital media and creative industry with the advantage of a waterside location’,
including the area becoming a ‘competitive business space’. The Core Strategy also intends to
‘encourage the provision, use and growth of education and other training facilities within the
borough in areas of need or areas of existing or future employment clusters, such as Hackney
Wick’.
Policy 17 sets out the economic growth and development of employment land in the borough.
It states that ‘The Council expects to be able to deliver approximately 407,000sqm of
employment floorspace to meet future demand’. Strategic Industrial Locations, such as
Hackney Wick, are preferred locations for ‘waste management and recycling facilities,
industrial, manufacturing and storage and distribution uses, specifically General Industry (B2)
and Storage and Distribution (B8) uses’. In addition, Policy 18 refers to the safeguarding of
employment land, indicating that ‘the Council will protect employment land and floorspace last
used for employment purposes anywhere in the borough.’
Hackney Employment Growth Options Study Update 2010
Prepared in 2010 as an update to original 2004 research, this study provided baseline
information on employment levels and trends in industrial and business sectors to 2016. It
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determined the likely demand for available employment and business land within the borough,
establishing the appropriate property mix required to meet the needs of businesses.
The study notes that the borough had the potential to develop approximately 400,000sqm of
employment floorspace, the largest component of which was vacant floorspace located in the
Shoreditch area. The large majority of unimplemented planning permissions relate to Olympic
legacy proposals. For the pipeline of potential supply to meet projective estimates of future
demand, factors such as adequate churn, the impact of the Olympic legacy in stimulating
further demand and the flexibility of proposed Olympic Legacy proposals in terms of meeting
other employment uses.
Hackney Wick Area Action Plan 2012
The Hackney Wick Area Action Plan was adopted in September 2012 in order to provide
planning and develop guidance to allow the Hackney Wick area to benefit from the catalytic
effect of the Olympic and Paralympic Games and associated infrastructure.
Objective 4 discusses the policies associated with increased demand to include a greater mix
of uses within developments in the area. Success in achieving the objectives of the Area
Action Plan are deemed to be dependent upon a more flexible interpretation of existing land
use policy within some parts of the area. In particular, it states ‘The managed transition of
some industrial land to a broader mix of uses will promote the development of a broader range
of new and flexible workspace that will attract new businesses to the area’. Existing industrial
capacity in non-Strategic Industrial Location sites will be protected.
Newham Core Strategy 2012
The Core Strategy was adopted in January 2012 and guides development in the borough to
2027. It sets out the vision for the borough and its sub-areas and relevant strategic and
development control policies. There are several strategic sites in the Stratford and West Ham
area, as identified by LB Newham, falling within or partly within the LLDC boundary. These
include: Carpenters District, Chobham Village, Olympic Quarter, Pudding Mill Lane, Stratford
North, Central, and Waterfront areas and Sugar House Lane and Three Mills.
Newham seeks to attract investment in growth sectors and support the existing business base.
Objective 6.77 aims to ‘attract investment in growth sectors and support the existing business
base, maximising quality employment potential and creating a dynamic business environment
by selective protection and development of quality premises and places’.
Objective 6.85 aims to achieve a more efficient use of employment land to support economic
growth sectors and higher job densities. This objective will be fulfilled ‘through the retention of
the most suitable locations, coupled with managed release of land that is, or becomes, surplus
to requirements for such uses over the plan period’. In order for employment areas to be redesignated for other land uses, development proposals should:






‘Be consistent with the relevant Spatial Policy
Not prejudice the comprehensive regeneration of the area through piecemeal
proposals; developers may therefore be required to prepare Masterplans
Not jeopardise the functioning of any remaining employment uses
Create a significantly higher number or better quality of jobs than those that might be
lost; and
In the case of non-employment-generating land uses that are replacing employmentgenerating uses, demonstrate that there is no longer any demand for employment
space.’
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The de-designation of the Pudding Mill Lane area will result in a 14.8ha loss in employment
land in the Fish Island/Marshgate Lane SIL.
Newham Employment Land Review 2011
This study assessed the quantity, quality and viability of employment land in the borough to
2027. The study area focussed on the principal employment sites across the borough,
assessing factors such as sustainability, local access and market factors.
It found that an oversupply of employment land was apparent in Newham, for both industrial
and office uses. It determined that potential existed to release approximately 75ha of industrial
land. Office space supply however tends to be in mixed use type allocations, and thus rather
than de-allocating, the study recommends how this land is delivered in the future is crucial to
consider.
For the office market more specifically, the now completed expansion of office floorspace in
Stratford City are described as a ‘game changer’, given the sheer scale of proposed
floorspace. Alongside improved transport connectivity, the study determines Stratford City as a
long term viable office location. However, a reliance of the delivery of office employment at
Stratford City to meet the borough’s goals is noted as a threat to its future economic success.
Tower Hamlets Core Strategy 2010
The Core Strategy was adopted in September 2010 and guides development in the borough to
2025. The overarching vision for the area is that the borough will reinvent, strengthen and
transform places, continuing to be a place for diverse communities, and building on its
strategic importance as a unique part of the inner London area. It sets out 25 strategic
objectives to be met, with 13 separate spatial policies to guide development throughout the
borough.
Policy SO2 attempts to maximise the benefits of the Olympic legacy, through the regeneration
of the Fish Island area (within the LLDC boundary) and stimulating economic regeneration
‘through the creation of new local employment, enterprise and business opportunities.’
Policy SO16 states that the borough will ‘support the growth of existing and future businesses
in accessible and appropriate locations.’ This will include the safeguarding and intensifying of
industrial land at the Fish Island South SIL location, which will include ‘consolidated light and
heavier industries that are not appropriate to mix with residential uses, including a possible
waste management facility.’
The borough will also work with the GLA and other stakeholders to coordinate a managed and
phased release of strategic industrial land in the Fish Island North and Fish Island Med areas.
Fish Island North will ‘undergo mixed-use, heritage-led regeneration’ which will provide a ‘mix
of uses including commercial, retail, leisure, work-spaces and residential’ whereas Fish Island
Mid will ‘promote a mix of uses including new residential, workshops, creative and cultural
industries, studios, light-industry and enterprise space’.
Tower Hamlets Employment Land Review 2009
URS undertook a comprehensive review of the supply and demand for employment land in
Tower Hamlets, assessed the quantity, quality and viability of employment land throughout the
borough. The study found that, over the Local Development Framework timeframe to 2026,
the borough should plan for a net reduction in industrial employment land and a net increase
in office floorspace.
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One of the proposed policy directions indicated that the area north of the Hertford Union Canal
should be de-designated from Strategic Industrial Location status, allowing mixed-use
develops which are integrated into the Hackney Wick – Fish Island baseline work. Alongside
this policy, the study suggests that Fish Island North should be promoted as an area that will
facilitate industrial employment growth as a part of the overall regeneration of the area,
accommodating industrial sub-sectors anticipated to develop such as environmental and
creative industries.
Fish Island Area Action Plan 2012
The Fish Island Area Action Plan was adopted in September 2012 with the objective of
maximising the potential between the established communities of Tower Hamlets and the
Olympic Legacy. The Fish Island area lies entirely within the LLDC boundary. Responding to
the aims of the Core Strategy, the Area Action Plan proposes a new consolidated Strategic
Industrial Location in Fish Island South to maintain an appropriate supply of strategic industrial
land.
Policy FI 4.1 states that ‘The existing industrial uses here should be intensified and sites
promoted for development of high tech manufacturing, environmental industries, waste
management and energy generation, to support the emerging requirements of existing and
new development in the area and for industrial uses’. Policy FI 4.2 further states that
development proposals ‘resulting in the net loss of industrial floor space…will not be
supported’.
Waltham Forest Core Strategy 2012
The Core Strategy was adopted in March 2012 and sets out the broad vision of how the
borough should develop over the 15 year plan period, and identifies four key growth areas
where regeneration efforts should be focused. It identifies 16 strategic objectives for the
borough, one of which is to ‘facilitate sustainable economic growth by safeguarding and
enhancing an appropriate range of sites and premises to meet the demands of local
businesses and growth sectors in order to attract and retain high quality services, industries
and well-paid jobs in the borough while ensuring residents are able to access them’.
The Core Strategy recognises the need to attract new jobs to the borough to meet the
demands of the growing population while also reducing reliance on manufacturing and public
services sectors that are in decline. However, it is recognised that this needs to happen in the
context of a constrained urban area in which existing employment areas need to be used more
intensively in light of the limited availability of other land. Consequently, the Core Strategy
seeks to accommodate growth on previously developed land by, amongst other things, using
land more efficiently and safeguarding land for housing and employment uses.
The Northern Olympic Fringe area is identified as having significant growth potential due to its
proximity to the Olympic Park and Stratford City. Among the regeneration proposals for the
area is the re-opening of Lea Bridge Station in 2014 which will connect the north of the
borough with Stratford. The Council is progressing work on an Area Action Plan in order to
ensure development opportunities in the area, including provision of up to 2,500 new homes
and new jobs, are realised.
Policy CS8: Making Efficient Use of Employment Land aims to facilitate sustainable economic
growth by promoting, protecting, and managing the borough’s three SILs. The SIL designation
seeks to ensure that development is restricted to industrial and warehousing uses.
Waltham Forest Employment Land Study 2009
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Prepared by URS in 2009, this study assessed the quantity, quality and viability of
employment land in the borough over the Local Development Framework timeframe to 2026. It
suggests a quantum of approximately 20ha of industrial employment land should be released
over this period.
Traditionally the most significant industrial occupiers in the market area are logistics (B8)
focused, with levels of demand for B8 premises showing moderate increases in recent years.
The study recommends the redevelopment and intensification of appropriate sites for related
activities to help stimulate employment and regeneration for the benefit of local residents. The
stock of B2 premises in the sub-region is projected to continue to decrease, largely due to the
nationwide decline of manufacturing. The study forecasts a small net demand for office
floorspace.
A legacy resulting from the Olympic and Paralympic Games is apparent in the Borough in the
form of increased demand from businesses displaced from the Olympic site, particularly the
new food distributing/manufacturing cluster on Orient Way. The best strategy that Waltham
Forest could follow in order to gain the maximum benefit from the Olympic and Paralympic
Games legacy would be to effectively lobby the Olympic Legacy decision makers.
Northern Olympic Fringe Area Action Plan Preferred Options 2011
The Northern Olympic Fringe Area Action Plan sets out area-specific policies and proposals
for the Northern Olympic Fringe Area with the aim of stimulating development interest and
encouraging regeneration projects whilst protecting those areas sensitive to change. The
Council published the Preferred Options document for consultation in early 2011. Once
adopted, the AAP will form part of Waltham Forest’s Local Plan and be a statutory document
used to determine planning applications in the area.
Eight objectives are set out in the document which reflects the Council’s vision of the future of
the area, a key one of which is to ‘create a place to do business’. The aim of this is ‘to ensure
that the Northern Olympic Fringe area protects and enhances its important and wellfunctioning employment land, while promoting mixed use and employment led regeneration of
redundant local sites’.
Policies of relevance to the LLDC area include NOF1, encouraging ‘increased provision of
office use by small and medium sized businesses’, and NOF5, which states that The Council
will encourage schemes that ‘Include a mix of uses to ensure a balanced approach to
residential, retail, cultural/creative, community, third sector, employment and leisure uses’.
Other Key Documents
GLA London Office Policy Review 2012
The purpose of the London Office Policy Review is to provide planning policy makers with up
to date information on the supply and demand for offices in London, including a review of
office-based employment projections and office floor space need estimates, and consideration
of the potential for conversion of surplus office space to other uses, especially residential, in
different parts of London.
The main findings of the report were that despite the difficult post-2008 period, London’s future
as a World City and global financial centre is secure for the reasonably foreseeable future.
The employment forecasts indicate a dynamic metropolitan area. There will be demand for
new space, and for new types and formats of office space and related employment space, but
in terms of quantity forecasts suggest there is little need for expansion beyond that already in
the pipeline. The rate of growth in office jobs, 2011-2036, is forecast to be half that which
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prevailed over the past two decades. The key policy task will be to monitor both the quantity
and quality of space emerging, balancing new proposals with others that fall out of the
pipeline, so that the pipeline is responsive to changes in demand.
The report highlights many options beyond the obvious conversion to residential, requiring
spatial planning to be more creative and responsive to local market conditions. Encouraging
the supply of space in the new office economy, on high streets, for flexible work patterns and
small businesses with new needs could be a key role for spatial policy.
Outer London Commission: Full Report 2010
The Outer London Commission was established by the Mayor in 2008 to explore how different
parts of Outer London can better realise their economic potential, especially its town centres,
as well as opportunity and intensification areas and industrial locations. The Outer London
Commission’s Final Report is a compendium of research and analysis on the outer London
economy intended to inform the London Plan’s Examination in Public in 2010.
The report found that the perception that outer London was economically underperforming in
relation to the outer metropolitan area between 2003 and 2007 was misleading. There was no
clear pattern of economic out-performance by the outer metropolitan area but there was some
evidence that it performed better on quality of environment issues, a potential lesson for outer
London areas.
The report states that low-rent industrial activities have an important part to play in London’s
economy and that they should not be forced to relocate from metropolitan London locations
because of competition from higher land values. Rather the planning system should take
account not just of issues associated with economic linkages and supply chains but also
indirect adverse impacts such as environmental and transport capacity costs associated with a
rise in commercial vehicle traffic if they have to relocate further afield.
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APPENDIX C OFFICE PIPELINE DEVELOPMENTS
The table below outlines the anticipated increase in office floorspace as a result of pipeline
43
developments in the LLDC area that currently hold planning permission. Note that the
developments at East Wick and iCITY, International Broadcast Centre, and Stratford City are
all assumed to be serving the central London office market, and are not therefore included in
the pipeline calculations for the local office market.
Development

Sub Area

Sweetwater

Hackney Wick and Fish Island

980

East Wick and iCITY

Hackney Wick and Fish Island

4,958

Kings Yard

Hackney Wick and Fish Island

0 - 6,720

White Post Lane, Fish Island

Hackney Wick and Fish Island

310

International Broadcast Centre

Hackney Wick and Fish Island

27,809 - 28,751

Chobham Manor

North Stratford and Eton Manor

Stratford City

Central and South Stratford,
and Queen Elizabeth Park
South

450,000

Pudding Mill

Bromley-by-Bow, Three Mills
and Pudding Mill

21,888

Sugar House Lane

Bromley-by-Bow, Three Mills
and Pudding Mill

26,849 - 52,120

Bromley By Bow North

Bromley-by-Bow, Three Mills
and Pudding Mill

3,511

43 Office floorspace is defined as B1a and B1b only for the purposes of this analysis
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APPENDIX D EMPLOYMENT LAND QUESTIONNAIRE

Business Cluster Number (URS) Your Initials: ………

Date: ………

LDF Employment Allocation / Policy Designation (Desk based)



SIL



LSIS



LEA



Other (e.g. Opportunity Area / Growth Area) ……………………..



Non-designated

What is/are the main employment and/or other significant land-use/s? (Mark land uses on map / check
existing uses are correct using key in manual e.g. B2 / B8 / Land for Waste Transport etc)
The business premises typologies in the cluster are best described as (multiple ticks possible):



Business district



Waste mgmt / Recycling / environmental industrial sites



General Industrial estate / business areas



Car Repairs



High Tech Manufacturing



Storage



Green Technology



Town centre



Warehouse / distribution Park / wholesale



Incubator / SME cluster



Local shopping centre



Local Office Centre



High quality Business Park.



Other (describe any other uses)



Media



Arts and Creative Industries…………………………………………………………………………………………….…………

Main business occupiers (note taking and photos of estate signs)
Comments

The cluster lies within close proximity to / has impact on (multiple answers possible)



Residential or Community uses



Town centre



Local shopping centre



Other…………………………………………………..

Bad neighbourhood uses (including sensitive receptors eg residential, schools)
Businesses in the business cluster cause:
Comments



None
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Noise pollution



Air pollution



Smell



HGV traffic



Significant car traffic

Physical site constraints in cluster? (i.e. access from local road, layout issues, incompatible land use,
environmental/nature conservation) Comment and mark on map .………….……….………………………….
Strategic road access (trunk roads) (Observation and desk based E.g. Direct and very good / Indirect and
good / Indirect and poor/very poor. Describe)
………………………………………………………………………………………………………………………………
Strategic access to public transport (Observation and desk based PTAL check if possible)
……………………………………………………………………………………………………………………………..
Access to waterways and wharves
Direct …. Indirect …. No access …. Comments/ describe…………………………………………………….
Access to railhead………….……….…………………………
Direct …. Indirect …. No access …. Comments/ describe...………………………………………………….
Servicing of businesses in cluster
Comment on servicing of businesses

(multiple answers possible)



Road side loading/unloading



Off road loading/unloading



Loading bays



Servicing is adequate for the uses within the cluster

Yes



No



Don’t know

Parking facilities
(multiple answers possible)

Comment on parking facilities. Give reasons for judgment on adequacy of
parking provision



Dedicated parking within cluster



On street parking



Yellow / double yellow lines



Red route



Controlled parking zone/paid parking



Parking provision is:



Adequate

Too little



Access to facilities and amenities



Very good



Good





Poor

Proximity to growth/opportunity areas
Comments
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Within





Within 1 km of



Other

Part within

Condition of Buildings - % of buildings within Cluster:
Very Good

%

/

Good

%

/

Poor

%

/

Very Poor

%

Quality of environment and public realm
Comment on quality of environment



Very good



Good



Poor



Very poor



Other (please comment)

Total vacant and available B1/B2/B8 floorspace quantum actively marketed within cluster (give
approximate percentage if uncertain)
B1 ….……… B2 ……….… B8 ……..… (sqm or %)
(Take note of any property market agent information on vacant and available floorspace and specification)
Are there any vacant developable sites/ Derelict buildings within cluster?
(Y/N):………….….If yes mark clearly on map. What % of the cluster land area do they constitute? .……. %
Existing and future capacity………….……….…………………………
………………………………………………………………………………………………………………………………
Additional possibilities for intensification / redevelopment (Mark clearly on the cluster map, any areas
which show potential for intensification and add any additional comments below)
…………………………………………………………………………………………………………………………….
…………………………………………………………………………………………………………………………….
…………………………………………………………………………………………………………………………….
Opportunities for other land use aspirations e.g. housing, retail, community uses (Mark clearly on the
cluster map, any areas which show potential for other land use and add any additional comments below)
…………………………………………………………………………………………………………………………….
…………………………………………………………………………………………………………………………….
…………………………………………………………………………………………………………………………….
Evidence of active marketing on site



Yes



Comments
No
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Description of site (including any comments you have)
…………………………………………………………………………………………………………………………….
…………………………………………………………………………………………………………………………….
…………………………………………………………………………………………………………………………….
Obvious potential to accommodate high growth employment sectors e.g. waste mgmt., logistics,
utilities, land for transport (as per GLA SPG Annex 3)
…………………………………………………………………………………………………………………………….

81

LLDC Area
Employment Land Review

APPENDIX E CRITERIA FOR SUITABILITY FOR B1 EMPLOYMENT USE

Cluster Ranking Criteria

Criteria and Scoring


Poor or Very Poor = PTAL level 0-3: 0
points.



Good = PTAL level 4-5: 0.5 points



Very Good = PTAL level 6a & 6b: 1 points



>75% of environment in good or very good
condition: 1 point



50-75% of environment in good or very
good condition: 0.67 point



25-49% of environment in good or very
good condition: 0.33 point



0-24% of environment in good or very good
condition: 0 point



>75% of buildings in good or very good
condition: 1 point



50-75% of buildings in good or very good
condition: 0.67 point



25-49 of buildings in good or very good
condition: 0.33 point



0-24% of buildings in good or very good
condition: 0 point



1 point if there is no site constraints



0 points if there are at least one physical
site constraint



1 point if adjacent to compatible land uses
(other office, residential, retail)



0 point if adjacent to incompatible land uses
(industrial, waste)

Servicing of businesses
in cluster



Adequate: 1



Not adequate: 0

Parking Facilities



Adequate: 1



Not adequate: 0
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Access to facilities and
amenities

Level of utilisation for
active employment uses
(B1 use class)



1 points for very good access



0.5 point for good access



0 points for poor/very poor access



More than 75% cluster currently actively
used for employment uses: 1.5 points



50-74% cluster currently actively used for
employment uses: 1 point



25-49% cluster currently actively used for
employment uses: 0.5 points



Under 25% cluster currently actively used
for employment uses: 0 points

83

LLDC Area
Employment Land Review

APPENDIX F CRITERIA FOR SUITABILITY FOR B2/B8 EMPLOYMENT USE

Cluster Ranking Criteria

Criteria and Scoring


Direct: 1 point



Indirect: 0 point

Access to waterways and
wharves



Direct: 1 point



No access: 0 point

Access to railhead



Direct: 1 point



No access: 0 point



>75% of environment in good or very
good condition: 1 point



50-75% of environment in good or very
good condition: 0.67 point



25-49% of environment in good or very
good condition: 0.33 point



0-24% of environment in good or very
good condition: 0 point



>75% of buildings in good or very good
condition: 1 point



50-75% of buildings in good or very good
condition: 0.67 point



25-49 of buildings in good or very good
condition: 0.33 point



0-24% of buildings in good or very good
condition: 0 point



1 point if there are no physical site
constraints



0 points if there are site constraints

Strategic Road Access

Quality of Environment

Condition of Buildings

Physical site constraints
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Employment areas start with 1 point and
minus 0.2 for each bad neighbourhood
use (Noise pollution, air pollution, smell,
HGV traffic, significant car traffic, other)
To maximum of –0.2.



Additional -0.5 point if employment area in
close proximity to existing or proposed
residential

Servicing of businesses in
cluster



Adequate: 1



Not adequate: 0

Parking Facilities



Adequate: 1



Not adequate: 0



More than 75% cluster currently actively
used for employment uses: 1.5 points



50-74% cluster currently actively used for
employment uses: 1 point



25-49% cluster currently actively used for
employment uses: 0.5 points



Under 25% cluster currently actively used
for employment uses: 0 points

Bad neighbourhood
issues

Level of utilisation for
active employment uses
(B use class)
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