London
Industrial
Land Supply
& Economy
Study

2015




N
N




Prepared for:
Greater London Authority

Prepared by:

— Rory Brooke, Gregory Openshaw, Jon Howells,
Patrick Deshpande, James Tindale, Simon Baldwin
of AECOM

in association with

—Tim Johnson and Richard Syddall of
Cushman & Wakefield

— Holly Lewis, Melissa Meyer and Alex Turner of
We Made That

— Alfie Maddison and Edward Maddison of
Maddison Graphic

Approved by:
Rory Brooke, AECOM

March 2016 — 60472895-47074638

AECOM Infrastructure and Environment UK Limited
6-8 Greencoat Place

London

Victoria

SW1P 1PL

+44 (0) 207 798 5000

www.aecom.com

A=COM

"l. CUSHMAN &
((l{{lh WAKEFIELD

POROOKNK

WE MADE THAT

POROOKNK

Maddison Graphic



Intentionally blank



Limitations

AECOM Infrastructure and Environment UK Ltd
(AECOM) has prepared this Report for the sole

use of Greater London Authority (“the Client”)

in accordance with the Agreement under which

our services were performed. No other warranty,
expressed or implied, is made as to the professional
advice included in this Report or any other services
provided by AECOM. This Report may not be
disclosed relied upon by any other party without the
prior and express written agreement of AECOM.

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
AECOM has not been independently verified by
AECOM, unless otherwise stated in the Report.

The methodology adopted and the sources of
information used by AECOM in providing its services
are outlined in this Report. The work described in
this Report was undertaken between February 2015
and February 2016 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.

AECOM 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 AECOM's 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. AECOM specifically does not
guarantee or warrant any estimate or projections
contained in this Report.
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Executive Summary

Introduction and Context

AECOM Infrastructure and Environment UK
Limited (AECOM) have been commissioned by the
Greater London Authority (GLA) to undertake a
comprehensive review of the supply of industrial land
in London and an assessment of the implications
of future restricted supply of industrial land for

the London economy. Cushman & Wakefield have
supported this study by providing property market
data. Concurrently, We Made That has been
commissioned by the GLA to provide additional
analysis and visual communication, with graphic
identity provided by Maddison Graphic.

The study builds on a number of previous studies
including the London Industrial Land Baseline
(London Development Agency and Greater London
Authority, 2010) undertaken by URS (now AECOM)
and DTZ (now Cushman & Wakefield).

The London Plan' and associated Supplementary
Planning Guidance (SPG)? underscore the Mayor's
established approach to industrial land management
to plan for a sufficient stock of land and premises to
meet future needs of different types of industrial and
related uses (such as logistics / distribution, waste

management, utilities and land for transport functions),

including for good quality and affordable space.

The key objectives of the London Industrial Land
Supply and Economy Study are:
* to update the 2010 London industrial land
baseline to 2015
* to estimate industrial businesses within London
and their employment; and
* to provide a high-level assessment of the economic
impacts of reduced supply of industrial land.

The outputs of the study will inform industrial land
policy making including:

* the next full review of the London Plan and its
associated Land for Industry and Transport
Supplementary Planning Guidance (SPG)

* borough local plans

* Opportunity Area Planning Frameworks, Area
Action Plans (AAPs) and supplementary planning
documents, and

* co-ordination of industrial land policy with local
planning authorities in the wider South East
of England.

Industrial Land Supply in London
Definitions

The study uses the following definitions for types of
industrial land:

* ‘Core’ industrial uses comprise of general
industry, light industry, warehouses, open storage
and self-storage. This is considered to cover most
types of industrial business activity.

* ‘Wider' industrial uses comprise wholesale
markets, waste management and recycling
facilities, utilities, land for rail, land for buses,
airport related land, and other industrial land.
Such uses are industrial in nature and support
the functioning of London for instance by way of
providing space for infrastructure.

* Vacant industrial land comprises sites which
are vacant and cleared, land with derelict
buildings and / or land with vacant buildings
capable of occupation.

Sub-regions are as defined in the London Plan:

* Central: Camden, City of London, Kensington
and Chelsea, Islington, Southwark, Westminster,
Lambeth

* North: Barnet, Enfield, Haringey

» East: Barking and Dagenham, Bexley, Greenwich,
Hackney, Havering, Lewisham, Newham,
Redbridge, Tower Hamlets, Waltham Forest

* South: Bromley, Croydon, Kingston upon
Thames, Merton, Richmond upon Thames, Sutton,
Wandsworth

* West: Brent, Ealing, Hammersmith and Fulham,
Harrow, Hillingdon, Hounslow

Industrial Land and Floorspace

The stock of industrial land in London is recorded in
the following three tables:
* by broad land use category (Table 0-1)
* by broad land use designation (Table 0-2)
* by the years 2001, 2006, 2010 and 2015
(Table 0-3)

As shown in Table 0-17, in 2015 there is an estimated
6,976 hectares (ha) of industrial land in London

of which 4,553ha is of core industrial use (65%),
1,877ha is of wider industrial uses (27%) and 547ha
is vacant land (8%).

Of this 6,976ha, Outer London contains approximately
5,296ha or 76% of the total, of which 68% is in

use for core industrial activities. Of Inner London’s
1,681ha of industrial land, 57% is in core use. The
East sub-region contains the most land in industrial
use at 2,807ha, or 40% of London’s total, 64%

of which is in core use. The Central sub-region
accounts for the least industrial land at 328ha, or 5%
of London’s total. The highest concentration of land

in wider industrial use proportionally is in the South
sub-region where it accounts for 39% of the industrial
land stock. The proportion of vacant industrial land
within each sub-region ranges from 2% in the Central
sub-region to around 12% in the East.

Industrial Land can be designated as a Strategic
Industrial Location (SIL) or Locally Significant
Industrial Sites (LSIS). The breakdown of industrial
land by designation is shown in Table 0-3. Of the
total industrial land (core and wider industrial land
plus vacant land) in London 3,534ha (51%) lies
within Strategic Industrial Locations (SIL), 947ha
(14%) lies within Locally Significant Industrial Sites
(LSIS) and 2,496ha (36%) is on non-designated
land. It should be noted that some LSIS allow



mixed use. The distribution of the various industrial
land uses / activities defined across sub-regions
is illustrated in Table O-1. Table 0-2 records the
breakdown of industrial land by designation.

Vacant land, which constitutes sites which are

vacant and cleared for redevelopment, comprised
approximately 547ha in London in 2015, which
equates to 11% of land in core industrial use and 8%
of land in core and wider industrial land use. The East
sub-region contains the highest proportion of vacant
industrial land relative to stock, 16% of core industrial
and 12% in core and wider industrial use, with the
Central sub-region containing the lowest at 3% of
core industrial land and 3% of core and wider land.

The stock of vacant industrial land has decreased
over the past decade or more, from 169% in 2001

to 14% in 2006, 12% in 2010 and 11% in 2015.
Higher than the frictional vacancy rate of 5%
recorded in the Land for Industry and Transport SPG.
‘ to ‘The stock of vacant industrial land has decreased
over the past decade from 10% in 2006, 9% in 2010
and 8% in 2015. The rate of vacant industrial land is
higher than the frictional vacancy rate of 5% recorded
in the Land for Industry and Transport SPG3.

This suggests that over the years the policy of
managed release has been effective in making
better use of vacant industrial land. However, there
is need for caution: the rate of vacant land across
London is approaching the frictional vacancy rate
and loss beyond that rate would lead to difficulties
market operation.

There was approximately 21 million m? of industrial
floorspace in London in 2012, with the Outer London
area accounting for the majority of this at 69%.

Comparison with Industrial Land Baseline 2001,
2006 and 2010

Table 0-3 shows breakdown of industrial land in
London across the years 2001, 2006, 2010 and
2015. From 8,282ha recorded in 2001, the stock of
industrial land has declined steadily to 7,841ha in
2006, 7,505 in 2010 and 6,976ha in 2015. This is
a 16% contraction over the whole period and a 7%
contraction since 2010. The total area of industrial
land in SlLs has contracted by 5% since 2010
whilst the total area of SlLs, once non-industrial
uses are included, contracted by 7%. For LSIS,
rates of decline since 2010 are more marked at 23%
for industrial land and 25% for their total area. The
change in the supply of industrial land in London
since 2001 can be seen in Figure 0-1.

All sub-regions have witnessed a contraction in the
supply of industrial land over each of the reporting
timeframes dating back to 2001, with the Central
sub-region witnessing the largest reduction in supply
over the whole period at 35% (170ha). Since 2010
there has been a 25% contraction in the supply of
industrial land in the Central sub-region, with all
other sub-regions recording more modest declines of
around 6%.

Time series data on industrial floorspace shows
that there was a 17.9% decline in the amount of
floorspace found London-wide over the period 2001
to 2012 (and 15.1% decline for 2001 to 2010).
Several boroughs recorded an increase in industrial
floorspace over the period however; Bexley, Sutton,
Bromley and Barking and Dagenham. Trends in
floorspace decline show higher rates of decline
compared to land. This may be due to a broad
trend towards development of larger single storey
distribution facilities or open storage and loss of
premises used more intensively by manufacturing.

Comparison of Release with GLA Land for
Industrial and Transport SPG

Past trends in industrial land release show an
accelerated rate of release significantly above

the GLA's Land for Industry and Transport SPG
benchmark rates of release. The trend rate of release
for 2010 to 2015 is 105ha per annum, compared
with the SPG recommended rate of release of 37ha
per annum. If these trends continue then the total
stock of industrial land in London will decline from
around 6,980ha in 2015 by a further 2,300ha to
around 4,700ha in 2041, a 33% decline over this
period. This is around 1,900ha more than the SPG
2031 industrial land benchmark projected to 2041
(around 6,500ha). Overall if the trend release for the
period 2010 to 2015 continues in the future then
the SPG target will be reached by around 2017 and
exceeded significantly by 2031. The total scale of
industrial land release will be as illustrated in Figure
0-1 alongside.

Industrial Land in Development Pipeline and
Areas
of Change

Review of emerging policy and permissions suggests
there will be a continued significant release of
industrial land. The Industrial Land Baseline 2015
contains land and floorspace in industrial and related
uses that could potentially change to non-industrial
uses in the coming years, including through:
development pipeline (unimplemented planning
permissions); additional planned release through
local plans, OAPFs and local frameworks; and
Housing Zones.

The quantum of industrial land subject to known
development or within such areas of change which
could be released in future is shown in Table 0-4
alongside. Sites and allocations associated with
areas of change are subject to varying degrees of
certainty as to whether and when industrial land
within them is likely to be released or redeveloped.

1 London Plan (consolidated with alterations since 2011), GLA, March 2015

2 Land for Industry and Transport Supplementary Planning Guidance (SPG), GLA, 2012
3 Non-industrial uses on industrial land were not recorded in 2001 and therefore a similar
calculation of vacant industrial land cannot be made.



Industrial land within areas of change associated
with OAPFs could account for the largest release

of industrial land (8363ha) within the total identified
potential release (834ha). The release associated
with the development pipeline (189ha) is anticipated
to mostly occur within five years.

Geographically, Outer London accounts for the

large majority of potential release, with the East

and West sub-regions in-turn accommodating the
majority of release at 205ha and 187ha respectively.
At a borough level, several boroughs account for

a large amount of potential release; Barking and
Dagenham (London Riverside OA and unimplemented
permissions); Tower Hamlets (Lower Lea Valley

OA and Housing Zones); Hillingdon (proposed
rationalisation of SIL / LSIS); Hammersmith and
Fulham (Old Oak Common and White City OAs and
South Fulham Riverside SPD); Enfield (Upper Lea
Valley OA) and; Ealing (Park Royal, Old Oak Common
and Southall OAs).

There is approximately 83,227m? of office (B1a)
floorspace in designated industrial areas in London
with prior approval for office to residential conversion.
There is recognised to be a potential for areas
containing prior approvals for such conversions to
experience a loss or erosion of their functionality as
designated industrial land through introduction of
land use incompatible with industrial uses. Over time,
land adjacent to these sites of conversion to non-
industrial uses could be prone to further release of
industrial land.
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Table 0-1: Industrial Land in London by Categorisation

Core industrial uses (ha)

Wider industrial uses (ha)

Area Industry (general & Warehouses, self storage Sub-total
light industry) & open storage
London 2,029.7 2,522.8 4,552.5 1,877.0
CAZ 16.5 26.4 42.9 47.3
Inner London 470.9 489.2 960.1 558.5
Outer London 1,658.8 2,033.6 3,692.4 1,318.5
Central sub-region 121.7 102.5 2241 95.9
Camden 13.0 19.5 325 6.9
City of London = = 3.4
Kensington & Chelsea 4.5 2.3 6.8 10.0
Islington 9.6 14.0 23.6 11.2
Southwark 51.1 50.1 101.2 40.8
Westminster 1.6 2.6 4.2 7.2
Lambeth 42.0 13.9 55.9 16.4
East sub-region 906.4 883.3 1,789.7 672.3
Barking & Dagenham 258.7 157.6 416.3 39.5
Bexley 167.1 160.1 327.2 128.2
Greenwich 60.4 121.4 181.8 33.1
Hackney 37.3 7.3 44.5 9.2
Havering 88.7 193.6 282.4 96.0
Lewisham 28.5 41.0 69.6 32.1
Newham 92.9 109.4 202.2 206.9
Redbridge 33.9 16.1 50.0 121
Tower Hamlets 68.9 28.8 97.6 36.6
Waltham Forest 70.0 48.1 118.1 78.6
North sub-region 209.7 292.9 502.6 175.5
Barnet 27.1 40.2 67.3 28.8
Enfield 146.5 169.4 316.0 122.4
Haringey 36.0 83.3 119.3 24.2
South sub-region 264.8 366.5 631.3 426.1
Bromley 38.7 45.3 84.0 41.9
Croydon 50.0 72.9 122.9 30.5
Kingston upon Thames 27.8 34.4 62.2 53.1
Merton 56.5 82.4 138.9 19.3
Richmond upon Thames 17.3 8.1 25.4 12.3
Sutton 32.0 80.3 112.3 205.9
Wandsworth 42.7 43.0 85.7 63.0
West sub-region 5271 877.7 1,404.8 507.2
Brent 168.8 151.2 320.0 98.0
Ealing 167.1 229.9 397.0 97.3
Hammersmith & Fulham 18.6 35.9 54.5 81.6
Harrow 20.4 31.7 52.2 75
Hillingdon 96.5 187.6 284.1 73.0
Hounslow 55.7 241.3 2971 149.9
Central Services Circle 256.3 179.5 435.9 173.8
Lea Valley 299.0 355.5 654.5 328.6
Thames Gateway 694.0 748.7 1,442.7 454.3
Wandle Valley 208.8 313.1 522.0 371.8
Park Royal / A40 / Heathrow 571.6 925.9 1,4975 548.4

*Vacancy rates calculated as vacant industrial land as % of industrial land by use type + vacant industrial land (eg. Vacancy rate (core) = Vacant land / Sub total for core uses + Vacant land)
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Total core & wider uses (ha)

Vacant industrial land (ha)

Total industrial land (ha)

Vacancy

Incl. cleared sites, derelict
industrial buildings & land
with vacant buildings

Vacancy rate
(core)

Vacancy rate
(wider)

Vacancy rate
(total)*

6,429.5 546.8 6,976.3 10.7% 22.6% 7.8%
90.2 3.5 93.7 7.5% 6.9% 3.7%
1,518.6 162.0 1,680.6 14.4% 22.5% 9.6%
4,910.9 384.7 5,295.7 9.7% 22.6% 7.3%
320.1 8.3 328.3 3.6% 7.9% 2.5%
39.5 0.3 39.8 0.9% 4.3% 0.8%
3.4 - 3.4 n/a n/a n/a
16.7 1.5 18.2 17.7% 12.8% 8.0%
34.8 0.2 34.9 0.7% 1.5% 0.5%
142.0 2.0 144.0 2.0% 4.8% 1.4%
11.4 0.7 12.1 14.5% 8.9% 5.9%
72.3 3.6 75.9 6.0% 17.9% 4.7%
2,462.0 345.0 2,807.0 16.2% 33.9% 12.3%
455.8 61.5 517.3 12.9% 60.9% 11.9%
455.4 67.7 523.1 17.1% 34.6% 12.9%
214.9 18.0 233.0 9.0% 35.2% 7.7%
53.7 2.2 55.9 4.7% 19.3% 3.9%
378.4 59.9 438.3 17.5% 38.4% 13.7%
101.7 5.6 107.3 7.5% 14.9% 5.2%
409.1 104.5 513.6 34.1% 33.5% 20.3%
62.1 3.7 65.8 6.8% 23.3% 5.6%
134.3 19.6 1563.8 16.7% 34.9% 12.7%
196.7 2.3 198.9 1.9% 2.8% 1.1%
678.1 41.9 719.9 7.7% 19.3% 5.8%
96.2 6.2 102.3 8.4% 17.7% 6.0%
438.4 24.3 462.7 7.2% 16.6% 5.3%
143.5 11.3 154.9 8.7% 31.9% 7.3%
1,057.4 45.5 1,102.9 6.7% 9.6% 4.1%
125.9 9.2 136.1 9.9% 18.0% 6.8%
153.4 9.6 163.0 7.2% 23.9% 5.9%
115.3 0.9 116.2 1.4% 1.6% 0.8%
158.2 9.4 167.5 6.3% 32.7% 5.6%
37.7 0.7 38.4 2.6% 5.2% 1.8%
318.2 15.1 333.3 11.8% 6.8% 4.5%
148.7 0.7 149.4 0.8% 1.1% 0.5%
1,912.0 106.2 2,018.2 7.0% 17.3% 5.3%
418.0 8.1 426.0 2.5% 7.6% 1.9%
494.3 16.9 511.2 4.1% 14.8% 3.3%
136.1 3.2 139.3 5.6% 3.8% 2.3%
59.6 4.9 64.5 8.6% 39.6% 7.6%
3571 38.5 395.6 11.9% 34.5% 9.7%
447.0 34.6 481.6 10.4% 18.8% 7.2%
609.7 35.7 645.3 7.6% 17.0% 5.5%
983.1 90.2 1,073.3 12.1% 21.5% 8.4%
1,897.1 272.3 2,169.4 15.9% 37.5% 12.6%
893.8 35.6 929.4 6.4% 8.7% 3.8%
2,045.9 113.1 2,158.9 7.0% 17.1% 5.2%

Source: AECOM



Table 0-2: Industrial Land in London by Designation

Designated Industrial Land (ha)

Area SIL LSIS
Industrial | Vacant Non- Sub-Total | Vacant Industrial Vacant Non- Sub-Total
industrial industrial Land as a industrial industrial
land* % of SIL land*
London 3,254.6 279.3 357.7 3,891.6 6.7% 878.3 68.5 210.1 1,156.9
CAZ - - = = 7.0% = = 0.8 2.5
Inner London 604.6 41.8 53.0 699.3 5.6% 181.7 4.2 46.0 231.9
Outer London 2,650.1 2376 304.7 3,192.3 6.9% 696.6 64.2 164.1 925.0
Central sub-region 56.9 1.6 5.6 64.1 2.5% 89.4 2.9 26.1 118.5
Camden - - - - n/a 14.4 - 2.1 16.5
City of London - - = = n/a = = = =
Kensington & Chelsea 2 o ® ® n/a 10.8 1.4 6.7 18.9
Islington - - - - n/a 9.9 0.1 4.0 14.0
Southwark 56.9 1.6 5.6 64.1 2.5% 17.7 - 1.1 18.8
Westminster = = = = n/a = = = =
Lambeth o o o o n/a 36.6 1.4 12.3 50.3
East sub-region 1,457.8 191.9 127.3 1,777.0 9.7% 230.0 30.8 42.9 303.7
Barking & Dagenham 338.1 40.3 25.8 404.2 9.1% 50.9 18.0 7.3 76.2
Bexley 386.4 58.2 26.2 470.8 11.0% 33.7 75 10.4 51.7
Greenwich 116.3 12.1 11.2 139.6 8.0% = = = =
Hackney - - 12.0 12.0 0.0% 3.7 - 8.2 12.0
Havering 218.1 53.8 29.2 301.1 15.2% 28.8 1.8 0.6 31.3
Lewisham 36.5 - 0.5 37.0 0.0% 15.9 0.4 2.8 191
Newham 2575 26.0 10.5 294.0 8.1% 34.9 0.7 2.7 38.3
Redbridge 26.1 1.5 4.0 31.6 4.4% 7.8 0.5 4.0 12.4
Tower Hamlets 185 - 1.5 20.0 0.0% 5.3 0.3 0.2 5.7
Waltham Forest 60.3 0.0 6.5 66.7 0.0% 48.9 1.7 6.6 57.2
North sub-region 342.0 19.9 35.7 397.6 4.8% 106.3 8.9 22.2 137.3
Barnet 0.0 - 13.9 13.9 0.0% 19.4 0.4 11.4 31.2
Enfield 300.1 18.7 20.2 339.0 5.2% 33.6 1.3 0.8 35.7
Haringey 41.8 1.3 1.6 44.7 2.8% 53.3 7.1 9.9 70.4
South sub-region 423.7 215 70.7 515.9 4.0% 135.0 75 28.4 170.9
Bromley 34.0 5.8 9.1 48.9 10.6% 34.3 1.6 6.7 42.6
Croydon 82.2 6.5 29.9 118.6 5.2% 20.3 1.9 5.4 27.7
Kingston upon Thames 38.7 o 3.4 421 0.0% 16.1 0.9 8.0 25.0
Merton 105.9 6.0 15.3 127.2 4.5% 276 2.5 1.7 31.8
Richmond upon Thames - - - - n/a - - - -
Sutton 120.6 3.2 10.8 134.7 2.3% 4.2 0.6 0.6 5.4
Wandsworth 42.2 - 2.2 44.4 0.0% 324 - 6.0 38.4
West sub-region 974.3 44.3 118.4 1,137.0 3.7% 317.6 18.3 90.6 426.6
Brent 281.3 7.7 27.7 316.8 2.4% 46.7 0.3 10.7 57.7
Ealing 3370 9.4 43.1 389.5 2.3% 67.3 3.8 134 84.5
Hammersmith & Fulham 76.7 2.0 9.6 88.2 2.2% = = = =
Harrow 141 0.0 1.4 15.5 0.1% 20.1 = 4.3 24.4
Hillingdon 178.6 18.9 25.4 222.9 7.8% 23.9 1.0 53.7 78.7
Hounslow 86.6 6.3 11.2 104.2 5.7% 159.7 13.2 8.5 181.3
Central Services Circle 111.9 1.6 19.6 133.1 1.2% 114.4 35 37.3 155.2
Lea Valley 531.0 32.9 33.5 5975 5.2% 1563.3 10.4 18.7 182.3
Thames Gateway 1,247.8 184.7 110.7 1,543.1 10.7% 173.0 29.8 30.4 233.2
Wandle Valley 389.6 15.7 61.7 467.0 3.3% 100.7 5.9 21.7 128.3
Park Royal / A40 / Heathrow 0.0 - 13.9 13.9 0.0% 19.4 0.4 11.4 31.2

*vacant industrial land includes vacant cleared sites, land with derelict industrial buildings and land with vacant buildings
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Non-Designated

Total Designated + Non-Designat-

Industrial Land (ha) ed (ha)
SIL + LSIS

Vacant Industrial Vacant Non- Sub-Total Industrial Vacant Industrial Vacant Non- Total Vacant Land as % of

Land as a industrial industrial industrial industrial industrial Total Designated &

% of LSIS land* land* land* Non-Designated Total
5.6% 4,132.9 3478 567.8 5,048.5 2,296.6 199.0 6,429.5 546.8 567.8 75441 7.2%
7.0% 1.6 - 0.8 2.5 - 3.5 91.6 3.5 0.8 94.5 2.3%
1.8% 786.2 46.0 99.0 931.2 732.4 116.0 1,518.6 162.0 99.0 1,779.6 9.1%
6.5% 3,346.7 301.8 468.8 4,117.3 1,5664.2 82.9 4,910.9 384.7 468.8 5,764.5 6.7%
2.4% 146.3 4.5 31.8 182.6 173.8 3.7 320.1 8.3 31.8 360.1 2.3%
0.0% 14.4 - 2.1 16.5 25.1 0.3 39.5 0.3 2.1 41.9 0.7%

n/a - ° = - 3.4 = 3.4 ° = 3.4 0.0%
6.7% 10.8 1.4 6.7 18.9 6.0 0.1 16.7 1.5 6.7 24.9 5.8%
0.9% 9.9 0.1 4.0 14.0 24.8 0.0 34.8 0.2 4.0 38.9 0.4%
0.0% 74.6 1.6 6.7 82.9 67.4 0.4 142.0 2.0 6.7 150.7 1.4%

n/a = = = = 11.4 0.7 11.4 0.7 = 12.1 5.9%
2.7% 36.6 1.4 12.3 50.3 35.7 2.2 72.3 3.6 12.3 88.1 4.1%
9.2% 1,687.8 222.8 170.1 2,080.7 774.2 122.2 2,462.0 345.0 170.1 2,977.1 11.6%

19.1% 389.0 58.3 33.1 480.4 66.8 3.2 455.8 61.5 33.1 550.4 11.2%
12.7% 4201 65.7 36.6 522.4 35.3 2.0 455.4 67.7 36.6 559.7 12.1%

n/a 116.3 121 11.2 139.6 98.7 5.9 214.9 18.0 11.2 2441 7.4%
0.0% 3.7 20.2 23.9 49.9 2.2 53.7 2.2 20.2 76.1 2.9%
5.6% 247.0 55.6 29.8 332.4 131.4 4.3 378.4 59.9 29.8 468.2 12.8%
2.1% 52.4 0.4 3.3 56.1 49.3 5.2 101.7 5.6 3.3 110.6 5.1%
1.7% 292.4 26.7 13.2 332.3 116.7 778 409.1 1045 13.2 526.8 19.8%
4.2% 33.9 2.0 8.1 44.0 28.2 1.7 62.1 3.7 8.1 73.8 5.0%
4.6% 23.8 0.3 1.6 25.7 110.5 19.3 134.3 19.6 1.6 155.5 12.6%
2.8% 109.2 1.7 13.1 123.9 875 0.6 196.7 2.3 13.1 212.0 1.1%
6.1% 448.2 28.8 57.8 534.9 229.8 1341 678.1 41.9 57.8 7777 5.4%
1.4% 19.4 0.4 25.3 451 76.8 5.8 96.2 6.2 25.3 1276 4.8%
3.6% 333.7 20.0 21.0 374.7 104.6 4.4 438.4 24.3 21.0 483.7 5.0%
9.2% 95.1 8.4 11.6 1151 48.4 3.0 143.5 11.3 11.6 166.5 6.8%
4.2% 558.7 29.1 99.1 686.6 498.8 16.4 1,057.4 45.5 99.1 1,202.0 3.8%
3.7% 68.3 7.4 15.7 91.5 57.6 1.8 125.9 9.2 15.7 150.9 6.1%
6.5% 102.5 8.5 35.3 146.3 50.9 1.1 1563.4 9.6 35.3 198.3 4.8%
3.4% 54.7 0.9 11.4 67.0 60.6 S 115.3 0.9 11.4 1276 0.7%
7.2% 133.5 8.4 17.1 159.0 24.6 0.9 158.2 9.4 17.1 184.6 5.1%

n/a - - - - 37.7 0.7 377 0.7 - 38.4 1.8%

10.4% 124.9 3.9 11.4 140.2 193.3 11.2 318.2 15.1 11.4 344.7 4.4%
0.0% 74.7 - 8.2 82.9 741 0.7 148.7 0.7 8.2 157.6 0.4%
4.1% 1,292.0 62.6 209.0 1,563.6 620.0 43.6 1,912.0 106.2 209.0 2,227.2 4.8%
0.5% 328.0 8.0 38.4 374.5 89.9 0.0 418.0 8.1 38.4 464.4 1.7%
4.3% 404.3 13.2 56.5 474.0 90.0 3.7 494.3 16.9 56.5 567.7 3.0%

n/a 76.7 2.0 9.6 88.2 59.4 1.3 136.1 3.2 9.6 148.9 2.2%
0.0% 34.1 0.0 5.7 39.9 25.5 4.9 59.6 4.9 5.7 70.2 7.0%
1.3% 202.5 19.9 79.1 301.5 154.6 18.6 357.1 38.5 79.1 474.7 8.1%
6.8% 246.3 19.5 19.7 285.5 200.7 15.1 4470 34.6 19.7 501.3 6.9%
2.2% 226.2 5.2 56.9 288.3 383.5 30.5 609.7 35.7 56.9 702.2 5.1%
5.4% 684.3 43.4 52.2 779.8 298.9 46.8 983.1 90.2 52.2 1,125.5 8.0%

11.3% 1,420.8 2145 1411 1,776.4 476.3 578 1,897.1 272.3 1411 2,310.5 11.8%
4.4% 490.3 21.6 83.4 595.4 403.5 14.0 893.8 35.6 83.4 1,012.8 3.5%
1.4% 19.4 0.4 25.3 451 76.8 5.8 96.2 6.2 25.3 127.6 4.8%

Source: AECOM



Table 0-3: Industrial Land in London: Years 2001, 2006, 2010 and 2015

2001 2006
GLA land use categorisations = = Total =
8 2§ 8
- T = -
R 55 i
S |LSIS | Total sIL LSIS
Industrial uses
Core industrial uses
Light industry n/a n/a n/a 239.2 239.2 131.1 81.4
General industry n/a n/a n/a| 2623.9 | 2623.9 1111.7 329.4
Warehouses n/a n/a n/a| 2333.1 | 2333.1 1386.6 465.5
Self storage n/a n/a n/a 42.3 42.3 19.1 20.7
Open storage n/a n/a n/a 111.0 111.0 61.1 14.6
Sub total n/a n/a n/a| 5349.5 | 5349.5 2709.5 911.6
Wider industrial uses
Wholesale markets n/a n/a n/a 53.7 53.7 22.0 16.3
Waste management and recycling n/a n/a n/a 281.4 281.4 122.4 37.1
Utilities n/a n/a n/a| 1109.0 | 1109.0 283.8 51.9
Land for rail (including DLR) n/a n/a n/a 3477 3477 249.4 56.9
Land for buses n/a n/a n/a 46.0 46.0 21.4 12.7
Airport related land and freight n/a n/a n/a 33.4 33.4 0.0 3.4
Docks n/a n/a n/a 40.4 40.4 1.1 0.1
Other industrial n/a n/a n/a 7.2 7.2 7.7 0.0
Sub total n/a n/a n/a| 1918.9 | 1918.9 707.8 178.3
Vacant Vacant industrial land* n/a n/a n/a 874.4 874.4 365.7 82.4
Land with vacant building(s) n/a n/a n/a| 138.8 138.8 53.8 12.0
Total industrial n/a n/a n/a| 8281.5| 8281.5 3836.8| 1184.3
Non-industrial uses
Office n/a n/a n/a n/a n/a 103.6 124.5
Retail n/a n/a n/a n/a n/a 165.4 476
Residential n/a n/a n/a n/a n/a 13.9 37.1
Recreation and leisure n/a n/a n/a n/a n/a 39.9 33.9
Community services n/a n/a n/a n/a n/a 29.7 18.2
Defence n/a n/a n/a n/a n/a 0.4 0.0
Agriculture and fisheries n/a n/a n/a n/a n/a 5.5 0.0
Mixed-use (non industrial only) n/a n/a n/a n/a n/a 33.8 26.9
Other non-industrial n/a n/a n/a n/a n/a 51.1 19.2
Total non-industrial n/a n/a n/a n/a n/a 443.3 307.3
Total na| nfal nfa|l  nia|  na| | 42801 14916

*vacant industrial land includes cleared sites and land with derelict industrial buildings



2010 2015
B E Total E B E Total E E E Total
5% 3% 5% 3% 5%

Total s |Lsis | Total siL|Lsis | Total
2125 254 2379 1313| 779| 2092 280 2372 1288| 729| 201.7| b562| 2579
14411 | 871.7| 23128 1034.2 | 3107 | 13449| 7885 | 2133.4 9335 | 2529 11865| 585.3| 1771.8
1852.2 | 565.2| 2417.4 1418.7 | 470.4| 1898.1| 4971 | 23953 14100 | 395.7 | 1805.7 | 438.3| 2244.0
39.8 70|  46.7 234| 210| 443| 136 579 36.0| 241| 601, 225| 827
757 | 26.7| 102.3 1008| 193] 1202| 332 1534 947 | 140 108.7| 874| 196.2
3621.1 | 1496.0| 51171 2708.4 | 908.3| 3616.7| 1360.5 | 4977.2 2603.1| 759.7 | 3362.8| 1189.8| 4552.5
383| 149| 532 25| 370| 394| 149| 543 22| 144| 167| 390| 556
1505 | 1176 2771 1250| 422| 1672| 1131 2803 1603| 201| 1805| 994 2798
335.7| 766.4| 1102.1 2648 | 546| 319.3| 751.5| 10708 2435 | 41.3| 2848| 7631 10479
3063| 445 3508 2308| 606 203.4| 446| 3379 211.9| 264| 2383| 1002| 3385
341 119] 460 196| 142 338 95| 432 3205| 120 445| 9276| 7241
34| 300| 334 0.0 3.4 34| 300| 334 0.0 3.4 34| 430| 464
12| 390| 402 1.0 0.0 10| 309| 319 0.9 0.1 10| 31.4| 324
7.7 0.0 7.7 37| 128| 165 01| 166 0.1 1.0 1.4 3.2 43
886.1 | 1024.3| 1910.4 649.2| 2048| 8740| 9945 1868.4 651.5| 1186 770.2| 1106.9| 18770
4481 2708 719.0 3168| 755| 3923 | 1806| 572.9 240.0| 365| 276.4| 1383 4147
658| 200| 948 60.6| 206 81.1 51| 86.2 39.4| 320| 714| 607| 1320
5021.2 | 2820.2| 7841.4 3735.0 | 1229.1 | 4964.1 | 2540.7 | 7504.7 | | 3533.9 | 046.8 | 4480.7 | 2495.6 | 6976.3
228.1 nfa| 2281 106.9| 1405| 2474 nfa| 2474 85.8| 109.6| 195.4 nfa| 195.4
213.0 nfa| 2130 1631| 545| 2176 nfa| 2176 1285| 28.4| 156.9 nfa| 156.9
50.9 nfa| 50.9 226| 366| 592 nfa| 59.2 2202| 330 553 nfa| 55.3
73.8 nfa| 738 355| 384 740 nfa| 740 330| 109 438 nfa| 438
478 na| 478 286| 188| 473 nfa| 473 16.3 52| 215 na| 215
0.4 n/a 0.4 0.0 0.0 0.0 n/a 0.0 0.0 0.1 0.1 n/a 0.1
55 n/a 55 5.2 0.0 5.3 n/a 5.3 0.0 0.0 0.0 n/a 0.0
60.7 nfa|  60.7 19.0| 159| 349 nfa| 349 249| 115| 36.4 nfa| 36.4
70.3 nfa| 703 69.20| 147 839 nfa| 839 470| 114| 585 nfa| 585
750.6 nfa| 7506 4503| 319.3| 7696 nfa| 7696 3577 | 2101 | 567.8 nfa| 5678
| 5771.8]  n/a| 85920 41852 | 15485| 5783.7|  n/a| 8274.4 38916 | 1156.9 | 50485  nla| 7544.1

Source: AECOM
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Figure 0-1: Implications of Continued Trends in Industrial Land Release
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Table 0-4: Potential Industrial Land Release

Source: AECOM

figures and target

Industrial land identified for release
via:

1. Total potential
release ind. land
release (ha)

2. Discounting
overlap between
types of release
(ha)

3. Cumulative
(ha)

Development Pipeline (LDD applications) 188.9 188.9 188.9
Areas of Change

Opportunity Area Planning Frameworks 373.1 363.1 552.0
Local Plan Policies - Reg 19+ stage 78.6 75.5 6275
Local Plan Policies - Reg 18 stage 88.2 80.8 708.4
Housing Zone Sites 154.0 126.0 834.4
Total 882.7 834.4 -
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Businesses and Employment
Employment in Industrial Activities

According to estimates from the Business Register
and Employment Survey (BRES) 347,000 people
are employed in industrial activities in London, of
which nearly 80% is associated with core industrial
activities. This represents around 7.3% % of all
employment in London. The majority of employment
is focused in Outer London locations, most notably
within the East and West sub-regions.

Using BRES data it is estimated that almost half
(46%) of all industrial employment is located at
designated locations, of which approximately half is
on SlLs. In addition, it is estimated that approximately
130,000 jobs in non-industrial activities may be
located at designated locations.

While the number employees in industrial activities
declined across the period 2001 to 2010, this
pattern has reversed from 2010 to 2015 with a 4%
growth in industrial employment being recorded.

Businesses Engaged in Industrial Activities

Using Office for National Statistics (ONS) Business:
Activity, Size and Location data, in 2015 there were
approximately 75,900 industrial local units in London,
associated with 68,900 industrial enterprises. As

the number of units represent approximately 15% of
all local units in London, the proportion of industrial
local units is lower than the equivalent industrial
share of enterprises (16%), suggesting that industrial
businesses are more likely to occupy one premises
than businesses in other sectors.

It is estimated that 62% of industrial businesses
are located within designated industrial land, which
contrasts markedly with employment whereby only
half of industrial jobs are found within designated
areas. This difference is probably at least in part
due to issues over definitions and use of different
data sets. For example the headquarters of large
businesses engaged in industrial activities may be
located in Central London offices employing a large
number of people. In terms of size, 90% of industrial
businesses employ less than ten people (micro in
size) with 2% employing greater than 50 (medium
or large in size).

Intensity of Use

On average each hectare of industrial land supports
the employment of 68 individuals across both
industrial and non-industrial activities. The intensity
of use is greater in Inner London areas. The East
sub-region has a relatively low intensity of use, while
the intensity of use is on average higher in the West
sub-region, where industrial land values are higher
than other parts of outer London.

Property Market Areas and Indicators
Property Market Areas

Defined by strategic transport hubs and routes
through which products and services move, property
market areas (PMAs) have been defined by AECOM
and Cushman & Wakefield in consultation with the
GLA and supporting literature, including the London
Plan, for use in this study. The PMAs are: Central
Services Circle; Lea Valley; Thames Gateway;
Wandle Valley; and Park Royal / A40 / Heathrow.

Floorspace and Availability

There is approximately 2 million m? of industrial
floorspace available on the market in London in
2015, mostly concentrated in Outer London (89%)
and within the Park Royal / A40 / Heathrow (42%),
and Thames Gateway (33%) PMAs. Total available
floorspace represents around 10% of total industrial
floorspace in London. This is slightly higher than

the GLA guideline frictional vacancy rate of 8%

for effective operation of the market. Floorspace
availability as a percentage of total floorspace is
highest in the Thames Gateway (14.5%) and lowest
in the Central Services Circle (2.7%) and the Wandle
Valley (4.0%). There is some indication that larger
premises have higher availability rates, although this
could be due in part to under-reporting of availability
of smaller premises.

Rental and Value Indicators

London-wide rental values for industrial property
average £110 per m?, peaking at an average of
£123 per m?in the Park Royal / A40 / Heathrow and
Wandle Valley areas and falling to £91 per m? in the
Thames Gateway.

Industrial land values average £4.9m per ha London-
wide, with the Wandle Valley having the highest
average industrial property values at around £6.2m
per ha. Reflecting rents, the Thames Gateway has the
lowest average land values at £1.0m per ha.

Residential land values reflect a similar pattern to that
of industrial land with the highest values recorded in
the South and West sub-regions / property market
areas and lowest in those in the East and North.

The ratio of industrial land values to residential land
values is, as would be expected, lowest in the Central
Services Circle averaging 0.13 and highest in the
Park Royal / A40 / Heathrow PMA at 0.38, with the
Lea Valley recording a similar ratio of 0.36.

Change in Rental Values

Average industrial rental values in London have
increased steadily over the last five years by around
15-189% in all PMAs except the Central Services
Circle where these have remained largely unchanged
since 2010. There is limited variance at borough
level within PMAs except within the Central Services
Circle e.g. Lewisham recording a 17% increase,
Kensington & Chelsea recording a 18% decrease.
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Industrial Capacity in the Inner South East
(outside London)

To identify industrial capacity in the Inner South

East the industrial property market outside London

in the inner South East has been divided into four
quadrants — north, east, south and west — comprised
of local authority areas on the periphery of London.
The quadrants include major freight hubs such as
Gatwick Airport, Heathrow Airport and London
Gateway port as well as major strategic road and rail
freight routes into London.

The inner South East area is estimated to contain
4,882ha of industrial land in 2012. The quadrant
with the highest supply of industrial land in the Inner
South East is the north quadrant accommodating
40% of the total industrial land in the inner South
East, while the south quadrant has the lowest at
15%. The total supply of industrial land in the inner
South East equates to around 70% of supply in
London. When compared with their adjacent London
PMAs, the north quadrant is the only quadrant to
contain a higher amount of industrial land than its
adjacent London property market.

London has seen a higher rate of industrial land
release than the inner South East. Data from the
Valuation Office Agency indicates industrial stock in
the inner South East (outside of London) declined
by by 4% during the years 2001 to 2012 whereas
London lost 16% of stock over a similar time period
(2001 to 2015)“.

Economic Impacts of Reduced Supply
Context of Decline

If recent rates of decline in industrial land are
projected forward then the total stock of industrial
land in London will contract significantly. If trends for
the period 2010-2015 continue®then by 2031 there
would be 5,450ha of industrial land and 4,720ha
remaining by 2041, representing a 31% reduction
over the 2015 figure.

Evidence on Market Failure and Flexibility

We have reviewed what evidence there is to suggest
what the impact of continued decline in industrial land
will have on industry and the London economy. Our
research and conclusions on possible factors that
could cause market failure and / or affect the flexibility
and ability of industrial businesses to respond to a
reduced supply of industrial land are as follows:

* Generally there does not appear to be strong
evidence so far to suggest that local reductions
in the availability of industrial land and property
have led to increases in rents (although there are
indications that there may be increases in rents
across property markets in London as a whole.

» Case studies suggest that at a local level
significant shifts to non-industrial uses can
undermine the integrity of industrial areas, and
care is needed in planning for and managing
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change in industrial areas.

* There is some evidence to suggest that industrial
activities may be responding to increased rents
and reduced supply by increasing employment
densities.

* Our analysis of changes in employment in recent
years in industrial sectors suggests that there
could be an emerging pattern of sectors that
are more sensitive to London and / or central
London locations tending to remain or grow in
London, and other sectors that are less sensitive
to location will tend to leave London.

* In particular it is possible that the scale of
a number of industrial activities will tend to
be positively correlated to London’s overall
population as they directly serve the population.

» Data on rates of change of industrial businesses
in London suggests that they are less flexible
than the economy more generally, although
there is still a significant amount of churn in the
industrial sector specifically that may not have
been appreciated previously.

* Our broad-brush analysis suggests that industrial
capacity just outside London has not been lost
at the same rate as within London, and there may
be potential for the adjacent South East region
to (continue to) accommodate overspill demand
from London (or demand transferring to the area
as supply contracts in London).

* |t is likely that if activities servicing core London
markets are forced to relocate from central to
outer London or out of Greater London, either
to the adjacent South East or further afield, then
the distance goods are moved and consequent
carbon emissions will increase.

* Some industrial businesses require space for
small-scale production and prototyping and
rely on access to a skilled workforce, specialist
manufacturing activities and agglomeration
benefits found in London. These businesses may
find it harder to be economically viable if forced
to relocate outside London.

The research carried out for this report, together with
other data and information, suggests that overall
there is some flexibility in the industrial land market
and industrial activities to respond to contractions in
industrial land supply.

Key mechanisms allowing this include potential for
some industry to (continue to) relocate to the wider
adjacent South East and probably to a lesser degree
there may be potential for some industrial activities to
be intensified on existing land.

Supply Scenarios

To explore supply scenarios supply needs to be set in
the context of demand. Demand forecasts will be the
subject of future research and to illustrate possible
situations we have drawn up demand projections for
industrial land in London.

These are illustrated in Figure 0-2 which shows

how these projections relate to historic data and

the GLA's SPG target from 2010 onwards. These
projections assume that demand equates to the



above variations in trends of total stock of industrial
land in London.

The conceptual relationship between demand, supply
and market mechanisms are based on the principles
illustrated in Figure 0-3. This shows that:
* Where there is high demand and low supply then
too little land is available
* Where there is low demand and high supply then
too much land is retained for industrial use
* Where demand and supply match then the right
amount of industrial land is available, and
* If market mechanisms are effective then this
gives more scope for reduced supply in London,
and where market mechanisms are ineffective
then this gives less scope for reducing supply in
London.

Findings from this exercise include:

* The excess demand and not enough supply
combinations pose questions as to whether
excess demand can be accommodated outside
London and / or absorbed via mechanisms such
as intensification, thus raising policy questions.

* There is little evidence to suggest that
employment densities have been increasing
until recently and thus a prudent approach
is to suggest such a mechanism can only
accommodate, say, 5-10% of excess demand

* There appears to be some potential for industry
to (continue to) relocate to the adjacent South
East region.

» Comparison of total supply in London and the
South East suggests that the total potential
requirement for additional industrial land outside
London are fairly modest compared to the total
stock in the adjacent South East region in at least
some areas / scenarios.

* Any release in the South East could thus
potentially be retained for the overspill demand
from London, though would depend on local
authorities visions / co-operation and the future
course of structural industrial change in the
two regions.

Conclusions
Implications for Industrial Land Policy

This review of context, market failure and market
mechanisms suggests that if sufficient industrial
land can be provided / protected within and around
London, continued release of industrial land in
London may be possible. However the rates of
release seen over the last five years appear to be
excessive and a more cautious rate of release is
probably more appropriate.

London appears to be heading towards a situation in
which most of its activities located in industrial areas
will be associated with servicing the rest of London’s
economy and population. With the projected
significant growth in London’s population and
economy over coming decades and the likely strong
positive correlation between these activities and

London’s population it appears likely that at some
point, potentially within the life of the current London
Plan, there will be a case to switch from releasing
industrial land to retaining most of the remaining land.
Whether such a shift is appropriate will depend upon
the value placed upon these activities.

Care is needed at a local level to be clear on what
industry is being protected and to ensure that policies
are sufficiently robust and unambiguous, and then

are protected with vigour, to reduce the potential for
blight, hope values and issues over bad neighbour
activities with other sensitive land uses damaging
industrial activities and viability.

Research Recommendations

This report has covered much new ground and
analysis, and highlighted a number of potential trends
and factors that have not generally been the focus of
attention. It is clear though that much of the analysis
presented only provides a hint of what may be going
on. Further work may suggest a more subtle context
and / or change the (tentative) conclusions we have
drawn. Our research has also further highlighted
some issues / questions associated with reliability

of data sources and appropriateness of definitions.
Suggestions on further research are given at the end
of the report.

4 The Valuation Office Agency Business Floorspace (Experimental Statistics) latest
provides a time series of statistics on the floorspace, with 2012 being the latest year for
which data is known. There are no statistics on floorspace or land stock in 2015.

5 It has been assumed that the decline in the Central Service Circle will level off at
200ha otherwise total stock in this area would decrease to Oha.
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Figure 0-2: Industrial Land in London Demand Projections

8500

8000

7500

7000

6500

6000

Industrial land (ha)

5500

5000

4500

4000

2001

em==s Continued trend decline

e=me Decline to SPG end target —

in 2031

2006 2010 2015 2021 2026

«===»  More release than annual
SPG target
Historic data

Figure 0-3: Demand, Supply and Market Mechanisms Matrix
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Demand scenario

Ineffective market
mechanisms

Planning policy supply
scenario

Effective market
mechanisms

Too little land

High demand Extra low supply

High demand Low supply

High demand Medium supply Too little land
Medium demand Low supply Too little land
High demand High supply

Medium demand

Medium supply

Low demand

Low supply

Extra low demand

Extra low supply

Low demand

Medium supply

Medium demand High supply
Low demand High supply
Extra low demand High supply
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1.
Introduction

1.1 Context

1.1.1 AECOM Infrastructure and Environment UK
Limited (AECOM) have been commissioned by

the Greater London Authority (GLA) to undertake

a comprehensive review and update of the supply
of industrial land in London. Cushman & Wakefield
have supported this study by providing property
market data. Concurrently, We Made That has been
commissioned by the GLA to provide additional
analysis and visual communication, with graphic
identity provided by Maddison Graphic. The study
builds on the London Industrial Land Baseline (London
Development Agency and Greater London Authority,
2010) undertaken by URS (now part of AECOM).

1.1.2 The importance of informing the preparation

of development plans with robust assessments of

the existing and future supply of land available for
economic development is set out in the Government’s
National Planning Policy Framework (NPPF)® and
associated practice guidance’.

1.1.3 The London Plan® and associated
Supplementary Planning Guidance (SPG)®
underscore the Mayor's established approach to
industrial land management to ensure a sufficient
stock of land and premises to meet future needs of
different types of industrial and related uses (such as
logistics / distribution, waste management, utilities
and land for transport functions), including for good
quality and affordable space.

1.1.4 London Plan policies 2.17 and 4.4 set out a
plan-led and evidence based approach to promoting
and managing industrial capacity through three types
of location:

« Strategic Industrial Locations (SILs) — a resource
that must be sustained as London’s main reservoir
of industrial capacity but nevertheless must itself
be subject to periodic review to reconcile demand
and supply

* Locally Significant Industrial Sites (LSIS) -
protection of which needs to be reviewed
regularly and justified in assessments of supply
and demand for industrial land and identified in
local plans; and

* Other smaller industrial sites that in some
circumstances can better meet the London Plan’s
objectives in new uses, but in others will have a
continuing local and strategic role for industry.

1.1.5 The London Plan supports a ‘plan, monitor and
manage’ approach to the release of surplus industrial
land so that it can contribute to strategic and local
planning objectives. It is important to review how

the provision of industrial land in London, whether
designated as SIL or LSIS, or as smaller non-
designated industrial sites, is changing over time and
this study represents a complete update to the 2010
Industrial Land Baseline.
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1.1.6 The study and a parallel demand-side study

will inform a full review of the London Plan and the
preparation of local plans / Opportunity Area Planning
Frameworks (OAPFs) and support co-ordination of
industrial land supply with the wider South East.

1.2 Research Objectives

1.2.1 The key objectives of the London Industrial
Land Supply and Economy Study are to:
* update to the London industrial land baseline
* estimate businesses, employment and rental
values, and
* provide a high-level assessment of the economic
impacts of reduced supply of industrial land.

1.2.2 The outputs of the study will inform industrial
land policy making:

* the next full review of the London Plan and its
associated Land for Industry and Transport
Supplementary Planning Guidance (SPG)

* the preparation of borough local plans

* work on Opportunity Area Planning Frameworks,
Area Action Plans (AAPs) and Supplementary
Planning Guidance, and

* co-ordination of industrial land policy with local
planning authorities of the wider south east of
England.

The study will also support the work of the GLA in
addressing its growth and regeneration agenda.

1.3 Definitions

1.3.1 The study makes reference to three
categorisations of industrial land by type of use:

» Core industrial uses comprise of general
industry, light industry, warehouses, open
storage and self-storage. Core uses cover most
types of industrial business activity.

* Wider industrial uses comprise wholesale
markets, waste management and recycling
facilities, utilities, land for rail, land for buses,
airport related land and other industrial land.
Such uses are industrial in nature and support
the functioning of London for instance by way of
providing space for infrastructure; and

* Vacant industrial land comprises sites which are
vacant and cleared, land with derelict buildings
and / or land with vacant buildings capable of
occupation.

1.3.2 Relevant definitions of sub-regions and property
market areas are given in Figure 1-1 and Figure 1-3
overleaf.

1.8.3 The definition and boundaries of Inner and
Outer London and the Central Activities Zone (CAZ)
are shown in Figure 1-2 overleaf.

6 Department for Communities and Local Government (CLG). National Planning Policy
Framework (NPPF), 2012, paragraph 161

7 National Planning Policy Guidance (NPPG), CLG, 2014, ID:2a

8 London Plan (consolidated with alterations since 2011), GLA, March 2015

9 Land for Industry and Transport Supplementary Planning Guidance (SPG), GLA, 2012
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Figure 1-3: Property Market Areas

Park Royal / A40
/ Heathrow

Wandle
Valley

Sub-regions are as defined in the London Plan:
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Central: Camden, City of London, Kensington
and Chelsea, Islington, Southwark, Westminster,
Lambeth

North: Barnet, Enfield, Haringey

East: Barking and Dagenham, Bexley, Greenwich,
Hackney, Havering, Lewisham, Newham,
Redbridge, Tower Hamlets, Waltham Forest
South: Bromley, Croydon, Kingston upon
Thames, Merton, Richmond upon Thames, Sutton,
Wandsworth

West: Brent, Ealing, Hammersmith and Fulham,
Harrow, Hillingdon, Hounslow

Lea Valley

Thames
Gateway

Source: AECOM

Property market areas:

Central Services Circle: City of London,
Lambeth, City of Westminster, Islington, Camden,
Kensington and Chelsea. Southwark, Lewisham,
Tower Hamlets, Hackney

Lea Valley: Haringey, Enfield, Waltham Forest,
Newham (assumed to include half of Newham)
Thames Gateway: Bexley, Havering, Redbridge,
Barking and Dagenham, Greenwich, Bromley,
Newham (assumed to include half of Newham)
Wandle Valley: Croydon, Kingston upon Thames,
Merton, Sutton, Wandsworth

Park Royal / A40 / Heathrow: Barnet,
Hammersmith and Fulham, Brent, Richmond upon
Thames, Ealing, Harrow, Hillingdon, Hounslow



1.4 Report Structure

1.4.1 Following this introduction the report is
structured as follows:

Chapter 2 provides a synopsis of the key data
and findings of the 2015 industrial land baseline
including vacant industrial land.

Chapter 3 estimates the number of businesses
whose primary activity is industrial in nature and
employment associated with these businesses.
Chapter 4 presents data on industrial rental
values, land values and floorspace availability.
Chapter 5 provides a high level estimate of the
industrial land capacity of the wider South East,
which informs thinking on the functioning of the
capital in the future.

Chapter 6 considers the implications for different
rates of future industrial land supply contraction
on the functioning of London’s economy.
Chapter 7 concludes the study by summarising
the key findings and implications for policy
making.

Appendix A includes details of the approach

to updating the industrial land use baseline;
Appendix B lists the SICs which comprise the
definition of industrial activities; and Appendix C
presents tables on the quantity of industrial land
across the different geographies of London.
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2.
London’s Industrial Land 2015

2.1 Introduction

2.1.1 The purpose of this chapter is to:

* Update and extend the 2010 London Industrial
Land baseline study, providing an estimate for
2015 of land and floorspace in industrial and
related uses and vacant industrial land, broken
down by borough and London plan sub-regions

* |dentify land in industrial uses in the planning
pipeline that is potentially changing to non-
industrial use

2.1.2 A comparison is provided with previous
iterations of the baseline in 2001, 2006 and
particularly 2010, to give a perspective on the degree
and nature of change over time and to highlight any
trends or patterns in the supply of industrial land.

2.1.3 Details of the approach used to assessing the
quantity of industrial land are given in Appendix A.

2.2 Industrial Land Supply

2.2.1 The purpose of this section and section 2.3 and
section 2.4 is to update and extend the 2010 London
Industrial Land study, providing an estimate of land
and floorspace in industrial and related uses and
vacant industrial land, broken down by borough and
London Plan sub-region for 2015.

2.2.2 Industrial land can be categorised as core,
wider or vacant land. It can also be categorised as
designated, including Strategic Industrial Locations
(SIL) and Locally Significant Industrial Sites (LSIS),
or other non-designated sites.

Industrial Land Categorisations

2.2.3 As shown in Table 2-1 in 2015 there is 6,976
hectares (ha) of industrial land in London of which
4,553ha is core industrial use (65%); 1,877ha is

in wider industrial use (27%) and 547ha is vacant
land (8%).

2.2.4 Figure 2-1 maps industrial land across London.
The highest concentration of land in wider industrial
use proportionally is in the South sub-region where
it accounts for 39% of the stock of industrial land.
The sub-region with the lowest proportion of wider
industrial land as a component of total stock is the
North at 249%, with the East sub-region accounting
for the highest amount of such land in absolute terms
(672ha also representing 24% of its total stock). In
the Central sub-region it accounts for 96ha or 29%
of its total stock and 507ha or 25% of stock in the
West sub-region.
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Industrial Land within Designated Areas

2.2.5 As shown in Figure 2-2 and Table 2-2 of the
total industrial land (including both land in industrial
use and vacant land designated for industrial use)

in London (6,976ha), 3,534ha (519%) lies within
SIL, 947ha (14%) lies within LSIS and 2,496ha
(36%) is on non-designated land. If non-industrial
uses lying within designated areas are included, SIL
areas comprise a total of 3,892ha of land with LSIS
comprising 1,157ha. It should be noted that some
LSIS allow mixed use.



Figure 2-1: Geographic Distribution of Industrial Land in London
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Source: AECOM



Table 2-1: Industrial Land in London by Categorisation

Core industrial uses (ha)

Wider industrial uses (ha)

Area Industry (general & light Warehouses, self storage Sub-total
industry) & open storage
London 2,029.7 2,522.8 4,552.5 1,877.0
CAZ 16.5 26.4 42.9 473
Inner London 470.9 489.2 960.1 558.5
Outer London 1,658.8 2,033.6 3,692.4 1,318.5
Central sub-region 121.7 102.5 2241 95.9
Camden 13.0 19.5 325 6.9
City of London = = 3.4
Kensington & Chelsea 4.5 2.3 6.8 10.0
Islington 9.6 14.0 23.6 11.2
Southwark 51.1 50.1 101.2 40.8
Westminster 1.6 2.6 4.2 7.2
Lambeth 42.0 13.9 55.9 16.4
East sub-region 906.4 883.3 1,789.7 672.3
Barking & Dagenham 258.7 157.6 416.3 39.5
Bexley 167.1 160.1 3272 128.2
Greenwich 60.4 121.4 181.8 33.1
Hackney 373 7.3 44.5 9.2
Havering 88.7 193.6 282.4 96.0
Lewisham 28.5 41.0 69.6 32.1
Newham 92.9 109.4 202.2 206.9
Redbridge 33.9 16.1 50.0 121
Tower Hamlets 68.9 28.8 97.6 36.6
Waltham Forest 70.0 48.1 118.1 78.6
North sub-region 209.7 292.9 502.6 175.5
Barnet 271 40.2 67.3 28.8
Enfield 146.5 169.4 316.0 122.4
Haringey 36.0 83.3 119.3 24.2
South sub-region 264.8 366.5 631.3 426.1
Bromley 38.7 45.3 84.0 41.9
Croydon 50.0 72.9 122.9 30.5
Kingston upon Thames 27.8 34.4 62.2 53.1
Merton 56.5 82.4 138.9 19.3
Richmond upon Thames 17.3 8.1 25.4 12.3
Sutton 32.0 80.3 112.3 205.9
Wandsworth 42.7 43.0 85.7 63.0
West sub-region 5271 877.7 1,404.8 507.2
Brent 168.8 151.2 320.0 98.0
Ealing 167.1 229.9 397.0 97.3
Hammersmith & Fulham 18.6 35.9 54.5 81.6
Harrow 20.4 31.7 52.2 75
Hillingdon 96.5 187.6 284.1 73.0
Hounslow 55.7 241.3 2971 149.9
Central Services Circle 256.3 179.5 435.9 173.8
Lea Valley 299.0 355.5 654.5 328.6
Thames Gateway 694.0 748.7 1,442.7 454.3
Wandle Valley 208.8 313.1 522.0 371.8
Park Royal / A40 / Heathrow 571.6 925.9 1,4975 548.4

*Vacancy rates calculated as vacant industrial land as % of industrial land by use type + vacant industrial land (eg. Vacancy rate (core) = Vacant land / Sub total for core uses + Vacant land)
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Total core & wider uses (ha)

Vacant industrial land (ha)

Total industrial land (ha)

Vacancy

Incl. cleared sites, derelict
industrial buildings & land
with vacant buildings

Vacancy rate
(core)

Vacancy rate
(wider)

Vacancy rate
(total)*

6,429.5 546.8 6,976.3 10.7% 22.6% 7.8%
90.2 35 93.7 7.5% 6.9% 3.7%
1,518.6 162.0 1,680.6 14.4% 22.5% 9.6%
4,910.9 384.7 5,295.7 9.7% 22.6% 7.3%
320.1 8.3 328.3 3.6% 7.9% 2.5%
39.5 0.3 39.8 0.9% 4.3% 0.8%
3.4 3.4 n/a n/a n/a
16.7 1.5 18.2 17.7% 12.8% 8.0%
34.8 0.2 34.9 0.7% 1.5% 0.5%
142.0 2.0 144.0 2.0% 4.8% 1.4%
11.4 0.7 121 14.5% 8.9% 5.9%
72.3 3.6 75.9 6.0% 17.9% 4.7%
2,462.0 345.0 2,807.0 16.2% 33.9% 12.3%
455.8 61.5 517.3 12.9% 60.9% 11.9%
455.4 67.7 523.1 17.1% 34.6% 12.9%
214.9 18.0 233.0 9.0% 35.2% 7.7%
53.7 2.2 55.9 4.7% 19.3% 3.9%
378.4 59.9 438.3 17.5% 38.4% 13.7%
101.7 5.6 107.3 7.5% 14.9% 5.2%
409.1 104.5 513.6 34.1% 33.5% 20.3%
62.1 3.7 65.8 6.8% 23.3% 5.6%
134.3 19.6 153.8 16.7% 34.9% 12.7%
196.7 2.3 198.9 1.9% 2.8% 1.1%
678.1 41.9 719.9 7.7% 19.3% 5.8%
96.2 6.2 102.3 8.4% 17.7% 6.0%
438.4 24.3 462.7 7.2% 16.6% 5.3%
1435 11.3 154.9 8.7% 31.9% 7.3%
1,057.4 45.5 1,102.9 6.7% 9.6% 4.1%
125.9 9.2 135.1 9.9% 18.0% 6.8%
163.4 9.6 163.0 7.2% 23.9% 5.9%
115.3 0.9 116.2 1.4% 1.6% 0.8%
158.2 9.4 167.5 6.3% 32.7% 5.6%
37.7 0.7 38.4 2.6% 5.2% 1.8%
318.2 15.1 333.3 11.8% 6.8% 4.5%
148.7 0.7 149.4 0.8% 1.1% 0.5%
1,912.0 106.2 2,018.2 7.0% 17.3% 5.3%
418.0 8.1 426.0 2.5% 7.6% 1.9%
494.3 16.9 511.2 4.1% 14.8% 3.3%
136.1 3.2 139.3 5.6% 3.8% 2.3%
59.6 4.9 64.5 8.6% 39.6% 7.6%
3571 385 395.6 11.9% 34.5% 9.7%
4470 34.6 481.6 10.4% 18.8% 7.2%
609.7 35.7 645.3 7.6% 17.0% 5.5%
983.1 90.2 1,073.3 12.1% 21.5% 8.4%
1,897.1 272.3 2,169.4 15.9% 37.5% 12.6%
893.8 35.6 929.4 6.4% 8.7% 3.8%
2,045.9 113.1 2,158.9 7.0% 17.1% 5.2%

Source: AECOM
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Figure 2-2: Industrial Employment Land in
London by Designation

Total industrial land by designation

B  Strategic Industrial Land
B Locally Significant Industrial Sites

[ | Non-designated sites

Scale

0 2 4 miles




INOQD3YV :8d4nog

30




Table 2-2: Industrial Land in London by Designation

Designated Industrial Land (ha)

Area SIL LSIS
Industrial | Vacant Non- Sub-Total | Vacant Industrial Vacant Non- Sub-Total
industrial industrial Land as a industrial industrial
land* % of SIL land*
London 3,254.6 279.3 357.7 3,891.6 6.7% 878.3 68.5 210.1 1,156.9
CAZ - - = = 7.0% = = 0.8 2.5
Inner London 604.6 41.8 53.0 699.3 5.6% 181.7 4.2 46.0 231.9
Outer London 2,650.1 2376 304.7 3,192.3 6.9% 696.6 64.2 164.1 925.0
Central sub-region 56.9 1.6 5.6 64.1 2.5% 89.4 2.9 26.1 118.5
Camden - - - - n/a 14.4 - 2.1 16.5
City of London - - = = n/a = = = =
Kensington & Chelsea 2 o ® ® n/a 10.8 1.4 6.7 18.9
Islington - - - - n/a 9.9 0.1 4.0 14.0
Southwark 56.9 1.6 5.6 64.1 2.5% 17.7 - 1.1 18.8
Westminster = = = = n/a = = = =
Lambeth o o o o n/a 36.6 1.4 12.3 50.3
East sub-region 1,457.8 191.9 127.3 1,777.0 9.7% 230.0 30.8 42.9 303.7
Barking & Dagenham 338.1 40.3 25.8 404.2 9.1% 50.9 18.0 7.3 76.2
Bexley 386.4 58.2 26.2 470.8 11.0% 33.7 75 10.4 51.7
Greenwich 116.3 12.1 11.2 139.6 8.0% = = = =
Hackney - - 12.0 12.0 0.0% 3.7 - 8.2 12.0
Havering 218.1 53.8 29.2 301.1 15.2% 28.8 1.8 0.6 31.3
Lewisham 36.5 - 0.5 37.0 0.0% 15.9 0.4 2.8 191
Newham 2575 26.0 10.5 294.0 8.1% 34.9 0.7 2.7 38.3
Redbridge 26.1 1.5 4.0 31.6 4.4% 7.8 0.5 4.0 12.4
Tower Hamlets 185 - 1.5 20.0 0.0% 5.3 0.3 0.2 5.7
Waltham Forest 60.3 0.0 6.5 66.7 0.0% 48.9 1.7 6.6 57.2
North sub-region 342.0 19.9 35.7 397.6 4.8% 106.3 8.9 22.2 137.3
Barnet 0.0 - 13.9 13.9 0.0% 19.4 0.4 11.4 31.2
Enfield 300.1 18.7 20.2 339.0 5.2% 33.6 1.3 0.8 35.7
Haringey 41.8 1.3 1.6 44.7 2.8% 53.3 7.1 9.9 70.4
South sub-region 423.7 215 70.7 515.9 4.0% 135.0 75 28.4 170.9
Bromley 34.0 5.8 9.1 48.9 10.6% 34.3 1.6 6.7 42.6
Croydon 82.2 6.5 29.9 118.6 5.2% 20.3 1.9 5.4 27.7
Kingston upon Thames 38.7 o 3.4 421 0.0% 16.1 0.9 8.0 25.0
Merton 105.9 6.0 15.3 127.2 4.5% 276 2.5 1.7 31.8
Richmond upon Thames - - - - n/a - - - -
Sutton 120.6 3.2 10.8 134.7 2.3% 4.2 0.6 0.6 5.4
Wandsworth 42.2 - 2.2 44.4 0.0% 324 - 6.0 38.4
West sub-region 974.3 44.3 118.4 1,137.0 3.7% 317.6 18.3 90.6 426.6
Brent 281.3 7.7 27.7 316.8 2.4% 46.7 0.3 10.7 57.7
Ealing 3370 9.4 43.1 389.5 2.3% 67.3 3.8 134 84.5
Hammersmith & Fulham 76.7 2.0 9.6 88.2 2.2% = = = =
Harrow 141 0.0 1.4 15.5 0.1% 20.1 = 4.3 24.4
Hillingdon 178.6 18.9 25.4 222.9 7.8% 23.9 1.0 53.7 78.7
Hounslow 86.6 6.3 11.2 104.2 5.7% 159.7 13.2 8.5 181.3
Central Services Circle 111.9 1.6 19.6 133.1 1.2% 114.4 35 37.3 155.2
Lea Valley 531.0 32.9 33.5 5975 5.2% 1563.3 10.4 18.7 182.3
Thames Gateway 1,247.8 184.7 110.7 1,543.1 10.7% 173.0 29.8 30.4 233.2
Wandle Valley 389.6 15.7 61.7 467.0 3.3% 100.7 5.9 21.7 128.3
Park Royal / A40 / Heathrow 0.0 - 13.9 13.9 0.0% 19.4 0.4 11.4 31.2

*vacant industrial land includes vacant cleared sites, land with derelict industrial buildings and land with vacant buildings
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Non-Designated
Industrial Land (ha)

Total Designated +
Non-Designated (ha)

SIL + LSIS

Vacant Industrial Vacant Non- Sub-Total Industrial Vacant Industrial Vacant Non- Total Vacant Land as % of

Land as a industrial industrial industrial industrial industrial Total Designated &

% of LSIS land* land* land* Non-Designated Total
5.6% 4,132.9 3478 567.8 5,048.5 2,296.6 199.0 6,429.5 546.8 567.8 75441 7.2%
7.0% 1.6 - 0.8 2.5 - 3.5 91.6 3.5 0.8 94.5 2.3%
1.8% 786.2 46.0 99.0 931.2 732.4 116.0 1,518.6 162.0 99.0 1,779.6 9.1%
6.5% 3,346.7 301.8 468.8 4,117.3 1,564.2 82.9 4,910.9 384.7 468.8 5,764.5 6.7%
2.4% 146.3 4.5 31.8 182.6 173.8 3.7 320.1 8.3 31.8 360.1 2.3%
0.0% 14.4 - 2.1 16.5 25.1 0.3 39.5 0.3 2.1 41.9 0.7%

n/a = = = = 3.4 = 3.4 = = 3.4 0.0%
6.7% 10.8 1.4 6.7 18.9 6.0 0.1 16.7 1.5 6.7 24.9 5.8%
0.9% 9.9 0.1 4.0 14.0 24.8 0.0 34.8 0.2 4.0 38.9 0.4%
0.0% 74.6 1.6 6.7 82.9 67.4 0.4 142.0 2.0 6.7 150.7 1.4%

n/a = = = = 11.4 0.7 11.4 0.7 = 12.1 5.9%
2.7% 36.6 1.4 12.3 50.3 35.7 2.2 72.3 3.6 12.3 88.1 4.1%
9.2% 1,687.8 222.8 170.1 2,080.7 774.2 122.2 2,462.0 345.0 170.1 2,977.1 11.6%

19.1% 389.0 58.3 33.1 480.4 66.8 3.2 455.8 61.5 33.1 550.4 11.2%
12.7% 420.1 65.7 36.6 522.4 35.3 2.0 455.4 67.7 36.6 559.7 12.1%

n/a 116.3 121 11.2 139.6 98.7 5.9 214.9 18.0 11.2 2441 7.4%
0.0% 3.7 20.2 23.9 49.9 2.2 53.7 2.2 20.2 76.1 2.9%
5.6% 2470 55.6 29.8 332.4 131.4 4.3 378.4 59.9 29.8 468.2 12.8%
2.1% 52.4 0.4 3.3 56.1 49.3 5.2 101.7 5.6 3.3 110.6 5.1%
1.7% 292.4 26.7 13.2 332.3 116.7 778 409.1 1045 13.2 526.8 19.8%
4.2% 33.9 2.0 8.1 44.0 28.2 1.7 62.1 3.7 8.1 73.8 5.0%
4.6% 23.8 0.3 1.6 25.7 110.5 19.3 134.3 19.6 1.6 155.5 12.6%
2.8% 109.2 1.7 1341 123.9 875 0.6 196.7 2.3 131 212.0 1.1%
6.1% 448.2 28.8 57.8 534.9 229.8 1341 678.1 41.9 57.8 7777 5.4%
1.4% 19.4 0.4 25.3 451 76.8 5.8 96.2 6.2 25.3 1276 4.8%
3.6% 333.7 20.0 21.0 374.7 104.6 4.4 438.4 24.3 21.0 483.7 5.0%
9.2% 95.1 8.4 11.6 1156.1 48.4 3.0 143.5 11.3 11.6 166.5 6.8%
4.2% 558.7 29.1 99.1 686.6 498.8 16.4 1,057.4 45.5 99.1 1,202.0 3.8%
3.7% 68.3 74 15.7 91.5 57.6 1.8 125.9 9.2 15.7 150.9 6.1%
6.5% 102.5 8.5 35.3 146.3 50.9 11 1563.4 9.6 35.3 198.3 4.8%
3.4% 54.7 0.9 11.4 67.0 60.6 S 115.3 0.9 11.4 1276 0.7%
7.2% 133.5 8.4 17.1 159.0 24.6 0.9 158.2 9.4 17.1 184.6 5.1%

n/a - - - - 37.7 0.7 37.7 0.7 - 38.4 1.8%

10.4% 124.9 3.9 11.4 140.2 193.3 11.2 318.2 15.1 11.4 344.7 4.4%
0.0% 74.7 - 8.2 82.9 741 0.7 148.7 0.7 8.2 157.6 0.4%
4.1% 1,292.0 62.6 209.0 1,563.6 620.0 43.6 1,912.0 106.2 209.0 2,227.2 4.8%
0.5% 328.0 8.0 38.4 374.5 89.9 0.0 418.0 8.1 38.4 464.4 1.7%
4.3% 404.3 13.2 56.5 474.0 90.0 3.7 494.3 16.9 56.5 567.7 3.0%

n/a 76.7 2.0 9.6 88.2 59.4 1.3 136.1 3.2 9.6 148.9 2.2%
0.0% 34.1 0.0 5.7 39.9 25.5 4.9 59.6 4.9 5.7 70.2 7.0%
1.3% 202.5 19.9 79.1 301.5 154.6 18.6 3571 385 79.1 474.7 8.1%
6.8% 246.3 19.5 19.7 285.5 200.7 15.1 4470 34.6 19.7 501.3 6.9%
2.2% 226.2 5.2 56.9 288.3 383.5 30.5 609.7 35.7 56.9 702.2 5.1%
5.4% 684.3 43.4 52.2 779.8 298.9 46.8 983.1 90.2 52.2 1,125.5 8.0%

11.3% 1,420.8 2145 1411 1,776.4 476.3 57.8 1,897.1 272.3 1411 2,310.5 11.8%
4.4% 490.3 21.6 83.4 595.4 403.5 14.0 893.8 35.6 83.4 1,012.8 3.5%
1.4% 19.4 0.4 25.3 45.1 76.8 5.8 96.2 6.2 25.3 1276 4.8%

Source: AECOM
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Industrial Land Uses by Borough and Sub-Region

2.2.6 The distribution of industrial land in London

by borough is shown in Figure 2-3 and mapped in
Figure 2-5, with core uses broken down into Industry
(light and general) and Warehouses (including open
and self-storage). This shows that several boroughs
within the East London sub-region account for

a large proportion of total industrial land supply,
namely Barking and Dagenham, Bexley, Havering
and Newham, and, in absolute terms, the largest
amounts of vacant land. Brent, Ealing, Hillingdon and
Hounslow in West London also account for large
proportions of total industrial land in London, as does
Enfield in the North sub-region.

2.2.7 The distribution of the various industrial land
uses / activities across sub-regions is illustrated in
Figure 2-4 which shows and gives a perspective on
the relative absolute amount of land occupied by
these uses / activities.

Figure 2-3: Core, Wider and Vacant Industrial Land by London Borough
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Figure 2-4: Industrial Activities by Sub-Region
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Figure 2-5: Industrial Land in London
by Activity
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Table 2-3: Industrial Land in London: Core, Wider and Non-industrial Activities

Core industrial uses (ha)

Wider industrial uses (ha)

Area _ %‘ . = - @ % . =
2 > 1) o o 5] = =0 @ L= 7]
: 12 | |8 |t |2 |3 tp fe |2 |32 ;.
£ s 2 2 ® 7} 82 0 B | 8 S5 2 £ =
= & © Kz s © 52 58S | = o3 gl 53 2 £
2 8 g 3 5 8 s |SE8 |3 L 25 |8 5
London 257.9 1771.8 2244.0 82.7 196.2 4552.5 55.6 279.8 10479 338.5 72.1 46.4 32.4 4.3
CAZ 0.1 16.3 25.5 0.8 0.1 42.9 23.9 0.4 10.6 5.7 0.4 0.0 6.3 0.0
Inner London 68.3 402.6 4272 21.6 40.4 960.1 29.7 82.0 249.0 151.8 19.8 5.4 19.9 1.0
Outer London 189.6 1369.2 1816.8 61.1 155.8 3592.4 26.0 197.9 798.9 186.7 52.3 411 12.4 3.3
Central sub-region 26.8 94.9 94.6 5.1 2.8 2241 3.0 17.0 42.3 21.0 8.0 0.0 4.6 0.0
Camden 0.0 13.0 18.8 0.3 0.4 32,5 0.0 0.2 6.2 0.1 0.0 0.0 0.4 0.0
City of London 0.0 0.0 0.0 0.0 0.0 0.0 3.0 0.0 0.3 0.0 0.0 0.0 0.1 0.0
Kensington & Chelsea 2.2 2.3 1.7 0.6 0.0 6.8 0.0 0.0 4.9 4.3 0.5 0.0 0.3 0.0
Islington 1.7 7.9 11.8 1.0 1.1 23.6 0.0 0.8 7.2 0.6 1.8 0.0 0.7 0.0
Southwark 5.2 45.9 48.6 0.3 1.2 101.2 0.0 14.0 11.0 12.8 1.0 0.0 2.0 0.0
Westminster 0.0 1.6 2.6 0.0 0.0 4.2 0.0 0.0 5.8 0.0 0.5 0.0 0.9 0.0
Lambeth 17.7 24.2 11.1 2.8 0.0 55.9 0.0 2.0 6.9 3.2 4.2 0.0 0.2 0.0
East sub-region 53.5 852.9 737.0 18.6 127.6 1789.7 19.0 124.7 400.2 81.8 20.7 5.4 20.5 0.1
Barking & Dagenham 14.3 244.4 1475 3.4 6.7 416.3 0.0 17.7 6.6 8.4 4.0 0.0 2.6 0.1
Bexley 11.5 155.6 154.3 1.0 4.8 327.2 0.0 33.2 85.7 7.2 0.7 0.0 1.4 0.0
Greenwich 1.5 59.0 113.3 3.6 4.4 181.8 0.0 13.8 14.6 0.0 2.0 0.0 2.7 0.0
Hackney 2.0 35.2 6.0 1.0 0.3 445 0.0 1.5 5.9 0.3 1.3 0.0 0.2 0.0
Havering 3.0 85.8 113.6 0.0 80.1 282.4 0.0 14.1 73.9 6.3 0.7 0.0 1.0 0.0
Lewisham 0.7 278 374 il 2.2 69.6 0.0 6.8 7.3 15.0 3.0 0.0 0.0 0.0
Newham 15.0 779 84.8 2.5 22.0 202.2 0.0 21.6 147.0 25.5 3.6 5.4 3.8 0.0
Redbridge 0.3 33.6 15.2 0.1 0.8 50.0 0.0 0.2 10.2 0.3 1.3 0.0 0.0 0.0
Tower Hamlets 1.8 67.1 19.8 25 6.5 97.6 5.6 10.6 11.9 0.2 0.7 0.0 7.6 0.0
Waltham Forest 3.5 66.5 45.2 2.9 0.0 118.1 13.4 5.3 37.0 18.5 3.3 0.0 1.1 0.0
North sub-region 6.7 203.0 263.7 18.2 10.9 502.6 0.0 42.9 115.5 7.5 9.4 0.0 0.2 0.0
Barnet 5.6 215 31.2 0.9 8.0 67.3 0.0 6.7 20.0 0.4 1.7 0.0 0.0 0.0
Enfield 0.0 146.5 158.3 9.7 1.4 316.0 0.0 32.2 81.6 4.3 4.2 0.0 0.0 0.0
Haringey 1.1 34.9 74.2 7.6 1.5 119.3 0.0 4.0 13.8 2.8 3.4 0.0 0.2 0.0
South sub-region 59.6 205.2 330.5 20.2 15.8 631.3 23.7 63.7 285.5 39.2 8.8 0.0 4.2 1.0
Bromley 21 36.6 41.5 3.0 0.8 84.0 1.0 3.0 35.2 0.9 1.9 0.0 0.0 0.0
Croydon 7.8 42.2 63.9 4.4 4.6 122.9 1.2 5.0 18.6 5.6 0.1 0.0 0.0 0.0
Kingston upon Thames 15.9 11.9 33.6 0.8 0.0 62.2 0.5 34.2 16.4 1.8 0.0 0.0 0.1 0.0
Merton 7.4 49.1 72.2 35 6.7 138.9 0.0 9.4 75 0.0 2.4 0.0 0.0 0.0
Richmond upon Thames 0.1 17.2 5.6 0.1 2.3 25.4 0.0 1.7 4.5 0.0 2.6 0.0 3.6 0.0
Sutton 7.8 241 76.0 4.3 0.0 1123 0.0 6.6 193.9 4.0 1.3 0.0 0.0 0.0
Wandsworth 18.5 241 376 4.1 1.4 85.7 211 3.8 9.3 26.9 0.5 0.0 0.6 1.0
West sub-region 111.2 415.9 818.1 20.6 39.0 1404.8 9.9 31.6 204.4 189.1 25.1 411 2.8 3.2
Brent 2.5 166.3 139.5 6.1 5.6 320.0 0.0 6.0 13.6 70.5 7.8 0.0 0.0 0.0
Ealing 10.0 1571 220.9 6.4 2.6 397.0 0.0 4.4 22.9 52.5 14.2 0.0 0.1 3.2
Hammersmith & Fulham 2.0 16.6 33.7 1.3 0.9 54.5 0.0 6.9 10.7 62.9 0.6 0.0 0.4 0.0
Harrow 16.4 4.0 30.7 0.3 0.7 52.2 0.0 0.0 7.5 0.0 0.0 0.0 0.0 0.0
Hillingdon 49.5 46.9 166.2 1.5 19.9 284.1 0.6 3.9 22.6 1.4 1.7 411 1.8 0.0
Hounslow 30.8 24.9 22741 4.9 9.4 2971 9.3 10.4 1271 1.7 0.9 0.0 0.5 0.0
Central Services Circle 31.3 225.0 157.8 10.0 11.7 435.9 8.6 35.9 67.4 36.5 13.1 0.0 124 0.0
Lea Valley 121 286.9 320.1 21.4 13.9 654.5 13.4 52.3 206.0 38.4 12.8 2.7 3.2 0.0
Thames Gateway 40.1 653.9 6278 12.5 108.5 1442.7 1.0 92.7 299.8 35.9 12.5 2.7 9.7 0.1
Wandle Valley 574 151.4 283.4 171 12.7 522.0 22.8 59.0 245.7 38.3 4.3 0.0 0.7 1.0
Park Royal / A40 / Heathrow 116.9 454.6 854.9 21.6 49.4 14975 9.9 40.0 228.9 189.4 29.4 411 6.4 3.2

*vacant industrial land includes cleared sites and land with derelict industrial buildings
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Vacant land (ha) Non-industrial uses (ha) Total Core + Total Core + Grand total (ha)
Wider (ha) Wider + Vacant
Land (ha)
8 x & z =
e 2 £ = = £z T |2
2 s ez T |5 |2 2. lgs | B |ig
2 gf |Zz |g |- |8 |%e |28 |% |38 |3 |, |%&
S g3 °g Q = B 53 Es & 29 c3 o £h
2 g2 |sSs |6 & & ¢s (88 |8 e |sE |62 |23
1877.0 414.7 132.0 195.4 156.9 55.3 43.8 215 0.1 0.0 36.4 58.5 567.8 6429.5 6976.3 7544.1
47.3 2.1 1.4 0.9 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.9 90.2 93.7 94.5
558.5 126.8 35.2 29.6 18.0 9.3 25.7 8.3 0.0 0.0 41 4.0 99.0 1518.6 1680.6 1779.6
1318.5 287.9 96.8 165.8 138.8 45.9 18.1 13.2 0.1 0.0 32.3 54.5 468.8 4910.9 5295.7 5764.5
95.9 6.0 2.3 13.5 7.0 4.0 0.1 1.3 0.0 0.0 4.0 2.0 31.8 320.1 328.3 360.1
6.9 0.3 0.0 1.4 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.6 21 39.5 39.8 41.9
3.4 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 3.4 3.4 3.4
10.0 1.4 0.1 2.0 0.9 0.7 0.0 0.0 0.0 0.0 2.8 0.2 6.7 16.7 18.2 24.9
11.2 0.0 0.1 2.3 0.0 0.4 0.0 0.6 0.0 0.0 0.1 0.6 4.0 34.8 34.9 38.9
40.8 2.0 0.0 0.2 4.3 0.7 0.1 0.2 0.0 0.0 1.1 0.0 6.7 142.0 144.0 150.7
7.2 0.7 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 11.4 121 121
16.4 1.5 2.1 7.6 1.6 2.1 0.0 0.4 0.0 0.0 0.0 0.5 12.3 72.3 75.9 88.1
672.3 271.4 73.6 30.6 32.4 23.0 27.3 9.6 0.1 0.0 10.0 37.0 170.1 2462.0 2807.0 29771
39.5 30.2 31.3 1.4 4.4 0.2 2.2 1.0 0.0 0.0 9.1 14.7 33.1 455.8 5173 550.4
128.2 61.1 6.6 9.8 11.4 12.8 0.7 0.6 0.1 0.0 0.0 1.1 36.6 455.4 523.1 559.7
33.1 17.8 0.3 2.4 1.8 0.0 6.7 0.3 0.0 0.0 0.0 0.0 11.2 214.9 233.0 2441
9.2 1.5 0.6 2.4 0.0 1.4 156.9 0.0 0.0 0.0 0.0 0.5 20.2 53.7 55.9 76.1
96.0 57.2 2.8 7.9 6.2 0.0 0.0 0.2 0.0 0.0 0.7 14.8 29.8 378.4 438.3 468.2
32.1 4.1 1.5 2.0 0.2 0.0 0.0 0.1 0.0 0.0 0.0 0.9 3.3 101.7 107.3 110.6
206.9 90.1 14.4 0.5 0.1 3.9 1.8 6.5 0.0 0.0 0.1 0.2 13.2 409.1 513.6 526.8
121 1.7 2.0 2.9 1.4 3.6 0.0 0.1 0.0 0.0 0.0 0.2 8.1 62.1 65.8 73.8
36.6 5.8 13.8 0.0 11 0.1 0.1 0.0 0.0 0.0 0.0 0.4 1.6 134.3 153.8 155.5
78.6 1.9 0.4 1.3 5.8 1.1 0.0 0.8 0.0 0.0 0.0 4.1 13.1 196.7 198.9 212.0
175.5 411 0.7 171 13.8 1.0 4.2 1.8 0.0 0.0 19.6 0.3 57.8 678.1 719.9 7777
28.8 5.8 0.4 8.0 0.8 0.0 0.0 0.0 0.0 0.0 16.5 0.0 25.3 96.2 102.3 1276
122.4 24.0 0.3 5.2 11.3 0.3 4.1 0.0 0.0 0.0 0.0 0.0 21.0 438.4 462.7 483.7
24.2 11.3 0.0 3.8 1.7 0.7 0.1 1.8 0.0 0.0 3.1 0.3 11.6 143.5 154.9 166.5
426.1 34.1 11.4 28.8 47.7 9.6 2.6 2.6 0.0 0.0 1.4 6.2 99.1 10574 1102.9 1202.0
41.9 8.9 0.3 4.8 9.8 0.0 0.0 0.0 0.0 0.0 0.0 1.1 15.7 125.9 135.1 150.9
30.5 7.4 2.2 7.4 15.2 8.1 0.0 0.8 0.0 0.0 1.4 2.4 35.3 153.4 163.0 198.3
53.1 0.2 0.7 6.5 2.7 0.6 0.3 0.5 0.0 0.0 0.0 0.7 11.4 115.3 116.2 127.6
19.3 4.2 5.2 2.8 12.0 0.6 0.5 1.3 0.0 0.0 0.0 0.0 171 158.2 167.5 184.6
12.3 0.5 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 37.7 38.4 38.4
205.9 12.6 25 1.3 71 0.4 0.6 0.0 0.0 0.0 0.0 2.0 11.4 318.2 333.3 344.7
63.0 0.3 0.4 6.1 0.9 0.0 1.2 0.0 0.0 0.0 0.0 0.0 8.2 148.7 149.4 157.6
507.2 62.2 44.0 105.4 55.9 176 9.5 6.2 0.0 0.0 15 12.9 209.0 1912.0 2018.2 22272
98.0 8.1 0.0 7.0 275 0.0 0.9 0.0 0.0 0.0 0.8 2.2 38.4 418.0 426.0 464.4
97.3 14.9 2.0 241 12.5 3.4 7.6 5.5 0.0 0.0 0.0 3.5 56.5 494.3 511.2 567.7
81.6 1.3 2.0 2.6 7.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 9.6 136.1 139.3 148.9
7.5 4.3 0.5 1.7 0.3 3.4 0.0 0.4 0.0 0.0 0.0 0.0 5.7 59.6 64.5 70.2
73.0 16.4 221 60.8 6.8 10.9 0.0 0.0 0.0 0.0 0.7 0.0 79.1 357.1 395.6 474.7
149.9 1741 175 9.2 2.0 0.0 1.0 0.3 0.0 0.0 0.0 7.2 19.7 4470 481.6 501.3
173.8 17.4 18.3 17.9 8.3 5.4 16.1 1.4 0.0 0.0 4.0 3.8 56.9 609.7 645.3 702.2
328.6 82.3 7.9 10.6 18.8 4.1 5.2 5.9 0.0 0.0 3.2 4.5 52.2 983.1 1073.3 1125.5
454.3 221.9 50.4 29.4 35.2 185 10.5 5.4 0.1 0.0 9.9 321 1411 1897.1 2169.4 2310.5
371.8 24.7 10.9 24.0 37.9 9.6 2.6 2.6 0.0 0.0 1.4 5.1 83.4 893.8 929.4 1012.8
548.4 68.5 446 113.4 56.7 176 9.5 6.2 0.0 0.0 179 12.9 234.3 2045.9 2158.9 2393.2

Source: AECOM
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2.3 Vacant Industrial Land

2.3.1 Vacant industrial land constitutes sites which
are either (i) vacant and cleared, and have land
with derelict industrial buildings or (ii) have vacant
buildings capable of occupation. Vacant land has
been identified as part of the industrial land supply

update process and is measured in terms of hectares.

2.3.2 As shown in Table 2-4 there is approximately
547ha of vacant industrial land in London in 2015.
This equates to 10.7% of land in core industrial

use i.e. land used for industrial business activities
and 7.8% of core and wider industrial land stock in
London, where wider comprises city infrastructure
and functions. This contrasts with the GLA guidance
of a 5% rate of frictional vacancy for core industrial
land'®. The East sub-region contains the highest
proportion of vacant industrial land relative to stock,
equating to 16.2% of land in core industrial use and
12.3% of land in core and wider industrial use. The
Central sub-region contains the lowest proportion,
with vacant land accounting for 3.6% of core
industrial land and 2.5% of core and wider land (i.e.
below the frictional vacancy benchmark). The North,
South and West sub-regions rank 2nd, 3rd and 4th
respectively in terms of the proportion of land which
is vacant compared to core / core and wider stock.

2.3.3 Boroughs containing the largest proportions
of vacant industrial land relative to core industrial
land are located in the East sub-region and include
Newham (34%), Havering (18%), and Bexley (17%).

2.3.4 There are a number of sites which have planning
consent for non-industrial redevelopment that are
currently vacant or unoccupied but have not as yet
undergone redevelopment. These sites have been
categorised as containing Land with Vacant buildings,
which as a whole accounts for 132ha of industrial
land. Examples of these sites include: Minoco Wharf
(Newham); the former News International site at
Tobacco Dock; and the former Westferry Printworks
(both Tower Hamlets). Land which would be lost if
such planning permissions were implemented has
been accounted for in this study as pipeline release,
which is discussed in section 2.5 below.

2.3.5 Figure 2-6 below sets out the change of the
core industrial land vacancy rate in London over the
period 2001 to 2015. A steadily declining trend is
visible which, although slowing slightly over time,
indicates that land vacancy levels are continuing

to fall towards frictional rates (5%) and would be
expected to reach 8% over the next five years if the
existing known development pipeline is implemented
and completed.

10 See Land for Industry and Transport SPG, p31, para 3.7, GLA, 2012.

Figure 2-6: Change in Core Industrial Land Vacancy Rate 2001 to 2015

Source: AECOM
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Table 2-4: Vacant Industrial Land in London

Vacant Industrial Total Vacant Vacant
cleared land with vacant industrial industrial
sites and vacant industrial land as % land as %
derelict buildings land (ha) of all of all core
industrial (ha) core uses and wider
buildings uses
(ha)
London 414.7 132.0 546.8 10.7% 7.8%
CAZ 2.1 1.4 &5 7.5% 3.7%
Inner London 126.8 35.2 162.0 14.4% 9.6%
Outer London 287.9 96.8 384.7 9.7% 7.3%
Central sub-region 6.0 2:3 8.3 3.6% 2.5%
Camden 0.3 - 0.3 0.9% 0.8%
City of London ® = n/a n/a
Kensington & Chelsea 1.4 0.1 1.5 17.7% 8.0%
Islington 0.0 0.1 0.2 0.7% 0.5%
Southwark 2.0 - 2.0 2.0% 1.4%
Westminster 0.7 - 0.7 14.5% 5.9%
Lambeth 1.5 2.1 3.6 6.0% 4.7%
East sub-region 271.4 73.6 345.0 16.2% 12.3%
Barking & Dagenham 30.2 31.3 61.5 12.9% 11.9%
Bexley 61.1 6.6 67.7 17.1% 12.9%
Greenwich 178 0.3 18.0 9.0% 7.7%
Hackney 1.5 0.6 2.2 4.7% 3.9%
Havering 57.2 2.8 59.9 17.5% 13.7%
Lewisham 4.1 1.5 5.6 7.5% 5.2%
Newham 90.1 14.4 104.5 34.1% 20.3%
Redbridge 1.7 2.0 3.7 6.8% 5.6%
Tower Hamlets 5.8 13.8 19.6 16.7% 12.7%
Waltham Forest 1.9 0.4 2.3 1.9% 1.1%
North sub-region 411 0.7 41.9 7.7% 5.8%
Barnet 5.8 0.4 6.2 8.4% 6.0%
Enfield 24.0 0.3 24.3 7.2% 5.3%
Haringey 11.3 o 11.3 8.7% 7.3%
South sub-region 34.1 11.4 45.5 6.7% 4.1%
Bromley 8.9 0.3 9.2 9.9% 6.8%
Croydon 7.4 2.2 9.6 7.2% 5.9%
Kingston upon Thames 0.2 0.7 0.9 1.4% 0.8%
Merton 4.2 5.2 9.4 6.3% 5.6%
Richmond upon Thames 0.5 0.2 0.7 2.6% 1.8%
Sutton 12.6 2.5 15.1 11.8% 4.5%
Wandsworth 0.3 0.4 0.7 0.8% 0.5%
West sub-region 62.2 44.0 106.2 7.0% 5.3%
Brent 8.1 - 8.1 2.5% 1.9%
Ealing 14.9 2.0 16.9 4.1% 3.3%
Hammersmith & Fulham 1.3 2.0 3.2 5.6% 2.3%
Harrow 4.3 0.5 4.9 8.6% 7.6%
Hillingdon 16.4 22.1 38.5 11.9% 9.7%
Hounslow 171 17.5 34.6 10.4% 7.2%

Source: AECOM
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Figure 2-7: Vacant Industrial Land and Land
with Vacant Buildings, 2015
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Figure 2-8: Vacant Stock as a Proportion of
Core Industrial Land Stock, 2015

The Central subregion
contains the lowest
proportion of vacant
land relative to stock,
equating to 3.6% of
land in core industrial
use.
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2.4 Industrial Floorspace

2.4.1 Following on from understanding the supply of
industrial land, this section presents the industrial
floorspace by borough and sub-region within London.
Industrial floorspace, as presented throughout the
study, is defined as floorspace within uses Bic,

B2 and B8 as per the Use Classes Order, which

is considered to be representative of the ‘core’
industrial uses defined in Chapter 1.

2.4.2 Complete and detailed floorspace information
was published by the Valuation Office Agency
(VOA) in 2012 and this is the latest available data
available regarding floorspace. This is presented in
Table 2-5 overleaf.

2.4.3 This shows there is approximately 21 million
m? of industrial floorspace in London in 2012. The
Outer London area accounts for the majority of this
floorspace at 69%.

2.4.4 The boroughs containing the largest proportions
of London’s industrial floorspace are in the West sub-
region, including Ealing which contains 10%, Brent
with 7% and Hounslow with 6%. Elsewhere, Enfield
in the North accommodates 6% and Bexley and
Newham, in the East, each accommodating 5%.

2.4.5 Time series data on industrial floorspace by
PMA is presented in Figure 2-9. This shows a 17.9%
decline over the period 2001 to 2012 (and 15.1%
decline for 2001 to 2010). Although there is an
overall pattern of decline in industrial floorspace in
London between 2001 and 2012 the boroughs of
Bexley, Sutton, Bromley and Barking and Dagenham
have all experienced increases in the stock of
industrial floorspace (by 6.4%, 3.0%, 1.9% and 1.7%
respectively).

11 VOA (2012); Business Floorspace (Experimental Statistics)

Figure 2-9: Industrial Floorspace Time Series Data — Relative Comparison by Property Market Area
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Table 2-5: Industrial Floorspace in London 2012

Estimated industrial
floorspace (000s m?)

Estimated proportion of
industrial floorspace in London

London 21,114 100%
Inner London 6,135 29%
Outer London 14,979 71%
Central sub-region 2,381 11%
Camden 334 2%
City of London 106 1%
Kensington & Chelsea 116 1%
Islington 374 2%
Southwark 798 4%
Westminster 155 1%
Lambeth 498 2%
East sub-region 6,797 32%
Barking & Dagenham 928 4%
Bexley 1,001 5%
Greenwich 649 3%
Hackney 462 2%
Havering 670 3%
Lewisham 386 2%
Newham 496 2%
Redbridge 301 1%
Tower Hamlets 833 4%
Waltham Forest 575 3%
North sub-region 2,257 11%
Barnet 338 2%
Enfield 1,264 6%
Haringey 655 3%
South sub-region 3,419 16%
Bromley 466 2%
Croydon 776 4%
Kingston upon Thames 313 1%
Merton 633 3%
Richmond upon Thames 176 1%
Sutton 442 2%
Wandsworth 613 3%
West sub-region 6,260 30%
Brent 1,389 7%
Ealing 2,015 10%
Hammersmith & Fulham 330 2%
Harrow 283 1%
Hillingdon 1,080 5%
Hounslow 1,163 6%
Central Services Circle 3,688 19%
Lea Valley 2,990 12%
Thames Gateway 4,511 19%
Wandle Valley 2777 13%
Park Royal / A40 / Heathrow 7,148 32%

Source: AECOM
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2.5 Comparisons and Summary

Comparison with Industrial Land Supply 2001,
2006 and 2010

2.5.1 The total stock of industrial land in London has
been declining over the past decade or more, as can
be seen in Table 2-6, Table 2-7, Figure 2-10, Figure
2-11 and Figure 2-12. The total stock in 2001 is
estimated to be 8,282ha. Over the years, the stock
of industrial land has declined to 7,841ha in 20086,
7,504 in 20102 and 6,976ha in 2015. This means
that 1,305ha of industrial land has been lost to non-
industrial uses over a 14 year period. This equates to
a 16% contraction in the stock of industrial land from
2001. The rate of decline between years 2001 to
2006 was 5.3% (440ha in total or 88.0ha per annum
on average), 4.3% (337ha or 84.2 per annum)
between 2006 to 2010 and 7.0% (528ha or 105.7
per annum) between 2010 and 2015. Change in
stock by property market area is shown for reference
in Figure 2-12.

2.5.2 The total area of land designated in SlLs has
contracted from 4,280ha in 20062 to 3,892ha in
2015 or a decline of 9%. The area of industrial land
lying within SILs, once non-industrial land within SIL
areas are discounted, has reduced from 3,837ha in
2006 to 3,534ha in 2015, representing a decline of
around 8%.

The area of land designated as LSIS in London has
decreased from 1,492ha in 2006 to 1,157ha in

2015, representing a contraction of 22%. The area

of industrial land lying within LSIS, increased from
1,184ha in 2006 to 1,229ha in 2010 before declining
markedly to 947ha in 2015; a fall of 23% over five
years. There has been a greater decline in LSIS
designated areas than SIL designated areas. This
suggests that the higher level of protection offered

by SIL has been somewhat effective. Non-designated
industrial land declined from 2,820ha in 2006 to
2,496ha in 2015, a fall of 12% over this period.

2.5.3 In Table 2-7 the change in the quantity of land
by use and designation over time is shown. This
shows that between 2010 and 2015, the area of non-
designated land recorded in London reduced by 45.1
ha compared to a reduction of 201 ha in the area of
SIL and 282.4 ha for LSIS. The comparatively modest
reduction in the total area of non-designated industrial
land can be attributed to SIL and LSIS land being
de-designated and not yet subsequently redeveloped
for other uses, resulting in it being recorded as non-
designated land until such time it is redeveloped.

2.5.4 Between 2010 and 2015 the quantity of
industrial land designated as SIL has fallen by
5.4% and the quantity of land designated as LSIS
has fallen by 23%. The differing rates of SIL and
LSIS decline are however primarily attributable to
boundaries being changed / reduced to account
for land which was either already in non-industrial
use; land which became allocated for non-industrial
redevelopment; or, in some instances, allocations
whose designation was between SIL and LSIS

Figure 2-10: Change in Industrial Land Stock by Core and Wider Uses 2001 to 2015
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or SIL / LSIS to non-designated land between
2010 and 2015. Therefore calculating the amount
of industrial land within SIL and LSIS which has
become non-industrial is not straightforward.

2.5.5 At the sub-regional level all regions have
witnessed a contraction in the supply of industrial land
over each of the reporting timeframes dating back to
2001. Over the entire timeframe, 2001 to 2015, the
Central sub-region has witnessed the largest reduction
in supply, contracting by 34% (169ha). The East sub-
region contracted by 20% (721ha). Supply contracted
by 8% (63ha) in the North sub-region,11% in the
South (134ha) and 10% in the West (220ha) sub-
regions respectively. In terms of vacant land, the stock
of vacant industrial land across London has decreased
over the past decade from 10% in 2006, 9% in 2010
and 8% in 2015. The rate of vacant industrial land is
higher than the frictional vacancy rate of 5% recorded
in the Land for Industry and Transport SPG.'*

2.5.6 Between 2010 and 2015 the Central sub-region
recorded the largest proportionate release of /
decline in industrial land at 25%, with decreases
recorded across each of the other sub-regions being
consistent at around 6% in each case.

2.5.7 The amount of land in some industrial land

uses has increased over the period 2010 to 2015,
particularly self-storage (58ha in 2010 to 83ha in
2015), open storage (153ha to 196ha) and land for
buses (43ha to 72ha). Other uses have experienced
significant decreases in the land they occupy, notably
general industry (2,133ha to 1,772ha), warehousing
(2,395ha to 2,244ha) and vacant industrial land (incl.
vacant cleared sites) (659ha to 547ha).

2.5.8 A comparison with floorspace figures shows
that over the period 2001 to 2010 core and vacant
industrial land together reduced by 9.4% and
industrial floorspace reduced by 15.1%. This is a
surprising result as we would expect land release /
loss, including vacant land, to be higher than
floorspace release.

2.5.9 The rate of change in the supply of industrial
land to non-industrial land across London between
2010 and 2015 and 2001 and 2015 is mapped

in Figure 2-13, Figure 2-14 and Figure 2-15
respectively below. A borough level comparison of
this change is shown in Figure 2-16, with change
from 2001 to 2015 shown by property market area.

12 The figure of the total stock of industrial land in 2010 presented here differs from that
presented in the London Industrial Land Baseline (2010), which recorded 7,433ha of
land in industrial use. The reason for this is that the 2015 study has included a borough
engagement exercise which has refined land use mapping and measurements of industrial
land supply in 2010 (as well as land in 2015).

13 Analysis relating to land designations preceding 2006 is not possible as the London
Plan and SIL Framework were not in existence and as such no comparable SIL / LSIS
designations are available from this time period.

14 Non-industrial uses on industrial land were not recorded in 2001 and therefore a similar
calculation of vacant industrial land cannot be made.
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Figure 2-11: Total in Industrial Land Stock 2001 to 2015
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Figure 2-12: Change in Industrial Land Stock 2001 to 2015 by Property Market Area
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Figure 2-13: Industrial Land Change:
Release to Non-Industrial, 2001-2015
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Figure 2-14: Industrial Land Change,
2010-2015

Since 2010, 528ha of
industrial land has
been released to non-
industrial uses; a 7%
contraction in the stock
of industrial land.
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Figure 2-15: Industrial Land Change,
2001-2015

Since 2001, 1,305ha

of industrial land has
been released to non-
industrial uses; a 16%
contraction in the stock
of industrial land.

Industrial land remaining

O  Industrial land released 2001-2006

O

Industrial land released 2006-2010
O  Industrial land released 2010-2015

Industrial land gained

Scale

100 hectares

20 hectares

10 hectares

0 2 4 miles

Harrow

Ealing

Hillingdon

Hounslow

Brent

Kensington
and Chelsea
Hammersmith
and Fulham

Richmond
upon Thames

Merton

Kingston
upon Thames




Enfield

Barnet

Redbridge
Haringey
Waltham Forest
Hackney
Camden  Islington
Barking and aver
Newham Dagenham avering
; Tower Hamlets
City of .
Westminster City of
London
Southwark
Lewisham Greenwich
Lambeth it
Wandsworth
Bromley
Croydon
Sutton

Source: AECOM

56




Figure 2-16: Industrial Land Change
by Property Market Area, 2001-2015

Arranged in descending order of total
industrial land stock 2001 (ha)
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Table 2-6: Industrial Employment Land in London: Years 2001, 2006, 2010 and 2015

2001 2006
GLA land use categorisations - - Total -
S 2§ S
o T -
ER 55 B35
SiL |LSIS | Total siL LSIS
Industrial uses
Core industrial uses
Light industry n/a n/a n/a| 239.2| 239.2 131.1 81.4
General industry n/a n/a n/a| 2623.9 | 2623.9 1111.7 329.4
Warehouses n/a n/a n/a| 2333.1 | 2333.1 1386.6 465.5
Self storage n/a n/a n/a 423 423 19.1 20.7
Open storage n/a n/a n/a 111.0 111.0 61.1 14.6
Sub total n/a n/a n/a| 5349.5 | 5349.5 2709.5 911.6
Wider industrial uses
Wholesale markets n/a n/a n/a 53.7 53.7 22.0 16.3
Waste management and recycling n/a n/a n/a 281.4 281.4 122.4 371
Utilities n/a n/a n/a| 1109.0 | 1109.0 283.8 51.9
Land for rail (including DLR) n/a n/a n/a 347.7 347.7 249.4 56.9
Land for buses n/a n/a n/a 46.0 46.0 21.4 12.7
Airport related land and freight n/a n/a n/a 33.4 33.4 0.0 3.4
Docks n/a n/a n/a 40.4 40.4 1.1 0.1
Other industrial n/a n/a n/a 7.2 7.2 7.7 0.0
Sub total n/a n/a n/a| 1918.9 | 19189 707.8 178.3
Vacant Vacant industrial land* n/a n/a n/a 874.4 874.4 365.7 82.4
Land with vacant building(s) n/a n/a n/a| 1388 | 138.8 53.8 12.0
Total industrial n/a n/a n/a| 8281.5| 8281.5 3836.8| 1184.3
Non-industrial uses
Office n/a n/a n/a n/a n/a 103.6 124.5
Retail n/a n/a n/a n/a n/a 165.4 47.6
Residential n/a n/a n/a n/a n/a 13.9 37.1
Recreation and leisure n/a n/a n/a n/a n/a 39.9 33.9
Community services n/a n/a n/a n/a n/a 29.7 18.2
Defence n/a n/a n/a n/a n/a 0.4 0.0
Agriculture and fisheries n/a n/a n/a n/a n/a 5.5 0.0
Mixed-use (non industrial only) n/a n/a n/a n/a n/a 33.8 26.9
Other non-industrial n/a n/a n/a n/a n/a 51.1 19.2
Total non-industrial n/a n/a n/a n/a n/a 443.3 3073
Total n/a ‘ n/a ‘ n/a ‘ n/a ‘ n/a 4280.1 1491.6

*vacant industrial land includes cleared sites and land with derelict industrial buildings
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2010 2015
- Total > - Total - - Total
25 k5 25 k5 25
5% 3% 5% 3% 3

Total s |Lsis | Total SL  |LSIS | Total
2125| 254| 2379 131.3| 779| 209.2| 9280 2372 1288 | 729| 201.7| 56.2| 2579
14411| 871.7] 2312.8 1034.2| 3107 | 13449 7885 | 2133.4 9335 | 2520 | 11865| 5853 1771.8
18522 | 565.2| 24174 1418.7| 479.4| 18981 | 4971 | 2395.3 1410.0| 3957 | 1805.7 | 4383 2244.0
30.8 70| 467 934 210 443| 136| 579 360| 241 60.1| 225 827
75.7|  26.7| 1023 1008| 19.3| 1202| 332 1534 94.7| 140| 1087| 874| 196.2
3621.1 | 1496.0 | 51171 2708.4| 908.3| 3616.7| 1360.5| 49772 2603.1 | 759.7 | 3362.8 | 1189.8 | 45525
383| 149 532 25| 370| 304| 149] 543 22| 144| 167| 390| 556
1505 | 1176 | 2771 1250 | 42| 1672| 1131 2803 160.3| 201 | 1805| 994 2798
3357 | 766.4 | 1102.1 2648| 546 3193| 751.5| 1070.8 2435| 413| 2848 763.1| 10479
3063| 445| 3508 2328| 606| 2034| 446| 3379 211.9| 26.4| 2383| 100.2| 3385
341| 119] 460 196| 142| 338 95| 432 305| 120| 445 276| 721
34| 300| 334 0.0 3.4 34| 300| 334 0.0 3.4 34| 430 464
12| 300| 402 1.0 0.0 10| 309 319 0.9 0.1 10| 314| 324
7.7 0.0 7.7 37| 128| 165 01| 166 0.1 1.0 1.1 3.2 43
886.1 | 1024.3 | 1910.4 649.2| 02248| 8740| 0945/ 18684 651.5| 118.6| 770.2| 1106.9| 18770
4481| 2708| 719.0 316.8| 755| 392.3| 180.6| 572.9 2400| 365| 276.4| 1383 4147
65.8| 200| 948 60.6| 206 81.1 51| 862 30.4| 320| 714| 607 1320
5021.2 | 2820.2 | 7841.4 3735.0 | 1220.1| 4964.1 | 2540.7 | 7504.7 35339 | 946.8 | 4480.7 | 2495.6 | 6976.3
228.1 nfa| 208.1 106.9| 1405| 2474 na| 2474 85.8| 100.6| 195.4 nfa| 195.4
213.0 nfa| 213.0 1631 | 545| 2176 nfa| 2176 1285 | 284 156.9 nfa| 156.9
50.9 nfa| 509 206| 366| 592 nfa|  59.2 200| 330 553 nfa| 55.3
73.8 nfa| 738 355| 384| 740 nfa| 740 330| 109| 438 nfa| 438
478 nfa| 478 286| 188| 473 na| 473 16.3 52| 215 nfa| 215
0.4 n/a 0.4 0.0 0.0 0.0 n/a 0.0 0.0 0.1 0.1 n/a 0.1
55 n/a 55 5. 0.0 5.3 n/a 5.3 0.0 0.0 0.0 n/a 0.0
60.7 nfa|  60.7 190| 159| 349 nfa| 349 249| 115, 36.4 nfa| 36.4
70.3 nfa|]  70.3 69.2| 147| 839 nfa| 839 470| 11.4| 585 nfa| 585
750.6 nfa| 7506 4503| 319.3| 7696 na| 769.6 3577 | 2101 | 5678 nfa| 567.8
| 5771.8|  n/a| 85920 4185.2 | 15485 | 5733.7|  n/a| 8274.4 3891.6 | 1156.9 | 50485 |  n/a| 7544.1

Source: AECOM
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Table 2-7: Change in the Industrial Employment Land Quantity, 2001 to 2015

2001 to 2006

2006 to 2010

GLA land use categorisations > > Total >
3 25 s
SL |LsIs | Total SIL LSIS
Industrial uses
Core industrial uses
Light industry n/a n/a n/a n/a -1.4 0.2 -3.5
General industry n/a n/a n/a n/a| -311.0 -77.5 -18.7
Warehouses n/a n/a n/a n/a 84.3 32.1 13.9
Self storage n/a n/a n/a n/a 4.4 4.3 0.3
Open storage n/a n/a n/a n/a -8.7 39.8 4.7
Sub total n/a n/a n/a n/a| -232.3 -1.1 -3.3
Wider industrial uses
Wholesale markets n/a n/a n/a n/a -0:5 -19.5 20.7
Waste management and recycling n/a n/a n/a n/a -4.3 2.6 5.1
Utilities n/a n/a n/a n/a -6.9 -19.0 2.7
Land for rail (including DLR) n/a n/a n/a n/a 3.0 -16.7 3.7
Land for buses n/a n/a n/a n/a 0.0 -1.8 1.5
Airport related land and freight n/a n/a n/a n/a 0.0 0.0 -0.0
Docks n/a n/a n/a n/a -0.2 -0.1 -0.0
Other industrial n/a n/a n/a n/a 0.5 -4.0 12.8
Land with vacant building(s) n/a n/a n/a n/a -44.0 6.7 8.6
Sub total n/a n/a n/a n/a -8.6 -568.5 46.4
Vacant Vacant industrial land* n/a n/a n/a n/a| -155.4 -48.9 -7.0
Total industrial n/a n/a n/a n/a| -440.2 -101.9 44.8
Non-industrial uses
Office n/a n/a n/a n/a n/a 3.3 16.0
Retail n/a n/a n/a n/a n/a -2.3 6.9
Residential n/a n/a n/a n/a n/a 8.8 =0!5
Recreation and leisure n/a n/a n/a n/a n/a -4.4 4.6
Community services n/a n/a n/a n/a n/a -1.1 0.6
Defence n/a n/a n/a n/a n/a -0.4 0.0
Agriculture and fisheries n/a n/a n/a n/a n/a -0.3 0.0
Mixed-use (non industrial only) n/a n/a n/a n/a n/a -14.8 -11.0
Other non-industrial n/a n/a n/a n/a n/a 18.1 -4.6
Total non-industrial n/a n/a n/a n/a n/a 7.0 12.0
Total n/a ‘ n/a ‘ n/a ‘ n/a ‘ n/a -94.9 56.8

*includes vacant cleared sites & derelict industrial buildings
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2010 to 2015

Percentage Change

Total Total Total Industrial Land

B = o) 1= g =

o 0 o C o o

1 1 ]

Total SiL  |LSIS | Total 2001-2006 | 2006-2010 | 2010-2015

3.3 2.6 0.6 25 5.0 75| 281 207 1% -0% 9%
96.2| -832| -179.4 1006 | -578| -1584| -203.2| -361.6 129% -8% 17%
46.0| -681| -20.1 86| -837| -924| -589| -151.3 4% 1% -6%
46 66| 112 12.7 3.1 15.8 89| 247 11% 24% 43%
445 65| 51.0 6.2 53| -11.4| 542 428 -8% 50% 28%
44| -1355| -139.9 1053 | -1486| -2539| -170.7| -424.7 -4% -3% -9%
1.2 0.0 1.2 02| -225| -028] 241 1.3 1% 206 206
7.7 45 3.2 35.4| -22.1 133| -138| -05 -29% 1% -0%
163| -150| -31.3 212| -133| -345| 116| -229 1% 3% -20%
129 01| -128 208| -342| 551| 556 06 1% -4% 0%
-0.3 2.4 2.7 12.9 22| 107| 182 289 0% -6% 67%
-0.0 0.0 0.0 0.0 -0.0 00| 130] 130 0% -0% 39%
-0.1 8.2 83 0.1 0.0 0.0 05 05 1% 21% 1%
8.8 0.1 8.9 36| -11.8| -154 31| -12.3 7% 115% 74%
153 | -24.0 8.6 212 114 98| b556| 458 -329% -9% 53%
21| -208| -41.9 23| -106.1| -1038| 1124 8.6 -0% -2% 0%
559| -90.2| -146.1 768| -390| -1158| -42.3| -158.1 -18% -20% -28%
571 | -279.6 | -336.6 201.0| -280.4| -4834| -451| -528.4 -5% -4% 7%
19.3 nfa| 19.3 211| -309] -52.0 nfa| -52.0 n/a 8% -21%
46 n/a 46 346| -261| -60.7 nfa| -60.7 n/a 206 -28%
8.3 n/a 8.3 -0.4 -3.5 -4.0 n/a -4.0 n/a 16% -7%
0.2 n/a 0.2 26| -276| -30.1 nfa| -30.1 n/a 0% -41%
-0.5 n/a 0.5 123| -135| -258 nfa| -25.8 n/a 1% -55%
-0.4 n/a -0.4 0.0 0.1 0.1 n/a 0.1 n/a na na
-0.3 n/a -0.3 -5.2 -0.0 -5.3 n/a -5.3 n/a -5% na
-05.8 nfa| -25.8 5.9 -4.4 15 n/a 15 n/a -42% 4%
135 nfa| 135 22,9 32| 254 nfa| -25.4 n/a 19% -30%
19.0 nfa]  19.0 926| -109.2| -201.8 nfa| -201.8 n/a 3% -26%
881  n/a| -3176 2036 -3916| -6852| n/a| 7302 n/a 4% 9%

Source: AECOM
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Comparison of Release with GLA Land for
Industry and Transport SPG

2.5.10 The Land for Industry and Transport
Supplementary Planning Guidance (SPG) (2012)
established targets or benchmarks for the release of
industrial land over the period 2011 to 2031, taking
account of the findings of the 2010 URS / DTZ
Industrial Land Baseline study, the 2011 Industrial
Land Demand Study by Roger Tym & Partners and
analysis of borough employment land reviews.

2.5.11 A comparison of the industrial land use change
within London for all base years against the industrial
land release targets set out in the SPG is given in
Table 2-8. Changes in the supply of ‘utilities’, ‘land for
rail’ and ‘docks’ have been removed from the analysis
as the release targets are predicated on the stock of
such land uses remaining constant over time, in light of
them being fixed infrastructure items which would not
readily be redeveloped for other uses.

2.5.12 Between 2010 and 2015 the total amount

of industrial land in London decreased by 528ha,
equivalent to 106ha per annum. When changes in
the supply of ‘utilities’, ‘land for rail" and ‘docks’ have
been removed from the analysis the total amount of
industrial land in London decreased by 506ha over
the same period (see Table 2-8), equivalent to 101ha
per annum. This rate of release is 2.7 times that of
the target rate of release set out in The Land for
Industry and Transport SPG (2012).

2.5.13 The amount of industrial land release in each
of the five sub-regions has exceeded the target /
benchmark rate of release per annum established in
the SPG over the period 2010 to 2015. The Central
sub-region recorded the largest difference between
the target and actual release of land, with 90.6ha of
land redeveloped for non-industrial uses compared
with a five-year equivalent release target of 11.5ha.
Of the other sub-regions the next largest disparity
between actual and target release occurred in the
West sub-region.

2.5.14 Comparison of target and actual rates of
release should be viewed in light of the individual
contexts regarding the supply of land in the sub-
regions, with relevant factors including: the relative
quantum of core and wider industrial land uses as
a component of total stock; the proportion of land
which is designated and not designated; and the
relative presence of Opportunity Areas and other
regeneration initiatives which have the potential to
bring about large scale changes in levels of supply.
It should also be viewed in light of Public Transport
Accessibility (PTAL) as shown in Figure 2-20.

2.5.15 For example, whilst the South sub-region
recorded the second lowest difference between
target and actual release between 2010 and 2015,
wider industrial uses account for 40% of total
industrial stock, greater than any other sub-region,
with these uses being less subject to redevelopment
than core uses. Similarly, whilst the Central sub-
region has recorded the largest proportionate release
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and difference between target and actual, it has a
greater level of fragmentation of industrial land than
elsewhere, and the absolute and relative proportion of
industrial land which is designated is lower than other
sub-regions. This means that the ability of planning
policy to inhibit loss / release is more muted here in
comparison to other areas.

2.5.16 Overall if a similar pace of release to the
actual quantum of release between 2010 and

2015 is maintained to 2031 the SPG target will be
reached by around 2017 and exceeded significantly
by 2031 (see Chapter 6 below). The implications of
continued trends in industrial land release is shown
in Figure 2-21.

2.5.17 The scale of release of industrial land at a
borough level in absolute terms is presented in
Figure 2-17, Figure 2-18 and Figure 2-19 overleaf.
Boroughs within East London, namely Havering'®,
Lewisham, and Newham, account for the largest
absolute proportions of land released along with
Hillingdon in the West sub-region. With the exception
of Lewisham these boroughs account for the largest
proportions of industrial land stock of any boroughs
and thus proportional rates of release of land within
these areas are lower. Borough level comparison by
property market area between SPG and actual rates
of release is shown in Figure 2-18.

15 A large proportion of land released within Havering relates to a managed contraction
in the extent of the Rainham Landfill Site and thus of waste management and recycling
land use recorded in the borough.



Figure 2-17: Change in Quantity of Industrial Land: SPG Industrial Benchmark Release Five Year Equivalent

Compared to Actual Release 2010 to 2015
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Figure 2-18: SPG Industrial Land Benchmark
Release: 5-Year Equivalent Compared to
Actual Release 2010-2015
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Figure 2-19: SPG Industrial Land Benchmark
Release - 5-Year Equivalent Compared to
Actual Release 2010-2015

If a similar pace of
release to the actual
quantum of release
hetween 2010 and 2015
is maintained to 2031
the SPG target will

be reached by around
2017 and exceeded
significantly by 2031.

Arranged in descending order of differential
between benchmark and actual release.
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Table 2-8: Change in Quantity of Industrial Land: SPG Industrial Benchmark Release Five Year Equivalent

Compared to Actual Change 2010-2015

Annual industrial land
release benchmark
2011-31 (ha) SPG

Total industrial land release
benchmark 2011-31 (ha)
SPG

SPG 5yr release (ha)

London -36.7 -733.0 -183.3
Inner London -15.4 -308.0 -77.0
Outer London -21.3 -425.0 -106.3
Central sub-region -2.3 -46.0 -11.5
Camden -0:3 -5.0 =118
City of London - - -
Kensington & Chelsea -0.1 -2.0 -0.5
Islington -0.3 -5.0 -1.3
Southwark -1.3 -25.0 -6.3
Westminster -0.1 -1.0 -0.3
Lambeth -0.4 -8.0 -2.0
East sub-region -19.4 -388.0 -97.0
Barking & Dagenham -1.8 -35.0 -8.8
Bexley -2.3 -45.0 -11.3
Greenwich -2.5 -50.0 -12.5
Hackney -0:5 -10.0 -2.5
Havering =17/ -34.0 -8.5
Lewisham -1.7 -34.0 -8.5
Newham -5.3 -106.0 -13.3
Redbridge -0.6 -11.0 -2.8
Tower Hamlets -1.8 -35.0 -8.8
Waltham Forest -1.4 -28.0 -7.0
North sub-region -3.4 -67.0 -16.8
Barnet -0.5 -10.0 -2.5
Enfield -1.7 -33.0 -8.3
Haringey =122 -24.0 -6.0
South sub-region -4.4 -88.0 -22.0
Bromley -0:5 -9.0 -2.3
Croydon -0.5 -9.0 -2.3
Kingston upon Thames -0.4 -7.0 =148
Merton -0:5 -9.0 -2.3
Richmond upon Thames -0.2 -4.0 -1.0
Sutton -0.5 -9.0 23
Wandsworth -2.1 -41.0 -10.3
West sub-region -7.2 -144.0 -36.0
Brent -1.3 -26.0 -6.5
Ealing -1.2 -24.0 -6.0
Hammersmith & Fulham -2.0 -39.0 -9.8
Harrow -0.7 -14.0 -3.5
Hillingdon -1.3 -26.0 -6.5
Hounslow -0.8 -15.0 -3.8
Central Services Circle -6.3 -125 -31.3
Lea Valley -6.9 -138 -34.5
Thames Gateway -11.9 -237 -569.3
Wandle Valley =38 =75 -18.8
Park Royal / A40 / Heathrow -7.9 -158 -39.5

Note: Does not include change in land used by utilities, land for rail or docks, and so the London wide industrial land release figure of 506.6ha does not match the figure of 528.4ha in Table 2-7
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Actual release
2010-2015 (ha)

Difference
2010-2015 (ha)

Difference: Actual release 2010-
2015 and total industrial land
release benchmark (ha)

Actual release as % of total
SPG release

-506.6 -323.3 226.4 69%
-259.9 -182.9 48.1 84%
-246.6 -140.4 178.4 58%
-90.6 -79.1 -44.6 197%
-21.0 -19.8 -16.0 421%
-0.8 -0.8 -0.8 >100%
71 -6.6 -5.1 353%
-24.3 -23.1 -19.3 486%
=11l -4.9 13.9 45%
-6.3 -6.1 -6.3 634%
-19.8 -17.8 -11.8 248%
-177.7 -80.7 210.3 46%
18.1 26.8 53.1 -52%
-5.0 6.2 40.0 11%
-6.0 6.5 44.0 12%
-18.3 -15.8 -8.3 183%
-62.1 -563.6 -28.1 183%
-30.9 -22.4 3.1 91%
-32.9 -19.6 73.1 31%
-5.6 -2.8 5.4 51%
-21.4 -12.6 13.6 61%
-13.7 -6.7 14.3 49%
-47.3 -30.6 19.7 71%
-13.3 -10.8 -3.3 133%
-21.2 -13.0 11.8 64%
-12.8 -6.8 11.2 53%
-68.3 -46.3 19.7 78%
-6.3 -4.1 2.7 70%
-19.1 -16.8 -10.1 212%
0.4 2.2 7.4 -6%
-6.7 -3.4 3.3 63%
-8.8 -7.8 -4.8 219%
-1.8 0.5 7.2 20%
-27.1 -16.9 13.9 66%
-122.7 -86.7 21.3 85%
-11.0 -4.5 15.0 42%
-22.8 -16.8 1.2 95%
-32.9 -23.1 6.1 84%
=69 -2.4 8.1 42%
-34.6 -28.1 -8.6 133%
-15.5 -11.7 -0.5 103%
-161.1 -129.8 -36.1 129%
-80.6 -46.1 57.4 58%
-66.9 =07/ 170.1 28%
-563.2 -34.5 21.8 71%
-144.8 -105.3 13.2 92%

Source: AECOM
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Figure 2-20: PTAL Ratings of
Industrial Land in London
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2.6 Industrial Land in Development Pipeline and
Areas of Change

2.6.1 The purpose of this section is to identify land
and floorspace in industrial and related uses that
could potentially change to non-industrial uses,
including: development pipeline (unimplemented
planning permissions); additional planned release
through local plans, OAPFs and local frameworks;
Housing Zones; and approval data on office to
residential permitted development conversions.

Development Pipeline, Local Plans and
Frameworks

2.6.2 Table 2-9 sets out the quantum of industrial
land subject to known development or within areas
of change which could arise related to each of the
categories of change as defined in our approach:
* Development pipeline (unimplemented planning
permissions)
* Areas of change:

- Opportunity Area Planning Frameworks
(OAPFs)

- Emerging (not yet adopted) local plan policy
proposals, including proposed changes in
industrial site allocations (SlILs / LSISs), AAPs
and SPDs, separated out into Regulation 19-21
proposals; and Regulation 18 proposals'’, and

- Housing Zones (including specific housing
sites) as defined by the boroughs / GLA.

2.6.3 Sites and allocations associated with areas of
change are subject to varying degrees of certainty
as to whether, when and precisely how much
industrial land within them is likely to be released or
redeveloped. As such the quantum of loss may not
accurately reflect the actual loss of industrial land
recorded within these areas once change has

been realised.

2.6.4 In Table 2-9 the potential industrial land release
values are shown for each category individually (in
column 1) and then amended to eliminate double
counting, i.e. sites that lie within two or more
potential release categories have only been recorded
within one category in column 2. The figures in
column 3 allocate the release to a cascade of the
most likely category to result in release (e.g. with
LDD / planning application pipeline being the most
likely and so forth).

2.6.5 Industrial land which comprise areas of change
within Opportunity Areas, local plan policy areas and
housing sites includes both core and wider uses,
with the exception of land for rail which has not been
identified as having the potential to be released
owing to it being essential infrastructure.

2.6.6 Industrial land within areas of change associated
with OAPFs, once discounting overlap between types
of release has been factored in, could account for the
largest release of industrial land (363.1ha) within the
total identified potential release (834.4ha). Although no
practical analysis of likely timeframes for this release

is possible, the scale of release associated with the
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development pipeline (188.9ha) is likely to occur within
five years (indicatively, 37.8ha per annum), though some
planning permissions will likely lapse. If realised such
a rate would already match (and slightly exceed) the
SPG rate of industrial land release (36.6ha per annum).

2.6.7 Table 2-10 presents the distribution of potential
industrial land release by category for the various
geographies covered by the study and eliminating
double counting. Outer London accounts for the
large majority of potential release, with the East and
West sub-regions in-turn accommodating the majority
of release at 205ha and 187ha respectively. At a
borough level, several are identifiable as focuses of
release including; Barking and Dagenham (London
Riverside OA and unimplemented permissions);
Tower Hamlets (Lower Lea Valley OA and Housing
Zones); Hillingdon (proposed rationalisation of

SIL / LSIS); Hammersmith and Fulham (Old Oak
Common and White City OAs and South Fulham
Riverside SPD); Enfield (Upper Lea Valley OA) and;
Ealing (Park Royal, Old Oak Common and Southall
OAs). Also notable are Havering and Haringey

which contain Housing Zone sites where proposed
industrial land release is significant.

2.6.8 Viewed within the context of the analysis in
section 2.5 on potential loss of industrial land through
the development pipeline and areas of change, it

can be seen that even taking only the most certain
category and quantum of likely loss / release of
188.9ha (development pipeline, illustrated in Figure
2-22 and Figure 2-23), this would amount to a 3%
reduction in the existing stock of industrial land in
London (6,976ha) if realised, or broadly equivalent to
the target rate of release for 2010-2015 as set out in
the SPG. Adding in the quantum of land associated
with other categories (illustrated in Figure 2-24) of
potential release would increase this reduction further,
e.g. if land associated with Opportunity Area Planning
Frameworks is included alongside the development
pipeline this would equate to a loss of 8%, albeit over
an uncertain timeframe.

2.6.9 Overall if the trend release for the period 2010
to 2015 continues in the future then the total scale of
industrial land release will be as illustrated in Figure
2-22. This shows that by 2041 the total stock would
have reduced to around 4,700ha, a 23% reduction
over the 2015 levels, or a 38% reduction over the
2010 levels. The implications of continuing with
recent trends are explored further in Chapter 6.

17 Regulation stages relate to the stage at which the progress of emerging Local Plan
or SPD policies has reached. Regulation 18 relate to policies / proposals at consultation
stage, and Regulation 19-21 relate to proposed submission through to proposed
adoption draft plans or SPDs.



Table 2-9: Potential Industrial Land Release'®

Industrial land identified for release 1. Total potential | 2. Discounting 3. Cumulative
via: release ind. land | overlap between | (ha)

release (ha) types of release

(ha)

Development Pipeline (LDD applications) 188.9 188.9 188.9
Areas of Change
Opportunity Area Planning Frameworks 373.1 363.1 552.0
Local Plan Policies - Reg 19+ stage 78.6 75.5 627.5
Local Plan Policies - Reg 18 stage 88.2 80.8 708.4 §
Housing Zone Sites 154.0 126.0 834.4 %
Total 882.7 834.4 - 3

18 Land potentially released through Development Pipeline (LDD application) has been calculated based on net changes in floorspace which have been converted into hectares using
plot ratios. Land potentially released in Areas of Change has been directly identified in hectares through the industrial land dataset. ‘Double counting’ between the two categories can

therefore result in over / under estimation in cases where this occurred.

Figure 2-21: Implications of Continued Trends in Industrial Land
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Table 2-10: Potential Industrial Land Release Distribution

Development | OA Planning | Local Local | Housing | Total
pipeline Frameworks | Plan Plan Zone
(LDD) Reg 19+ | Reg sites
18
London 188.9 363.1 75.5 80.8 126.1 834.4
CAZ n/a n/a n/a n/a n/a n/a
Inner London 80.4 106.4 15.9 35.5 441 | 2824
Outer London 108.5 256.7 59.6 43.7 81.9| 550.5
Central sub-region 13.6 5.2 0.0 0.0 5.2 24.0
Camden 1.0 0.0 0.0 0.0 0.0 1.0
City of London 0.0 0.0 0.0 0.0 0.0 0.0
Kensington & Chelsea 0.7 0.5 0.0 0.0 0.0 1.2
Islington 5.1 0.0 0.0 0.0 0.0 B
Southwark 5.4 0.0 0.0 0.0 0.1 5.5
Westminster 0.1 0.0 0.0 0.0 0.0 0.1
Lambeth 1.3 4.7 0.0 0.0 5.1 11.0
East sub-region 71.7 0.0 1.4 79.3 52.2 | 204.6
Barking & Dagenham 14.6 96.7 0.0 0.0 00| 1113
Bexley 2.1 0.0 0.0 43.7 0.1 459
Greenwich 9.0 0.0 0.0 356.5 7.8 52.3
Hackney 1.6 0.5 0.0 0.0 0.0 2.1
Havering 5.4 0.0 0.0 0.0 15.6 21.0
Lewisham 4.6 0.0 0.0 0.0 5.6 10.2
Newham 19.7 31.1 0.0 0.0 0.0 50.7
Redbridge 0.9 0.0 1.4 0.0 0.0 2.3
Tower Hamlets 8.9 24.9 0.0 0.0 23.1 57.0
Waltham Forest 4.9 21.9 0.0 0.0 0.0 26.9
North sub-region 9.6 0.0 2.0 0.0 8.6 20.1
Barnet 0.8 0.0 0.0 0.0 1.0 1.8
Enfield 1.5 62.9 2.0 0.0 0.9 67.3
Haringey 7.3 17.3 0.0 0.0 6.7 31.2
South sub-region 21.7 0.0 0.0 0.0 9.8 31.4
Bromley 1.3 0.0 0.0 0.0 0.2 1.4
Croydon 1.3 0.0 0.0 0.0 0.0 1.3
Kingston upon Thames 0.6 0.0 0.0 0.0 0.0 0.6
Merton 0.7 0.0 0.0 0.0 0.1 0.8
Richmond upon Thames 0.7 0.0 0.0 0.0 0.0 0.7
Sutton 10.2 0.0 0.0 0.0 7.5 17.7
Wandsworth 6.9 31.2 0.0 0.0 2.0 40.0
West sub-region 68.3 0.0 72.2 0.0 46.7 187.2
Brent 5.7 0.0 10.3 0.0 22.3 38.4
Ealing 4.3 36.7 0.0 0.0 13.1 541
Hammersmith & Fulham 12.1 39.2 15.9 0.0 0.4 67.5
Harrow 15.4 0.0 0.0 0.0 5.2 20.6
Hillingdon 23.8 0.0 46.0 0.0 0.0 69.8
Hounslow 7.0 0.0 0.0 0.0 5.7 12.8
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Figure 2-22: Potential Industrial Land
Release Through LDD Planning Approvals

The development
pipeline suggests the
potential for 188.9ha

of land to be lost /
released from industrial
uses. This is equivalent
to 3% of the existing
stock of industrial land
in London.
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Figure 2-23: Potential Industrial Land

Release Local Plan Policies, Housing Zones

Sites and OAPF Sites

The total quantum of
land associated with
all potential pipeline
release amounts to a
loss of 8% of the total

supply of industrial
land in London.
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Figure 2-24: SPG Benchmark Release
Compared to Actual Release and Potential
Pipeline Release

Much of the potential
pipeline release of
industrial land captured
here is likely to occur
within the next 20
years. If realised, such
a rate would exceed the
SPG rate of industrial
land release for the
2010-2031 period in
most boroughs.

Arranged in descending order of
differential between benchmark and
actual + potential release.
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Permitted Development Rights Conversions —
Office to Residential Uses

2.6.10 Of particular relevance to an appreciation

of how the future supply of industrial land and
floorspace could change is the identification of
designated industrial employment areas (SlLs and
LSISs) where office floorspace could or is being
converted for residential use through use of Permitted
Development Rights. This is relevant primarily owing
to the potential for industrial areas containing ‘prior
approvals’ for such conversions to experience a
loss or erosion of their functionality as designated
industrial land through introduction of neighbouring
incompatible land uses.

2.6.11 Table 2-11 presents the number of prior
approvals / notifications and quantum of office
floorspace subject to prior approval within designated
industrial areas in London as of March 2015. Figure
2-25 shows the London-wide distribution of these
approvals.

2.6.12 The table shows that there is approximately
883,227m? of office floorspace in designated industrial
areas in London with prior approval for office to
residential conversion. Using a standard employment
density assumption, this would approximate to space
for 5,895 jobs'®. The Outer London area accounts

for the majority of this floorspace at 75%. The

South sub-region contains the highest sub-regional
proportion of such floorspace at 39%, with the West,
at 37%, also containing a significant proportion. The
East sub-region contains the lowest proportion at
9%, with the East sub-region accommodating 9%.
The Central sub-region accommodates 12% of such
floorspace which contrasts with it housing only 3% of
London’s supply of designated industrial land.

2.6.13 The boroughs containing the largest proportion
of London'’s office floorspace in designated industrial
areas with prior approval are in the West sub-region,
including Brent which contains 16% and Ealing with
139%. Elsewhere, Croydon and Sutton in the South
accommodate 13% and 10% respectively with
Lewisham in the East sub-region accommodating 7%
and 5% in Camden in the North.

19 Assuming an average conversion ratio of gross internal floor space to net internal floor
space of 0.85 and an average density of 1 office job to 12m? as per Employment density
Guide (HCA; November 2015, 3rd edition).
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Table 2-11: Permitted Development Rights Conversion - Office to Residential Uses on Designated

Industrial Land

Number of prior
approvals within
SIL / LSIS areas

Office floorspace
redeveloped within
SIL / LSIS (m?)

Proportion of office
floorspace in SIL /
LSIS in London with
prior approval

London 84 83,227 100.0%
CAZ - 0.0%
Inner London 18 20,971 25.2%
Outer London 66 62,256 74.8%
Central sub-region 10 9.612 11.5%
Camden 4 4,000 4.8%
City of London ® 0.0%
Kensington & Chelsea - 0.0%
Islington 3 3,497 4.2%
Southwark 2 275 0.3%
Westminster = 0.0%
Lambeth 1,840 2.2%
East sub-region 4 7,387 8.9%
Barking & Dagenham = 0.0%
Bexley - 0.0%
Greenwich = 0.0%
Hackney - 0.0%
Havering o 0.0%
Lewisham 3 5,497 6.6%
Newham = 0.0%
Redbridge - 0.0%
Tower Hamlets = 0.0%
Waltham Forest 1 1,890 2.3%
North sub-region 2 3,001 3.6%
Barnet 1 2,397 2.9%
Enfield = 0.0%
Haringey 1 604 0.7%
South sub-region 27 32,097 38.6%
Bromley 2,867 3.4%
Croydon 10,554 12.7%
Kingston upon Thames 16 7,702 9.3%
Merton = 0.0%
Richmond upon Thames ® 0.0%
Sutton 3 8,608 10.3%
Wandsworth 4 2,366 2.8%
West sub-region 41 31.130 37.4%
Brent 6 12,922 15.5%
Ealing 30 10,866 13.1%
Hammersmith & Fulham 1 3,496 4.2%
Harrow 2 1,325 1.6%
Hillingdon 1 1,851 2.2%
Hounslow 1 670 0.8%

Source: AECOM
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Figure 2-25: Permitted Development
Conversions (Office to Residential Uses)
on Designated Industrial Land in London

There is approximately
83,227m? of office
floorspace in designated
industrial areas in
London with prior
approval for office to
residential conversion,
approximating to space
for 5,895 jobs.

Industrial land 2015

° Prior approvals for permitted
development conversions

Scale

0 2 4 miles
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Business &
Employment



3.
Business & Employment

3.1 Introduction

3.1.1 The purpose of this chapter is to:
» Estimate the total number of jobs in industrial
activities and areas
» Estimate the number of industrial enterprises
and those in industrial areas
» Estimate the average size of business premises

3.1.2 Economic data used to measure businesses
and employment is defined according to the Standard
Industrial Classification (SIC) 2007. SIC determines
the economic sector a business operates in, and
hence the employment associated with that sector.
The availability of economic data can vary by both
geographical breakdown and SIC disaggregation.

3.1.8 The accuracy of the calculations presented in
this chapter relies on defining a suitable subset of SIC
sectors that represent the kinds of economic activity
that tend to be found predominantly on industrial land
and areas. The definition provided by Appendix A of
the London Office Floorspace Projections Update
(2014) has been applied?®, and are presented in
Appendix B of this report. Analysis of these sectors
indicates that they characterise core industrial
activities, covering industry (general industry; and light
industry) and warehousing (warehouses, self-storage,
and open storage). However, as a broader range of
activities are typically found on industrial land, an
additional set of SIC groups has been defined which
include both core and ‘wider’ industrial activities?'.

3.2 Industrial Employment in London and on
Industrial Land

Introduction

3.2.1 The purpose of this section is to provide
estimates of industrial employment in London and
employment on industrial land in London.

Total Employment in Industrial Activities

Employment in industrial activities in London can be
derived from the Office for National Statistics (ONS)
Business Register and Employment Survey (BRES),
which provides workplace employee and employment
estimates at geographical and sectoral levels. BRES
estimates employment in businesses registered

for Value Added Tax (VAT) and / or Pay As You

Earn (PAYE). The latest version of BRES considers
employment at September 2014. Table 3-1 presents
a breakdown of employment in industrial activities
across London.

3.2.2 Approximately 7.3% of all employment in London is
in industrial activities, of which nearly 80% is associated
with core industrial activities. The majority of employment
is focussed in Outer London locations, most notably
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within the East and West sub-regions. The share of
industrial employment is lowest in Inner London, the
Central sub-region and the CAZ, where industrial activity
represents the lowest share of total employment, despite
representing around a third of all employment in London.

3.2.3 The ONS data presented in Table 3-71 does not
capture those businesses that are not registered for
either VAT or PAYE. Such businesses either operate in
a VAT-exempt industry or are below the VAT threshold
while not operating a PAYE scheme. These estimates
are based on self-assessment data from HM Revenue
& Customs (HMRC) and ONS Labour Force Survey.
The Department for Business, Innovation and

Skills (BIS) Business Population Estimates series
provides an annual estimate of employment across

all businesses in London??, which can be used to
estimate those businesses which are below the VAT
threshold. The BIS data records that, assuming that
Manufacturing, Construction and Transportation

& Storage sectors to best represent ‘industrial’
activity, approximately 23% of industrial employment
is provided in VAT / PAYE unregistered businesses,
and is not included in the data BRES estimates. This
source implies that total industrial employment may
be 30%?2 higher than the BRES estimate presented
in Table 3-1. A best estimate of total employment

in industrial activities could be as high as 450,800
across London, although it is likely that the true extent
of employment may vary from this estimate.

Total Employment in Designated Industrial Areas?

3.2.4 Core and wider industrial employment in
designated industrial areas are presented in Table
3-2. BRES data records approximately 171,600
individuals employed in industrial activities on
designated land. Almost half of all industrial
employment is located on designated land, of which
just under half is on SlLs. Table 3-2 demonstrates that
the proportion of industrial jobs in designated areas in
Outer London (52.3%) is greater than in Inner London
areas (39.8%). The share of designated employment
is greatest in the North sub-region, while the West
sub-region accounts for 43.3% of all designated
employment across London.

3.2.5 Employment in industrial areas is not limited

to the industrial sectors set out in Appendix B.
Businesses involved in non-industrial activities are
also found in designated industrial areas, as they
provide a reservoir of affordable space for activities
such as professional services, places of worship,
gyms and rehearsal rooms, education and training
centres, banqueting and other event facilities, galleries
and studios, builders merchants, and hardware shops.
Detailed survey work undertaken by the GLA for the
Park Royal Atlas and Old Kent Road Employment
Study have recorded businesses and employment.
The extent of non-industrial employment in these two
areas is presented in Table 3-3 and Table 3-4.

3.2.6 Table 3-3 and Table 3-4 indicate that the
proportion of employment in non-industrial activities
is measured at 22% to 43% in the Old Kent Road
and Park Royal areas respectively. As examples



of industrial areas in both Inner London and Other
London, these detailed surveys show that the total
employment in industrial areas is considerably higher
when observed geographically.

3.2.7 In order to capture the extent of non-industrial
employment in designated areas, we applied a series
of assumptions relating to the employment associated
with different non-industrial land uses. These
estimates are constrained to ensure compatibility
with published employment data at a LSOA level, and
are intended to provide a broad brush estimate of

the contribution of non-industrial activities to overall
employment in designated areas.

3.2.8 The estimate in Table 3-5 indicates that
approximately 129,400 jobs in non-industrial activities
could be located in designated industrial areas,
contributing approximately 43% of employment at
these locations. The Central sub-region has the
greatest concentration of non-industrial jobs, where
a majority of employment in designated areas is in
non-industrial activities. Comparison with Table 3-1
indicates that designated areas represent 6.4% of all
employment (all sectors of the economy) in London?.
Combining this estimate with the 175,400 jobs in
industrial activities in non-designated areas suggests
that approximately 476,400 jobs are associated with
industrial land across London.

Trends in Employment in Industrial Activities

3.2.9 Trends in employment in industrial activities
across London since 2001 are presented in Figure
3-5 and Table 3-6.

3.2.10 The table demonstrates that while the number
of industrial employees has fallen across the period
2001 to 2010, this pattern has reversed from 2010 to
2015. From 2010 to 2015 growth is strongest in the
North sub-region, while only the Central and South
sub-regions have seen a contraction in the number of
industrial employees over this period. The West sub-
region is the only area to see an increase in the number
of industrial employees in 2015 relative to 2001.

3.2.11 The above analysis contrasts with latest GLA
research on employment trends, as presented in
Working Paper 67, July 2015. Figure 3b from the
report is reproduced as Figure 3-4. This figure shows
past data and trends for relevant sectors including
Manufacturing and Transport and Storage. This
shows the long-term trend decline in manufacturing
employment, with the recent up-turn in numbers.

20 Peter Brett Associates, (2014); London Office Floorspace Projections Update 2014.
This source allocates 354 of the 729 SIC Sub-Groups to industrial land. In order to
reduce the impact of our data being altered for the purposes of non-disclosure, while
maintaining the same split of industrial to non-industrial sectors, wherever possible we
apply this definition at a SIC Group level (616 sectors).

21 Wider industrial sectors are defined as the following SIC Divisions, exclusive of the
sectors defined as core industrial: 10-39; 43-46; 49; 52.

22 Business Population Estimates for the UK and Regions 2014, BIS, 2014.

23 100%/77% = 129.9%

24 The approach taken to estimating employment in industrial activities in designated
areas differs from that used in the 2010 report, owing to restrictions on the accessibility
and presentation of data, and data integrity.

25 304, 700/4, 736, 700 = 6.4%

Figure 3-1: Employment in Industrial Activities
by Designation

SIL 23%

Non-designated

industrial land 51%

LSIS 26%

Figure 3-2: Total Industrial Land in London
by Designation

Non-designated
industrial land 35%

SIL 51%

LSIS 14%

Source: AECOM

Source: AECOM
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Table 3-1: Employment in Industrial Activities in London

Core industrial | Wider industrial | Total employment | Total Industrial share of
employment employment in industrial employment total employment
activities?® (all sectors)?” by area (%)

CAZ>8 5,100 500 5,600 1,682,000 0.3%
Central 18,500 4,200 22,700 2,101,500 1.1%
North 30,000 5,700 35,700 291,500 12.2%
East 79,400 18,000 97,400 932,700 10.4%
West 100,600 33,600 134,200 784,800 17.1%
South 47,800 9,100 56,900 626,200 9.1%
Inner London 64,100 15,300 79,400 2,934,100 2.7%
Outer London 212,200 55,300 267,500 1,802,600 14.8%
London 276,400 70,600 347,000 4,736,700 7.3%

26 Total Industrial Employment excludes any employment associated with our industrial sector definition in LSOAs where no industrial land is present.

27 This is a measure of employment, not workfroce jobs, and may exclude employment associated with businesses not registered for VAT and / or PAYE. The ONS Workforce jobs

estimate for the equivalent period, September 2014, was 5.56 million jobs.
28 CAZ totals were estimated at a Middle Super Output Area (MSOA) level in accordance with GLA Economics Working Paper 68, Table A1.

Table 3-2: Estimated Industrial Employment in Designated Locations in London

Employment in | Employment in | Total industrial Total employment | % of total industrial

industrial industrial employment in in industrial areas | employment in

activities in activities in designated designated

SIL*® LSIS areas®° industrial areas
CAZ 0 100 100 5,600 1.8%
Central 1,200 8,700 9,900 22,600 43.8%
North 8,400 11,000 19,400 35,800 54.2%
East 24,800 22,300 47100 97,400 48.4%
West 31,800 35,200 67,000 134,200 49.9%
South 14,100 14,100 28,200 56,900 49.6%
Inner London 16,100 15,500 31,600 79,400 39.8%
Outer London 64,200 75,800 140,000 267,600 52.3%
London 80,300 91,300 171,600 346,900 49.5%

Note: figures may not sum due to rounding.
29 This includes employment activities observed in designated locations that are not classified as industrial.
30 We assume a cap of 100 jobs (in both industrial and non-industrial activities) per hectare where only non-designated land is within a given LSOA in order to reduce the effect of the
company headquarters issue (outlined in more detail in section 3.4).
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Source: ONS Business Register and Employment Survey (2014);

AECOM Calculations.

Source: ONS Business Register and Employment Survey (2014);

AECOM calculations.



Table 3-3: Old Kent Road Employment Study

Old Kent Road sectors

Number of businesses in SIL

Number of jobs in SIL

A Manufacture: metals and machinery 10 77
B Manufacture: food, beverages, and catering 17 127
C Manufacture: other 16 199
D Printing & publishing 20 353
E Utilities 10 431
F Vehicle sale & repair 26 188
G Construction 23 425
H Wholesale: food 11 181
| Wholesale: other 38 527
J Transport & storage 41 2,244
Industrial Activities Total 214 (60%) 4,752 (78%)
K Services: education 11 126
L Services: public 3 10
M Services: professional 22 170
N Services: other 19 339
O Retail 10 108
P Restaurants, cafes, takeaways 5 14
Q Arts, culture, leisure & sports 21 407
R Faith 31 60
S Unknown 21 105

Non-industrial Activities Total

143 (40%)

1,339 (22%)

Table 3-4: Park Royal Atlas

Park Royal sectors

Number of businesses

Number of jobs

A Manufacture: food 89 4,011
B Manufacture: metal 20 466
C Manufacture: reproduction 19 448
D Manufacture: other 1138 2,584
E Utilities 16 306
F Construction 60 921
G Vehicle sale & repair 117 2,487
H Wholesale: food 64 2,111
| Wholesale: other 151 2,587
J Transport & storage 94 4,903
Industrial Activities Total 763 (56%) 20,823 (57%)
K Info. and Comm. 79 2,995
L Services: professional 133 4,194
M Services: other 113 1,975
N Services: public 39 629
O Retall, restaurants, hotels 189 2,804
P Other Bf5) 719
Z Unknown 154 2,620

Non-industrial Activities Total

762 (44%)

15,936 (43%)

Source: Old Kent Road Employment Study, GLA, 2015

Source: ParkRoyal Atlas, GLA, 2014
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Figure 3-3: Employment on Designated Industrial Land
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Table 3-5: Estimated Non-Industrial Employment in Designated Locations in London

Non-industrial | Non-industrial | Total employment | Total employment | % of non-industrial

employment employment in | in non-industrial in designated employment in

in SIL LSIS activities in areas designated areas

designated areas

CAZ 0 800 800 900 88.9%
Central 1,100 12,300 13,400 23,300 57.5%
North 5,600 7,000 12,600 32,000 39.4%
East 20,100 4,900 25,000 72,100 34.7%
West 31,800 22,100 53,900 120,900 44.6%
South 14,800 9,700 24,500 52,700 46.5%
Inner London 9,400 17,000 26,400 58,000 45.5%
Outer London 63,900 39,100 103,000 243,000 42.4%
London 73,300 56,100 129,400 301,000 43.0%
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Figure 3-4: GLA Historic and Projected Employment in London for Selected Sectors
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94



Figure 3-5: Change in Industrial Employees Across London
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Table 3-6: Change in Industrial Employees Across London®'
2001 to 2006 2006 to 2010 2010 to 2015
Central -10.7% -2.6% -3.5%
North -11.3% -9.7% 14.3%
East -11.7% -10.1% 6.9%
West -2.4% -6.0% 10.5%
South -5.2% -12.5% -4.2%
Inner London -10.0% -7.7% 0.3%
Outer London -6.5% -7.4% 7.1%
London -7.9% -7.5% 4.4%

31 The discontinuity between BRES and ABI has been accounted for in accordance with ONS guidance. ABI data is available in SIC 2003 units. In order to form a like-for-like
comparison with the SIC 2007 definition of industrial activity, we have translated ABI data into SIC 2007 using weighted averages published by the ONS.
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Source: AECOM
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3.3 Number of Industrial Businesses on
Industrial Land

3.3.1 The purpose of this section is to estimate the
number of businesses in London, the number across
designated locations, and the split by micro, small,
medium and large enterprises.

Number of Industrial Businesses in London

3.3.2 The number of industrial businesses may
consider both the count of enterprises and local
business units. Enterprises capture all individuals
working for a given company, while local business
units are defined by the location of work. For
instance, a worker at a given location is recognised
as working at that location within a local unit
estimate, but the location of the company’s head
office for enterprise estimate.

3.3.3 The Office for National Statistics (ONS)
Business: Activity, Size and Location data series
publishes estimates of both enterprises and local
units registered for Value Added Tax (VAT) and /

or Pay As You Earn (PAYE). In 2015 there were
approximately 75,900 industrial local units in London,
associated with 68,900 industrial enterprises.

3.3.4 The breakdown of local units across London

is presented in Table 3-7 overleaf. As local units
provide a more accurate reflection of the location of
business activity and this has been considered to be
a more suitable measure of business counts across
different geographies.

3.3.5 The table shows that the 75,900 industrial
local units represent approximately 15.1% of all local
units in London. The proportion of industrial local
units is lower than the equivalent industrial share

of enterprises (15.6%), suggesting that industrial
businesses are more likely to occupy one premises
than businesses in other sectors. In terms of the
geographical breakdown of industrial local units,
approximately two thirds of industrial local units are
found in outer London, while there is a broadly even
distribution of local units across the sub-regions.

3.3.6 However, the ONS data presented above

in section 3.2 does not capture employment for
businesses not registered for either VAT or PAYE, a
proportion of which will be self-employed. According
to BIS, in 2014 it was estimated that approximately
56.8% of London's 934,445 businesses were
unregistered according to this definition®2. This
source provides a breakdown of the number of
businesses in London by 16 SIC divisions. Although
this information does not align precisely with this
study’s definition of industrial SIC groups, it forms
the best representation of the typical proportion

of unregistered businesses in industrial-type
sectors. Assuming the Manufacturing, Construction
and Transportation & Storage sectors as best
representing activity in industrial locations, this
source suggests that approximately three-quarters
(74.5%%°) of industrial-type businesses may be
unregistered. This source implies that the total count

of enterprises may be around four times larger®* than
the estimate outlined above®. However as 74.5% of
these businesses are not VAT or PAYE registered and
therefore have a low revenue threshold it is likely that
only a small proportion will conduct their businesses
from rented premises or land.

Number of Industrial Businesses in Designated
Industrial Areas

3.3.7 In order to estimate the number of industrial
businesses located in designated areas, we may
apply a similar method to that outlined in section 3.2.
However, due to suppressions in the available data,
it is generally not possible to accurately estimate
industrial businesses at a local authority level. Table
3-8 presents the industrial local units in designated
locations.

3.3.8 The table demonstrates that the majority of
industrial local units are located in designated
locations. This proportion is relatively higher in Outer
London, while local units in the West sub-region are
most likely to be located in designated areas.

3.3.9 Comparing Table 3-8 which shows that 61.5%
of industrial businesses are in designated areas

with Table 3-2 which estimates that half of industrial
employment is in designated areas suggests that
industrial businesses outside designated areas may
employ more people than those in the designated
areas. However the way that data on employment and
enterprises is available at geographical and sector
levels make it impossible to verify this conclusion,
and there may be many other factors at play.

Number of Industrial Businesses by Size of
Enterprise

3.3.10 The ONS provide data on the breakdown
of business by size, measured as the number of
employees. Due to suppressions in the data at a
smaller geographical level we consider the size of
industrial businesses across London.

3.3.11 A breakdown of industrial enterprises by
size band is presented in Table 3-9. The table
demonstrates that industrial enterprises have a
similar size composition to all enterprises in London.

32 Business Population Estimates for the UK and Regions 2014, BIS, 2014.

33 168,365 of 225,930 businesses are unregistered.

34 100%/25.5% = 392%.

35 While the majority of industrial enterprises are not registered, they represent a small
minority of economic activity in industrial sectors. BIS estimate that just 3.7% of business
turnover (measured as £m of revenue) is associated with unregistered businesses.
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Table 3-7: Estimated Number of VAT / PAYE Registered Industrial Businesses in London

Core Industrial Wider Industrial | All Industrial All Local Units | Share of Industrial
Local Units Local Units Local Units Local Units by
Area (%)

CAZzse n/a n/a 9,100% 101,900 8.9%
Central 12,300 2,000 14,300 170,900 8.4%
North 7,900 800 8,700 47100 18.5%
East 18,700 2,200 20,900 108,800 19.2%
West 15,100 2,200 17,300 85,700 20.2%
South 13,300 1,500 14,800 89,800 16.5%
Inner London 23,600 3,300 26,900 263,900 10.2%
Outer London 43,700 5,300 49,000 238,300 20.6%
London 67,300 8,600 75,900 502,200 15.1%

36 CAZ totals were estimated at a Middle Super Output Area (MSOA) level in accordance with GLA Economics Working Paper 68, Table A5.
37 Due to restrictions on data availability below SIC Broad Industrial Group level, the following sectors are taken to represent industrial activity: Manufacturing, Construction and
Wholesale. This estimate cannot be broken down further into core and wider uses.

Table 3-8: Number of Industrial Businesses in Designated Industrial Locations

Core industrial | Wider industrial | All industrial All Industrial Share of designated
local units in local units in local units in local units industrial
designated designated designated local units (%)
locations locations locations
CAZs® n/a n/a n/a n/a n/a
Central 4,600 500 5,100 14,300 35.7%
North 5,000 500 5,500 8,700 63.2%
East 12,200 1,400 13,500 20,900 64.6%
West 11,500 1,600 13,200 17,300 76.3%
South 8,400 900 9,400 14,800 63.5%
Inner London 10,300 1,200 11,400 27,000 42.2%
Outer London 31,500 3,800 35,300 49,000 72.0%
London 41,800 4,900 46,700 75,900 61.5%
38 Due to limitations in the availability of data we cannot determine the proportion of industrial businesses in the CAZ.
Table 3-9: Number of Industrial Businesses by Size of Enterprise in London
Enterprise size Core industrial | Wider industrial | All industrial Shares of Share of total
(employees) enterprises enterprises enterprises industrial enterprises (%)
enterprises (%)
Micro (up to 9) 57,400 6,500 62,900 90.2% 90.1%
Small (10 to 49) 5,300 600 6,000 8.4% 8.0%
Medium (50 to 249) 700 100 800 1.2% 1.5%
Large (250+) 100 0 200 0.2% 0.4%
Total 63,600 7,300 70,900 -

97
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Source: ONS Business: Activity, Size and Location (2015).

AECOM Calculations.

Source: ONS Business: Activity, Size and Location (2015).

AECOM Calculations.

Location (2015). AECOM Calculations.



3.4 Intensity of Employment in Industrial
Activities of Industrial Land

3.4.1 Comparison between the stock of industrial
land across different designations and the count of
employment in industrial activities allow the average
intensity of employment to be estimated across
industrial activities, designated areas and industrial
land.

3.4.2 The approach to calculating intensity of
employment in industrial activities differs from

the approach taken in the 2010 Industrial Land
Baseline. The 2010 study estimated that there were
approximately 53 to 86 employees per hectare of
core industrial land in Inner London, and 48 to 72
employees per hectare in Outer London. However
this approach measures a different parameter
(employees not employment) using a different
method. The results are not comparable with the
intensity of use calculations presented in Table
3-10 overleaf.

3.4.3 The table demonstrates that on average each
hectare of industrial land in London is associated with
the employment of 68 individuals. This estimates only
capture employment in businesses over the VAT /
PAYE threshold, representing approximately 79.3%

of employment across industrial sectors. If 20.7%

of employment in industrial activities lies under the
VAT / PAYE threshold, the intensity of employees in
industrial activities per hectare could increase to 86.

The intensity of employment in industrial activities
lowest in the East sub-region, while the intensity is on
average higher in the Central and West sub-regions,
where industrial land values are higher than other
parts of outer London.

3.4.4 One cause of the relatively high intensity of use
in the CAZ and Central sub-region may be due to

an anomaly often termed the company headquarters
issue. This is where SIC data does not accurately
represent the type of workplace of employees.

For instance, while the activity of a manufacturing
company may be overall industrial in character, those
employed within its headquarters are likely to be in an
office-based environment. Therefore, while we have
limited the impact of this effect®®, the industrial SIC
sector may over-represent industrial employment in
the area this office is located.

3.4.5 Intensity of employment in industrial activities is
illustrated in Figure 3-6.

39 We assume a cap of 100 jobs (in both industrial and non-industrial activities) per
hectare where only non-designated land is within a given LSOA in order to reduce the
effect of the company headquarters issue (outlined in more detail in section 3.4).

Figure 3-6: Intensity of Employment in Industrial Activities (per ha)
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Table 3-10: Intensity of Use of All Industrial Land in London

Total employment on Total industrial land (ha)*' Intensity of use

industrial land*° (employment per ha)
CAZ 6,400 95 68
Central 36,100 328 110
North 48,300 720 67
East 122,400 2,807 44
West 188,100 2,018 93
South 81,400 1,103 74
Inner London 105,800 1,681 63
Outer London 370,600 5,296 70
London 476,300 6,976 68

40 This column presents the results in Table 3-1 (rounded to the nearest hundred).
41 Excludes vacant industrial land and land with vacant building(s).

Note: figures may not sum due to rounding. No discount is applied to the land values to take account of estate roads and communal amenity space.

3.5 Summary

3.5.1 Key points covered in this chapter include:

* Total employment on industrial land in London
is estimated to be 476,400 in 2014, of which
347,000 are in industrial activities.

* There is a significant amount of employment
in non-industrial activities which takes place
in industrial areas.

* Total industrial businesses in London are
estimated to be 75,900 in 2014.

* This gives an average size per industrial business
of 4.6 employees, with 90% of industrial
businesses recorded as having 0-9 employees.
The distribution of sizes of industrial businesses
is similar to the distribution for all businesses
in London.

* Almost half of all employment in industrial
activities takes place in designated industrial
areas (around 171,600). Total industrial
businesses in designated industrial areas are
estimated to be 46,700, representing 61.5% of
all industrial businesses. Although this is subject
to potentially large inaccuracies over the way that
industrial employment is calculated, and would
benefit from further investigation.

* Employment in industrial activities in the period
2010 to 2015 is estimated to have increased
by 4.4%. This could represent a reversal of
the longer-term trend of decline in industrial
employment and will need to be kept under
review in the context of London’s long term
employment sector projections.

3.5.2 The implications of these figures and trends are
considered further in Chapter 6.
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4.1 Introduction

4.1.1 The purpose of this chapter is to analyse market
indicators within London’s industrial property market
areas. Property market areas will often have similar
characteristics, such as the labour market structure,
access to market areas and suppliers, rental values.
Businesses searching for land, sites or premises will
typically consider locations within a property market
area. This chapter therefore:
* Defines London industrial property market areas;
» Estimates industrial floorspace within London'’s
industrial property market areas*?;
* |dentifies land and floorspace available on the
market in the property market areas;
* |dentifies average and ranges of rents and land
values over time in the property market areas; and
* |dentifies vacancy levels in different sizes of
premises.

Figure 4-1: London Property Markets

4.2 Key Property Markets in London

4.2.1 This section sets the context for analysis in the
remainder of this chapter on industrial land in the
London property market areas.

4.2.2 The analysis of industrial land supply in London
is focused on key clusters of industrial land in
property markets in London. Broadly the markets
are defined by strategic transport hubs and routes
through which products and services move, and have
been defined by AECOM and Cushman & Wakefield
in consultation with the GLA and supporting
literature, including the London Plan. The property
markets are as follows:

* Central Services Circle

* Lea Valley

* Thames Gateway

* Wandle Valley and

* Park Royal / A40 / Heathrow.

4.2.3 For the purposes of analysis in this report, the
London property markets divided up by borough
are shown in Figure 4-1. Below in accordance with
the location of the bulk of their industrial land. LB
Newham is divided between the Lea Valley and
Thames Gateway as agreed with the GLA.

Lea Valley
Thames
Park Royal / A40
Gat
/ Heathrow Ll
Wandle
Valley
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4.3 Industrial Floorspace by Property Market
Areas

4.3.1 As shown in Table 4-1 approximately 21 million
square meters (m?) of industrial floorspace was
recorded in London in 2012. The Park Royal / A40 /
Heathrow market contains the highest proportion

of London’s floorspace at 32%, with the Thames
Gateway area, at 219%, also containing a significant
proportion of this total. The Wandle Valley market
area contains the lowest proportion at 13%.

4.3.2 Available floorspace constitutes floorspace
which is being actively marketed by property agents
or developers that lies vacant as of May 2015.

There may be more space available that is not being
marketed through agents, or becomes available

only through word of mouth amongst businesses.

As shown in Table 4-2 there is approximately
2,000,000m? of industrial floorspace available on the
market in London in 2015. This is mostly concentrated
in Outer London (89%). Park Royal / A40 / Heathrow
PMA has the highest proportion of the total (42%),
followed by the Thames Gateway (33%).

4.3.3 Results showing available floorspace as a
percentage of estimated total floorspace are shown

in Table 4-3 (though figures are for different years —
2012 and 2015). Total available floorspace represents
around 9.5% of total floorspace in London. This is
higher than the GLA guideline frictional vacancy rate
of 8% for effective operation of the market*®. Outer
London has a higher rate at 12.3%. The market

area with the highest availability of floorspace as a
percentage of total floorspace is the Thames Gateway
at 14.5%. The market areas with the least availability
of floorspace as a percentage of total floorspace

are the Central Service Circle (2.7%) and the

Wandle Valley (4.0%). The boroughs with the highest
availability proportions are: Barking and Dagenham
(33%); Hillingdon (25%); Enfield (18%) and Brent
(16%). Availability is illustrated in Figure 4-2.

Availability Levels by Size of Premises

4.3.4 The purpose of this section is to identify
availability levels in different sizes of industrial
premises in London.

4.3.5 In order to understand the relationship between
premises size and availability the stock of floorspace by
size band in London has been analysed. The Valuation
Office Agency (VOA) publish data on the number of
hereditaments** and industrial floorspace stock across
six size bands for England and Wales*?. While the
equivalent data for London is not available, London’s
stock of floorspace has been apportioned across the
size bands to align with the national average.

4.3.6 This is based on the assumption that the
distribution of London’s floorspace matches that
across England and Wales. It is possible that a
greater proportion of industrial floorspace in London
may be in small to medium sized units, relative

to England and Wales. This could be owing to

the challenges in securing large sites in London,

and the relative viability of large industrial units in
comparison with options outside of London, where
the pressures on land for alternative uses is generally
not as strong*®. Possible exceptions to this at a sub-
regional level are industrial areas around Heathrow
and Park Royal, and to a lesser extent along the A13
corridor in East London. These areas are established
industrial locations with the size of sites capable of
accommodating units of over 10,000m? in size.

4.3.7 Table 4-4 presents the distribution of industrial
premises across different size bands.

4.3.8 It demonstrates that the median premises size

is under 250m? in London, while over 75% of units
are under 500m?. By contrast, only 6.2% of units are
sized over 2,000m?, and less than 1% over 10,000m?.
Table 4-5 presents an estimate of the stock of
floorspace and vacancy by size band across London.
This draws upon data published on levels of vacancy
in 2015, assuming that there has been relatively little
change in the stock and distribution of floorspace
across each size band since 2012. It is likely that
Grade A space has increased through speculative
development occurring over this period, increasing
the overall supply, while some lower quality stock will
have been lost. However, as the relationship between
the quality of stock and size of unit is unclear, and that
the net impact of new development in the intervening
period will only have a minor impact on the overall
stock, it can be assumed that the 2012 position to be
broadly representative of 2015 stock.

4.3.9 Table 4-5 below shows that the majority of
industrial floorspace is in units measuring over
2,000m? in size. Comparison with Table 4-4 shows
that while the majority of industrial units are under
250m? in size, they represent less than 9% of the
total stock of floorspace. By contrast, the 400
industrial units that make up less than 1% of all units
contribute nearly 30% of industrial floorspace.

4.3.10 This analysis also indicates that the rate of
vacancy increases with size band. There may be

some under reporting of the availability of smaller size
bands because agents may not have been involved

in all cases. However the data suggests that the
availability of premises increases as businesses seek
to expand and is at rates higher than the optimal
frictional floorspace vacancy rate of 8%, suggesting
that the availability of move on space may not
constrain the growth of businesses as they move up
the accommodation ladder. However it may be more
difficult for small industrial businesses to find space as
availability for the smallest size band premises is below
recommended frictional floorspace vacancy levels.

42 For estimates of industrial land by property market area see the summary tables in Chapter 2.
43 See Land for Industry and Transport SPG, p31, para 3.7, GLA, 2012.

44 A hereditament is a property on which rates may be charged and is the unit to which
the VOA assigns rateable value. In general hereditaments are buildings or premises
within buildings, appropriate or used for single occupation. Hereditaments can be
occupied or vacant. This has no impact on rateable value, though it can affect the level
of rates levied on a property.

45 Valuation Office Agency (VOA), (2012); Business Floorspace (Experimental Statistics)
46 Evidence of this is supported by the DCLG Land Value Estimates for Policy Appraisal
document, published in February 2015. It demonstrates that the average value of a typical
residential site across the London boroughs is over £25m, compared to £2m for the rest
of England.
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Table 4-1: Industrial Floorspace by Property Market Area in London, 2012

Industrial Industrial % of London
floorspace floorspace m? total industrial
sqft (millions) floorspace
London 227.27 21,114,000 100.0%
CAZ -
Inner London 71.54 6,646,000 31.5%
Outer London 155.73 14,468,000 68.5%
Central Services Circle 43.72 4,062,000 19.2%
Camden 3.60 334,000 1.6%
City of London 1.14 106,000 0.5%
Hackney 4.97 462,000 2.2%
Islington 4.03 374,000 1.8%
Kensington & Chelsea 1.25 116,000 0.5%
Lambeth 5.36 498,000 2.4%
Lewisham 4.15 386,000 1.8%
Southwark 8.59 798,000 3.8%
Tower Hamlets 8.97 833,000 3.9%
Westminster 1.67 155,000 0.7%
Lea Valley 32.18 2,990,000 14.2%
Enfield 13.61 1,264,000 6.0%
Haringey 7.05 655,000 3.1%
Newham 5.34 496,000 2.3%
Waltham Forest 6.19 575,000 2.7%
Park Royal / A40 / Heathrow 72.92 6,774,000 32.1%
Barnet 3.64 338,000 1.6%
Brent 14.95 1,389,000 6.6%
Ealing 21.69 2,105,000 9.5%
Hammersmith & Fulham BI55) 330,000 1.6%
Harrow 3.05 283,000 1.3%
Hillingdon 11.63 1,080,000 5.1%
Hounslow 12.52 1,163,000 5.5%
Richmond upon Thames 1.89 176,000 0.8%
Thames Gateway 48.56 4,511,000 21.4%
Barking & Dagenham 9.99 928,000 4.4%
Bexley 10.77 1,001,000 4.7%
Bromley 5.02 466,000 2.2%
Greenwich 6.99 649,00 3.1%
Havering 7.21 670,00 3.2%
Newham 5,34 496,000 2.3%
Redbridge 3.24 301,000 1.4%
Wandle Valley 29,89 2,777,000 13.2%
Croydon 8.35 7776,000 3.7%
Kingston upon Thames 3.37 313,000 1.5%
Merton 6.81 633,000 3.0%
Sutton 4.76 442,000 2.1%
Wandsworth 6,60 613,000 2.9%
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Table 4-2: Industrial Floorspace by Property Market Area in London, 2015

Available Available Proportion of
floorspace floorspace total available
sqft (millions), m? (2015) floorspace
2015
London 21.59 2,006,000 100.0%
CAZ 1.19 110,000 5.5%
Inner London 2.47 229,000 11.4%
Outer London 19.12 1,776,000 88.5%
Central Services Circle 1.19 110,000 5.5%
Camden 0.04 4,000 0.2%
City of London ° ® 0.0%
Hackney 0.02 2,000 0.1%
Islington 0.07 6,000 0.3%
Kensington & Chelsea 0.04 4,000 0.2%
Lambeth 0.08 8,000 0.4%
Lewisham 0.25 23,000 1.1%
Southwark 0.40 37,000 1.8%
Tower Hamlets 0.29 27,000 1.3%
Westminster - - 0.0%
Lea Valley 3.03 281,000 14.0%
Enfield 2.48 230,000 11.5%
Haringey 0.09 8,000 0.4%
Newham 0.22 20,