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Executive Summary

I The London Borough of Waltham Forest (LBWF) is a dynamic borough which has experienced a phenomenal
pace of change in recent years. Underpinned by excellent (and improved) accessibility key locations in the
borough have been the focus for high housing demand which has spurred major new developments and a

significant shift in the boroughés popul ati on.

T I'n tandem with these shifts the boroughds economy has also b
traditional industrial and manufacturing base towar ds a more diverse range of activities driven by creative and
digital businesses and entrepreneurs . The shift has been driven by a significant increase in the number of micro

and small businesses locating and growing within the borough.

1 Looking forward the bor oughds success shows no signs of slowing down,
the boroughds finite | and resources, |l eading to a requireme.]
how growth needs can be met o ultimately the borough  will be at the cutting edge of innovation in development

delivery, a role it is already playing in London.

1 In employment terms the GLA forecasts that the borough will need to accommodate over 8,100 jobs of the Plan
Period to 2035 across all sectors, aroun d a third of which would require new B class employment space o]

predominantly within office and light industrial typologies.

1 This scale and nature of projected growth within the borough, if delivered at a high density utilisation of

floorspace, would resul tin the need for an additional 52,000sgm of B class floorspace, split as follows
0 18,848sgm of office space;
0 36,604sgm of distribution space

0 -4,215sgm of industrial space

1 Whilst there is a clear need to reflect these forecasts in the Local Plan they do not necessarily reflect the trends of
economic growth the borough has experienced in recent years
that is likely to be required. = Our assessment is that, whilst the quantum of space seems reasonable, the wa yitis
delivered may be different with a number of new and more & mi

o Distribution space that can accommodate a range of small to medium sized urban servicing activities. As the

market matures this could include some form s of multi -storey development.

o0 Industrious space that can accommodate businesses looking for a mix of light industrial, studio office, storage
or even 0s ho p.fThisooulddakestiedocreof the New London Mix typology where space is vertically

co -located with residential.

o High Density space that provides a range of space types, from small studio spaces, flexible co -working spaces
through to | ar ger odcdupierlaildiigsui t esd in mul ti
1 Each of these space types will have different locational requirements and therefore different parts of the borough

will be attractive to developers and occupiers. This will require a different development approach in each broad
location and within individual sites that responds to both the current context and h ow wider development trends

will impact the place in the future.

Date: August 2019 Page: 1



Client: London Borough of Waltham Forest Report Title: Employment Land Study Final Report

1 Looking ahead there are limited opportunities to create additional capacity within the designated employment
sites without a strong focus on intensification of the existing floorspace provide d, across the borough we

recommend the following approaches are deployed

o0 The continuation of activity in its current form 0 this applies to locations where there appear to be limited
opportunities to increase or intensify floorspace provision, or low pote ntial to introduce new types of space.
This requires no direct intervention beyond the continued protection of the site for employment purposes.
Development proposals for these sites should be supported where then enhance the quality of the built stock

and the environment within which buildings sit;

o0 Intensification of floorspace provision 0 this applies to locations which will remain in solely employment use but
offer opportunities (through a range of approaches) to increase the overall floorspace provisi on within specific
sites. This intensification could take the form of increased activity of the same type or create opportunities to

deliver new types of space and accommodate new activities;

o0 Intensification and follow on co  -location & a number of sites are currently underutilised and have the potential
to be used more efficiently. Through this intensification process it may be possible to increase utilisation to the
point where other parts of the existing site can be used for a wider mix of activity. T his process of delivering
intensified o6empl oyment onl yd6 |Hozatienton the salaneenda land fwid be ttee e ki n g

necessary approach for SIL designation land in order to align with GLA Practice Note.

o Enhanced space provision through co  -location 0 residential/workspace co -location in single buildings is a
relatively new proposition in London (albeit more established in other countries) however it is likely to become
a vital component of the supply portfolio if future needs are going to be me t . 60 Si de -lbcationsis ded ¢
more established and will also provide opportunities to retain/enhance provision and deliver new housing.
There are a number of locations and sites within the borough where this approach is likely to be appropriate
and at tractive to occupiers, however it may require direct intervention (beyond policy) to demonstrate the

market and unlock wider delivery.

1 These approaches would affect the designated sites as follows:
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BEA12 Justin Road

BEA11l Waltham Park
Way

SIL3 Blackhorse Lane

BEA9 Sutherland Road

SIL1 Hall Lane

BEA16 Cabinet Way

SIL4 Argall Avenue

BEA13 Highams Park

SIL2 North Circular Road

BEA18 Hainault Road

SIL5 Rigg Approach

LBWF11 Shaftesbury Court

BEAS Etloe Road/ Simonds
Road

SIL6 Lammas Road

BEA7 Heybridge Way

BEAL5 Temple Mills Lane

SIL7 Former Town Gas
Works

LBWF 36

BEA14 Montague Rd

BEAG6 Church Road

BEA20 Lancaster Road Arches

BEA19 Hatherley Mews

LBWF20A New
Triangle

BEA10 Clifford Road

LBWF22 Ravenswood
Industrial Estate

BEAG6 Church Road

LBWF7 Norlington Road

BEA2 Sherrin Road

LBWF9 Skeltons Lane

BEA17 Joseph Ray
Road

BEA22 Barrat Road

BEA1 Howard Road

BEA21 East London Office
Centre

LBWF14 Lea Bridge Gas Works

I Beyond these designated sites the borough should seek to encourage developers to deliver workspace in mixed

use develop where viable elsewhere in the borough. This should include the network of t

own centres, where

employment uses can help underpin their vitality in the future. this approach would help meet the need for a

wider range of affordable and accessible space for small and start

people to live and

work in the same place.

-up businesses and continue the ability of

9 This would help address some of the challenges created in the economy by permitted development rights. Whilst

individual sites are small, cumulatively the loss of office space has had a significant impact on total supply,

affectin g the ability of entrepreneurs and small businesses to start and grow locally. By encouraging workspace

wi t hin
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1.

11

1.2

1.3

1.4
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1.6

1.7

Introduction

Avison Young has been commissioned by the London Borough of Waltham Forest (LBWF) to undertake the

Waltham Forest Employment Land Study Update, building on the study completed in 2016.

This study provides a robust, guidance compliant employment evidence base to inform the spatial strategy
promoted within the Counci Plahsestablisieng the strgtegio eeeds af she borough
economy and a clear direction of travel for how best to utilise the available land assets in a viable and

deliverable manner.

It goes beyond providing a standard evidence base, to explore opportunitie s for industrial intensification and
co -location , and establish the nature of spaces and typologies that could be well suited to different parts of
the borough. This investigates the evolution in thinking about t he 6 new L olnndtlerValtnanxFarest
context, and considers employment growth in balance with the increasing residential growth pressures

exhibited throughout the borough.
Growth context

Waltham Forest is a dynamic and exciting borough. In recent years it has seen change on an
unprecedented s cale, both physically and in terms of the mix of people and businesses seeking to locate
here. Driven by its excellent connectivity, range of property, high quality of life and vibrant town centre the
borough continues to be a focus for development and reg eneration, further adding to its attractiveness as a

business location.

This success has, inevitably, brought a range of challenges to the borough . The demand for housing in

particular places significant pressur ed, mmany plaees,ihasltedtog h 8 s

significant loss in employment space. At the same time the borough is ex periencing increased demand for a
greater range commercial floorspace, meaning new types o f space need to be accommodated alongside

updating of the existi ng stock.

The Council has taken a positive stance in managing these challenges, promoting innovative mixed use
development and protecting employment land in key locations for business needs. Through policy and
direct intervention the borough has in many wa ys led the way in thinking about new ways to secure space,

pre -empting the approach advocated in the new London Plan.

However, going forward it is clear further thinking is needed and, to ensure a sound approach is included in

the new Local Plan, further a nalysis and evidence is required to understand how future needs are best met
given likely growth trajectories. Critically further consideration of how the borough can respond to the
direction set by new London Plan in relation to industrial intensification and how a plan led approach to its

execution can secure maximum benefits for economic growth locally.

18Pl aces that his:Hwwi? avigopyoungtco.uk/media/38522/places -that -work -summer -2018-web.pdf
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1.8

1.9

1.10

Study Approach

As explained in the Baseline Report, o ur approach to the Study is split into three key stages, undertaking

quantitative analysis (Stage 1 ), interpretation of analysis (Stage 2) and establishing strategy (Stage 3).

The majority of the Stage 1 quantitative analysis is presented in the preceding Baseline Report focusing on;
reviewing relevant existing evidence base, policy and strategy documents ; and updating existing socio -

ec onomic and property market data.

This Employment Land Study Report builds on the robust baseline analysis to deliver the analysis and
recommendations required to inform the b or o u gpatiakstrategy and support th e emerging New London
Plan. This presents the remaining Stage 1 quantitative analysis, alongside the Stage 2 interpretation and

Stage 3 strategy development, and is structured as follows:

1 Section 2: Demand Analysis

The employment land demand position is es  tablished in this Section through demand projections using
the latest economic forecasts, updated since the 2016 Study. This first establishes past economic
performance in the borough to gain an initial insight into how the market may drive demand in the
future. Baseline demand projections are then established followed by sensitivity testing to account for
different types of growth within the borough. This sensitivity testing has been undertaken as an iterative
process throughout the study to test  how diffe rent forms and locations of growth and development can
result in different land and site utilisation, and establish the physical delivery of different mixes of

employment activity (through variations in employment densities).
1  Section 3: Supply Analysis

Ths section presents our wupdated understanding. Gvetha he
depth of the previous site survey work  undertaken; there has been no requirementtore  -visit the detailed

site surveys from 2016 where site character, location context, accessibility etc. is concerned. However

we have updated the understanding of vacancy levels and the nature of business activity and mix on
sites, through analysis of planning data, property database sources, information provided by the

Council, and further informed by the recent Industrial Area Audit completed for the borough in

November 2017.
I  Section 4: Future Employment Land Strategy

This section draws together the interpretation of all analysis undertaken as part of the study to establish

the employment land strategy for the borough. This starts by determining the supply -demand balance
and subsequent employment land requirements for the borough, before establishing the nature of
employment space requirements (in relation to typology, size and other requirements), and the spatial

options for accommodating employment growth (reflecting key employment clusters, area -specific
typology opport unities, and the employment role of town centres). The section then sets out a series of
recommendations for site -specific employment opportunities involving continued employment use,
industrial intensification and co  -location, as well as opportunities to deliver employment floorspace in
new locations, and where there is the potential for redevelopment and relocation to facilitate

intensification and co  -location.
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9 Section 5 8 Recommendations

This final section sets out the recommendations of the Study, conf irming the form and quantum of future
land requirements and the core approach to meeting these needs on a site by site basis. Section 5 also
sets out an understanding of the most appropriate locations to consider proactively seeking to achieve

development that secures an intensification of employment activity. Finally the section reviews the

empl oyment | and evidence in |ight of the GLA®s I ndustri e
allow any future studies and strategies to move forward fr om.
1.11 The overalll strategy wil/ advise on locations for differe

major planned regeneration, drawing on the Industrial Intensification Guidance Note underpinning New

London Plan policy E7 to provide strategi ¢ advice on intensification and co -location opportunities, delivery
of new floorspace outside designated sites, protection of employment only designations to maintain
economic capacity, and site redevelopment opportunities accompanied by the relocation of activities to

other locations.

1.12 This provides the Council with clear guidance on the future employment land strategy for the borough (and
the spatial implications this may have for residential development), providing the base information required

by GLA po licy and guidance to pursue a masterplan approach to change within employment areas.
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2.

2.1

2.2

2.3

2.4
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2.6

2.7

2.8

2.9

Demand Analysis

Baseline Analysis

Demand analysis is informed by key findings of the initial baseline report, produced by Avison Youn g in

March 2019.

This baseline establishes the socio -economic context in Waltham Forest and aim to highlights relevant
changes that have happened since the last employment land review, produced in 201 6. The baseline

analysis also provides an overview of  the current state of the property market in the borough.

Waltham Forest is a dynamic and exciting borough. In recent years it has seen change on an
unprecedented scale, both physically and in terms of the mix of people and businesses seeking to locate
here . Driven by its excellent connectivity, range of property, high quality of life and vibrant town centre the
borough continues to be a focus for development and regeneration, further adding to its attractiveness as a

business location.

This success has, inevitably, brought a range of challenges to the borough. The demand for housing in
particular places significant pressure on the boroughos
significant loss in employment space. At the same time the boro ugh is experiencing increased demand for a

greater range commercial floorspace, meaning new types of space need to be accommodated alongside

updating of the existing stock.

It is clear that an understanding of how future needs can be best met given likely growth trajectories is

needed to ensure a sound approach is included in the new Local Plan.

Waltham Forest is characterised by a  diverse and growing population . The latest estimate published by the
ONS gives a total population of 275,500 in 2017 and growin g annually by 1.4% in average since 2001. This
makes of Waltham Forest one of the fastest growing boroughs in the wider area (Waltham Forest and
neighbouring boroughs) and indicates a faster growth rate than observed in Greater London (1.2% annually)

or Ou ter London (1.1% annually).

The population in Waltham Forest is also young in comparison with the average observed in London, with
circa 22.1% of residents aged 16 or below (20.5% in Greater London and 21.6% in Outer London) and this

trend has been amplify ing over time.

We have observed a small shift in its demography, with an increasing number of people on both ends of the
population pyramid (per sons under 16 and the elderly). Since 2011, the proportion of working age persons
has decreased by 1.3% (propor tionally to the total population) to the profit of the share of residents aged 16

or less mainly (+0.8%).

Population is forecasted to grow at a steady pace, with an estimated additional 23, 000 people living in the

borough by 2035 as shown in Figure 1.
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Figure 1: Population Projection Index (2018 = 100)
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The borough is an important destination for international migration in London, with a net increase of 4,000

international migrants living in Waltham Forest in 2016/17. This compared to a net increase of 2,285 in
2003/02. Meanwhile, the net migration in Greater London was established at 92,320 person s in 2003/04 and
reduced to 83,490 in 2016/17.

These figures show the increase in interest for Waltham Forest as a destination and place to settle for

international migrant arriving in the capital

The 2011 Census indicates that 24.7% of the population in the borough was made of foreigners, slightly
above the London average of 22.4%. This rate varies hugely from one borough to the other (with just 5.1% in
Havering and 37.7% in Kensington and Chelsea). The origin of foreign residents also varies hugely from a

borough to another.

Employment figures have significantly improved over the past years, as the economy recovered from the
2008 financial crisis . The employment rate for Waltham Forest established at 79.2% in 2018, the highest rate in

the wider area. Th e rest of the population is either in unemployment (2.8%) or inactive (18%).

Waltham Forest had one of the higher increases of the proportion of persons in employment between 2011
and 2018 amongst other boroughs in the wider area, with Newham being the onl y borough outperforming

Waltham Forest (which benefited from the 2012 Olympic Games).

Between 2011 and 2018, the share of 16 -64 years old in employment has increased by 7.3% , whilst the
proportion of self -employed increased by 3.3%. On the other side, the share of persons in unemployment

decreased by 5.1% and the share of people economically inactive decrease d by 5.5% (see Table 1).
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2.16 Unemployment rate of the 16  -64 fell between 2011 and 2018 from 10.4% to 3.4%, the lowest rate

Table 1: Economic Status and Employment, % change in share of total population 16 -64 between 2011 and 2018

% aged 16-64 who % aged 16-64 who % aged 16-64 who | % who are economically
are employees are self employed are unemployed inactive - aged 16-64

Enfield

Hackney

Haringey

Newham

Redbndge

- Waltham
Forest
Inner
London
Outer
London
Greatfer
London

Source: ONS Annual Population Survey

2.17 However, the level of qualification achieved by the population remains low. The borough has a polarised skill
base with 30% of the working age (aged 16 -65) having Level 4 qualifications and 25% of the population with
Level 2 qualification s. It has a significantly high proportion of population with no qualifications at 21%, which

is second highest among the benchmark areas after Enfield.

2.18 This is reflected somehow by the relatively high proportion of residents employed in elementary occupati ons
(12.5% compared to 9% London average) and lower than average (London average) income . Table 2
provides a breakdown of the distribution of residents by level of occupat ion.

Table 2: Distribution of Residents Occupations, 2011

skiled frades

and senior officials
professional
occupations
administrative and
secretarial
canng, leisure and
other service
sales and customer
service
process, plant and
machine operatives
elementary
occupations

managers, directors
associate prof & tech

Enfield

Hackney

Harningey

Newham

Redbndge

Waltham Forest

Inner London

Outer London

Greater London

Source: ONS Census 2011
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2.19 The average gross weekly earning s in Waltham Forest was £622.90 in 2018; this is along the lower end of the

comparative trend and is significantly below )Londond6s aver

2.20 However, the average gross weekly earnings grew at the fastest rate (2.8% annually) within the wider area
bet ween 2012 and 2018 and outperformed the London average growth (1.5%). This could show a shift of

employment towards more qualified occupations (and higher paid jobs) since 2011.

221 As a consequence, the borough remains one of the most deprived boroughs in En gland . Waltham Forest is
the 15th most deprived boroughs in England in 2015 (I MD

previous IMD ranking of 2010 and worsen from 2007 (when the borough was ranked 27th ).

2.22 Job density , defined as the number of job s in the area divided by the number of residents is the same area, is
increasing but remains low compared to some other boroughs and employment is still heauvil y reliant on
public sector jobs, which represented 21.2% of all jobs in the borough in 2017 (comp ared to 14.4% in Greater

London).

2.23 With a job density of 0.47 in 2017, it is not surprising to observed a net defic it in the commuting pattern for
Waltham Forest, with an estimated 30,419 persons commuting to the borough (from outside the borough) for
work and 72,226 commuting from the borough to elsewhere for work. This net deficit has increase between

2001 and 2011 by circa 14%, an increase comparable to the population growth.

2.24 Important sectors to support employment in Waltham Forest include retail trade, human health and social
work activities, administrative activities, education, construction, transportation and  storage,
accommodation and food service activities , professional, scientific and technical activities, industrial and
manufacturing activities, and professional, scientific and technical activities. Together, these activities

provide 85.9% of all employment in the borough.

2.25 We however see a contraction in the number of jobs in manufacturing activities in recent years, whilst
activities such as sto rage and warehousing have increased. Retail activities are also declining in the recent

years.

2.26 The Location Quotient analysis shows the high concentration and clustering of manufacturing activities in the

borough as well as other types of activities often related or within the light  industrial range of activities.

2.27 This is reflected in the market analysis, and comparison between office and industrial space in the borough.
Whilst price of office space are kept relatively low despite low level of vacancy, cost of industrial space is

relatively high despite low but higher vacancy rate than for office space and very low quality of the stock.
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Figure 2: Office Space Average Rent per SF per Year
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Figure 3: Industrial Space Average Rent per SF per Year
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2.28 Additionally, the low level of leasing activities, low floorspace delivery and low net take -up of office space

are indicators that reinforce the industr  ial character of the borough and the role of industrial activities to

support the local economy.
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2.29

2.30

231

2.32

2.33

2.34

2.35

Economic activity in the borough has been driven by micro and small businesses, which represent the

majority of businesses and employment in Waltham Forest.

Again, this is reflected in property market analysis, which has noted a slight decrease in aver age space

leased out over time.

The key external influences on the boroughods employment g

study broadly hold true, as identified below:

i the increasing and improving connections of Waltham Forest economic activity to London growth poles
(Kings Cross, Knowledge Quarter, Mid Town, Here East, iCity, QE Olympic Park, City / Liverpool Street /
Broadgate)

1 the location transitio n of the tech and creative sectors which are facing significant price and space
pressure in the City Fringe and Hackney, driving the emergence of new makers, crafts and art businesses

in the Upper Lea Valley

1 the residential market shift which is seeing rap  id growth in values resulting in the trend of households
growing up and out from Inner London bringing a new cohort of economically active and ambitious

skilled residents to the borough.

1 the advantageous logistics position of the borough (particularly in relation to the M11, the North Circular
and the canals) which is likely to see a new role and requirements of its employment land for servicing

the growing local and London  -wide population.

1 The emerging policy steer established through the Draft New Londo n Plan position on no net loss of
employment floorspace for designated sites, and its emphasis on industrial intensification and co -

location through Policy E7

To understand the potential nature of employment growth in Waltham Forest we need to draw togethe r the
understanding of t he boroughos current economic and pro

influences which reflect the changing nature of the London economy.

The potential scale and nature of employment growth within the borough over the plan pe riod is the other
key element required to understand the range and portfolio of future employment land and floorspace, and

inform policy development to ensure sufficient spatial provision of land and sites to accommodate expected

growth.
The followinggrow t h f orecasting establishes the O6reasonable alter
out the boroughoés most | ikely growth expectations in ter ms

makes up this total.

Forecasting approach

To updat e the economic forecasting undertaken in the 2016 study, the same approach towards
employment growth forecasts is followed using two different bases to understand the potential impacts of

different perspectives of growth.
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2.36

2.37

2.38

2.39

2.40

A 15 year forecasting period of 2018 ¢ 2035 is used to align with the emerging New Local Plan period for the

borough.

Base forecasts

The first base forecast is drawn from the GLA Employment Projections (2017) as set out in the London Labour

Market Projections 2017 2 published by GLA Economics. A's

stated in the

employee projections combine trend projections and an assessment of employment site capacity of

individual boroughs & These projections reveal the updated considerations from the G LA on future economic
growth, which underpin the Draft New London Plan. However, this base forecast also has significant
limitations as it does not provide an understanding of future growth by activity or sector at the borough level,

which means it cannot  be directly translated into floorspace requirements.

To overcome this issue, we have also used a second base forecast drawn from

2018 Local Market Forecasts, which provide borough level projections across 38 categories representi
and non -B class sectors. This is consistent with the approach use
forecasts factor in demographic trends and future expectations and changes, therefore reflecting expected
shifts in age profiles and economic a  ctivity rates. The model uses a base population projection that is
consistent with those used by DCLG and interprets their outputs to forecast the influence the complete

basket of demographic factors have on employment rates in any location.

As shown in Figure 4, there is variation in the level of employment growth expected in the borough over the

period to 2036 between the GLA and Experian total growth for ecasts, largely as a result of the differing

6starting pointd in terms of cur r en Thisjdiicbeace wilbhawe implieatics
for the scale of floorspace needs generated, which we are addressing through our forecasting appr oach.
Figure 4: GLA and Experian base forecast jobs growth (2004  -2036)
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Source: GLA Economics & Experian, 2019

Sector -specific growth distribution

The use of two forecasts also helps to understand the potential sectoral distribution of employment growth.
The Experian forecast provides estimates for 38 economic sectors across the full range of activity types which

align to Standard Industry Classifica tion (SIC) codes, allowing them to be translated into floorspace

2 https://www.london.gov.uk/sites/default/files/limp

-2017-final.pdf
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241

2.42

2.43

2.44

2.45

requirements and aligned with planning use classes. The GLA Borough -level forecasts only provide a  total
level of employment, with no sectoral breakdown available beyond that provided for Lon don as a whole,
which is clearly not relevant for individual boroughs. Whilst the total level is helpful to understand the scale of

growth it is not able to be translated directly into employment activities and therefore space types and

requirements.

To enable a consistent understanding of floorspace requirements to be developed we have translated the

total employment figure provided by the GLA into the 38 sectors used by Experian. To do this we have
calculated the share of employment within each sector fo r each year of the forecast within the Experian
model and applied these to the GLA jobs figure. This allows employment to then be translated into

floorspace types.

The employment land requirement forecast uses this detailed sector breakdown as the basis f or aggregating
groups of activity into land use types. This approach provides a land and floorspace requirement for office
(Bla/b), industrial (B1c/B2) and warehousing (B8) activity. Whilst this approach aligns with the guidance
provided by the NPPF and NP PG and provides a robust basis for planning purposes , future demand and
delivery is not always as neatly categorised, as explored through the qualitative consideration of floorspace

typologies and the nature of activity they support in Section 4.

Calculat ing floorspace and land requirements

Again similarly to the 2016 study, a number of assumptions are applied throughout the forecasting exercise in

order to determine futu re employment land requirements.

The job creation forecasts are translated into additi onal floorspace requirements using employment density
assumptions in line with the latest HCA Density Guide (Third Edition 2015), also reflecting our understanding of
the nature of current and likely future economic activity in the borough and the subseque nt occupier

requirements within these activities:
1 Bla/b (office) & 12 sgm per employee (NIA). This reflects a potential mix of professional services, TMT and
other corporate activities 0 albeit all at a relatively small scale.

1 Blc/B2 (light industrial) - 36sgm per employee (GIA). This reflects the on-going demand for industrial
space and also provides a reasonable mid -point estimate for future studio and creative workshop

requirements (such as the planned density for Maker Space s)

1 B8 (industrial) 6 70sgm p er employee (GEA). This reflects the likely distribution role as a location for final

mile activities rather than strategic distribution.

GEA figures are used when translating floorspace into land requirements , so for Bla/b (NIA ) and B1c/B2 (GIA)
floorspace which do not constitute GEA figures, these are increased by 20% and 5% respectively. To translate

the GEA floorspace estimates into land requirements plot ratio assumptions are then used, which reflect the
standard site covera ge of development with allowance for parking, access, servicing etc.:

1 Blalb 615

1 Blc/B260.4

1 B80604
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2.46 The assessment of employment land requirements usually makes allowances for windfall losses (employment
floorspace lost to other activities) and churn ( accepted | evel of 6healthy® vacancy

movement of businesses within current stock), however this is not the case in this assessment.

2.47 As was the case in the 2016 study, based on our understanding of the employment supply and losses wit hin
Waltham Forest we do not believe it is appropriate to plan to replace all floorspace that has been, or is
planned to be, lost across the borough. Losses have occurred where stock was under  -utilised or did not met
occupier requirements, which means it w as not making a significant positive contribution to the economy,
and would not cause displacement from other sites. The policy approach to meeting future growth should
there fore seek to identify and allocate new provision rather than attempting to reinsta te space that is not fit
for purpose, or is surplus to requirement due to the loss of specific businesses from the borough. As such no

allowance for windfall has been made in this assessment.

2.48 Whilst an allowance for churn was made in the 2016 study, this is not the case here. Instead it is assumed that
a naturally occurring level of vacancy in stock will continue in the future, without the need for identifying a

specific amount of floorspace to enable movement of businesses between stock.
Experian baseline forecast

2.49 This first base forecast used to understand the nature of potential growth within Waltham Forest is drawn from

Experian and their borough  -specific sector forecasts.

Employment sector growth

2.50 As shown in Figure 5, there is an uneven distribution of jobs growth across the 38 Experian sectors for Walt ham

Forest, over the 2018 8 2035 proje ction period.

251 The sectors which show the greatest levels of positive growth are; administrative & supportive services (2,100
jobs); education (1,700 jobs); residential care & social work (1,700 jobs); and health services (1,600 jobs).
Sectors which relate particularly to B class employment activity such as specialised construction activities,
construction of buildings, professional services and computing & information services, are also showing
growth over the period. =~ However, a number of  sectors accommodat ing B class employment activity such as

a range of manufacturing activities and media activities show zero growth levels over the period.

2.52 In contrast the sectors showing the greatest projected decline in job numbers ov er the period are printing &
recorded media ( -200 jobs); other manufacturing ( -200 jobs); manufacture of non -metal products ( -100 jobs);
manufacture of metal products ( -100 jobs); manufacture of textile and clothing ( -100 jobs); manufacture of

food, drinks and tobacco ( -100 jobs); public admin istration and defence ( -100 jobs).
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2.53

2.54

2.55

2.56

Figure 5: Experian based sector jobs growth (2018 -

2035)

Administrative & Supportive Services
Education
Residential Care & Social Work
Health
Land Transport, Storage & Post
Specialised Construction Activities
Accommodation & Food Services
Wholesale
Retail
Professional Services
Recreation
Construction of Buildings
Other Private Services
Real Estate
Computing & Information Services
Utilities
Transport Equipment (manufacture of)
Wood & Paper (manufacture of)
Machinery & Equipment (manufacture of)
Telecoms
Finance
Pharmaceuticals (manufacture of)
Civil Engineering
Agriculture, Forestry & Fishing
Air & Water Transport
Fuel Refining
Chemicals (manufacture of)
Computer & Electronic Products (manufacture of)
Media Activities
Extraction & Mining
Insurance & Pensions

Food, Drink & Tobacco (manufacture of)
Textiles & Clothing (manufacture of)
Metal Products (manufacture of)
Public Administration & Defence
Non-Metallic Products (manufacture of)
Other Manufacturing
Printing and Recorded Media (manufacture of)
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Source: Experian, December 2018

The growing and shrinking se ctors show the dominance of sectors linked to the ongoing

expansion of the

borough population in driving economic growth, those services that are required to serve a resident

population (Residential Care, Health, Education) are amongst the most significant growth areas. To an

extent the growth in construction e

mployment reflects the same drivers as a result of the large building

programme that is occurring in the borough.

Despite its character and context sector forecasts also suggest that the borough will be subject to similar

influences as the national economy

services in particular.

The boroughods

, with an anticipated growth in distribution activities and the professional

ndustri

al

over the plan period, suggesting the borough wil

including professional

Information Services).

Overall it i s

kel

y

t hat

servi

activity wild/l see some contracti

| retain an industrial economy. Some services will grow,

t he

ces and el ement s of t he

b or ou g batasce & phs hetwasgn sewice |

and production based activity although this is unlikely to as significant as the shifts that have occurred

elsewhere in London, suggesting the borough will require a range of employment spaces.
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Employment, f loorspace and lan d requirements 3

The Experian base forecast suggests employment growth  of 7,200 FTE jobs delivered within Waltham Forest
between 2018 and 203 5, an increase of 9.8%. Of this total growth approximately ~ 70% of employment will be

within non -B class sectors and , in theory at least, not accommodated within designated employment land.

In B class terms approximately 2,196 new FTE jobs will be created within Walth am Forest, a total increase of
7%. The forecast indicates that  72% of these jobs would occur within Bla /b, with a further 27% in B8 space

whilst employment in B1c/B2 space would contract.

Figure 6: Experian base forecast jobs by non -B and B class

90,000

80,000
70,000
60,000
50,000

m B Class
40,000

B Non B Class
30,000
20,000

10,000

0

G T TP S M S M S W S SR SRR W o
SR PG SOy A O O MR A R G R
N P P AL S I U LI U I SR R SR

o

Source: Experian, 2019

Translating this into floorspace requirements would result in the borough needing to provide a total

floorspace requirement of  60,600sgm to 2035 of B -Classspace, dr i ven by a significant

small business space 20 ,150sgm, and a requir ement for warehouse floorspace  45,000sgm.

3 Note: All floorspace fi gures rounded to the nearest 50sgm
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Figure 7: Experian base forecast B class floorspace requirement by  type (additional sgm from 2018)
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Source: Experian, 2019

GLA baseline forecast

2.60 This second base forecast used to  understand the nature of potential growth within Waltham Forest is drawn
from the GLAGpebbDfboghotal empl oyment forecast s, transl at

estimate of sector -based employment shares.

Employment, floorspace and land req uirements

2.61 Having made the required translations using Experian data in order to achieve forecasting consistency (as
already explained), the GLA base forecast suggests employment growth of 8,118 FTE jobs delivered within
Waltham Forest between 2018 and 203 5, an increase of 9.5%. As shown in Figure 8, of this total growth
approx imately 68 % of employment will be within non -B class sectors and, in theory at least, not

accommodated within designated employment land.

2.62 In B class terms approximat ely 2,448 new FTE jobs will be created within Waltham Forest, a total increase of
6.8%. As is evident from Figure 9, the forecast indicates that 72% of the se jobs would occur within Bla/b, with

a further 28% in B8 space, a small decline in employment within B1lc/B2 space.
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Figure 8: GLA base forecast jobs by non -B and B class
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Figure 9: GLA base forecast B class floorspace requirement by type (additional

sgqm from 2018)
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Source: GLA Economics & Experian 2019

2.63 This equates to a total f loorspace requirement of

requirememftf ifceerd & mal |

(51,250sgm).

Date: August 2019
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2.64

2.65

Baseline floorspace requirements

Table 3 compares the job, floorspace and land outputs between the Experian and GLA baseline forecasts,

set against the constants established to inform all base forecasting.

There is close similarity be tween the outputs for jobs, floorspace and land overall, and considering the split
between office, industrial and warehouse requirements. The GLA baseline forecast shows a slightly higher
requirement for office and warehouse space than the Experian data, but this is somewhat offset be a more

significant forecast decrease in industrial space requirements.

Table 3: Base Floorspa ce Projection Results (2018-2035)

Constant Experian GLAE

Employment Plot

Density (sgm Ratio Jobs Floorspace Land Jobs Floorspace Land
per job)

Office (Bla/b) 12 15 1,680 20,154 2 1,885 22,618 2

Industrial (Blc, B2) 36 0.5 -127 -4,570 -1 -169 -6,070 -1

Warehousing (B8) 70 0.4 643 45,031 11 732 51,245 13

Total

2,196 60,615 12 2,448 67,793 13

2.66

2.67

2.68

2.69

2.70

Source: Experian, GLA Economics & Avison Young analysis, 2019
Sensitivity Testing

The figures presented above represent a base understanding of employment growth. However, these are
very much based on a series of national assumptions in terms of how jobs are translated into floorspace and
do not take into account London or Waltham Forest specific dynamics in terms of how businesses utilise

space or the particular sub  -types of acti vity that the market is likely to deliver in the borough specifically.

To understand these more localised elements and their impact on floorspace requirements better we have
prepared a series of sensitivity tests that seek to better reflect the local circumstances that have been

unveiled through the course of this study or th rough other evidence made available by the Council.

The sensitivity tests do not seek to change the base employment projections or sector shares as these
broadly align with market trends and local expectations in terms of mix, and also reflect the London -wide

dynamics in terms of overall scale.
Sensitivity 1

The first sensitivity test seeks to adjust the base GLA forecast to better reflect the nature of warehousing
activity that is likely to occur within the borough. As recognised within the HCA Density Guide warehousing
represents a whole range of activities, from self ~ -storage through to National Distribution Centres, depending

on which part of the sector operates in an area employment densities can vary significantly.

Direct distribution has seen phenom enal growth in the last decade within the UK and London specifically as

people shift to online shopping (and hence place increased demand on direct delivery services) and shops
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2.72

2.73

2.74

carry less stock and rely on more frequent replenishment. In London this has d riven growth in the logistics

sector, however growth has not been identical in all locations.

Outer London, where land is in more plentiful supply (and therefore cheaper) and there is direct access to

the motorway network a series of large distributions ce ntres operated by the likes of Amazon, DPD, Tesco etc
have been developed to service the city. However, closer in where land is more scare (and hence
expensive) but provides greater density of popul at intoen

have been delivered.

Waltham Forest falls into the latter of these two London markets, particularly to the south and east of the
borough where operators have proximity and access to east, north and central London, it is this type of

development we wo  uld expect to come forward in the future.

Employment densities in this offer tend to be higher, partly as a result of lower automation and partly as a
result of the presence of more delivery drivers. In some areas these densities can be almost equal to a studio

or lower density office, but generally they tend to remain lower, at around 50sgm per employee.

To model this we have changed the Warehouse assumption in the model, the results are presented below.

Constant Experian GLAE

Employment Plot
Density (sgm Ratio Jobs Floorspace Land Jobs Floorspace Land
per job)

Office (Bla/b) 12 15 1,680 20,154 2 1,885 22,618 2

Industrial (B1c, B2) 36 0.5 127 4,570 1 -169 -6,070 1

Warehousing (B8) 50 0.5 643 32,165 6 732 36,604 7

Total

2,196 47,749 7 2,448 53,152 8

2.75

2.76

2.77

2.78

Sensitivity 2

The second sensitivity builds on the first but also recognises that the assumption that any future industrial
employment will operate at the same density as historic manufacturing. Our experience suggests this is
unlikely to happen given the historic industries were much more focused on the production of consumer

goods or raw materials and as such included a significant amount of automated production.

The industrial sector in London in recent years has seen a resurgence, with cheaper technology allowing it to
be competitive to design, prototype and manufacture within London for small batches of high quality (and

high value) goods and products.

This more artisanal and skilled production activity has seen the balance of such busi nesses shift away from

(an

O6machinistsé to employing increasing |levels of design, d

product before mass production is undertaken overseas.

At the same time, the cost of industrial premises has increased significantly, as such businesses are seeking to

use space more efficiently and effectively to ensure value for money. Shrinking component sizes has also
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meant machines take up less space so operational buildings can also be made smaller for this reason. This
has led to a new generation of industrious workspaces that blend traditional light industrial and studio type

spaces.

2.79 Ultimately, this has served to increase employment density within the industrial sector, a trend we have
observed and is also identi fied by the GLA in their Upper Lee Valley Atlas and the Regeneris/We Made That
Industrial Land Audit.

2.80 To model this impact, we have reduced the industrial employment density to 25sgm per employee, the

impacts of this are shown below.

Constant Experian GLAE
Employment Plot
Density (sgm Ratio Jobs Floorspace Land Jobs Floorspace Land
per job)

Office (Bla/b) 12 15 1,680 20,154 2 1,885 22,618 2
Industrial (B1c, B2) 25 0.65 -127 -3,174 -1 -169 -4,215 -1
Warehousing (B8) 50 0.5 643 32,165 6 732 36,604 7
Total 2,196 49,146 8 2,448 55,006 9

Sensitivity 3

2.81 The final sensitivity turns its attention to the office sector and reflects recent trends within the London

economy and development within Waltham Forest itself.

2.82 The density assumption used in the Base Forecast reflected a fairly generic corporate office offer, which
would provide standalone accommodation for a single business and therefore need to provide all the

communal, meeting and other spaces required.

2.83 Out assessment of the market in Waltham Forest suggests that this form of development is unlikely to be
forthcoming in the borough. As shown by recent developments such as Crate St James, Central Parade, The
Tramworks, indycube or Switchboard studios development is likely to be more focussed on smaller units in
multi -let buildings which provide shared amenities, or in the form of co -working, where desks are shared

through the working week.

2.84 Ultimately, as noted in the Density Guide, these forms of development achieve higher employment densities
as they are able to deliver more efficient spaces and do not require the same facilities as a large corporate
office. To model this trend we have reduced the employment density in the model to 10sgm per employee,

with the results shown below.
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Constant Experian GLAE
Employment Plot
Density (sgm Ratio Jobs Floorspace Land Jobs Floorspace Land
per job)
Office (Bla/b) 10 2 1,680 16,795 1 1,885 18,848 1
Industrial (B1c, B2) 25 0.65 -127 3,174 -1 -169 -4,215 -1
Warehousing (B8) 50 0.5 643 32,165 6 732 36,604 7
Total 2,196 45,787 7 2,448 51,237 8
Recommendation

2.85 Based on the analysis of the local economy and the dynamics of space delivery, couple with our

understanding of wider market trends in terms of space requirements in London we

borough seeks to deliver additional floorspace in line with

additional floorspace by 2035
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3. Supply Analysis

3.1 This section presents the analysis of the existing employment land and site portfolio within the borough. This
provides a robust update to the analysis undertaken in the 2016 study , identifying the characteristics of key
employment clusters, individual sites and their suitability for employment activities over the plan period (2018 -
2033).

Overview of supply

3.2 The list of sites that currently accommodate B class employment activity has been compiled based on the list
from the 2016 study , which has subsequently been reviewed by the Council as well as being upda ted in line
with the Waltham Forest Industrial Area Audit Evidence Report (Regeneris, 2017) . As a result of this review and
update, any sites that no longer accommodate B class employment activity have been removed, and any

additional active employment sit ~ es have been added.

3.3 In line with NPPG guidance, analysis has focused only on sites greater than 0.25ha. Smaller sites play an
important role in meeting  business needs outside of the main designated sites; however it is important for this
study to focuson t he sites that make a significant contribution
provision and the ability to accommodate future employment growth. As advised in the 2016 study, the
Council should seek to retain smaller sites below the threshold wher e they remain active and provide suitable
floorspace typologies to meet small business needs. The town centres will play a crucial role in
accommodating this small floorspace outside of employment designations, support their diversification in

challenging retail sector conditions. As such their employment role is discussed in detail later in the report.

3.4 32 active employment sites were identified in the borough, totalling 124.3ha of employment land. An
additional site isidentified as being currently vacant (Lea Bridge Gas Works ), providing 2.5 ha of employment
land. As shown in Table 4, this includes only designated site s and those accommodating significant
employment floorspace, above the 0.25ha threshold. Sites below this threshold are excluded from the
assessment, as are those which must be excluded to avoid double counting. Former employment sites
which are now in residential use are excluded , but included within the table below to show how the balance

between employment and residential use has already changed in the borough since the 2016 study.

Table 4: Active employment  site categories

Site category Number of sites Total area (ha)
Active employment sites: B class 20 88.2
Active employment sites: some non  -B class uses 12 35.1
Vacant employment sites 1 25
Former employment sites (now residential) 10 42.0
All sites (excl. former employment) 33 126.8
3.5 The spatial distribution of active employment sites are identified in three key categories (shown in Figure 10);

Strategic Industrial Land (SIL), Borough Employment Areas (BEA) which reflect local designations, and LBWF

clusters which are identified non  -designated employment sites. Former employment sites now in residential
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use are also shown to demonstrate recent employment floorspace loss due to increasing residential
pressures.

Figure 10: Overview map of all sites
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3.6 A significant amount of employment land has been lost to residential in the recent years, as we estimate
that, looking to employment sites above the 0.25ha threshold, circa 25% of emp loyment space has been lost

to residential (10 sites for a total of 42ha).

3.7 Our approach t o assessing t he boroughos supply portfoldi
undertaken as part of the 2016 Study, using this as the basis for updated predomin antly desk based analysis
of the existing sites and their role in accommodating future employment growth. This relies on the continuing

nature of the fundamental site characteristics identified in 2016 (accessibility, environmental considerations,

overall stock proposition, proximity to amenities and services etc.), supplemented by up new analysis of on

site activities, physical condition, vacancy and recent development activity to reveal any changes to the
offer and opportunity the site presents to accommo date employment growth over the new Local Plan
period (2018 0 2033).

Employment area clusters

3.8 In order to update the supply assessment, t  he sites are categorised into  key seven clusters . These are similar
to those defined in the 2016 Study , with some slight alterations to  reflect minor changes in supply and
location dynamics . This helps to determine the overarching characteristics and opportunities of sites grouped
together in different parts of the borough, before more specific site specif ic assessment is undertaken. The

seven key categories are defined as follows:
1 A 0 Chingford & Highams Park

T BOoBlakchorse Lane

T C & Walthamstow

1 D 0LleaBridge

1 EO Leyton (North)

1 F- Leytonstone

1 G 0o Leyton (South)

3.9 These clusters draw together a borough wide consideration of employment land supply and the conditions
which shape the attractiveness of locations for different types of employment activity, and show the simple
geographic clustering of the nature of differ ent employment activit ies within the borough , as evident in
Figure 11. Whilst there may be site specific exceptions to the general characteristics identified for each
cluster, these groupings provide a useful way to consider the nature of employment opportunities for

different parts of the borough which broadly hold true despite any minor variations.

3.10 This establishes the first step of spatial thinking about the future of ex isting employment areas in the borough
and their role in accommodating future employment growth, balanced with an understanding of the
competing needs for residential development across the borough to meet the ¢.27,000 homes growth
target. Careful consider ation of the alignment of these clusters with the residential growth locations identified

by the Council as part of the emerging Local Plan process is also undertaken as far as possible.
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