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Limitations

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

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

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

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

URS disclaim any undertaking or obligation to advise any 
person of any change in any matter affecting the Report, which 
may come or be brought to URS’ attention after the date of the 
Report.

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

Where field investigations are carried out, these have been 
restricted to a level of detail required to meet the stated 
objectives of the services. The results of any measurements 
taken may vary spatially or with time and further confirmatory 
measurements should be made after any significant delay in 
issuing this Report.
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The London Legacy Development Corporation 
(Legacy Corporation) commissioned URS with 
Marko and Placemakers to conduct a detailed on-
the-ground study of all businesses located within 
the Legacy Corporation Area, excluding retail and 
leisure businesses. This is part of a 3-part study into 
the economy of the area. 

The fascinating experience of walking around the 
whole Legacy Corporation area and talking to 
businesses on the ground revealed an incredible 
diversity of activities, with a predominance of micro 
businesses of less than 10 employees. The survey 
revealed the highest concentration of businesses 
in the Hackney Wick and Fish Island. This area 
distinguished itself as a hive of activity including 
established businesses and start-ups using 
affordable and flexible spaces to set up their own 
businesses and a very high concentration of artists.

The objectives of the survey were to:

- Create a comprehensive, granular snapshot 
of current economic activity within the Legacy 
Corporation Area.

- Identify and map the economic sectors active 
within the area.

- Provide new information on the relationship 
between economic activity and the physical space 
it inhabits, by developing a classification of space 
typologies.

- Gain insights into businesses’ reasons for locating 
within the area and their needs.

- Understand businesses’ aspirations for short-term 
growth.

- Provide a current snapshot of businesses including 
types, size, links to suppliers and customers and 
hours of operation.

- Put the current mix of activity in context, 
comparing the results with previous surveys 
of businesses within the Lower Lea to identify 
contrasts, consistencies, and trends over time.

Fig.01 Map of Greater London Boroughs with Legacy Corporation Area

Introduction1
1.1 Overview 1.2 Objectives
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The study was based on a ‘walk-round’ survey of the 
Legacy Corporation area, with the aim of recording 
basic details of all of the active businesses within 
the Legacy Corporation boundary and interviewing 
a representative sample of around a fifth of the 
business base. It was undertaken by six surveyors 
working in teams of two over a two-week period at 
the end of January and beginning of February 2014.

 

Questionnaire 
The survey took a three level approach to gathering 
the data:

Part 1 - Site data identifying industrial estates or 
geographical grouping of commercial properties to 
aid business data collection.

Part 2 - Core data on the 653 business units located 
in the area including the following details:

- Name
- Contact details
- Sector
- Creative Industry
- Space Typology
- Case study rating

Part 3 - Supplementary data for a sample of 126 
businesses (19% of the total). It is based on short 
interviews covering the following topics:

- Type of business (independent, branch, etc)
- Business size
- Proportion of local employees
- Length of tenure
- Type of tenure
- Days and hours of operation
- Supplier and customer locations
- Plans to expand or move
- Interesting production figure
- Location advantages and improvements

1.3 Study Methodology

Older industrial estate providing affordable space to a range of businesses in area 1.1
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Businesses were categorised according to the 
Standard Industrial Classification 2007 (SIC 2007) 
to allow for cross-comparison with other business 
data and surveys. The classification was made 
at the Division level (the second of the five levels 
of disaggregation). These categories were then 
regrouped into the sector split used for this analysis, 
in order to present the sectors to the most useful 
level of detail given the mix of activities taking place 
within the Legacy Corporation area.  These Legacy 
Corporation sectors, shown in Figure 02, were 
then colour coded to provide a better overview and 
highlight the business sectors in both the maps and 
charts.

Fig.02 Table of Legacy Corporation Study Business Sectors

The draft Local Plan divides the Legacy Corporation 
area into four Sub-areas: 

Sub-area 1: Hackney Wick and Fish Island

Sub-area 2: North Stratford and Eton Manor

Sub-area 3: Central Stratford and Southern Queen 
Elizabeth Olympic Park 

Sub-area 4: Bromley-by-Bow, Three Mills and 
Pudding Mill.

For the purposes of gathering the survey data, we 
sub-divided the four Legacy Corporation Sub-areas 
into 15 zones. Figure 03 shows these zones on a 
map.

1.4 Business Sectors 1.5 Survey Area

Business Sectors SIC 2007 Codes
Typical
Use Classes

A Manufacturing - food C10, C11 B2

B Manufacturing - textile C12-C15 B2

C Manufacturing - printing C18 B2

D Manufacturing - other C16, C17, C19-C33 B2

E Utilities and waste D35, E36-E39 -

F Construction F41-43 -

G Vehicle Sale and Repair G45 B2/B8

H Wholesale - construction G46 (only construction) B8

I Wholesale - other G46 (other) B8

J Transport and storage H49-H53 B8

K Information and communication - sound and video J59, J60 B1a/B1b

L Information and communication - other J58, J61, J62 B1a/B1b

M Services - financial and legal K64- K66, L68, M69, M70 B1a

N Services - design and architecture M71, M73, M74 B1a/B1c

O Services - other M72, M75, N77-N82, S94-S96 B1a/B1c/B8

P Education, health and social P85, Q86-Q88 -

Q Arts and culture R90-R93 B1c/B8

X Other G47, 084 -

Y Vacant Y -

Z Unknown Z -
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A broad classification of space typologies was 
created to provide an understanding of the types of 
spaces used by different business sectors. The main 
space typology was recorded for each business 
unit, for example, even though most warehouse 
units also have some office space, they are were 
recorded as large or small warehouses. Such 
information is useful for understanding how sectoral 
change in the area could influence demand for 
different types of space.

The space typologies describe the character of the 
spaces used by businesses and not the activity 
that goes on within them. A retail-type space could 
be used for an activity normally associated with a 
workshop and a workshop could be used for office 
work. Retail-type space was therefore included as a 
typology even though retail businesses are beyond 
the scope of this study.

Given that some typologies are more compatible 
with mixed-use development than others, the 
information can also be used to understand which 
areas could most readily accommodate this type of 
development. For example, small office-type space, 
workshop-type space and retail-type space are all 
generally compatible with mixed-use developments, 
since they don’t need physical characteristics such 
as loading bays or double-height ceilings, and nor 
do they tend to accommodate ‘bad neighbour’ uses. 

The UK and London are considered to be world 
leaders in the creative industries. This survey 
gauged whether businesses could be defined as 
‘creative’ referring to the definition given in the 
Department for Culture, Media and Sport’s (DCMS) 
2001 Creative Industries Mapping Document as: 
“those industries which have their origin in individual 
creativity, skill and talent and which have a potential 
for wealth and job creation through the generation 
and exploitation of intellectual property”.

The DCMS now also uses the term “creative 
economy” to include creative occupations that are 
not strictly within the SIC categories considered to 
be creative industries. These make up a third of the 
creative economy according to the DCMS’s 2014 
figures. The creative industries and occupations 
themselves are defined by a collection of industrial 
and occupational categories ranging from 
design, advertising and film-making to computer 
programming, cultural education and museums.  
These categories are too complex for replication 
within the scope of this study. We have therefore 
taken the approach of classifying businesses 
according to the broad definition given above.

1.7 Creativity1.6 Space Typologies

Space Typologies Typical Description
Typical
Use Classes

1 Small office-type space Desk work, any floor, lower ceiling,
<500m2

B1a/B1b

2 Large office-type space Desk work, any floor, lower ceiling,
>500m2

B1a/B1b

3 Workshop-type space Light industrial or artistic studio, any floor,
higher ceiling

B1c/B2

4 Retail-type space Street frontage, ground level, higher ceiling, <500m2 B1a/B1b/B1c

5 Small industrial / 
warehouse-type space

Purpose built shed, loading bay, higher ceiling, <500m2 B2/B8

6 Large industrial / 
warehouse-type space

Purpose built shed, loading bay, double ceiling height, 
<500m2

B2/B8

7 Yard Yard with no or only small building -

Fig.04 Table of Legacy Corporation Study Space Typologies
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Fig.05 Chart of % and Number of Businesses Interviewed by Sector

1.9 Survey Limitations1.8 Short interviews

Approximately 3/4 of businesses were approached 
for a short interview. The other 1/4 of businesses 
were either not available or similar businesses had 
already been interviewed in the area. To improve the 
representativeness of the interview sample some 
businesses that were not available were interviewed 
by telephone or return visit. Of those approached, 
1/4 agreed to a short interview, making a total of 
126 short interviews or 19% of the business base.

The interview rate was pulled down by the low rate 
of 7% for the arts and culture sector due both to 
the large numbers of artist studio spaces and the 
difficulties in accessing the people who use them for 
interviews. Many of those interviewed were found 
through the studio space management or through 
personal contacts. This low rate influences our 
analysis of the business base; most significantly, it 
means that smallest business, i.e. those with fewer 
than 5 employees, are under-represented in the 
interview sample. This effect is mitigated by the fact 
that we judge it to be unlikely that all occupants in 
the arts and culture sector earn their living from the 
activities in their units, and so could be considered 
businesses for our purposes.

A complete a list as possible of the businesses 
other than retail and leisure in the Legacy 
Corporation area has been created based on 
data collected during a walk-round  survey. While 
most units were verified, data on 130 studio units 
is based only on information obtained from the 
management organisations.

The data from interviews is based on the 
responses of 19% of businesses that agreed to a 
short interview. The responses are based on the 
unverified estimates and best knowledge of the 
interviewees, who were employees or owners of the 
businesses.
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The significant private investment around the 
transport hub at Stratford, together with the 
reinvention of the central swathe of the area for 
the 2012 Olympic and Paralympic Games and 
construction works related to Crossrail, have 
transformed the Legacy Corporation area over the 
past decade. This, coupled with the wider trend 
of de-industrialisation seen across London, has 
contributed to a halving of the quantum of industrial 
employment land across the area since 2006. At 
the same time, the area’s enhanced connectivity 
has increased its attractiveness to a wider range of 
industry sectors, and so the area now hosts a more 
diverse mix of economic activity. 

The Legacy Corporation area has a strong 
entrepreneurial tradition, and despite the recent 
loss of industrial land, industrial occupations 
remain a significant driver of the local economy; 
a larger proportion of residents in the LLDC area 
work in industrial-type occupations than is the case 
across London as a whole (although the resident 
population is small at present). And the balance of 
employment land is still heavily weighted towards 

Development Context2

industrial space; of the 54 hectares of land in the 
Legacy Corporation area used for traditional B use 
class employment purposes, 88% is of an industrial 
(B2/B8) character, while only 12% is office space. 
As the Legacy Corporation seeks to build upon 
regeneration initiatives to protect and enhance 
employment hubs within its area, the area is set to 
continue its reinvention. The Legacy Corporation 
aims to build a strong and diverse economy, 
facilitating the development and expansion 
of businesses within the area and securing a 
significant growth in good quality jobs to those living 
nearby. 

This vision is reflected in the developments 
planned for the area; a significant expansion of 
office capacity is set to come forward, focused 
mainly around Stratford City, which will be looking 
to capture a portion of the central London office 
market. Office-based businesses tend to favour 
locations with a high-quality public realm; the area’s 
attraction as a destination for business is therefore 
greatly enhanced by the Queen Elizabeth Olympic 
Park – the largest new park to open in London in 

Older warehouse with character in zone 1.1
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100 years – and by the eight sports venues which 
will all soon be open to the public. Other planned 
improvements to the retail, leisure and cultural offer, 
including the new educational and cultural hub 
planned by the Victoria & Albert museum and UCL, 
could see the area develop new clusters in the 
academic, media and biotechnology sectors. 

Several of the planned new developments, including 
Here East, Pudding Mill and Sugar House Lane, 
will provide workshop and studio-type space as part 
of their offer, which will help to foster the clustering 
of creative businesses. Here East in particular will 
provide a large quantity of studio space with the aim 
of building a new digital quarter for east London. 
The digital and research functions at this site will 
exist alongside a substantial provision of incubator 
and accelerator space, supporting start-ups and 
building upon the creative and entrepreneurial 
heritage of the wider Hackney Wick area. In 
addition, Sugar House Lane will provide office and 
warehousing facilities aimed at the creative and film 
industries amongst other uses.

New business spaces in broadcast centre, zone 1.5
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3.1 Area Overview

 Business Base3

Sub-area 1 – Hackney Wick and Fish Island
Hackney Wick and Fish Island distinguishes itself by 
having the highest concentration of businesses in 
the Legacy Corporation area. With 448 businesses 
units, including 218 within the arts and culture 
sector (98% of all such businesses in the Legacy 
Corporation area), it hosts 68% of the active 
businesses within the Legacy Corporation.  The 
centre of the sub-area has the highest concentration 
of businesses and artists in the Legacy Corporation 
area, with an incredible mix of industrial businesses, 
start-ups, creative businesses and artists’ studios, 
many of which rely on the affordable rents and 

flexible workshop spaces the area offers. The 
southern tip has a mix of older industrial estates 
and newer residential developments.

Sub-area 2 – North Stratford and Eton Manor
At the time of this survey most of sub-area 2 is 
still being redeveloped following the 2012 Olympic 
and Paralympic Games. In the coming year it 
will be opened up to provide residential and 
commercial spaces. Its links to the Leyton area 
and to Spitalfields Market, just outside the Legacy 
Corporation area, will be essential to the local 
economy.

Zone 1.1 - Old industrial estate newly subdivided into workshops Zone 2.1 - Opposite new residential area

Zone 1.5 - Broadcast centre to become new homes for businesses Zone 2.1 - Wholesale warehouses

Zone 1.2 - Row of warehouses Zone 2.1
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Sub-area 3 – Central Stratford and Southern 
Queen Elizabeth Olympic Park
Sub-area 3 benefits from its proximity to Stratford’s 
transport and retail hub. Despite its great location, 
it still provides affordable space ideal for start-ups 
and micro-businesses. The Stratford Workshops is 
a good example of a very successful and resilient 
business hub in the area. The area also contains a 
mix of residential estates and businesses, including 
a few big employers such as Kessler International’s 
design and manufacturing plant.

Sub-area 4 - Bromley-by-Bow, Three Mills and 

Pudding Mill
A combination of redevelopment projects and 
Crossrail works mean large swathes of this sub-
area are currently in a state of flux. However, it 
still has an interesting mix of businesses; the 
internationally-renowned Three Mills Studio, for 
example, hosts 12 businesses with close links to the 
film industry. In the northern part of the sub-area, 
buildings such as the Marshgate Business Centre 
are partially vacant, but offer a mix of light-industrial 
and workshop space. 

Zone 3.1 - The Guardian Print Centre Zone 4.4 - Large warehouses

Zone 3.1 - Stratford Workshops Zone 4.1 - Older warehouses

Zone 3.2 - Industrial units Zone 4.1 - Yard with offices
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Below is a sample of what a few of the businesses 
in the Legacy Corporation area have produced or 
created in the last year:

1,000 bags produced
200 room contracts signed

600,000 cuttings made
500 legal aid cases

43 Million Bagels produced
100 people made their own bamboo bicycles

600,000 belts
50 records released

30 000 L of juice produced
60 tonnes of unwanted fruit and veg saved

7000 pairs of spectacles
25 large format and smaller paintings

28 000 visitors 
30 sculptures created

25 works
20 paintings created

2 finished books
1000 prints

10 000 roofs inspected
20 handmade custom bike frames

50 events catered

Leather bag manufacturer
Room rental agency
Print finishers
Solicitors
Bagel manufacturer
Bamboo bicycle workshop
Belt manufacturer
Record label
Drinks manufacturer
Drinks manufacturer
Spectacle Frame manufacturer
Painter
Heritage visitor centre
Sculptor
Artist
Artist
Illustrator
Printmaker
Roofing contractor
Bike frame maker
Start-up event caterer

3.2 Production Figures

An ambitious start-up events catering business in old industrial estate in zone 1.1
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Legacy Corporation Area Map
The geographical distribution of business sectors in 
Figure 06 reveals the concentration of businesses 
in the Hackney Wick and Fish Island areas with 
smaller pockets of businesses in other sub-
areas.  It also shows that the business sectors 
are quite mixed across the Legacy Corporation 
area with clusterings of various sectors within the 
mix. Wholesale businesses are clustered in the 
south-east, while manufacturers and artists are 
predominantly found in Hackney Wick and Fish 
Island.  Note that types of business falling outside 
of the scope of the survey, such as cafés and other 
leisure facilities, are only mapped when they are 
located amongst premises that are within scope. 

Legacy Corporation Area Numbers
In the 653 business units surveyed, 610 businesses 
were found. 19 units were vacant when the survey 
was undertaken and the activities in 24 units could 
not be identified.   The sectoral mix of businesses 
within the Legacy Corporation area is highly diverse 
as can be seen in Figure 07.1. With the notable 
exception of the Arts and Culture sector, which 
constitutes a third of the business count, no one 
sector represents more than 7% of the business 
base.

We identified 218 occupied units in the arts and 
culture sector. This represents a sample of the 
provision of artist studios within the LLDC, as it was 
not possible to verify each individual unit within the 
scope of this study. We understand that the actual 
number of artist studios may be significantly higher.

Although we judge it to be unlikely that all artist 
studios are operating as businesses, we have 
listed all 218 units, in part to illustrate the quantum 
of available workshop and studio space within the 
Legacy Corporation area, and in part to show the 
significance of artistic activities within the area, 
whether economically viable or not. 

610 businesses found in 
Legacy Corporation area

218 arts and culture 
units in use

Beyond artistic endeavours, manufacturing is a 
significant presence in the Legacy Corporation area, 
with 13% of the 653 business units being classed 
within one of the four manufacturing sectors. The 
most important manufacturing sub-sectors are food 
and drink, textiles and printing, which together make 
up half of all manufacturing enterprises.

The service sector is also significant within 
the Legacy Corporation area, with 18% of the 
businesses being grouped under one of the three 
service activities. Almost half of all service providers 

work in architecture or design – equivalent to 6% of 
the business base.

The construction industry is also well represented. 
Taken together, the construction and construction 
wholesale industries constitute 4% of all 
businesses. Almost half of all wholesale businesses 

are construction wholesalers.

Figures 07.1 and 07.2 contrast the count of 
businesses across different sectors with the building 
footprints they occupy. It shows that, despite the 
large count of businesses in the arts and culture 
sector, they tend to occupy a relatively small 
building footprint. However, it is likely that many arts 
and culture businesses exist alongside other sectors 
and occupy buildings with multiple storeys.

By contrast, the manufacturing – printing sector 
occupies a relatively large footprint. The 14 
businesses identified in this category occupy 
over three and a half times the footprint that the 
218 arts and culture businesses do. This form of 
manufacturing is characterised by large single 
plated floorplans and is unlikely to occupy multiple 
storeys. 

Legacy Corporation Sub-area Numbers
Figure 08 shows the spatial distribution of 
businesses across the four sub-areas. With the 

84 manufacturing 
businesses

43 design and 
architecture businesses

3.3 Business Sectors
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exception of sub-area 2, which is still undergoing 
redevelopment, all of the sub-areas host a diverse 
range of business activities. Sub-area 1 has the 
most diverse local economy, with 448 (69%) Legacy 
Corporation-area businesses located there. Sub-
area 3 is also economically-active, hosting 150 
(23%) of the Legacy Corporation’s 653 businesses. 
Sub-areas 2 and 3 host 11 and 44 businesses 
respectively, equivalent to 2% and 7% of the 
businesses within the Legacy Corporation boundary. 

It is clear from Figure 08 that the arts and culture 
sector dominates sub-area 1. However, it is 
significant to note that manufacturing is also mainly 
concentrated in sub-area 1, suggesting the two 
industries have complementary requirements.

Legacy Corporation Sub-area Maps
The following pages show maps of the business 
sectors by sub-area.

69% of businesses are 
in Hackney Wick and 
Fish Island

Figure 09 shows that wholesalers are focused in 
sub-area 1 with a concentration in the south where 
construction wholesalers and other construction 
related businesses such as contractors and 
a cement and aggregate depot are located. 
Manufacturing is concentrated towards the north 
with food manufacturers in the central part. There 
are many buildings containing mixes of uses and 
other buildings which have been subdivided into 
artist studios.

The western sliver of industrial estates in sub-area 2  
(Figure 10) next to Leyton is home to wholesale and 
vehicle repair businesses. The south-western tip of 
sub-area 3 (Figure 11) hosts a range of businesses 
from micro businesses in various sectors to very 
large manufacturing sites. Sub-area 4 (Figure 12) 
is home to some larger business spaces such 
as the Three Mills film studios as well as some 
wholesalers. Along the high street there are smaller 
service-oriented businesses.

Industrial estate used by micro businesses in zone 1.1
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Fig.09 Business Sector Map of Sub-area 1 - Hackney Wick and Fish Island
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Fig.10 Business Sector Map of Sub-area 2 – North Stratford and Eton Manor
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Fig.11 Business Sector Map  Sub-area 3 – Central Stratford and Southern Queen Elizabeth Park 

Sub-area 3

Manufacturing - food

Business Sector

Manufacturing - textile
Manufacturing - printing
Manufacturing - other
Utilities and waste
Construction
Vehicle Sale and Repair
Wholesale - construction
Wholesale - other
Transport and storage
Info. and comm. - sound and video
Info. and comm. - other
Services - financial and legal
Services - design and architecture
Services - other
Education, health and social
Arts and culture
Other
Vacant
Unknown

Exterior Yard - sector colour
Mixed - main two sector colours

A
B
C
D
E 
F 
G 
H 
I 
J 
K 
L 
M 
N 
O 
P 
Q 
X
Y
Z 

 
 
 
 

 
 
 
 
 
 
 
 

 

LLDC Sector Map Colours v2

N0 400
Meters

300200100



LLDC Local Economy Study I Part A 23

0 200 400 600 800 1,000
Meters

Fig.12 Business Sector Map of Sub-area 4 - Bromley-by-Bow, Three Mills and Pudding Mill
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3.4 Space Typologies

Figure 13 highlights the broad range of sectors 
using the various space typologies. The information, 
communication and service sectors take up most 
of the small office space while the arts, culture, 
design, architecture and vehicle sale and repair 
sectors prefer flexible workshop spaces. The 
number of businesses occupying retail-type space 
is small; this is due to the scope of the survey, which 
only considered non-retail businesses occupying 
this type of space.

Figure 14.1 shows the count of businesses by the 
space typology they occupy. It illustrates the large 
amount of workshop-based economic activity 
taking place within the Legacy Corporation area: 
just under half of all businesses surveyed were 
operating from a workshop-type space. The majority 
of occupants of this type of space are artists or 
small-scale manufacturers. It also shows a greater 
number of businesses occupying office-type than 
warehouse-type space. The majority of businesses 
in the office-type category tend to occupy small 
units, whereas the majority in the warehouse-type 
category typically occupy large units. 50% of businesses in 

workshop-type spaces

Figure 14.2 contrasts Figure 14.1 by showing the 
total footprint that businesses occupy by space 
typology. It shows that the majority of building 
footprint area is taken up by the warehouse-type 
categories, despite fewer businesses occupying this 
space typology. Although nearly half of businesses 
occupy workshop-type space, this typology 
occupies a small footprint area. This implies that 
workshop-type space in the Legacy Corporation 
area may be small in character and may exist in 
buildings with multiple storeys.

Although the typologies suggest that 80% of 
business units would be compatible with mixed-
use development, taking into account the density 
of premises this is equivalent to only around 34% 
of the business ‘footprint’ – that is, the land that 
business premises occupy within the Legacy 
Corporation area. Conversely, although only 19% of 
businesses (124) occupy industrial or warehouse-
type space, the land they occupy is 60% of the total 
business footprint.

Yard in zone 1.2 waiting for summer
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Fig.14.1 Total Number of Businesses by 
Space Typology

Fig.14.2 Total footprint area of businesses by 
Space Typology (m2)
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Of the businesses interviewed, 88% were 
independent and only 10% were branches of 
a larger business. Independence was lowest 
among the construction wholesale sector: only 
half of those interviewed were local branches of 
national or international businesses. Independent 
businesses were more prevalent among other 
wholesale businesses (63%), and transport and 
storage businesses (67%).  Other types of business 
were rare; three premises were a headquarters for 
multiple sites, while only one was a franchise.

Fig.18 Chart of Business Types by Sector
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Overall 50% of the businesses in the Legacy 
Corporation area are considered part of the creative 
industries as defined by DCMS (see methodology). 
Unsurprisingly, almost all of the businesses in the 
arts and culture sector, as well as architecture and 
design sectors, are considered creative. 

More interesting is that 69% of textile manufacturers 
are considered creative. Seven of the eight 
businesses recorded are located in the Stratford 
Workshops and three of the four interviewed are 
micro business with less than 10 employees. They 
are creative because they both design and make 
their products.

Our survey also found that 69% of businesses 
working within the sound and video industry could 
be classed as creative, but that these creative 
elements of the industry rely heavily on a range of 
non-creative support services. 

3.6 Creativity 

Fig.19 Percentage Creative Industries by Sector with Examples

50% of businesses 
considered creative
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3.7 Supplier and Customer Locations

56% of businesses 
have local customers

Our interviews suggested strong supply chain 
linkages with the businesses in the surrounding 
boroughs and with London more widely. There is 
a strong reliance on local suppliers and London is 
identified as a key market by the majority of sectors. 

The chart also reveals the business models 
being used by resident firms; for example, 
most manufacturers interviewed do not trade 
internationally but instead rely for the most part 
on customers and suppliers within London. A few 
industries demonstrate strong relationships with the 
UK, EU and rest of the world: transport and storage, 
sound and video, and arts and culture being prime 
examples of international industries. 

Parts for bamboo bicycles in zone 1.1 are sourced from around the world 

78% of businesses have 
customers in the rest of 
London
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3.8 Working Days and Hours

Of the sample of businesses interviewed just 
over half of the businesses surveyed open only 
on weekdays. The proportion increases to two-
thirds of businesses within the information and 
communication (excluding film and video), printing, 
and vehicle sale and repair sectors. Weekend 
opening is more common among the utilities and 
waste, transport and storage, sound and video and 
arts and culture sectors. Twenty-nine businesses 
(24% of businesses interviewed) operate every day 
of the week. In the case of the sound and video 
sector this is often for limited periods of time, for 
example while a film is being shot.

Fig.21 Chart of Days of Operation by Sector
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3.9 Employment

Figure 23 shows the sample of businesses 
interviewed split by size of workforce. It shows that 
the majority of businesses (60%) are small, with 
a workforce of five people or fewer. By contrast, 
only five of the businesses we interviewed reported 
employing 50 people or more.

The same figure also breaks down the interviewed 
businesses by sub-area. It shows that the majority 
of businesses within Hackney Wick and Fish Island 
(61%) have up to five employees. In Central and 
South Stratford the proportion of small firms is 
even higher, at 68%. Given the size of the business 
population within Hackney Wick and Fish Island, 
it is perhaps unsurprising that 70% of Legacy 
Corporation-area businesses with 20 employees or 
above is also located within this sub-area.

Figure 24 shows the size of workforce for a 
selection of sectors. It shows that the arts and 
culture and information and communication 
businesses tend to be on the smaller side than is 
the case in other sectors: 87% of all information 
and communication businesses have a workforce 

Fig.24 Sectors by Workforce SizeFig.23 Sub-areas by Workforce Size
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of five people or fewer, while 80% of the arts and 
culture respondents are sole traders. The largest 
enterprises were found within the wholesale and 
manufacturing sectors; 13% of manufacturers 
and 18% of wholesalers have a workforce of at 
least 20 people. However, it is important to note 
that the relative size of premises means that the 
employment density of warehousing activities is 
lower than that for arts and culture businesses.

Across all businesses interviewed, on average 
around 43% of the workforce was thought to be 
local to the area. Local is defined roughly as the 
immediately surrounding boroughs of Hackney, 
Newham, Tower Hamlets, Waltham Forest. The 
proportion of the workforce living locally varies 
by sector. The arts and culture sector has the 
highest proportion of local employees, at 83%; 
transport and storage businesses have a similar 
proportion of local employees, at 82%. At the other 
end of the spectrum, the services, information and 
communication and wholesale sectors tend to hire 
from a broader geographical area.

60% of businesses have 
5 or less employees

43% of the workforce 
lives locally
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3.10 Location Advantages and Improvements

Fig.25 Location Advantages

Fig.26 Location Improvements

Firms interviewed were asked to list the three main 
advantages of their current location, and the three 
things they would want to change. Figures 25 and 
26 below show the most popular first answers given 
by respondents. Businesses from all sectors tended 
to name public transport accessibility as a key 
advantage of their location. Being situated within a 
cluster of similar businesses was cited as another 
key benefit. The key disadvantages given were 
the accessibility and price of parking, and traffic, 
although a small number of businesses also raised 
the negative effects of the residential and other non-
employment-led development occurring nearby.

“Great relationships with other 
small scale breweries in the area”

“Access to London for staff and 
customers”

“Access to London for staff and 
customers”

“Not enough buses”

“Pedestrian access”

“Post delivery always gets lost”

“Great community and creative 
business cluster”

“Nature: Canals and parks”
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Diverse streetscape in zone 1.2
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Our survey revealed that the business base has 
undergone significant change in recent years: 
46% of businesses we spoke to had moved into 
their current premises within the last three years, 
compared with 29% of those consulted for the 
Lower Lea Business Survey in 2003. Although that 
survey covered a slightly larger study area, the 
results are suggestive of large-scale upheaval within 
the area in the last decade (see Figure 27).

New arrivals look to be concentrated in certain 
sectors: 79% of service sector businesses within 
the study area have moved into their current 
premises within the last three years. This compares 
with 46% of manufacturers, 25% of respondents 
within the arts and culture sector, and suggests 
that services may be a key growth sector within the 
Legacy Corporation area. However, this could have 
alternatively resulted from businesses relocating 
from elsewhere in the Legacy Corporation area or 
from a high turnover of businesses in a given sector. 

Wholesalers tended to have occupied their current 
premises for longest: 88% of wholesale businesses 
reported having been in their current premises for 
four years or longer.

Splitting the sample by space typology gives 
the result we might expect, given the sector 
characteristics above: occupiers of large industrial 
or warehouse-type space had been at their current 
premises for an average of 18 years; occupiers of 
small warehouse-type space for an average of 12 
years; of workshop space 6 years, and for small 
office space the average was 4 years, with 50% 
of small office occupiers having moved into their 
premises within the last 3 years (Figure 28).

4.1 Length of Tenure

Past and Future Trends4

Fig.27 Length of Tenure by Sector Fig.28 Length of Tenure by Space Typology

46% of businesses moved 
to current premises within 
the last 3 years
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4.2 Plans to Expand

The survey asked firms to estimate their needs 
in terms of workforce and business space in the 
coming year. Respondents were asked both their 
hiring intentions, and whether they thought they 
would need larger premises. Generally, businesses 
were optimistic about the future, with more 
predicting expansion than not.

Hiring Expectations
Figure 29 shows hiring expectations for a selection 
of sectors. Service sector respondents were most 
optimistic, with over half of businesses interviewed 
expecting to hire new staff in the coming year. Given 
that the majority of businesses in this sector favour 
office and workshop-type space, this is evidence 
that demand for these typologies can be expected 
to grow. Businesses in the manufacturing and arts 
and culture sectors were similarly positive, with 47% 
and 46% of respondents respectively predicting 
expansion.

Manufacturing respondents predicted the largest 
degree of expansion: 18% of those asked expected 
their workforce growth in the coming year to be 
substantial. Small-to-medium scale food and drinks 
and ‘new craft’ manufacturers are among the 
successful emerging sectors identified in Part C that 

typically occupy this form of space. Wholesalers 
were less positive however, with businesses as 
likely to anticipate a slight decrease in future 
employment as any form of increase.

Figure 30 looks at the same information by 
space typology. Occupiers of small industrial or 
warehouse-type space were most optimistic, with 
60% of respondents predicting that their on-site 
workforce would grow in the coming year. Of these, 
a third anticipated that the increase would be 
substantial. Among other typologies, around 40% 
of occupiers of small office space, large warehouse 
space and workshop space expected to need to 
hire more staff. The two warehouse typologies were 
the only ones where businesses indicated that 
employment on-site could fall in the coming year.

This correlates with the finding illustrated in Figure 
29 that wholesale businesses, which tend to occupy 
this type of space, were relatively pessimistic.

Fig.29 Hiring Expectations by Sector Fig.30 Hiring Expectations by Space Typology
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Future Space Requirements
Across all respondents, expectations for space 
requirements were more polarised than was the 
case for workforce requirements: while 44% of firms 
had said they would need to hire more workers, 
the vast majority (75%) expected no change to 
the space they would need, with only 25% of 
respondents predicting a physical expansion of 
some kind in the coming year. Conversely, only one 
firm (a textiles manufacturer) thought they would 
need to move into smaller premises.

Figure 31 charts businesses’ expectations for 
the amount of space they will need in the coming 
year for selected sectors. The manufacturing and 
services sectors displayed the most optimism about 
their need for extra space in the coming year: 30% 
of manufacturing respondents and 26% of service 
sector businesses thought they would need more 
space, compared with 17% of wholesalers and 8% 
of those working within the artistic sector.

Figure 32 shows the anticipated future space 
requirements of businesses by the typology of 
space they occupy. Of the typologies, businesses 
with large industrial/warehousing premises were 
most likely to predict a need to expand in the 
coming year (30%). Responses were relatively 
similar across typologies however, with the 
proportion expecting expansion ranging from 21% 
(in the case of small office occupiers) to 29% (from 
occupiers of small industrial/ warehousing space). In 
the case of the latter, 21% of respondents expected 
the increase to be substantial, making it by far the 
most optimistic group. None of the occupiers of 
large office space interviewed expected their needs 
to change in the coming year.

Fig.31 Future Space Requirements by Sector Fig.32 Future Space Requirements by Typology
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The Stratford Workshops in zone 3.1 are home to a diverse range of micro businesses
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This study by URS and Marko and Placemakers 
provides a snapshot of the wide and genuine 
diversity of businesses within the Legacy 
Corporation boundary. Although the 2012 Olympic 
and Paralympic Games have profoundly reshaped 
the area, it still retains its largely industrial 
character. The examples of Hackney Wick and Fish 
Island reveal the great resilience of small-scale 
manufacturing and its links to creativity. Other 
industries, such as vehicle repair and construction, 
provide necessary functions for both the local 
area and central London, and often buy from local 
suppliers. This diversity of industries enhances the 
resilience of the economy within and around the 
Legacy Corporation area, as it reduces the risk of 
over reliance on one large business or sector. 

The local labour market is a significant source of 
employees for the businesses we interviewed; on 
average 43% of the area’s workforce is thought 
to live locally, with the sub-area with the largest 
workforce – Hackney Wick and Fish Island – 
employing around 40% of its employees locally.

Our interviews with businesses revealed several 
striking trends, including:

- Overall, the business base has undergone 
significant change in recent years: 46% of 
businesses we spoke to had moved into their 
current premises within the last three years.

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

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

- Within manufacturing, the survey results provide 
tentative evidence that independent food and 
drinks manufacturers are a significant new 
presence in the area. We interviewed eight such 
businesses, seven of which had moved to the 
area within the last two years.

- Industrial businesses are a diminishing group: 
excluding artists’ studios, the manufacturing, 
utilities, construction and transport sectors 
together constitute a third of the businesses 
active within the LC area, with non-industrial 
activities accounting for two thirds. A URS survey 
of Lower Lea conducted in 2003 found a roughly 
equal split between industrial and non-industrial 
uses. This shift away from industrial activity may 
also be observed in spatial terms. Since 2006 the 
quantum of land characterised by industrial or 
warehousing uses has fallen by 55%.

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

- The optimism of the service sector could 
translate into rising demand for small office 
and workshop-type space. Several of the 
developments coming forward, including Pudding 
Mill and Sugar House Lane, would be well-
positioned to capture this demand.

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

- Manufacturers and service providers had similar 
expectations for workforce expansion: 47% of 
manufacturing businesses and 52% of services 
businesses thought they would need to hire more 
people in the coming year.

Thanks to the relative availability and affordability 
of its workspaces in Hackney Wick and Stratford 
and good access to both public transport and road 
connections to Central and Outer London, the 
Legacy Corporation area is a great location for start-
ups and micro-businesses. The survey revealed 
successful business models, such as the Stratford 
Workshops, which could serve as an inspiration for 
future start-ups and micro-businesses in the area. 

Conclusions5
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Garage in zone 1.1 specialising in motorcycle repair


