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INTRODUCTION

Background
Industrial areas in London are not well-
understood.  Most people have no idea 
what is made and assembled in their 
borough, because industrial areas are 
unwelcoming and do not have a public 
face. It is difficult to gain an appreciation of 
their scale and purpose without observing 
them first hand.  This project provides 
the opportunity to enquire into the scale 
of industrial uses and outputs in some 
key employment areas in Tottenham, in 
the Lea Valley.  We aim to understand the 
variety of different types of business in  
some of the defined employment areas, 
establish contacts wherever possible, and 
communicate our findings in a way that is 
both robust and accessible.

The ambition is that this study will help 
shift perceptions of the industrial areas in 
the borough, emphasising their positive 
contribution to the character and identity 
of the area.  Further, the aim is to provide 
a motivation to boost business, invest in 
growth and help in finding ways to create 
new jobs in the Borough. 

Experience elsewhere in the Lea Valley, 
and isolated case studies suggested 
there could be rich variety and sometimes 
surprising range of activities in the 
industrial areas.  London’s traditional 
manufacturing bases may have diminished, 
moved outside London or overseas, but the 
places they used to inhabit are still heavily 
used by many smaller organisations than 
previously, including professional services, 
charities, creative and media companies, 
as well as much distribution, export and 
import.

Now the historic industrial and 
manufacturing places in London, such 
as those in the Upper Lea Valley, are 

increasingly under pressure from 
commercial mixed-use development.

Loss of employment land has an impact 
on levels of local employment and 
economic activity and business rates 
revenue. The presence of trades and skills 
and manufacturing in London, is also 
challenged.

Team Members:

Gort Scott Architects
Project lead
Research and survey

Centre for Advanced Spatial Analysis 
(CASA)
Mapping support



 

 

Surveyed sites

Brantwood Road - DEA3

Garman Road + Unicorn Works - DEA12

Greater Ashley Road - DEA15

Hale Wharf - DEA7 

Millmead +Lockwood Estates - DEA11

Leeside Industrial Estate- DEA18

Peacock Industrial Estate - DEA9

South Tottenham - DEA14 

Rangemoor Rd Industrial Area - DEA22

Rosebery Industrial Park - DEA10
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1. SURVEY OUTCOMES

1 .1 SUMMARY OF ALL SURVEYED AREAS:
Please see Appendices 2, 3, 4 for all data

Tottenham’s industrial areas are 
increasingly fragmented, especially around 
Tottenham Hale/ Hale Village, which has 
seen change of use in the last decade.  
However there are still significantly large 
areas.  Broadly, they constitute a northern 
areas with Brantwood Road and Garman 
Road estates, a middle area with Greater 
Ashley Rd and Millmead+Lockwood 
estates, and a southern area with South 
Tottenham and Rangemoor Road.

The estates have varied characters and 
there are clearly some areas which attract 
different types of businesses.  The areas 
are analysed separately in the following 
pages.

TOTAL

UNITS

Type Of Units NO. Units

F&D Wholesale / Retail 89
Clothes/Textile Wholesale/Retail 21
Other. Wholesale/Distributor/ Retail 63
F&D Manufacturer 41
Clothes/Textiles Manufacture 18
Other Manufacturer 38
Artisanal Manufacturer Make To order/Specific Skilled Maker 19
Service Providers / Security  50
Printers 18
Educational / Medical / Religious 16
Design / Creative 28
Construction/Supply/Maintenance 34
Rental 6
Automobile  / Mechanic. 68
Café 5
Storage / Collection 17
Newspaper TV / Radio  / Music 6
Social Work / Charity 12

No. of active documented units 549

No. of units known to be vacant 25

No. of units from survey that do not exist (re-built/WC/corridor) 16

No. of units moving out / administration 9

No. of units with unknown data & unknown activity 354

Assumed Total No. of Units 953

Percentage of units where some info is known 63%

BUSINESS

Type of Business NO. of

F&D Wholesale / Retail 51
Clothes/Textile Wholesale/Retail 19
Other. Wholesale/Distributor/ Retail 42
F&D Manufacturer 25
Clothes/Textiles Manufacture 11
Other Manufacturer 29
Artisanal Manufacturer Make To order/Specific Skilled Maker 18
Service Providers / Security  45
Printers 11
Educational / Medical / Religious 14
Design / Creative 22
Construction/Supply/Maintenance 23
Rental 6
Automobile  / Mechanic. 60
Café 5
Storage / Collection 17
Newspaper TV / Radio  / Music 6
Social Work / Charity 11

Total No. of Businesses (from 549 units) 415

Businesses who shared job numbers 303

Businesses where we estimated job numbers 68

Businesses surveyed where we don't know job numbers 44

Average number of Units/Business 1.32

JOBS

Total Potential Jobs (from 371 businesses) 5826

Total known jobs 3593

Total estimated jobs 863

Total estimated offsite jobs 1263

Total other tenants 107

Average no. of jobs / business 16

Employees from Haringey (from 196b usinesses / 2780 Jobs) 1361
% Employees from Haringey  (from 208 businesses / 3172 Jobs) 49%
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1.2 Unit numbers
Number of units:     953

We counted 953 different units within the 
survey areas.  Many businesses operated 
out of more than one unit, and the average 
number of units varied across the different 
areas between an average of about 1.3 
units per business.

However, only for 599 units (or 63%) of 
the total 821 units could the usage be 
definitively confirmed. 354 could not 
have the occupancy confirmed.  However 
around 90 of these were live-work units in 
one or two large blocks that could not be 
accessd.  Other ‘unknown’ units may have 
been closed or inaccessible - even though 
signage may have indicated business 
occupancy, this could not be verified 
independently and therefore they were 
marked as unknown.

1.3 Business numbers 
Known number of businesses:  415
Extrapolated number:   687

The total number of businesses in 549 of 
the units was 415.  

Extrapolating the data for the unknown 
units in the same proportion as the known 
units would lead to a total number of 
687 businesses.  It could be argued that 
many of the ‘unknown’ units were vacant 
but we do not jump to this conclusion at all.  
We speculate that many of these units are 
used outside normal office hours, or simply 
would not come to the door.  However 
the real number of businesses may be 
somewhere closer to the middle of 415 and 
687.

1.4  Floor area  
Total estimated floor areas: 330,556m2

Floor area with known job nos: 254,800m2

1.5 Number of jobs:
Stated numbers:     3593    
(from  303 businesses)
Estimated from observation:    863 
(from 68 businesses)
Stated offsite staff   1263
Other tenants (sublet)    170
Total stated or counted   5826 
(from 371 businesses)  

Average floorspace/job 43.7m2/job
Extrapolated job no. estimate: 7564 jobs
(based on total floor area across survey 
sites)

When the known floor area per job is 
extrapolated across all the floor areas of 
the survey sites, the total number of jobs 
is 7564.  If we assume that there are more 
vacancies or fewer jobs in the businesses 
where no numbers were known (because 
some of them would have been closed-up 
and uncontactable) then we could perhaps 
round this estimate down to around 7000 
jobs.

As a comparison, The Homes and 
Communities Agency guidance on 
Employment densities (second edition 
2010) states indicative expected densities 
as follows for three of the “B” use-classes:
B2:  36 m2/job (range of 18-60)
B1(c):  47 m2/.job
B8 :  70-80 m2/job (range 25-115)

Therefore the average density in the 
surveryed areas is similar to that expected 
of B1 and B2, rather than strictly ‘industry’ 
or warehousing and distribution.

For comparison, food superstores and 
other high street-type retail activity is 
around 17-20m2/job, and other retail 
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superstores much lower at 90 m2/job

1.6 Jobs per business: 
Average jobs / business:  16 jobs

Of the larger companies which supplied 
staff figures, on-site staff numbers were as 
follows:

MBA Printing    220
G+G plastering contractors:   175
Vlatan Catering (doner meat)  135
Venus wine + spirits wholesale   100
Castle Stanton Tradings (furniture rental) 70
Bestway food + drink (wholesale) 70
Gina shoes     70
Kashket +Partners   50
Eghoyan’s Pitta    50
Hollyland Bakery   50
UK Packaging supplies   50
Network Rail    50
Futon Company   40
Morris Mirrors    35

Network Rail told us that 500 people were 
employed from the Lea Valley offices, but 
worked off-site.  This number was therefore 
included, but the high number skews some 
of the statistics.

The larger businesses are no more 
significant than the enormous number of 
small businesses, from a single employee 
to around 20 people.  It is these companies 
that sustain the vast majority of jobs, and 
tend to have a higher employment/ m2 than 
some of the larger companies.

1.7 Local employees
Average % of employees stated as from 
Haringey or Tottenham:  46 %

Of the businesses who were able to 
tell us numbers or proportions of their 

employees who were ‘local’ the result was 
34% on average of their total employees 
(“Local” was defined as within Haringey 
or Tottenham, but in reality probably 
perceived as a closer sphere of influence). 
The number of local employees varied 
dramatically. The majority of the smaller 
companies who responded were also 
owned by local people.   Some companies 
with high numbers of locally-living 
employees are below:

Kashket + Ptnr    50%of 50 = 25 
Eghoyan’ Pitta  80% of 50 = 40
Hollyland Bakery  50% of 50 = 40

DEA 11 (Millmead Road) had the highest 
proportion of local employees at 61% (333 
jobs). This discounts DEA 18 which had a 
high percentage of local employees but an 
unrepresentative sample number.
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52%

36%

 28%

59%

53%

62%

50%
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57%
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ABOVE: Chart showing different types of business, 

whole of survey area

F&d wholesale/retail

Textile wholesale/retail

Other. Wholesale/retail

F&d manufacturer

Clothes/textiles manufacture

Other manufacturer

Artisanal manufacturer

Service providers/security  

Printers

Educational / medical / religious

Design / creative

Construction/supply/maintenance

Rental

Automobile  / mechanic.

Café

Storage / collection

Newspaper tv / radio  / music

Social work / charity

F&d wholesale/retail

Textile wholesale/retail

Other. Wholesale/retail

F&d manufacturer

Clothes/textiles manufacture

Other manufacturer

Artisanal manufacturer

Service providers/security  

Printers

Educational / medical / religious

Design / creative

Construction/supply/maintenance

Rental

Automobile  / mechanic.

Café

Storage / collection

Newspaper tv / radio  / music

Social work / charity

1.8 Businesses by type
Overall, food and drink companies 
represent the largest number of businesses 
in the survey area, with 12% in Food and 
Drink Wholesale/Retail, and 6% in Food 
and Drink manufacture (total of 18% Food 
and Drink -related). Other wholesale 
and distribution/retail was 14% of known 
units, and Other manufacture was 11% 
of the known units.  The next highest 
was Automotive/ Mechanics with 9% of 
businesses.

There is a high number of service 
providers, at 11% of all businesses.  It 
is possible that some of these service 
providers would benefit from a different 
type of urban environment, but there may 
be few alternatives.
The figure for Design/Creative businesses 
appears low, at 5%, but this is partly 
because of the nature of the survey, and 
how ‘businesses’ were counted:  for 
example Euroart studios counted as only 
one ‘business’, whereas we know that it 

is subdivided into many different studios, 
and was the place of work for 70 different 
artists.  Also, a large number of live-work 
studios was discovered (around 90 units).  
The occupants could not be verified as 
businesses in most of them, but we assume 
a high number of creative companies/
individuals - very few of these are counted 
as businesses in our survey as the 
occupants could not be verified. A number 
of ‘Artisanal manufacture’  businesses (4% 
of all businesses) could also potentially fall 
under the Design/ Creative section.

Some notable ‘artisanal manufacture’ 
businesses in this area include:

• Cox Workshop - high end furniture
• Bim Burton - furniture maker
• Sands and Randall - wood carving + 

conservation
• London Stone Conservation - stone 

carving and conservation
• Louis Moreau quilters
• Rosamanda Pleaters - fabric and paper 

pleating

F+D wholesale/ retail

Textile wholesale/ retail

Other wholesale/ retail

F+D manufacture

Clothes/ textiles manufacture

Other manufacture

Artisanal manufacture

Service providers/ security

Printers

Educational / medical/ religious

Design/ creative

Construction/ supplies/ maintenance

Rental

Automobile/ mechanic

Cafe

Storage/ collection

Newpaper/ TV/ radio/ music

Social work/ charity
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There is a fairly high number of ‘rag trade’ 
clothing-related industry in Tottenham, 
at 7.6% of all businesses, although 
anecdotally we have been told that this is 
declining - it appears that although some 
companies are closing there are new 
companies such as Lipstick Boutique and 
Gina Shoes.

1.9 Production numbers  
See Appendix 2 for full details
See Overleaf. for graphic

Many companies were unwilling or unable 
to share information about production 
numbers.  We can only speculate as to why 
this issue was so sensitive.  Many smaller 
companies just didn’t have a measure of 
what they produced.  Larger companies 
appeared to see it as commercially 
sensitive information.

Nevertheless, some of the numbers are 
very interesting, including:

• Planet Visual repairs 100-200 
mannequins a week (approx 7500 a 
year)

• Best Bake makes over a million bread 
rolls per year

• River Signs and Metal make 3 signs a 
week (150 per year)

• Jersey Fabrics sells 1000m of fabric a 
day (approx 250000 a year)

• Gina makes 700 pairs of shoes per 
week (approx 35,000 per year).

• San Amvrosia Health Foods makes 
700kg of Hummus a week (35,000kg a 
year)

• TKB kitchens and bathrooms makes 400  
kitchens a year

• Alba stone makes 3-4 stone work tops a 
week (approx 175 per year)

• Eurotrim design manufactures 100 
womens garments per week (5000 
garments a year)

• Inspiral visionary products processes 1 
tonne of healthfood a week (50 tonnes 
a year).

• Redemption Brewers makes 12,000 - 
15,000 pints of ale per week (approx 
675,000 pints per year)

1.10 Why did businesses chose Tottenham?
See overleaf for graphic

As one might expect, the reasons for 
locating a business in Tottenham were 
varied.  However there were distinct 
themes that emerged, listed below.  Many 
businesses did not answer this question, or 
the person we spoke to did not know.

• Good transport connections (especially 
roads) 

• The businesses have local clients
• Business owner is from Tottenham
• Convenient location generally 

(including for clients/ suppliers/ 
employees)

• Good value rent
• Type of property available was suitable
• Scale of property available is suitable - 

this was largely copmanies that needed 
large space or had expanded

• Moved from elsewhere because 
new residential development in that 
location pushed businesses out

We found, for example, that many 
businesses were London-centred, and felt 
that their trade was linked to Tottenham 
because of local clients or suppliers. Some 
had been forced to move from Camden, 
Islington or Hackney and would not be 
able to operate their business if they had 
to locate further out from the centre of 
London than Tottenham. 
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2 CONCLUSIONS

2.1 Representation
One of the main conclusions is that it is 
very difficult to understand, or even to 
summarise, the vast range of different 
activity that happens inside buildings 
on the industrial estates.  This is partly 
because the estates themselves, as well as 
the individual buildings do not represent 
what happens inside them.   There are 
pragmatic reasons for some buildings 
not to advertise their contents, for safety 
and security, for example.  But in general 
it could help support and promote 
businesses if there was more manifestation 
of their presence both on site and off-site.  
It would be an interesting and challenging 
ambition to find a way to celebrate 
businesses in the industrial areas in the 
same way that local high street businesses 
are starting to be recognised.

2.2 Changing industry and adaptability of 
premises
Industry has changed in London in the last 
50 years.  There are many more smaller 
businesses than there were when these 
areas were initially developed as industrial 
areas.  Previously they were dominated 
by fewer, larger companies. Now they 
are occupied generally by a much larger 
number of smaller companies. 

Consequently, there is much subdivision of 
premises.  In this regard, premises appear 
to be very adaptable to different kinds of 
businesses.  A company designing and 
making architectural metalwork could 
easily occupy the same type of premises as 
a waste recycling company or a handbag 
manufacturer.

2.3 Significance to local job market and 
London-wide
The surveyed areas support high numbers 
of jobs and large numbers of local people. 
The counted jobs were 5826 and an 
extrapolated estimate took us to up to 7000 
jobs.  If the average percentage from those 
who responded to that question is applied 
across the area, then 46%, or up to 3220 
local people are employed in these areas.

When this figure of 3220 is compared with 

the existing employment data from the 
Annual Population Survey, we can see that 
it could account for 8% of the 41,000 people 
in Tottenham (a wider area than our site 
survey) who are “in employment”. 

When the 7000 jobs were measured against 
the Business Register Employment Survey 
of the Office of National Statistics figures 
for all of Tottenham, we could see that the 
DEAs within our survey area could account 
for 23% of the jobs in Tottenham. 

2.4 Significance to local identity
The industrial land use has a significant 
historical heritage in the Upper Lea Valley, 
which should be celebrated.  

There are many significant businesses in 
the area that could be better promoted 
as,“Made in Tottenham”, such as Military 
Uniforms, Craft bakery goods, Futons, and 
various kinds of hand-crafted furniture 
and stonework.  Also, as is more well-
understood, fashion-related industries are 
very key to Tottenham.

On a more general level, many of 
the business-owers that we spoke to 
understood themselves to be part of the 
industrial and business heritage of the 
area.

There are also buildings and building types 
that should be preserved as part of the 
area’s industrial heritage. 

2.5 Development uncertainty
Many businesses spoke of continuous 
speculation about the future of the sites 
where their businesses were located.  
Major mixed-use development in the 
surrounding area and other ‘rumours’ 
undermine the will for businesses to 
invest in an area (whether financially or 
otherwise) or commit to the area, and 
progressively breaks down confidence.

There was an element of distrust which 
made it hard to carry out the survey at 
times, because business-owners felt that 
the surveyors may be part of a wider drive 
for redevelopment, and they felt that they 
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were not stable in their current location.  
This is probably not healthy for the 
promotion of local business unless a clear 
strategy for attracting new or different 
business is in place.

2.6 Networks
It was felt, when talking to business-owners 
that there was often little knowledge of 
what other businesses were operating 
nearby.  This was particularly mentioned 
by smaller businesses, and some of them 
(such as Louis Moreau quilters) actively 
stated that they would like to use more 
local suppliers and services.  However 
even where businesses did not specifically 
mention their willingness to use local 
suppliers, this appears to be an areas 
which could be exploited further.

2.7 Entrepreneurship
There were many ‘new’ businesses in the 
areas, having opened in Tottenham in the 
last 5 years - Lipstick Boutique dressmakers 
is one example. It is important to have 
these kinds of employment areas as places 
for businesses to start.   Their flexibility 
and relatively low rent appears to offer 
opportunities for businesses to start.  This 
would not be the case in a new mixed-use 
development, for example.  However, more 
work could be done to understand the 
changing needs of businesses, and what 
spaces exist if businesses want to expand, 
for example.

2.8 Building stock
Many premises look poorly-maintained 
from the exterior, but have well-cared-for, 
neat and well-lit interiors.  Some of the 
more high-end businesses had most low-
grade exteriors, because this may be seen 
to be beneficial for security. 

Providing ‘attractive, new’ business 
premises in Tottenham might be an obvious 
ambition for the Borough, but there are 
also drawbacks to this approach which 
should be recognised.  New development 
would likely price out most existing 
businesses, therefore if seeking to improve 
buildings and places, on some estates, 
it would be worth taking the approach of  

working with landowners and businesses 
to incrementally improve industrial 
areas, whilst carefully maintaining local 
businesses.

Whilst some of the building stock could be 
described as poor, this is not necessarily a 
reason for wholesale demolition, because 
buildings can continue to be upgraded 
and adapted, or developed incrementally 
without wholesale displacement of 
businesses.  One could point to the ‘slum’ 
demolitions of the 1960s, where some 
residential housing that escaped slum 
clearance is now highly prized.  Whilst this 
cannot be applied across the board, it is a 
valid comparison that there are different 
attitudes towards regeneration that are 
equally valid.

2.9 Resilience
We spoke to businesses, in particular 
on the Millmead estate, who noted that 
it did not take much to severely disrupt 
small businesses.   For example, we heard 
anecdotes that when roads were closed 
as a consequence of the August 2011 riots, 
many businesses struggled with clients and 
deliveries, and were seriously affected to 
the point of collapse in only a few days.

Many of the businesses interviewed stated 
that their business was not doing as well 
as they hoped.  This suggests that at the 
present time many are fragile, although 
the surveyors suggested that this was a 
general mood of ‘it would be nice to be 
doing better’, rather than necessarily an 
objective fact indicating failure.  

Therefore redevelopment either in 
employment areas, or even adjacent 
to employment areas, is likely to cause 
businesses to fail to some degree.  Many 
businesses may not survive relocation, 
without additional   support.

2.10 Relocation
A number of businesses stated that they 
had moved to their premises because they 
had been ‘pushed out’ of other areas by 
new development, such as in Tottenham 
Hale.  This suggests that some level of 
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relocation is viable, but only if there 
continue to be more premises available, 
and if support is offered in finding spaces. 

2.11 Revenue
Business rates from these employment 
areas could be an important source of 
revenue for the Borough, helping to deliver 
business services.

2.12 Relevance of future plans
The Tottenham Plan acknowledges the 
importance of jobs in the area but does not 
make it overtly clear what role the existing 
employment areas have in helping to 
deliver the growth of jobs, either through 
redevelopment, refurbishment, or business 
support.  Retaining existing jobs must be 
seen as an ambition alongside creating 
new jobs, and this level of detail will likely 
be addressed through the Tottenham Retail 
Strategy.  

2.13 Pressures for development 
There are obviously pressures for devel-
opmnent, especially housing development, 
in Tottenham and we were keen to under-
stand how it might be possible to deliver 
mixed use development  with residential, 
with no net loss of business floor space.  
An example of an employment-led mixed-
use project initiated by Workspace Group 
is shown to the right, where existing 
industrial units are re-appropriated.  As 
previously described, it is important to 
balance new development with its impact 
on existing businesses.  Nevertheless it 
is possible to enforce affordable rents for 
limited timeframes, through development 
control planning conditions.

2.14 Limits and further issues
The limitations of the survey have been 
discussed earlier in this report, however 
a key element that prevents a clear 
understanding of how the industrial areas 
could be improved or regenerated, is 
the existing tenure of buildings and land.  
Understanding who owns property, which 
buildings are owner-occupied, and what 
the lease-lengths are like, would help to 
understand who has a motivation to invest 
in the area. 

ABOVE: Faircharm Creekside, Lewisham
Proposal for 5500m2 refurbished factory and 148 flats. 
Architect: Karakusevic Carson
Affordable Rents from £12/ft2
Status: planning consented

ABOVE: Faircharm  existing factory building

ABOVE: proposed plan showing worspace and resi-
dential (residential in yellow)
Architect: Karakusevic Carson

As this report captures a moment in time, it 
is very difficult to report on trends, such as 
which types of businesses are coming and 
going for example.  


