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Industry, Logistics and Services to Support London’s Economic Function 
 

Introduction 

1. Amazon UK Services Ltd (‘Amazon’) is a significant investor in the London and UK economy, having 

invested more than £9.3 billion since 2010 and employing 27,500 people. The majority of this 

contribution to the economy is within the growing network of customer fulfilment and distribution 

centres, which range from large warehouses and sortation centres to smaller delivery stations (‘last 

mile’ facilities) close to, or within, urban areas.  

2. Amazon currently operates from more than 20 locations in the Greater London area, including three 

corporate offices housing thousands of employees along with its London R&D hub, a fashion 

photography studio which provides all of its fashion imagery for Europe, a sortation centre, delivery 

stations and ‘Prime Now hubs’ (smaller facilities that stock high demand products that can be 

delivered within 1-2 hours).  

3. The logistics network is critical to ensure that Amazon can serve growing customer demand, and an 

efficient, co-ordinated network of logistics buildings is required to serve the existing and future 

population of London. E-tailing and logistics are rapidly growing sectors that have evolved 

significantly in recent years and will continue to do so over the London Plan period. 

4. Amazon welcomes the draft London Plan’s acknowledgement of the importance of providing a wide 

range of industrial, logistics and related uses, including “last mile distribution” to support London’s 

business and consumer needs. The draft policies seeking to prevent the loss of industrial space are 

also supported.  

5. However, there is currently a shortage of industrial land within the Greater London area and the 

building stock that is available is not fit for purpose to meet the requirements of modern operators 

such as Amazon, and is not located in areas well placed to best serve customers. 
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6. Amazon believes that the policy framework outlined within draft policies E4 to E7 should be more 

proactive to enable the future supply of necessary additional logistics sites and premises needed to 

serve London’s expanding population by the growth of online retailing. 

Are the industrial job growth projections and associated estimates of land and floorspace requirements 
justified? 

7. Amazon makes no comment on the industrial job growth projections, but believes that the estimates 

of land and floorspace requirements may be underestimated due to the draft Plan’s reliance on 

intensification to provide additional industrial floorspace capacity. National planning policy requires 

local planning authorities to “plan proactively to meet development needs of business and support 

an economy fit for the 21st century” (paragraph 20, NPPF 2012). 

8. Amazon’s response regarding the draft London Plan’s approach to ensuring a sufficient supply of 

industrial floorspace and operational yard space capacity are discussed further below. 

 

Is the aim of ensuring no overall net loss of (i) industrial floorspace capacity and (ii) operational yard 
space capacity across London in designated Strategic Industrial Locations (SIL) and Locally Significant 
Industrial Sites (LSIS) justified and realistic, and would achieving that objective ensure the availability of a 
sufficient quantity of land and premises for industrial uses? 

9. The draft London Plan recognises that over the period 2001-2015 more than 1,300 hectares of 

industrial land (including SILs, LSIS and non-designated industrial sites) was released to other uses – 

well in excess of previous London Plan monitoring benchmarks. In addition, it recognises that in 2015 

185 hectares of industrial land already had planning permission to change to non-industrial use, and 

a further 653 hectares were earmarked for potential release. 

10. The draft Plan’s intention to prevent further loss is welcomed. However, given the current significant 

undersupply of industrial land and premises in Greater London, the “no net loss” aim in isolation 

would not meet the region’s economic needs and Amazon considers that more proactive measures 

are required to increase industrial land capacity. 

11. The draft Plan’s reliance on the potential for intensification to provide additional industrial 

floorspace capacity (draft policies E4 and E7) underestimates the need for additional industrial land 

provision. In addition, national planning policy requires local planning authorities to “plan proactively 

to meet development needs of business and support an economy fit for the 21st century” (paragraph 

20, NPPF 2012).  
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12. Old industrial buildings have higher plot ratios than many modern operations and, therefore, 

intensification is not always appropriate or feasible. In addition, logistics operations require 

substantial service yard provision, which cannot always be accommodated on older industrial sites. 

13. Amazon supports making the best and most efficient use of land and buildings. Whilst Amazon 

supports the use of multi-level buildings as stated in draft Policy E7 where appropriate, many 

logistics and industrial operations can only be undertaken within single storey standalone buildings 

having regard to operational and servicing requirements.  

14. Amazon operates from a wide variety of warehouse facilities ranging from large fulfilment centres to 

last mile delivery stations.  These facilities serve different functions and can range in size from 5,000 

to 145,000 sq. m.  Amazon is at the forefront of utilising robotics and technology to improve the 

storage and processing of goods and parcels.  This has enabled the use of upper levels and 

mezzanines within some buildings. A number of the fulfilment centres are multi- level buildings. 

However, the processes undertaken in Amazon’s delivery stations can only be carried out at a ground 

floor level, thus necessitating single-storey developments. 

15. It would also be unrealistic in many instances to incorporate a logistics operation into a multi-level 

development with multiple occupiers. The structural requirements of multi-level schemes would 

significantly restrict the use of the internal floorspace, thus hindering operations. In addition, the 

operating hours, servicing, traffic, yard and staging requirements are not compatible with multi-

occupancy premises. Amazon objects to the proposed deletion of the “development of mezzanines” 

from the list of intensification options, as part of suggested changes to the draft London Plan. Given 

the aforementioned undersupply of suitable sites to meet increasing demand, it is vital that 

operators are able to make the most efficient use of their existing premises. The proposed removal 

of this option would significantly hinder businesses from meeting their changing needs over the Plan 

period, contrary to national planning policy. 

16. In light of the above considerations, the suggested mechanisms for ensuring no overall net loss of 

industrial floorspace capacity and operational yard capacity is not considered to be sufficient for 

ensuring the availability of the required quantity of land and premises for industrial uses without the 

addition of proactive approaches to increasing industrial land supply. It is also considered to be 

inconsistent with national planning policy that seeks to ensure the economy is fit for the 21st century. 
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Are the borough-level capacity categorisations (“retain”, “provide”, or “limited release”) set out in Table 
6.2 justified, and would the proposed approach ensure a sufficient quantity of land and premises in 
different industrial property market areas? 

17. There are a large number of areas where the plan proposes to not enhance capacity, where there is 

already a shortage of suitable sites for industry and logistics. It therefore follows that as the need 

grows and the supply either stays the same or diminishes then this problem will be exacerbated. 

18. In order to be positively prepared we consider that the London Plan should encourage all London 

Boroughs to do more to explore the need for industrial land, and only those Boroughs that can 

clearly demonstrate that there isn’t a need for more space should progress Local Plans on this basis. 

In particular, because the location of ‘last mile’ facilities is very location specific, it would be most 

appropriate for these needs to be considered in detail and defined at the local level as part of the 

Local Plan preparation process.  

 

Are there parts of London where significant amounts of additional industrial land are likely to be needed 
in addition to that which is currently in use and/ or designated? 

19. As discussed above there are a large number of areas where it has already been identified there is 

already a shortage of required industry and logistics sites. As discussed above because the nature of 

‘last mile’ facilities is highly localised the most effective and flexible strategy is to determine these 

needs at the local level. 

 

Is the Approach to Assessing Floorspace and Yard Space Capacity Set Out in Paragraph 6.4.5-6.4.5B Based 
on Existing Floorspace or Floorspace Assuming a 65% Plot Ratio (whichever is greater) Justified and 
Would It Be Effective? 

20. The proposed approach assuming a 65% plot ratio is not considered to be effective or consistent with 

national planning policy, which states that business investment should not be over-burdened by 

planning policy expectations (paragraph 21, NPPF 2012). 

21. Amazon operates from a variety of premises types and sizes, ranging from circa 5,000sqm to 

145,000sqm. These facilities have varying requirements but all need servicing areas, loading bays, 

yards, HGV parking, access roads and vehicle holding areas. These substantial servicing and vehicle 

staging requirements mean that it would not be possible to operate effectively and efficiently with a 

65% plot ratio. 

22. A high plot ratio does not necessarily result in the most efficient or best use of a site.  The service 

areas are as important as the building space for logistics operations. In addition, it is beneficial to 
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accommodate sufficient staging and van parking within sites as it reduces the need for offsite 

staging, reduces traffic movements and increases efficiency. 

23. It is Amazon’s experience that logistics facilities that achieve lower plot ratios are capable of 

generating very significant levels of employment and provide support to many other businesses, 

which should be reflected in the London Plan through a greater degree of policy flexibility.  

24. The application of a ‘default’ 65% plot ratio is considered to be insufficient to secure additional 

industrial floorspace and yard space capacity as no allowance has been made to reflect the 

requirements of different types of facilities and particular operators. In addition, the proposed policy 

approach would not be sufficiently flexible to respond to changing requirements over the Plan 

period. Instead, it is important for each proposal to be examined on its particular merits, rather than 

applying the ‘one size fits all’ approach proposed by the draft London Plan.  

 

Is the approach set out in Policy E7D towards “non-designated industrial sites” (36% of total amount of 
industrial land) justified and consistent with national policy? 

25. The proposed approach to supporting mixed-use developments on non-designated industrial sites 

may not be effective or consistent with national planning policy, which seeks to ensure that the 

development needs of business are met, and requires business investment to not be over-burdened 

by planning policy expectations (paragraphs 20 and 21, NPPF 2012). 

26. When considering mixed-use schemes, it is incumbent on local planning authorities to ensure that a 

business’s operational requirements can be met without restrictions, in accordance with the criteria 

set out in parts E.2 to E.4 of the draft Policy. In particular, the transport implications of logistics 

operations, and the need to operate on a 24 hours a day, seven days a week basis should be 

supported.  

 

Would policies E4-E7 provide an effective strategic context for the preparation of local plans and 
neighbourhood plans? 

27. A more proactive approach would be required to ensure the suitable future supply of industrial and 

logistics premises. By addressing the matters raised above and amending the draft policies 

accordingly, the London Plan would provide a ‘sound’ policy basis that local plans and 

neighbourhood plans across the Greater London area would need to reflect.  
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Are policies E4-E7 clear about how they would be implemented through the determination of planning 
applications, particularly in terms of the role of “planning frameworks” and “co-ordinated 
masterplanning process in collaboration with the GLA”, and the relationship between policies E5D and 
E7B? 

28. Amazon welcomes the proposal that release of industrial land in SILs should be refused unless it has 

been the subject of a planning framework or Development Plan document review process and 

adopted as policy in a Development Plan, or as part of a co-ordinated masterplanning process in 

collaboration with the GLA and relevant borough. 

29. It is imperative that full account is taken of the specific operational requirements of the businesses 

located in SILs where land release is being considered. In addition, it should be confirmed whether 

other industrial occupiers have expressed interest in locating to the SIL in question, which may 

negate the need to release land to non-industrial uses.  

30. The involvement of industrial operators is particularly important to the consideration of the potential 

for intensification, as set out in draft Policy E7B. The decision making process in relation to 

intensification proposals should be based on robust evidence on the feasibility of intensification, as 

discussed above, in accordance with businesses’ specific operational requirements. 

31. The proposed planning frameworks and the resultant Development Plan documents would need to 

have a sufficiently robust evidence base demonstrating no existing or future demand for industrial 

land in the relevant SIL to ensure that its release for non-industrial uses is positively prepared, 

justified and consistent with national planning policy, which places significant weight on the need to 

support economic growth though the planning system (paragraph 19, NPPF 2012). Similarly, 

proposals for intensification need to have a sufficiently robust evidence base demonstrating that 

such proposals would be feasible and not prejudice business operations. 

32. Amazon requests that these considerations are included in the forthcoming Supplementary Planning 

Guidance on the implementation of Policy E7, proposed at paragraph 6.7.6 of the draft London Plan. 

 

Is Policy E7F, along with Policy SD2, likely to be effective in terms of facilitating the substitution of some 
of London’s industrial capacity to related property markets beyond London’s boundary, and would 
achieving such an objective contribute to the achievement of sustainable development? 

33. There are significant sustainability benefits associated with retaining the ability to locate facilities 

close to urban areas across Greater London, including reduced mileage and associated traffic 

generation, noise and air quality impacts. Loss of these facilities to sites outside London would also 
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reduce the employment generation potential for the Greater London area by taking job 

opportunities away from the region. 

34. In light of these considerations, the proposals for industrial capacity substitution is not considered to 

be an effective strategy for securing sustainable development. 

 

What evidence is there about the feasibility of delivering schemes on industrial land that would lead to 
the provision of net additional floorspace along with the provision of significant numbers of new homes 
on the same site? 

35. Amazon has no specific comments on the evidence base for the feasibility of delivering mixed-use 

schemes on industrial land. However, account should be taken of the comments made above on the 

matters that need to be taken into consideration in the assessment of such proposals to ensure that 

the ongoing operation of industrial businesses is not compromised to the detriment of the local and 

wider economy. 

 

How would policies E4-E7 affect the implementation of GG4 “delivering the homes Londoners need”? 

36. Similarly, Amazon has no specific comments on the relationship between policies E4-E7 and GG4. 

However, account should be taken of the comments made above on the need to ensure that on the 

matters that need to be taken into consideration in the assessment of such proposals to ensure that 

the ongoing operation of industrial businesses is not compromised to the detriment of the local and 

wider economy. 

DWD on behalf of Amazon UK Services Ltd, January 2019 


