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1. Brief 
 
The London Borough of Lewisham have requested a detailed report to demonstrate the current level of jobs 
provided by the existing built form within the Surrey Canal Site as identified on the plan at appendix 3.1. 
 
We are further requested to provide an estimate of the number of jobs that would be created following 
completion of construction of the proposed Masterplan. 
 
The methodology, assumptions made, and the resultant comparisons are set out below. 

 
 

1.1 Methodology: Existing Jobs 
 
The existing job numbers shown in the attached tables have been calculated against approximate gross 
internal floor spaces of each building and shown in the 3 formats as set out below: 
 
1.1.1 Format 1 – Column A in the Table at appendix 3.4 – ARUP/EP Calculations 
 
These figures are calculated by reference to the Arup Economic and Planning Employment Densities Report 
commissioned by English Partnerships dated July 2001 that sets out employment ratios against the Gross 
Internal Floor space for each building based on their specific use class with region variance applied 
referenced in the full report against the SERPLAN/Roger Tym Research. See Extracted ‘Table of 
Employment Densities’ at appendix 3.2. 
 
Where the report does not specify a ratio for a specific use the number of jobs has been assessed based on 
our detailed knowledge of Surrey Canal Triangle which Renewal manages on behalf of Cragside Ltd. 
 
1.1.2 Format 2 – Column B in the Table at appendix 3.4 – Actual Job No.s 
 
These figures are based on Renewals detailed knowledge of their own estate that they directly manage, with 
jobs for property outside our ownership taken from the following sources: 
 
Millwall Football Club:  Millwall Holdings Plc Report and Accounts for year ended 30 June 2009 
 
Millwall Community Scheme: Charity Commission Data Charity Registration 
No.1082274 based on the 31st January 2009 Accounts. 
 
Vacant properties have been shown at a 0 job level or 1 where security is present on site. All vacant property 
is currently on the market to let at open market rents and flexible lease terms but remains empty. As such 
this reflects the lack of demand in certain sectors and sizes of accommodation in the Surrey Canal area. 
 
1.1.3 Format 3 – Column C in the Table at appendix 3.4 – Actual with ARUP/EP on vacant units. 
 
These figures are calculated as detailed in Format 2 with the exception that we have assumed that there is a 
market for these properties and if let would generate an estimated number of potential jobs that has been 
calculated by reference to the Arup Economic and Planning Employment Densities Report commissioned by 
English Partnerships dated July 2001 reference earlier in this report. See extracted ‘Table of Employment 
Densities’ at appendix 3.2. 
 

1.2 Methodology: Proposed Jobs 
 
The proposed job numbers shown in the attached tables have been calculated against approximate gross 
internal floor spaces of each building and shown in the 2 formats as set out below: 
 
1.2.1 Format 1 – Column A in the Table at appendix 3.5 – Renewal Job Estimations 
 
These figures are based on our original assumptions as to prospective job numbers based on the expected 
mix of occupiers. 
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1.2.2 Format 2 – Column B in the Table at appendix 3.5 – ARUP/EP Calculations 
 
These figures are calculated by reference to the Arup Economic and Planning Employment Densities Report 
commissioned by English Partnerships dated July 2001 that sets out employment ratios against the Gross 
Internal Floor space for each building based on their specific use class with region variance applied 
referenced in the full report against the SERPLAN/Roger Tym Research. See Extracted ‘Table of 
Employment Densities’ at appendix 3.2. 
 
Where the report does not specify a ratio for a specific use the number of jobs has been assessed based on 
our detailed knowledge of Surrey Canal which Renewal manages on behalf of Cragside Ltd. 
 

1.3 Uses where EP data does not define a density 

The Arup Economic and Planning Employment Densities Report commissioned by English Partnerships 
dated July 2001 does not include job density ratios for all the uses within the proposed scheme or the 
existing occupiers. For the purposes of this report we have derived densities for the following uses based on 
the following: 

Crèche/Nursery: The guidance set out in the Early Years Foundation Stage Statutory Framework of 
May 2008 it sets out the registration space requirements based on children’s ages as follows: 

Under two years: 3.5 m2 per child  30% 
2-3 year olds:   2.5 m2 per child    40% 
3-5 year olds:  2.3 m2 per child  30% 

From our enquiries of local facilities the mix of ages tends to be split in the percentages above which based 
on an area of 610 sqm equates to the staffing level set out in the table below: 

 

Church:   We have estimated the job ration at 1:100 based on the use being of a slightly lower 
density that would be needed for a Cinema or Sports Centre which are both stated as 1:90 in the EP data. 
We have also consulted with a number of large churches have advised us that expect staffing numbers for 
the size of facility proposed would be in  the region of 100. 

Medical Use:  In arriving at a density for the D1 medical use within the scheme we based the 
density on a 7 GP surgery which would require staffing of 15 allowing for support nursing and practice 
management staff within a 1000 sqm facility. This equates to a ratio of 1:66 and we have  applied this across 
the overall area. The exact use is still to be defined as consultation with the various NHS Trusts and PCTs 
progress. 

Construction:  Based on a £650m construction (240,000 sqm at £2700 per sqm average)cost for 
the entire scheme construction job ratios have been calculated based on 1 job per £92,500 of construction 

TOTAL NO 
     

146 Sqm/Child No. Of 
Children Sqm Staff per 

child 
Staff 
Needed 

30% 3.5 43.8 153.3 0.3 13 

40% 2.5 58.4 146 0.25 15 

30% 2.3 43.8 100.74 0.08 3 

   
400.04 

 
31 
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costs (Revision  to GLA Economics – Laying Foundations February 2006). This equates to 7027 person 
years of employment and with and accepted industry standard, 10 years equates to 1 full time permanent 
job. This provides an estimated number of full time equivalent jobs of 702.7. 

 

1.4 Built Areas 

For the purposes of this report the areas of existing building have been calculated using Gross Internal 
Areas (GIA) from the following sources: 

 From our own measurements of our existing estate. 
 From the Valuation Office Agency’s Online 2010 Rating Valuation Data 
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2. Existing and Proposed Use Job Ratio Conclusions 
 
2.1 Existing Use Job Ratio Conclusions 
 
The three calculative formats derive the following ratios of job to gross internal area of the buildings currently 
on Surrey Canal Triangle: 
 
 
EP NO.s 67 SQMS PER JOB 

ACTUAL 110 SQMS PER JOB 

ACTUAL WITH EP ON VACANT 82 SQMS PER JOB 

 
A detailed breakdown of the data used is attached at appendix 3.4. 
 
2.2 Proposed Use Job Ratio Conclusions. 
 
Based on the proposed development of Surrey Canal Triangle the non-residential areas derive the following 
job to gross internal area ratios. 
 

EP NO.s 24.53 SQMS PER JOB 

RENEWALS ESTIMATED NUMBERS 22.75 SQMS PER JOB 

    

EP NO.s (EXCLUDING CONSTRUCTION FTE) 37.62 SQMS PER JOB 

RENEWALS ESTIMATED NUMBERS 
(EXCLUDING CONSTRUCTION FTE) 33.58 SQMS PER JOB 

 
A detailed breakdown of the data used is attached at appendix 3.5. 
  



Jobs Analysis 

     6 
 

3. Appendices 
 
3.1 Site plan 
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3.2 Table of employment densities 
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3.3 Arup/ English Partnership report, July 2001 
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3.4 Detailed analysis of existing jobs 
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3.5 Detailed analysis of proposed jobs 
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5.6 Summary of existing and proposed jobs 
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