
1

H A C K N E Y 
D O W N S 
S T U D I O S

DEVELOPMENT 
P R O J E C T

UNIVERSITY COLLEGE LONDON
FACULTY OF THE BUILT ENVIRONMENT
THE BARTLETT SCHOOL OF PLANNING

BENVGUR2 COURSEWORK
Arch. Iolanda Bianchi



I N D E X

General project description...........................................3

The structural dimension................................................3

Actors involved....................................................................4

Value generation and monetization..........................5

Risk Assessment...................................................................7

Bibliography...........................................................................9



3

GENERAL PROJECT DESCRIPTION

Hackney Downs Studios Project is a development project where the aim is to 
transform this 8000 sqm old warehouse building, located in Dalston, London, 
in a community space that will provide studios to let and venues to hire for 
the creative enterprise sector. Services and facilities provided will serve the 
new creative community and also the local community.

The building will be divided in studio spaces (around 60%), events spaces and 
facilities (40%). The building has a 1000 sqm courtyard that will be opened up 
to the public and used as a public square.

THE STRUCTURAL DIMENSION 

The development of HDS Project is aligned with the current London urban 
policies which seek to use the  knowledge-based economy and the creative 
industry (Florida : 2004) as a trigger for the growth of deprived areas which 
have undergone a period of decline due to the economic shift from a manu-
facturing to a service industry.
The borough of Hackney is one of the most deprived areas in London, but 
in the last decade has become one of its most important creative quarters 
(Shoreditch Area)
In Dalston Area, the demand of office spaces for creative industry is growing, 
as many creative enterprises, become “priced out” from Shoreditch are seek-
ing new location for their businesses.
Hence, the need for the realization of the project is linked with the current 
market demand for creative businesses activity spaces and with the current 
social demand of community facilities in the borough.
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ACTORS INVOLVED

The landlord of Hackney Downs Studios building is a private individual. 
He performs the function of the asset owner, as the right over the land is 
not sold but granted under a leasing agreement. In the agreement, a 15 
years contractual arrangement, the landlord has the right to increase the 
rent every 5 years, according to the current market levels. It is also have 
a control function, as in the contract obligations it is established that the 
landlord must agree with any main changes on the building layout, such as 
structural works.

Creative Network Partners is a Private Limited Company set up in 2009 and 
dedicated to create new communities and working environments for crea-
tive enterprises, using vacant manufacturing buildings. 
Creative Network Partners does and will perform the property manager 
function of the asset. In fact, the company has the full responsibilities of the 
building under the contract obligation established by the rental agreement 
that started in June 2011 and will run until 2026. 
It is worthwhile to specify the structure and the procurement system of 
the company. Creative Network Partners uses an in-house procurement 
system through which the company employs design team, construction 
team, as well as, promotion team. Hence, all activities related to production 
(architectural drawings and construction) and promotion will be carried out 
by these departments.
In the light of that, the main network (Doak, Karadimitriou: 2007) created by 
the company is within itself, built by human resources. Once the complicat-
ed human resource system is set, the company will network with other ac-
tors, but the links will be exiguous as it retains many functions within itself.
Another peculiarity of this project is that there is not a design scheme/mas-
terplan approved.

The design period started in November 2011 and will run until June 2013 in 
parallel with the construction and the promotion period. In January 2012, 
a “Change of Use” planning application has been submitted to the Hackney 
Council to change the building use class from a B1c (Light Industrial ) to B1a 
(Office Space) and Sui-Generis Space, including a substantial reduction of 
the parking space to open up the courtyard to the public.
The construction period will take place from March 2011 until June of 2013.
The promotion period will run parallel to the construction and design pe-
riod, in order to rent the spaces before the construction will be terminated 
and the studios will be occupied straight after.

Creative Network Partners represents the only source of finance of HDS, as 
it represents a reinvestment of a profit gained from a previous project real-
ized in 2009, that it was also a conversion of a vacant industrial building in 
studios spaces, located in East London.
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Hackney Council represents the Local Authority body that will perform 
the control over the project. It will decide the approval or the refusal of the 
planning application for the change of use by the end of March. 

The creative enterprises represent the new tenants that will occupied the 
building. The first studios will be finished and rented at the end of April and 
it is forecast to fill all of them by the end of June. The enterprises may play 
a small role in the building process. In fact, as the promotion period will run 
in parallel with the construction, they will have the possibility to choose 
the space before its construction, so that they could slightly change the 
layout according to their requirements, as long as they will cover the cost 
to realize them. The lease contract will run for one year, after which Crea-
tive Network Partner may increase the rent according to the current mar-
ket levels.

The local community plays a role of control, because some delegate will 
take part in the planning permission process and they will be able to make 
complains about the project proposed in order to reduce negative exter-
nalities. It will also plays the role of user, as the project plans to create pub-
lic spaces and facilities.

VALUE GENERATION AND MONETIZATION

Speaking solely from a monetary point of view, the landlord is receiving a 
rent equal to the current value on market of a factory warehouse building. 
The Company, that is managing the building, will make a profit by chang-
ing the use class.
The profit will be determined by the revenues coming from the event 
spaces hired and the studio spaces rented. These are the two lines in the 
revenue chart. They have an inverse relationship as, in the first stages, the 
studio spaces would be under construction, so that they will not represent 
an income at all, while the highest revenue is represented by the rent of 
the event spaces. This is possible because some big spaces in the factory 
can host events without modifying their architecture. Subsequently, once 
the studio spaces will be rented, according to the current trend prices in 
the market, the line representing this income will rapidly arise until it will 
become stabilised, while the events income line will slightly decrease. 
In this scenario, according to the cash flow statement, the financial posi-
tion of the company will be in surplus at the end of the 2012. This surplus 
will, then, constantly increase, as the construction cost will slide down un-
til terminate in June 2013, when the only cost sustained will be managing 
cost and the lease.
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Speaking from a social point of view, many are the benefit of the realiza-
tion of this project both for the Hackney Council, local community, new 
creative enterprises and Creative Network Partners.

Hackney Council will benefit because this project is in line with the objec-
tive of Hackney Sustainable Community Strategy on the following point:
1. “Reduce poverty by supporting residents into sustainable employment, 
and promoting employment opportunities”
in the way of:
. Providing the creation of 80 jobs.
. Training activities for local resident in the Creative Network Partners busi-
ness area
. Providing 2300 sqm of office space, that will feed the need of micro and 
small employment space.
4. “Make the borough safer, and help people to feel safe in Hackney”
in the way of:
. installing N 3 CCTV cameras, due to the lack of coverage in the area
. improving the built environment and public space by removing fences 
and creating a new public square
6. Be a sustainable community
. Bridging the gap between new business resident and local community of 
the area, by creating a series of shared facilities 
. Tackling climate change by retrofitting a vacant industrial building 
. Changing the use class of the buildings from a B1c (Light Industrial ) to 
B1a (Office Space) and Sui-Generis Space, avoiding the transformation of a 
“Priority Employment Area”(Core Strategy- LDF) into C2 (Housing).

The local community will benefit because the project will activate a vacant 
and abandoned industrial site improving its surroundings and creating a 
safer built environment. The new public space will provide opportunity for 
social interaction, playing an important cultural and social role. Further-
more, the project will also improve the education and skill development of 
local community through training activities. 
New creative businesses will benefit because this project will improve skill 
base and knowledge transfer flow between the companies, due to the ag-
gregation of them. (Porter :1998)  In the same way it will create an attrac-
tive work environment to start and develop creative businesses. Moreo-
ver, facility spaces could become a display for creative companies to show 
their work to the public, valuing creativity and new talents.

The social benefit for Creative Network Partners is represented by the good 
reputation gained by the company in the case the project will be a success. 
Clearly, this will facilitate more investment in the future.
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RISK ASSESSMENT

Starting from the point that the risk is subjective, (Thompson, 1990) we can 
identify different risks according to the actors:

Creative network Partners’ risks:

- Market risks
The market risks are related with the eventuality of facing a low demand 
in studio and event spaces. Concerning with the risk of a low demand in 
studio spaces the probability of occurrence is low, because the market de-
mand has been analysed and has been identified a high necessity of these 
spaces in Dalston, as result from Hackney Core Strategy and from the main 
trend in East – London market. 
Concerning with the risk of a low demand in event spaces the probability 
of occurrence is medium because the market is more instable and the suc-
cess is strictly depending by the success of its promotion. The company, 
in order to tackle this risk, will constantly promote Hackney Downs event 
spaces by hosting in-house commercial and community events. However, 
in case there will be a low demand in venue spaces the consequences are 
minor as the main income is represented by the studio revenues, which is 
a much more secure investment. 

- Land risks
The land risks are related with the possibility to have a negative response to 
the planning application submitted. Although this risk is low this event can 
have a major consequence on the project, by postponing the construction 
phase and consequently the income flow. In order to reduce this risk at the 
minimum level the company has been constantly in contact with Hackney 
Council, having planning consultation and showing the conformity of the 
project with Hackney urban policies for Dalston Area.

- Financial risks
The financial risk is the highest risk undertaken by the company. This in-
cludes the risk of exceeding the project cost, due to the absence of an 
agreed masterplan. In fact, the design process will be run in parallel with 
the construction phase and this means that along this process externalities 
may effect the design. 
In this scenario, it is likely to face many changes and consequently to pro-
duce a considerable amount of abortive design work, that could lead to a 
delay in delivering the outputs. This is why the company has a in-house 
design team that allows to go back and forward in the design process with-
out facing financial penalties.
Moreover, by no having a plan and using an in-house procurement system, 
the labour cost isn’t fixed.
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This represents a very unconventional way to managing the finance of a 
project, but it can allow an incredible flexibility in the process. It can also 
represent an experimental approach to the design because, in this way, the 
design team can analyse how people use the spaces and have a quick ap-
praisal of the work that has been completed.
This allows the company to create a unique and innovative project that 
will appeal the creative enterprises and will make grow the reputation of 
Creative Network Partners and consequently future investments.
From a monetary point of view the financial risks are undertaken com-
pletely by the company. Although the risk are high it wouldn’t have a cata-
strophic consequence on the project as it will be spread over the time, 
during which the company will have revenues coming from both studios 
and venue spaces.

Hackney Council and Local Community’s risks:

- Social Risk
The risk that Hackney Council and the local community will face is the 
possibility of the gentrification of Dalston Area. This risk is really high, as 
it is a direct consequence of the realization of such projects that bring at-
tractiveness and economic growth to the area but bring also a medium 
class that, with a higher purchasing power, will eventually move out the 
establish residents. In order to tackle this risk the Council encourages the 
company to having rental incentives for Hackney residents and to realize 
activities that will involve the community.

The landlord’s risk:

- Construction risk
The only risk faces by the landlord is that some big changes on the building 
can compromise its financial value, but the risk is worth to be undertaken 
as the leasing represents a safe revenue without facing any development 
cost. Although the risk is low, the consequences will be moderate and this 
is why the contract obligations establish that the company need to agree 
with the landlord any main changes. 
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