
The Growth Boroughs Development 
Portfolio 
 
We have conducted an audit of the major development sites and opportunities in the 
Growth Boroughs. They are also exhibited graphically on the attached Map.  What 
they represent is the greatest concentration of development opportunity in London 
linked closely to increasingly good but still incomplete infrastructure.  They stretch 
from the City fringe in the West of Tower Hamlets and Hackney to the Eastern brown 
field sites on Thames Riverside in Barking; they stretch from the industrial areas of 
the Leas valley in Waltham Forest in the North to the Thames frontages of 
Greenwich in the South. At their heart lies the golden triangle of Canary Wharf, 
Stratford and the Olympic Park.  Their development seen as a coherent whole is the 
greatest opportunity.  
 
 

 
 METROPOLITAN STRATFORD 

  
Building on over a decade's worth of regeneration and the positive impact of 
Westfield Stratford City and the Olympic Park, this metropolitan centre is set 
to evolve further with the delivery of a new community of over 2,800 homes in 
East Village, the £1.3billion TIQ Stratford City development creating 4million 
sq ft of new work space, as well as other significant mixed use sites at 
Chobham Farm and Strand East.  
 
Coupled with new transport infrastructure, this enhanced residential and 
commercial offer is set to be buttressed by exceptional higher education 
provision featuring not only UEL and Birkbeck but also UCL, who have 
established a compelling vision for the creation of a new university quarter on 
the Carpenters Estate. This cluster of universities and their attendant support 
services will be critical to the establishment of a new knowledge economy 
across East London. 
  

 CANNING TOWN AND CUSTOM HOUSE 
  
This £3.7bn programme - the first phases of which are already being delivered 
- will regenerate one of London's most deprived neighbourhoods, providing a 
new retail centre for Canning Town and creating in the process up to 5,000 
new jobs as well as 10,000 new homes.  
 
Custom House will be similarly transformed, the local centre reconfigured 
spatially and economically so as to maximise the impact of Crossrail services 
from 2018, and to ensure that this step-change in connectivity is also to the 
benefit of the wider area, including principally The Royal Docks. 
  

 THE ROYAL DOCKS 



  
One of the UK's foremost regeneration opportunities for some time, The Royal 
Docks is now set to deliver on that long-standing promise with key strategic 
sites coming forward in the years ahead to deliver jobs and growth and 
establish the Docks as the world class business destination that can underpin 
growth across east London.  
 
The economic driver of London City Airport and the quantum shift in 
connectivity provided by Crossrail will help to ensure that sites such as 
Silvertown Quays and Royal Albert Dock deliver the expected employment 
levels, alongside which a host of other development areas - including the 
water of the docks itself - offer a range of commercial and residential 
investment opportunities. The Crystal, Emirates Air Line and ExCeL London 
have additionally demonstrated the potential for The Royal Docks to become 
an enticing leisure destination in its own right. 
  
 

 STRATFORD INTERNATIONAL 
 
The development of the Stratford International rail station offers the prospect 
of opening up a major connected transport hub for the Growth Boroughs to 
Europe. Alongside City Airport, trains stopping at SI will ensure the growth 
boroughs are as connected to the rest of Europe and potential investors as 
almost any other part of London.  
 

 CANARY WHARF AND NORTH ISLE OF DOGS 
 
Canary Wharf continues to develop and expand as a global financial hub and 
a major town centre. The success of Canary Wharf and significant investment 
in public transport, including the future Crossrail station, has stimulated 
redevelopment of the surrounding area, with major proposals coming forward 
at Wood Wharf, Millennium Quarter, Crossharbour and along the Marsh Wall 
corridor. The London Plan anticipates that the area will deliver at least 10,000 
new homes and 110,000 more new jobs by 
2031. 
 

 WHITECHAPEL 
 
The historic district town centre of Whitechapel is set to expand as a major 
destination and development opportunity with the recent opening of the new 
Royal London Hospital and the new Crossrail station which is currently under 
construction. Regeneration in the area will deliver new homes – especially 
affordable family homes – as well as more job opportunities and significant 
improvements to the current retail offer. 
 

 FISH ISLAND 
 
The release of industrial land in Fish Island, to the south of Hackney Wick, will 
create opportunities to build 3,000 new homes – with a focus on family and 
affordable homes – as well as delivering modern employment opportunities.  



 
Unlocking the potential of Fish Island will require new links to the west across 
the A12 and east into the Olympic Park, transport 
improvements including upgrades to Hackney Wick Station and new bus 
routes, and new social infrastructure of schools and open spaces. 

 
 

 BISHOPSGATE GOODS YARD 
 
The former Goods Yard is a major regeneration opportunity in the City Fringe 
that is expected to deliver up to 2,000 new homes, 150,000m2 of commercial 
floor-space and a new local park. Redevelopment also provides the 
opportunity to bring the Grade II listed railway arches back into productive use 
as an integral part of the development. 
 

 FORMER GAS WORKS SITES AT BETHNAL GREEN, BOW COMMON 
AND LEVEN ROAD 
 
When decommissioned, these three National Grid gas storage facilities in 
Tower Hamlets, totalling over 16 hectares, will be able to accommodate over 
3,000 new homes, two new local parks and two new primary schools. 
 

 LONDON DOCK 
 
The former News International Site in Wapping is allocated for a major 
residential and commercial development together with supporting community 
uses. Redevelopment will be a catalyst for other major sites and attractions in 
the area, linking the Tower of London and St Katherine Docks to the west with 
the Grade I listed Tobacco Dock to the east. 
 

 TECH CITY 
 
We have welcomed the announcement to focus the development of digital 
and technology business at Tech City. The support for a clustering of new 
investment such as Tech City opens up the potential to develop an arc of 
opportunity from Shoreditch and Old Street on the City Fringe, through 
Hackney Wick, Fish Island and iCity in the former press and broadcast 
centres in Olympic Park, to the Greenwich Peninsula and Ravensbourne 
College. 
 

 BLACKWALL REACH 
 
Redeveloping the Robin Hoods Gardens estate and surrounding industrial 
areas will deliver around 1,600 new homes, an expanded primary school, a 
new local park and major public realm improvements. 
 

 GREENWICH PENINSULA 
 
The Peninsula already has three core attributes providing it with the 
foundation for further growth and commercial investment  including, the 



world’s most successful entertainment venue, Ravensbourne,  a world 
renowned specialist digital university college, planning permission for 14,000 
new homes the opening of a cruise liner terminal in 2014 and the emergence 
of a new digital business hub and community  

 
With a particular focus on the digital sector underpinned by a new Digital 
Enterprise Centre, the Ravensbourne Incubator and strong business 
university partnerships; the Peninsula is set to become a global exemplar for 
smart and connected communities. It has potential for 25,000 jobs, with 3 
million square feet of commercial space, identified and the opportunity to 
enhance its offer with super-fast broadband and 4G wifi connectivity. 
 
The western side of the Peninsula has the potential to enhance and 
complement the existing planning consents with a new mixed use area, 
including leisure, education, businesses space and housing.  The cruise liner 
terminal, alongside the development of a multi-use sport, leisure and 
education facility will act as a catalyst for further development.   
 
Realising the full potential includes: 
‐ A new arena complex 
‐ Capitalising on the unique river front for new homes  
‐ Development of a high quality business  park 
 
Integrating the Peninsula with existing areas of the borough is a priority 
including Silvertown becoming a road and rail link and linking west to east of 
the borough via a rapid transit.  
 

 WOOLWICH 
 
Woolwich has with capacity for rapid growth and transformation due to its 
riverside location and the arrival of Crossrail.   
 
A number of key sites stand out as having great development potential: 

o Bathway Quarter – located north of the town squares, this area 
contains a rich mix of historic buildings with sites becoming available 
for redevelopment. 

o Island site, Thomas Street – located at the heart of the town centre, 
with potential for 400 dwellings, retail and leisure facilities 

o Beresford Street, including MacBean Street and Callis Yard – located 
in the heart of the town centre with planning consent in place. 

o Hare Street Triangle – a considerable retail led mixed use site on the 
Western side of the town centre 

o Spray Street quarter – land assembly is required to facilitate the 
development of this area opposite the Crossrail development.   

o Royal Arsenal site which has over 3,700 dwellings with outline 
permission  

 
 CHARLTON RIVERSIDE 

 



240 acres ready for major transformation for mixed use development, with 
significant capacity for jobs and 3-5,000 family sized homes.  This area will 
comprise a sustainable mix of uses including substantial residential use in a 
high quality environment integrating the riverside with the rest of Charlton and 
the surrounding area.  
 
Creation of an education and creative industries hub is already underway and 
the existing retail and industrial areas will be upgraded and consolidated.   
The area will benefit from an enhanced and expanded Barrier Park opening 
up the river front for use by local residents and visitors.   
 
The proposed riverside transit will support the growth of the area.  The need 
to develop improved transport link connections is paramount to maximising 
the potential of this rapidly evolving part of London. 
 

 GREENWICH CREEKSIDE 
 
Greenwich Creekside has the potential for an increase in commercial and 
residential activity.  These developments will capitalise on the waterside and 
heritage character as well as make use of the area’s potential for cultural and 
tourism related provision, and proximity to the World Heritage site.  
 

 KIDBROOKE 
 
Redevelopment in Kidbrooke will create a new residential area with a mix of 
uses to support this.  The number of homes in this area will be increased and 
a new local centre will be created, to be a focus of activity and act as a 
commercial hub, as well as providing for the day to day needs of the 
residents.   
 
The area will deliver an improved transport interchange around the railway 
station and improved train, bus, cycling and pedestrian networks.  The area 
will deliver 4,800 residential units of which 4,000 have outline consent.   
 

 THAMESMEAD AND ABBEY WOOD 
 
This location spans a wide area encompassing a town centre, 16 acres of 
industrial land at White Hart Triangle and residential land.  The north western 
end of Thamesmead will be redeveloped to include 2,000 new homes, shops, 
offices, hotel and community facilities including a school.   
 
Development in Abbey Wood will be driven by Crossrail, which will act as the 
south eastern terminus.  By 2018 this area will benefit from increased 
connectivity leading to enhanced development opportunities within its central 
core and the potential for renewal of the surrounding areas.   
 
New development will help to provide for an improved public transport 
infrastructure running towards Woolwich and Greenwich Peninsula.  Land for 
a river crossing continues to be protected to support a fixed crossing at 
Gallions Reach.   



 
The development cannot be fully delivered unless committed infrastructure 
both links it to existing transport hubs on the south of the Thames, and 
addresses the severance caused by the river itself in accessing the wider 
Thames Gateway. The first would be addressed by direct rapid links to Abbey 
Wood (Crossrail/NWR) and Woolwich (DLR, NWR, Crossrail): riverside transit 
will fulfil this objective and the second can only be fully realised by a Thames 
Crossing at Gallions Reach. 
 

 DAGENHAM - SANOFI/BUSINESS EAST 
 
The redevelopment of the Sanofi site has the potential to create 2000 Jobs. 
Located adjacent to Dagenham East tube station the Business East site 
consists of land held by multi-national pharmaceutical company, Sanofi who 
are closing their whole operations in Spring 2013 with loss of 450 jobs.  
  
The key elements of the outline planning consent to redevelop the brownfield 
part of the site is as follows 

 Large supermarket (Sainsbury).  Deal signed – detailed planning due 
to be submitted shortly – 400 jobs),   

 Retention of the existing production laboratories and research facilities 
for a multi-occupation science park - a London Growth Fund bid has 
been submitted.   Broad scope for job numbers but estimated at 400. 

 Data Centre/IT Park. Sanofi have signed an exclusivity agreement 
with a US based Data company looking at their first UK investment.  
They are proposing a phased development with the first phase being a 
data centre (360 jobs), the second phase an office and business unit 
park and the third and four phases more data centres (potentially a 
further 1000 jobs – based on Slough example) .  Their timetable 
includes a planning application by the end of October and start on site 
(Phase 1) in February 2013.  Completion of full scheme by 2019.   

For the Science Park the critical issue is getting the GLA to make decision on 
LGF bid.  For the IT Park the key issue is the extent to which data centres 
unlock the potential for related and support businesses and whether the 
improved connectivity of the site and power backup helps attract businesses 
to generate the additional jobs they predict 
 

 DAGENHAM DOCK (LONDON SUSTAINABLE INDUSTRIES PARK) 
 

  
The redevelopment of Dagenham Dock is likely to create around 1500 jobs 
through a number of development sites in public (GLA) and private sector 
ownership. It will require concerted action by a number of parties to ensure 
realisation.   
 

 BEAM PARK (WEST) 
   



Beam Park (also known as South Dagenham East) with potential for 1500 
jobs is a GLA owned former Ford site which is one of the largest undeveloped 
sites in London the larger part in Barking and Dagenham and the remainder in 
Havering.     
 
The Council’s Local Development Framework reallocated the site from 
employment to residential however following approaches from major leisure 
users, LBBD and LBH agreed a new Prospectus for the site encouraging a 
mixed used scheme with major leisure component.   The GLA have 3 
proposals they are currently considering prior to agreeing a way forward.    
 
This now needs to be resolved 
 

 SOUTH DAGENHAM (WEST) 
 
Former Ford owned ’45 acre’ site, this has full planning permission for 
industrial units being marketed as being designed and delivered for occupiers 
within 12 months. It is likely to create 500 jobs.   
 

 BARKING RIVERSIDE 
 
Barking Riverside Ltd is 51% owned by Bellway Homes and 49% by the GLA. 
With over 2km of River Thames frontage, an outline planning consent for 
10,800 homes, a detailed planning consent for 3200 homes, 358 homes have 
been built or under construction. 
 
Also a Primary school and community facilities have been provided. Further 
plots amounting to another 340 units will start construction in early 2013. Full 
development of the site will provide 1000+ jobs and 10.800 homes. 
 
Separately the DfE has allocated approximately £20m for a Free School 
which will provide an 1800 pupil secondary school in the middle of the 
development. This should be open by September 2015. 
 
Over £3,500m in infrastructure investment is required to deliver the full 
861,340 sq m of development.  So far 5,750 sq m has been delivered. 
Improvements to Renwick Road/A13 junction and the DLR extension from 
Beckton as the most costly of these.   Cheaper alternatives (such as as 
Gospel Oak line extension and less expensive junction solution) are being 
considered. This requires some decisions from TfL and a sensible and 
realistic way of funding. 
 
Given the weak housing market development could proceed at a faster pace if 
GLA were to consider whether a more innovative housing model incorporating 
some private rented might move the scheme forward more quickly. 
 

 BARKING TOWN CENTRE 
 
The aggregate impact of housing development in Barking town centre will 
create 1000 jobs and 4000 homes. This development will encompass a range 



of sites including a number with planning consent for both housing and 
commercial use. 400 homes are under construction and a new large 
supermarket about to start construction. 
 

 THE LEA VALLEY 
 
The Lea Valley from the northern fringe of the Queen Elizabeth Olympic Park 
to Tottenham Hale is one of the last remaining major open space and 
development resources in London; it affords opportunities for the creation of 
open space wilderness areas and new residential, commercial and industrial 
development. These uses afford a logical and coherent link to leisure, 
commercial, residential and industrial developments to the South in the 
Olympic Park and Stratford City and to the north in Tottenham Hale and 
Blackhorse Lane.  
 
Successful development on an integrated basis will depend upon securing 
effective rail and road infrastructure, a coherent approach from the many and 
diverse land holders, strategic leadership by the Mayor and a review of the 
role and function of LVRPA within the Greater London area. 
 
The entire area comprises xxx hectares and has the potential for  xxx jobs 
and xxx homes 
 
Key development prospects are as follows 
 
Walthamstowe Wetlands  
  
Supported by Heritage Lottery Fund and Thames Water Walthamstowe 
wetlands will become    
 
Eaton Manor 
 
Lea Bridge and the Stratford/Stansted and Stratford/Chingford rail Corridors 
 
Enhanced road access between Eaton Manor in the south and Lea Bridge 
Road/ Ferry Road to the north 
 
Blackhorse Road 
 
Further residential village development on the northern Olympic Fringe 

  



 
Unlocking the opportunities with 
infrastructure investment 
 
Almost all of these opportunities are constrained because they lack the infrastructure 
to optimise value, clustering, access to markets and the labour market. Below we 
draw attention to the most important of these constraints.  
 
 

 HOUSING AND INFRASTRUCTURE 
 

 
On top of the London Plan proposals to house an additional population of over 
400,000 people in the Growth Boroughs by 2030 and the drift to the East into 
the Growth Borough of those Londoners for whom the Housing Benefit cap 
means they can no longer afford to live in other parts of London, there are 
already an additional 174,000 people in the Growth Boroughs of whom no 
account has been taken in the consideration future housing provision.  
 
Given the challenges of meeting the real level of need, the concerning levels 
of overcrowding and the need for housing to meet the additional demands of 
new economic development we must develop a clear strategy to achieve 
convergence in housing and to meet future housing need in the Growth 
Boroughs if economic growth is not be stalled by lack of housing or the funded 
infrastructure of educational, health, fire, policing and amenity that such 
housing requires. 
 
Like the development of the Growth Boroughs envisaged in the previous 
section this will be achieved most effectively and economically if it is planned 
on a strategic basis to meet current and future needs and population growth 
which will arise as the economic growth takes place. 

 
 

 UNLOCKING THE POTENTIAL OF LONDON RIVERSIDE 
 
 
The majority of Barking and Dagenham’s development opportunities lie in the 
London Riverside area which sweeps across the southern part of the borough 
from Barking Town Centre along the River Roding and River Thames 
including Barking Riverside, LSIP and Beam Park.     
 
Barking Town Centre will be the main hub for this growth area with its superb 
accessibility, increasing vibrancy and growing reputation for high quality public 
realm and design.      
 



Whilst East London Transit links Barking Riverside and Dagenham Dock to 
Barking Town Centre, an extension of the Barking to Gospel Oak overground 
line from Barking to Barking Riverside will really unlock the potential – 
providing a destination at the River Thames and supporting Barking Town 
Centre’s growth in serving the new population. Direct rail links between 
Barking and Stratford stations would further enhance accessibility and growth 
potential.  

 
 A13 ACCESSIBILITY 

 
The A13 is one of the busiest roads in London and whilst it is a strong asset 
for East London, it is recognised by TfL as a congestion hotspot particularly 
between Lodge Avenue and Marsh Way in Havering.   This is hindering 
economic growth and preventing the unlocking of development potential.    
 
TfL also note that the A13 between the A406 and the Goresbrook Junction 
experiences the highest flows of Heavy Good Vehicles movements of any 
main road in London excluding the M25. Whilst other parts of the A13 have 
been significantly improved in recent years the stretch between Movers Lane 
and the Goresbrook Junction remains untouched.   

 
This is a major block to growth, a block to the regeneration of the many sites 
the GLA owns or has a stake in, has an adverse impact on the competiveness 
of businesses operating within the strategic employment areas south of this 
stretch of the A13, and is an embarrassment to London’s world city status.  
 
Improvements are not only necessary to sustain and enhance the 
competitiveness of the employment areas south of the A13 but also to support 
the successful development of Barking Riverside. Without the improvement, 
the housing occupation level at Barking Riverside will be capped at 3,999 
homes.   

 
 

 STRATFORD INTERNATIONAL AND ACCESS TO MARKETS 
 
The development of the Stratford International rail station offers the prospect 
of opening up a major connected transport hub for the Growth Boroughs to 
Europe. Alongside City Airport, trains stopping at SI will ensure the Growth 
Boroughs are as connected to the rest of Europe and potential investors as 
almost any other part of London.  
 
In practice this means that there is a strong case for further concentration of 
High Speed and Cross Rail services, including the HS1/2 link and the line of 
CR2 as well as complementary developments in respect of the 
Stratford/Stansted/Cambridge rail corridor. 
 
Given the long lead times for the development of further airport capacity in the 
South East the links between the Growth Boroughs and Stansted could prove 
essential to meet mid-term demand. 
 



The Growth Boroughs first raised these matters in their proposals for 
Transport Infrastructure to support Growth last year and the subject now 
requires further discussion with the Mayor, TfL and DfT 
 

 ROAD ACCESS TO THE INNER EAST OF THE GROWTH BOROUGHS 
 
The A12 remains a major barrier to east-west connectivity between parts of 
Tower Hamlets and Hackney and opportunities to the east in Stratford and the 
Olympic Park. Improving links across the A12 and the surrounding public 
realm – as well as delivering the planned new bridges across the Lea 
Navigation – will be critical to realising the potential of the western edge of the 
Olympic legacy area, including Hackney Wick and Fish Island. 
 

 ACCESSING THE SOUTHERN OLYMPIC PARK 
 
Better transport infrastructure to increase the capacity of 
Bromley-by-Bow station, along with improved connections to the east, will be 
necessary to unlock the potential of the south western part of the Olympic 
legacy area 
 

 NORTH/SOUTH ACCESS ACROSS THE GROWTH BOROUGHS 
 
There needs to be improved access from the North of the Growth Boroughs to 
the employment centres at Canary Wharf, Stratford, the Royal Docks and 
Greenwich through the linking of the Chingford Liverpool St line to Stratford. 

 
 INTEGRATING THE CHARLTON, WOOLWICH AND GREENWICH 

WATERFRONTS 
 
 

 
 

 MEETING MEDIUM TERM AIRPORT CAPACITY CONSTRAINTS 
 
Given the long lead times for major airport development Stansted Airport can 
play a key role in meeting the airport capacity limitations in London to the 
benefit of business as well as leisure travellers in the Growth Boroughs and 
East London and in the short term this can be achieved by increasing 
passenger through-put from current levels to those achieved at Gatwick 
 

 ACCESS TO JOBS AND THE IMPACT OF AFFORDABLE TRANSPORT 
 
There is a need to ensure that public transport tariffs for travel within the host 
boroughs do not impose burdens of travel to work journeys which are not 
experienced in other parts of London 
NB Map Follows – Click on it to enlarge to full size  



London's Growth Boroughs  
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