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Executive summary - results

Oxford Economics have developed an economic model to support work on the Strategic 
Regeneration Framework for the Olympic host boroughs sub-region.  The model allows policy 
makers concerned with economic performance in the sub-region to look at the expected impact of 
a wide range of alternative scenarios, including alternative assumptions about major development 
projects and other regeneration policies.

An economic baseline for the sub-region - taking account of trends in the sub-region and our 
forecasts for the global, UK and regional economies, but not building in any special allowance for 
initiatives planned for the sub-region but not yet underway – suggests that without additional 
regeneration the sub-region would continue to underperform relative to other parts of London and 
would remain an area of relative deprivation with below-average incomes and employment rates.

Scenario analysis using the Host Boroughs Economic Model, however, shows the potential for 
improving job opportunities and other economic outcomes through a range of development 
projects and other regeneration policies. Major employment-related developments could see 
80,000-90,000 net additional jobs in the sub-region by 2030.

Even without additional policies to maximise the benefits to residents of the local area, this 
scenario could result in the sub-region producing an additional £6.5bn GDP a year by 2030 and 
improving the public finances by £4.5bn a year (in 2005 prices).

It is always important to remember when looking at the results of an exercise of this sort, though, 
that while models are a useful tool to quantify alternate possible outcomes, there are limitations in 
data quality and uncertainties over the timing and scale of interactions that mean results should 
not be taken as precise numerical projections but rather as indicative estimates of the likely 
implications of a given set of circumstances.
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Executive summary – the model
The model incorporates baseline projections for the economies of each of the Olympic host 
boroughs, and allows the user to look at the impact of a range of different scenarios and the 
resulting outlooks.

Results are included for each host borough and for the sub-region as a whole, as well as for London 
and the UK.  They include workplace employment by sector; residence-based employment and 
unemployment; population, migration and net commuting; GVA, productivity and wages; and so on.  
Projections are for each year out to 2030.

The model allows users to specify a range of assumptions for each scenario, with default 
assumptions provided.  For example:

■ In looking at the potential impact of developing major employment sites, the user can specify which schemes 
are to be included, how many jobs the development provides space for and in which sectors, what proportion 
of these are actually assumed to be filled, and how many of them would otherwise have been expected 
elsewhere in the borough, in other parts of the sub-region, in London or somewhere else in the UK.

■ Policies aimed at enhancing skills can be analysed using assumptions about the expected future spread of 
skills by NVQ level across the working-age population, eg to match the London average.

■ Housing-based scenarios allow the user to make assumptions about the number and type of new houses 
built in each borough, and to decide whether to base the expected employment rate for new residents on the 
existing employment rate in the area, on the mix of housing expected, or some other factor.

Of course, as with any model, the value of the results produced will depend on how meaningful the 
relevant assumptions are, and it is important to consider what can be learnt from existing appraisal 
or evaluation work about the likely impact of a policy or development in order to maximise the value 
of the model scenarios.



1. Introduction 
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1a)  Background

Despite their proximity to key areas of wealth generation in central 
London, the six Olympic host boroughs show many of the signs of 
economic deprivation, with low employment rates and high 
unemployment, a preponderance of people in lower skilled jobs, and 
relatively low earnings.  Even where London’s financial and business 
services cluster is actually located in the sub-region, in Canary 
Wharf, there is a big disconnect between the jobs located in the area 
and the jobs undertaken by those living in the area as many of the 
highest value-added jobs in central London are taken by commuters.

Nevertheless, the conjunction of the Olympics with a number of 
other projects which could help regeneration present a unique 
opportunity for the Host Boroughs to break out of the deprivation 
cycle and to become a sub-regional economic force with the Greater 
London economy.
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1b)  Purpose of study

Oxford Economics were commissioned by the Host Boroughs Unit to 
develop an economic model to support work on the Strategic 
Regeneration Framework for the sub-region by

■ identifying the potential for economic growth within the sub-region over 
the medium to long term 

■ identifying the strengths within the sub-region which might enable it to 
benefit from that growth and how and at what cost those strengths 
might be enhanced

■ identifying the barriers within the sub-region which might hinder it from 
benefiting from that growth and how and at what cost those barriers 
might be overcome

■ quantifying and profiling the net economic benefits to the sub-region, 
London as a whole and the UK that might arise from that growth.
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1c)  This report

A report was produced in June presenting baseline projections for 
the sub-region, the model methodology, and alternative scenarios 
allowing for a range of different initiatives, including large-scale 
employment-related developments, additional housing planned and 
other policies aimed at ensuring the sub-region makes the most of 
the opportunities available.  

Since then we have added Barking & Dagenham to the model and 
updated the baseline projections on which the model results are 
based.  This revised report presents similar material to the earlier 
report, but incorporating the new baseline and results for six Host 
Boroughs rather than five.

The report is intended to be reasonably non-technical.  An Annex 
provides additional detail on scenario results at borough level. More 
details on running the model and the sort of scenarios it can handle 
are covered in the model spreadsheet itself.



2.  Our approach
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Our approach

There are two key analytical phases in our approach to the study:

■ a baseline analysis looking at the current economic position of the host boroughs and the 
area’s residents, as well as discussing the prospects for the sub-region in terms of what 
might normally be expected for the area on the basis of existing economic forces and 
projects that are certain to take place, such as the Olympics

■ scenario analysis looking at making the most of the future, building on the baseline analysis 
to assess in more detail what the opportunities faced by the sub-region could mean for the 
future and the barriers that might impede the area from making the most of them.

Both these phases of the study require economic modelling, described in more detail in 
sections 3 and 5 of this report:

■ The baseline uses a version of Oxford Economics’ LAD model that produces economic 
projections at local authority level consistent with wider economic forecasts at 
macroeconomic and regional level and reflecting both the structure of local economies and 
their historical performance relative to existing strengths and weaknesses

■ For the scenario analysis we developed an impact model building on work carried out in a 
variety of local settings to analyse the knock-on effects of a range of different initiatives.  
This has been a relatively complex task in the current setting both because the range of 
factors the model needs to be able take into account is wider than for many of the local 
economic questions we have analysed and because the modelling needs to be carried out 
in a way that is consistent with providing a model for future client use as well as further 
possible analysis by Oxford Economics.



3. The baseline
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3a)  Introduction

The baseline for the sub-region takes account of trends in the sub-region and our 
forecasts for the global, UK and regional economies, but does not build in any special 
allowance for initiatives planned for the sub-region but not yet underway.  It follows 
that the baseline does not necessarily represent a forecast of the most likely 
economic outturn for the sub-region, and this is an important point to bear in mind in 
looking at the baseline.  Rather than being a central forecast, the baseline projections 
for the Host Boroughs sub-region are designed to provide a basis for comparison for 
the various scenarios modelled with the Host Boroughs Economic Model (HBEM). 

Because we are building scenarios to illustrate the potential impact on the sub-
region’s economic performance of regeneration projects planned for the area, only 
projects already underway and therefore certain to affect the sub-region are included 
in the baseline.  This means, for example:

■ The 2012 Olympics are taking place in the sub-region.  We have therefore included the 
impact of preparation for the Games and their actual delivery in the baseline, but the full 
legacy effects expected after the Olympics are covered in the scenario analysis rather than 
the baseline.

■ Phase 1 of the development of Stratford City is already underway and associated retail and 
office jobs are expected from next year.  This is therefore allowed for in the baseline, while 
later phases of the development are not.
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3b)  Our approach

Our baseline forecasts for the host boroughs are based on the highly respected 
Oxford Economics modelling suite, which links world forecasts, to UK national 
forecasts, UK regions and ultimately UK local authorities - all forecasts are 
entirely consistent with outlooks for world growth, UK macro economic policy 
and regional competiveness factors.

This is a “top-down” forecasting process, with each forecast relying on inputs 
from the higher level.  For example: 

■ The UK forecast is affected by the global economic outlook, with global demand 
for UK exports, oil prices, and so on all impacting on how well the UK economy 
is likely to perform. 

■ Our forecasts for different sectors of the UK economy depend both on our 
assessment of the global outlook for different industries and on the 
macroeconomic forecast for the UK.

■ The regional outlook within the UK is affected by the outlook for different sectors 
which are important for different regions, as well as by the broader economic 
outlook for the UK.

■ Local forecasts for London boroughs take into account our forecasts for London 
as a whole and are constrained to be consistent with them.
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Links between Oxford Economics’ suite of models

World Model

UK Macro Model

UK Industry Model

Employment by 59 sectors, 
GVA by 53 sectors, 25 occupations,

Wages by sector, Rents, House prices, 
Consumers expenditure,

Demography 

Output and Employment
59 Sectors

UK Income & Consumer Spending,
Unemployment, Exports, Inflation,

Public spending etc

Model Outputs

Model Linkages Outputs 

Regional Model

Local 
Model

Employment by 59 sectors, 
GVA by 53 sectors, 25 occupations,

Wages by sector, Rents, House prices, 
Consumers expenditure, 

Demography, Housing stock,
Households 
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Assumptions at the local level

Fundamentally, there are three critical sets of assumptions underlying our local forecasting 
models: 

■ national/regional outlooks (themselves based on a set of econometric equations) – all the 
forecasting models we operate are fully consistent with the broader global and national 
forecasts we produce every month, and our forecasts for each sector in each local authority 
will be consistent with and affected by our view of what is expected for that sector at 
regional level;

■ historical trends in an area, augmented where appropriate by local knowledge and 
understanding of patterns of economic development built up over decades of expertise; and 

■ fundamental economic relationships which interlink the various elements of the outlook.

Note that we do not build in explicit assumptions about supply-side factors at the local level, for 
example the availability of employment or housing land, or suitable transport infrastructure to 
support economic growth. That is not to say that these factors are not important, or indeed that 
they do not affect the forecast – since historical trends in an area relative to surrounding areas will 
themselves reflect relative supply-side factors, taking account of these historical trends in 
developing the forecast implicitly assumes that supply-side factors will continue to have a similar 
effect over the future to their impact over the recent past.

Where appropriate, we also build in the impact of known special factors which would otherwise not 
be covered by the model – such as the Olympics! Note that the approach in the baseline forecast, 
though, is to focus on ensuring that it builds in the construction and delivery phases of projects 
such as the Olympics, while the legacy effects and the potential jobs effects of large-scale 
employment site development are handled in subsequent scenario analysis.
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Broad structure of the regional and local models
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3c)  The baseline - an end to steady UK growth

The UK economy contracted by 6¼% between 2008Q1 and 2009Q3, after growing every year 
for 16 years from 1992 onwards. However positive GDP growth returned in 2009Q4 and recent 
estimates of 0.8% growth for 2010Q3 are above many commentators expectations. 

Despite the austerity measures introduced by the coalition Government, we expect the UK 
economy to grow by 1.8% in 2010 and 2.1% in 2011**.

There are, though, considerable uncertainties over the economic outlook in both the short term 
and further ahead.  Fears of a double dip recession remain, with financial problems in the 
Eurozone and the impact of public spending cuts in the UK both possible factors that could lead 
to a weaker economy in the short run.  Looking further ahead, there is also considerable 
uncertainty over what the implications of the recession might be for the future trend rate of 
growth of the economy. Oxford Economics’ analysis suggests that trend output growth might 
only be around 2% a year over the next decade or more with lower investment and lower 
productivity growth than might previously have been expected as financial services contributes 
a rather smaller proportion of future growth than it has over the past decade.  This is broadly 
consistent with the assessment in the Office for Budget responsibility’s latest forecast.  Earlier 
Treasury analysis suggested that the economy might still be able to average 2¾% growth a 
year, though with a permanent reduction in the level of trend output. 

Of course, the outlook for London does not just depend on overall UK growth, but also on a 
range of specific factors, including the extent to which world demand for international financial 
services recovers and impacts on the capital’s international competitiveness from changes to 
regulation and taxation.

** Note: The baseline forecasts presented here have been revised to show our November 2010 forecast.
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London boosted by rise of services …

London’s growth was fuelled by a huge increase in jobs in private services, with financial & business services 
employing more than twice as many people in London in 2009 than at the start of the 1970s, and major increases in 
jobs in hotels & restaurants, and other personal services, too.

In contrast, manufacturing, construction and primary & utilities sectors have all seen the number of jobs available in 
London falling, as have retail & distribution and transport & communications within the service sectors.
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… which are still expected to provide jobs growth

The fall in jobs has not been as sharp as the 1990s 
and the labour market recovery is therefore more rapid 
(5 years to recover the loss compared to 10 
previously).

Sectorally services continue to have the most 
favourable outlook – with business services expected 
to enjoy levels of growth slightly above the decade past 
as jobs lost in the recession are recovered and finance 
also expected to generate additional employment.

Hotels and restaurants grew strongly in the previous 
decade but pressures on incomes are likely to 
moderate future growth markedly in this sector.

Distribution had a very difficult decade in London, with 
retailing under pressure from rising costs and major out 
of town shopping options attracting wealthy commuters 
to other locations. Equally, the wholesale sector has 
largely moved away from expensive city locations. 
Growth is forecast, though it will not bring the sector 
back to 1998 peak levels over the forecast period. 

Industrial job losses are more modest due to the 
smaller size of the sector.

London total employment
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Employemnt (000s)

Forecasts

1998-2008 2008-2010 2010-2020
(000s) (000s) (000s)

Agriculture 0.6 -0.2 -0.7
Extraction -1.0 -0.8 -0.9
Manufacturing -113.6 -21.7 -43.5
Utilities -0.9 -0.2 -0.8
Construction 19.8 -27.1 7.1
Retail -6.4 -36.9 17.2
Hotels 62.2 -14.2 39.0
Transport and comms 21.1 -27.9 30.9
Financial services 25.5 -1.9 21.5
Business services 313.8 -7.0 421.8
Public admin 18.9 -2.0 -34.0
Education 63.7 1.1 -4.5
Health 84.9 68.2 12.8
Other 81.4 -17.9 70.4
Total 562.6 -86.8 536.1

London employment change
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Could things go wrong?
There are uncertainties for London’s 
economy, too.  In particular, our forecast of 
London leading the UK recovery depends 
on London’s international financial and 
related business services sector 
maintaining a competitive position in the 
global economy as recovery becomes 
established.

Although there are potential threats from 
regulation or taxation, the fundamentals 
supporting this key part of the London 
economy look strong – in particular, a 
recovery in global investment is likely to 
boost demand for these services 
regardless of whether UK domestic 
demand is subdued in the light of spending 
cuts.

However, in a simple scenario in which 
finance, retail, business and public services 
all experience more adverse conditions 
(and the associated multiplied indirect and 
induced jobs) London’s outlook could be 
much more challenging, taking 6 years to 
recover job loss compared to 3 in the base 
case and being 260,000 jobs lower by 
2020.

Global investment helps drive 
London’s international FBS
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London’s recovery – finely balanced

The analysis shows that the recession has had a marked impact on the 
London economy, though perhaps not as pronounced on the labour market 
as was expected at the start of the recession.

The economic forecasts suggest a sluggishness in job creation levels across 
the UK, but as these gather pace London is expected to lead the way.

This is because of the sectoral composition of UK outlooks which suggest 
continued growth in the professional services sectors which the UK remains 
a global leader (despite some reputational damage during the recession).

London has a flexible and dynamic labour market which has showed
considerable resilience in the past and with this dynamism and a favourable 
skills profile remains well positioned to lead UK recovery.

However the outlook depends heavily on the growth in professional services 
(and a recovery in retail jobs). Clearly risks abound with both these outlooks 
and the possibility of a more adverse outlook is a very real one.
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The baseline forecast for the host boroughs

After a slight fall between 2008 and 2010 
(cushioned to a certain extent by new jobs 
associated with the Olympics), the baseline 
forecast for employment in the host boroughs is 
for annual growth of around 0.9% a year 
between 2010 and 2020, and around 0.7% a 
year in the following decade. This is slower than 
the forecast for London as whole of 1.1% a year 
jobs growth between 2010 and 2020, boosted 
by recovery in key financial and business  
services sectors that are relatively under-
represented in the host boroughs, but slightly 
above the London average of 0.6% a year 
between 2020 and 2030.

This means a baseline forecast of around 
100,000 net new jobs in the period to 2030, 
highlighting the extent to which the host 
boroughs will need to improve on existing 
underlying economic forces if all the jobs 
potential of different developments and 
regeneration schemes affecting the sub-region 
are to be achieved.

(000's) 2000 2008 2010 2020 2030
Agriculture 0.3 0.4 0.4 0.3 0.3
Extraction 0.2 1.2 1.0 0.8 0.6
Food, drinks & tobacco 5.0 3.8 3.6 3.0 2.4
Textiles 6.9 2.8 2.2 1.1 0.6
Wood products 1.3 0.8 0.7 0.6 0.5
Pulp, paper & printing 22.9 16.8 14.8 10.1 6.9
Coke, oil refining & nuclear fuel 0.1 0.0 0.0 0.0 0.0
Chemicals & man-made fibres 3.3 1.1 1.0 0.8 0.6
Rubber & plastic products 2.4 1.3 1.3 1.2 1.0
Other non-metallic mineral products 1.0 0.7 0.5 0.4 0.3
Metals 4.7 2.7 2.3 1.8 1.3
Machinery & equipment 2.3 1.2 1.1 0.8 0.6
Electrical optical equipment 3.8 1.4 1.2 0.9 0.6
Transport equipment 8.1 5.1 4.6 4.2 3.4
Other manufacturing 4.1 2.6 2.6 2.5 2.3
Electricity, gas & water supply 0.5 1.1 1.1 1.0 0.9
Construction 38.1 28.3 27.8 26.0 28.6
Distribution 72.3 71.3 68.0 74.2 77.5
Hotels 22.6 28.4 27.4 31.4 33.3
Transport & Communications 38.0 35.3 32.6 34.9 34.8
Financial Services 46.9 81.4 82.2 92.2 100.3
Business services 106.7 128.0 134.8 174.8 205.7
Public admin & defence 29.6 29.5 29.4 25.2 25.2
Education 44.5 58.0 58.5 57.9 59.8
Health 50.7 62.3 72.5 75.3 80.4
Other personal services 34.9 39.9 38.3 46.3 50.5
Total 1 553.6 606.2 610.9 668.6 719.3
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The baseline forecast for the host boroughs
2000 2008 2010 2020 2030

Total population (000's) 1246.5 1298.6 1328.8 1433.0 1528.4
Working age population (000's) 793.2 865.9 886.1 989.0 1064.6
Total employment (000's) 553.6 606.2 610.9 668.6 719.3
Residence employment (000's) 487.8 549.0 548.4 608.9 651.3
Residence employment rate (%) 63.4 65.4 63.8 63.5 63.1
Unemployment (000's) 42.9 35.7 50.6 44.8 46.5
Unemployment rate (%) 5.4 4.1 5.7 4.5 4.4
GVA (£2005m) 23874.8 33922.8 33940.4 47597.8 64025.3
Productivity (£ per worker) 43.1 56.0 55.6 71.2 89.0
Workplace wages (£ per week) 485.9 673.2 713.3 1106.1 1715.0
Residence wages (£ per week) 408.1 541.7 573.2 875.8 1340.8
Change 1998-2008 2008-2010 2010-2020 2020-2030
Total population (000's) - 52.1 30.2 104.3 95.4
Working age population (000's) - 72.7 20.2 102.9 75.6
Total employment (000's) - 52.6 4.7 57.7 50.7
Residence employment (000's) - 61.3 -0.6 60.5 42.4
Residence employment rate (%) - 2.0 -1.6 -0.3 -0.4
Unemployment (000's) - -7.2 14.9 -5.8 1.7
Unemployment rate (%) - -1.3 1.6 -1.2 -0.2
GVA (£2005m) - 10048.0 17.6 13657.5 16427.5
Productivity (£ per worker) - 12.8 -0.4 15.6 17.8
Workplace wages (£ per week) - 187.3 40.0 392.8 609.0
Residence wages (£ per week) - 133.7 31.4 302.7 465.0
Change (% per annm) 1998-2008 2008-2010 2010-2020 2020-2030
Total population - 0.51 1.16 0.76 0.65
Working age population - 1.10 1.16 1.10 0.74
Total employment - 1.14 0.38 0.91 0.73
Residence employment - 1.49 -0.06 1.05 0.67
Residence employment rate - 0.38 -1.20 -0.05 -0.06
Unemployment - -2.26 19.05 -1.21 0.37
Unemployment rate - -3.32 17.68 -2.29 -0.36
GVA - 4.49 0.03 3.44 3.01
Productivity - 3.31 -0.36 2.51 2.26
Workplace wages - 4.16 2.93 4.48 4.48
Residence wages - 3.61 2.86 4.33 4.35
Source: Oxford Economics
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Summary of the baseline

There are clearly a range of risks associated with the economic outlook over the medium 
term for the UK and for London.  Subject to that, however, the most important factors in our 
baseline forecasts for the host boroughs are the underlying sectoral trends and different 
areas relative performance in these sectors – under this methodology the ‘city boroughs’
and those with a higher concentration of skilled labour and a professional service base are 
projected to perform more strongly.

During the recession the host boroughs do have a potential ‘cushion’ from the Olympics, 
though to date unemployment data does not suggest this is particularly significant. 

Longer term the underlying weaknesses in the boroughs keep the locations toward the 
lower end of expected economic growth. (Tower Hamlets is a notable exception, but its 
underlying residential challenges are almost distinct from its growing commercial centre 
largely staffed by commuters.)  The proportion of residents of working age in employment is 
forecast to fall slightly from 63.8% in 2010 to 63.1% in 2030 compared to rise in the London 
average from 67.4% to 68.6% over the same period..

The ability to shift longer term economic trends through a catalyst such as the Olympics 
remains a significant challenge, which is discussed later in this report through scenario 
analysis using the Host Boroughs Economic Model we have built.



4. Interpreting the baseline
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Consequences

The host boroughs are 
amongst the most deprived 
parts of the country - all have 
a below-average proportion of 
residents in employment, and 
the sub-region includes three 
of the five boroughs with the 
lowest employment rates in 
London.

As a result, the area suffers 
from significant levels of 
deprivation – on almost all 
indicators, people living in the 
host boroughs face worse odds 
than the average Londoner, 
including crime and health as 
well as educational 
attainments, jobs and wages.

55% 60% 65% 70% 75% 80%
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The impact of the sub-region’s economic underperformance

It is not just the people who live in the sub-region who are affected by poorer opportunities, 
higher crime, more health problems, and all the issues associated with greater levels of 
deprivation – there is also an impact on the UK as a whole

If productivity and employment rates in the sub-region matched the average across London 
as a whole UK GDP would have been £7.9bn higher in 2008. 

Looking at it another way, the gap between unemployment rates in the host boroughs and 
the London average meant an extra 12,600 people claiming benefits in the sub-region in 
2008 than would have been the case with average unemployment rates. Based on Oxford 
Economics estimates of the cost of unemployment, closing this gap would have seen a net 
benefit to the UK Exchequer of £160 million, and a net benefit to society of just over £250 
million. 

The baseline projections do not suggest that the impact on the UK of poor economic 
outcomes in the sub-region would be eliminated without the developments and policies
covered in the scenarios.  The output gap compared with average London employment and 
productivity rates in 2030 is nearly £11bn in the baseline (in 2005 prices). 
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The cost to the public finances

HMT analysis of the relationship between GDP and public borrowing  (“Public finances and the 
cycle: Treasury Economic Working Paper No. 5”, Nov 2008) can be used to estimated the cost 
to the exchequer of the economic under-performance of the host boroughs sub-region - “overall, 
a 1% increase in output relative to trend after two years is estimated to reduce the ratio of public 
sector net borrowing to GDP by just under ¾ percentage point”. 

The HMT work shows that there is a cost associated with GDP below potential output through 
both reduced tax receipts and increased pressures on public spending, with the bulk of this 
impact being felt in the current year and some in the following year.  In the context of output 
below trend, borrowing is higher in the first year by 50% of the lost GDP with another 20% of the 
lost GDP affecting borrowing the next year.

Applying this ready reckoner to the output costs already identified:

■ If productivity and employment rates in the sub-region matched the average across London as a 
whole public borrowing could have been £5.5bn lower in 2008

■ The baseline projections do not suggest that the impact on the UK of poor economic outcomes 
in the sub-region would be eliminated without the developments and policies covered in the 
scenarios.  The output gap compared with average London employment and productivity rates 
in 2030 implies public borrowing around £7.7bn higher (in 2005 prices) than it would be if this 
gap were closed*.

* Arguably closing this gap would affect trend output rather than just actual output relative trend, which could modify the 
conclusion about the scale of the impact on public finances, but not to the extent of affecting the point being made.



5.  The Host Boroughs Economic Model 
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5a)  Introduction

The Host Boroughs Economic Model (HBEM) has been developed to analyse the 
potential impact of alternative scenarios for the sub-region, both for this report and for 
use subsequently as a tool delivered to the Host Boroughs to support future work on 
the Strategic Regeneration Framework.   

It is intended to analyse the knock-on effects of a range of different initiatives, 
including:

■ the direct, indirect and induced effects of enhanced job opportunities

■ the scope for additional jobs to affect local employment rates, migration and commuting

■ The potential consequences of additional housing supply

■ The benefits of improving skills amongst the local labour force to enable more local people 
to take advantage of job opportunities becoming available.

It is worth remembering that while models are useful tools to quantify alternate 
outcomes, to ensure consistency in economic factors and to stimulate debate around 
issues of policy and strategy, there are limitations in data quality and uncertainties 
over the timing and scale of interactions that mean results should not be taken as 
precise numerical projections but rather as indicative estimates of the likely 
implications of a given set of circumstances.
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5b)  Coverage

The model covers each of the host boroughs individually as well as 
taking account of linkages between them, and also provides results 
for the rest of London, London as a whole and the UK.

It is an annual model, giving results for each year up to 2030.

Variables covered include:

■ workplace employment (employees and self-employed) by sector (26 
sectors)

■ residence-based employment and unemployment

■ GVA, average wages (workplace and residence-based), disposable 
income and consumption

■ population (total and working age)

■ net migration and commuting



33

5c)  Approach

Where appropriate, the starting point for the impact modelling is the 
expected direct number of jobs involved. The analysis also makes
assumptions on the scale of job displacement (i.e. the proportion of 
jobs that would replace existing employment). 

We then model indirect (i.e. supply chain employment arising from 
direct employment) and induced impacts (i.e. employment arising 
from the additional income from those in direct and indirect 
employment) across different sectors of the economy, using a 
detailed input-output framework and taking account of the expected 
location of indirect and induced employment (eg within local 
boroughs, elsewhere in London or from elsewhere in the UK). 

Since only a proportion of the employment involved will be taken by 
local residents, the analysis takes account of commuting patterns 
and migration trends to ensure that the impacts are assigned to the 
correct areas in so far as this is possible to do so. 
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The impact module

Project

Direct jobs
Sectoral productivity to 
estimate direct GVA

Assumption: % of UK jobs 
realised in sub-region

Input / output analysis

Indirect jobs

Located in area Located elsewhere in UK

Commuters Migrants

Total GVA

Residents

Induced jobsTotal jobs

Indirect GVA

Induced GVA

Direct GVA

Assumption: 
% of indirect 
jobs in sub-
region

Assumption: 
commuting 
and migration



35

The impact over time

2005 – 2011

Build up to the 
Olympics which 

includes construction of 
the infrastructure, 

venues, and business 
support services

2012

Delivering the event
requiring organising, 
human resources, 

sponsorship, 
communications, legal, 
security, and a range of 

personal and leisure 
services for visitors

2013 +

The legacy through 
construction activity 

related to converting the 
Olympic village to 

housing post 2012, 
additional labour from 

new residents, the 
effects of new 

employment locations, 
infrastructure, and 

quality of place 

We also take account of potentially differing effects at different 
points of time – for example the direct impact of the Olympics 
will be very different during build up, delivery, and legacy 
phases.  The impact model is an annual model, allowing 
assumptions about direct effects to vary year by year as 
appropriate.
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Other aspects of the modelling

In addition to modelling the impact of developments with direct implications 
for the number of jobs in the area, we also allow for several other aspects of 
the economy, some of which are discussed in more detail when looking 
individual scenarios.  These include:

■ the impact of housing on population and the demand for services

■ the impact of changes in skills on productivity, resident employment rates and 
the proportion of jobs taken by local residents

However, any model is inevitably limited in the range of factors that it can 
cover, and cannot be used to answer all potential questions about the 
impact of policy issues on economic performance.  There are also likely in 
some cases to be specific factors affecting the way specific issues impact on 
different areas that are not reflected in the model, reinforcing the importance 
of interpreting the results as indicative estimates of the likely implications of 
a given set of circumstances rather than as precise numerical projections of 
the future course of the economy under those circumstances.

The model is therefore designed so that many of the assumptions 
underlying the scenarios can easily be changed by users in order to 
incorporate the results of additional analysis or for sensitivity testing.



6. Major developments
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6a)  What is included

We have consulted each of the host boroughs on the range of developments 
that should be modelled as part of the scenario analysis – the intention is 
only to include developments that might be expected to shift the economic 
outlook away from the path that would otherwise be expected, rather than to 
include more modest developments that might be required simply to allow 
the baseline projections to come about.

In terms of employment-related projects, this means we have included 
assumptions about the direct impact of Stratford City zones 2-7 (zone 1 is 
already included in the baseline); development of the Royal docks and 
Canning Town/Custom House; the Greenwich Peninsula MDL scheme; the 
Wood Wharf extension to Canary Wharf; the redevelopment of the IPC/MBC 
venue in Hackney; and developments such as the Dagenham Dock 
sustainable industrial park.

We originally intended to develop two different scenarios for schemes that 
were regarded as very likely to take place and those that were possible or 
hoped for rather than necessarily probable, but in practice boroughs did not 
regard any schemes as falling into the latter rather than the former category.
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What is not explicitly included

There are also major transport/infrastructure projects planned that will affect the host boroughs.  
Crossrail, for example, will have a major impact on the connectivity of the sub-region with central 
and west London as well as with other parts of the wider city region – the project is scheduled to 
increase London’s public transport network capacity by 10% and to be completed by 2018.  The 
need for additional means of crossing the Thames in East London has also been recognised.

However, there are severe risks of double-counting in making explicit allowance for the jobs 
expected to be enabled by these sort of infrastructure projects at the same time as allowing for the 
jobs expected to be created on major employment sites in the sub-region.  In practice we have 
treated infrastructure projects as supporting the creation of the jobs modelled from the major 
development projects covered rather than as generating further additional  jobs on top of those.

Nevertheless, the model is designed in a way that ensures there is no reason why the user cannot 
look at the impact of Crossrail more explicitly.  By specifying what proportion of the major 
developments analysed might be dependent on Crossrail, as well as potentially included a 
development “project” consisting of an amalgamation of smaller sites whose use might be 
dependent on Crossrail, the development-base approach used in this scenario can readily also 
compare a future with and without Crossrail. 

The major developments scenario also does not make explicit allowance for the impact of housing 
development on a scale over and above that needed to support the normal population growth 
forecast – see Scenario 2 later for a discussion of this.
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6b)  Assumptions

Boroughs have provided information from existing planning work on the 
estimated number of jobs involved in a scheme when complete and the 
timing of when those jobs are likely to come on stream, with in most cases 
some breakdown of jobs by sector and in some cases an estimate of 
displacement.

Where necessary we have supplemented this information with estimates 
from other sources (eg on the potential jobs impact of Wood Wharf) or our 
own assumptions on sectoral splits and displacement based on other 
schemes with some similarities.

These assumptions are summarised by scheme in the next table, and can 
be changed in the model.  It is also possible to add additional schemes or to 
switch existing schemes in or out of the scenario.

(Note that displacement assumptions are  presented in a separate table –
these are just as important assumptions in affecting the modelled impact of 
a scheme or set of schemes as the gross number of jobs involved.)
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Assumptions for each scheme

Project Jobs Sectors Timing

Stratford City zones 2-7 24,200 Offices, hotels & 
leisure, retail

2013-15 and 2015-
20

Royal Docks development 6,000 Office plus some 
industry

2013-25

Canning Town/Custom House 2,500 Widespread 2009-25

Greenwich Peninsula 24,100 Retailing, 
restaurants, offices, 
leisure

2011-30

IPC/MBC 4,000 Office 2013-30

Wood Wharf 25,000 Fin. & bus. services 2013-30

Dagenham Dock sustainable 
industrial park, Barking Town 
Centre, South Dagenham West 
and Barking Riverside

5,800 Industrial / 
commercial, retail, 
office and health 

2010-30
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Allowing for displacement

Displacement – the extent to which jobs or economic activity in a new development 
simply take the place of other jobs or economic activity that would otherwise have 
been located elsewhere, either within the local area or further afield – is an important 
factor in affecting the economic impact the development is likely to have, and forms 
part of any economic appraisal or evaluation.

It is also difficult to measure, however.  The model has therefore been set up to enable 
the user to input any estimates of displacement available from other studies that have 
been carried out for specific schemes.

Displacement can occur at different spatial levels.  Some of the jobs located in new 
developments might otherwise have been located nearby, within the same London 
borough. But in many sectors companies are geographically mobile, and new office-
based activities could be undertaken in a broad range of locations across London, the 
UK or even internationally. The modelling therefore makes allowance not just for 
displacement within a particular borough, but also from elsewhere within the host 
boroughs, from elsewhere in London and from elsewhere in the UK.

Although displacement effects are likely to vary between different types of 
developments, they may also vary according to where the development takes place.  
Some of the developments envisaged for the host boroughs, for example, may have 
smaller displacement effects than investments elsewhere in London given the 
possibility of attracting internationally mobile investment in financial and business 
services and the opportunity to improve London’s competitiveness through driving 
down costs.
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Displacement assumptions

The assumptions used in the scenarios presented in this report are set out in the 
following table – note that the number of net jobs in a borough generated by a 
scheme has been broken down into an assumption about the occupancy rate of the 
scheme compared with 100% take-up and the proportion of new jobs that would have 
existed or been created elsewhere in the borough anyway if the scheme had not 
taken place, but we are not trying to make explicit judgments about the expected 
occupancy rate of current schemes proposed and it is possible to interpret these 
simply as an overall net proportion of new jobs created relative to the scheme’s 
capacity. 

In looking at the assumptions we have used, it is worth bearing in mind that the 
combined effect of the occupancy rate and the displacement assumptions for the local 
borough and the other host boroughs that we have used for most schemes is 
effectively the same as assuming that half of the gross jobs associated with a 
development represent net additional jobs to the sub-region.

For the Wood Wharf extension to Canary Wharf we have assumed that a much 
smaller proportion of jobs created will reflect jobs that would have happened within 
the sub-region anyway – though is would be simple to look at the effect of changing 
this assumption to a more typical 50% overall displacement assumption within the 
sub-region.
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Displacement assumptions for each scheme
Project Occupation rate Displacement 

within the borough
Displacement 
within other host 
boroughs

Displacement with 
the rest of London 
and the UK

Stratford City zones 2-7 80% 20% 20% 5% each

Royal Docks 
development

80% 20% 20% 5% each

Canning Town/Custom 
House

80% 20% 20% 5% each

Greenwich Peninsula 80% 20% 20% 5% each

IPC/MBC 80% 20% 20% 5% each

Wood Wharf 90% 0% 0% 10% for London

Dagenham Dock 
sustainable industrial 
park, Barking Town 
Centre, South Dagenham 
West and Barking 
Riverside

80% 20% 20% 5% each
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Assumptions by sector and year

To model the overall impact of these schemes we have translated these 
assumptions into net additional direct jobs by sector and year in each of 
the host boroughs.

Overall, the developments modelled in the scenario are expected to lead 
to just over net 50,000 additional direct jobs, with business services 
accounting for the majority of these, followed by financial services as the 
next most important sector for net new jobs.

(000's) 2015 2020 2025 2030
Manufacturing 552 1059 1600 1914
Distribution 474 788 997 1093
Hotels 696 937 1244 1439
Transport & Communications 854 1964 2711 3117
Financial Services 1841 4713 6938 8823
Business services 7784 18766 25892 32111
Other personal services 756 1070 1519 1741
Total 13003 29382 41026 50402
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6c)  Approach

Given these estimates of direct jobs, indirect jobs through the supply chain are 
modelled using purchasing information from UK input-output tables.  (Productivity 
information is used to translate direct jobs into value-added and then into gross 
output.  The input-output tables then allow us to calculate the expected purchases 
from other sectors required to generate this output, and those purchases can then be 
translated back into jobs via value-added.)  The proportion of indirect jobs located 
locally or regionally is modelled on the basis of the sector and its relative 
concentration in different locations.

Induced impacts (i.e. employment arising from the additional income from those in 
direct and indirect employment) are modelled on the basis of average incomes 
generated by direct and indirect jobs and consumer spending patterns shown in the 
input-output tables.  Again, the proportion of these jobs located locally and regionally 
is modelled.

The proportion of the employment involved taken by local residents and others across 
the host boroughs is modelled taking account of commuting patterns, while migrants 
are also assumed to take a proportion of the jobs (with additional migration modelled 
if the number of jobs involved is sufficient to suggest that without inflows of people the 
proportion of local residents with jobs would become implausibly large) - it is worth 
noting that all assumptions of this type involved in the modelling can be varied for 
alternative scenario analysis.



47

6d)  Scenario 1: Improving job opportunities

Taking into account second round effects (eg indirect effects through the supply chain and 
induced effects on the demand for retailing and services), the scenario shows a net increase of 
83,500 jobs in the host boroughs by 2030 compared with the baseline – two-thirds as much again 
as the direct employment impact.

Of these 83,500 jobs, the scenario shows 43,000 taken by increased inward commuting and 
40,500 by residents.

GVA in the sub-region is £6.5bn higher than in the baseline, eliminating the “lost output” gap 
shown in the baseline between the size of the sub-region’s economy and what it would be with 
regional average productivity and employment rates, with a net gain to the Exchequer of around 
£4.5bn.

Scenario 1 Differences from baseline:  Host boroughs

2020 2030
Total population (000's) 2.5 5.6
Working age population (000's) 2.3 5.1
Total employment (000's) 44.6 83.5
Residence employment (000's) 24.3 40.5
Residence employment rate (%) 2.3 3.5
Unemployment (000's) -11.2 -11.6
Unemployment rate (%) -1.1 -1.1
GVA (£2005m) 2630 6480
Productivity (£000 per worker) -0.8 -1.2
Workplace wages (£ per week) -2.2 -4.4
Residence wages (£ per week) 6.2 11.5
Source: Oxford Economics
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Scenario 1 compared with baseline
Total employment Total population

Resident employment rate Average wages
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Scenario 1: Detailed forecast for Host Boroughs

Note that results for individual 
host boroughs are provided in 
Annex 1.  There are, however, 
caveats to using individual 
borough results as a result of 
limitations in the inputs used to 
generate the scenario – see the 
annex for further details.

2000 2008 2010 2020 2030
Total population (000's) 1246 1299 1329 1436 1534
Working age population (000's) 793 866 886 991 1070
Total employment (000's) 554 606 611 713 803
Residence employment (000's) 488 549 549 633 692
Residence employment rate (%) 61.5 63.4 61.9 63.9 64.7
Unemployment (000's) 42.9 35.7 50.6 33.6 34.9
Unemployment rate (%) 5.4 4.1 5.7 3.4 3.3
GVA (£2005m) 23875 33923 33949 50228 70506
Productivity (£000 per worker) 43.1 56.0 55.6 70.4 87.8
Workplace wages (£ per week) 485.9 673.2 713.2 1103.9 1710.6
Residence wages (£ per week) 408.1 541.7 573.2 882.1 1352.3
Change 1998-2008 2008-2010 2010-2020 2020-2030
Total population (000's) - 52 30 107 98
Working age population (000's) - 73 20 105 78
Total employment (000's) - 53 5 102 90
Residence employment (000's) - 61 0 85 59
Residence employment rate (%) - 1.9 -1.5 2.0 0.8
Unemployment (000's) - -7.2 14.9 -17.0 1.4
Unemployment rate (%) - -1.3 1.6 -2.3 -0.1
GVA (£2005m) - 10048 27 16279 20278
Productivity (£000 per worker) - 12.8 -0.4 14.9 17.4
Workplace wages (£ per week) - 187.3 40.0 390.7 606.7
Residence wages (£ per week) - 133.7 31.5 308.9 470.3
Change (% per annum) 1998-2008 2008-2010 2010-2020 2020-2030
Total population - 0.5 1.2 0.8 0.7
Working age population - 1.1 1.2 1.1 0.8
Total employment - 1.1 0.4 1.6 1.2
Residence employment - 1.5 0.0 1.4 0.9
Residence employment rate(%pts) - 1.9 -1.5 2.0 0.8
Unemployment - -2.3 19.0 -4.0 0.4
Unemployment rate(%pts) - -1.3 1.6 -2.3 -0.1
GVA - 4.5 0.0 4.0 3.4
Productivity - 3.3 -0.4 2.4 2.2
Workplace wages - 4.2 2.9 4.5 4.5
Residence wages - 3.6 2.9 4.4 4.4
Source: Oxford Economics



7. Housing
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7a)  Assumptions

Our baseline shows the sub-region’s population growing by around 200,000 by 
2030*, and the scenario building in the effect of major developments planned 
for the area shows an increase of around 205,000.

This is considerably below the forecast in the Strategic Regeneration 
Framework, and even further below the assumptions in the London Plan which 
assume that most of London’s population growth will be focused in East 
London.

It is not clear that the rate at which house builders are prepared to build in the 
area given the spatial pattern of demand will be sufficient to meet this plan, but 
we have looked at the potential impact of a scenario in which another 150,000 
homes are built in the sub-region over and above the baseline and in which 
there is sufficient demand for these to be occupied. These are allocated 
across the host boroughs in proportion to the relative size of the annual targets 
for each borough in the draft London Plan, which means that the biggest 
shares are assumed to be built in Newham and Tower Hamlets, and the 
smallest in Waltham Forest and Hackney.

*      Historical data for the baseline forecasts are based on official population estimates.  There are considerable difficulties with 
population data for some of the host boroughs, with administrative data implying a considerable undercount in the ONS 
estimates, which in turn could suggest a stronger population forecast.  These contradictions have not been resolved by 
revised population data for 2008 and new data for 2009 released in May/June 2010.
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7b)  Approach

The main stages to this part of the modelling are:

■ The population is assumed to increase over and above the impact of the major 
developments based on projected average numbers of people per home (consistent with 
existing average levels and trends)

■ The population affects the demand for services such as health and education, and also 
retailing

■ The increased labour supply also affects the scale of commuting into and out of the sub-
region – it is clear that this sort of scale of population growth is only likely to work 
successfully with increased levels of commuting from the sub-region to jobs elsewhere in 
London.

We have also developed an alternative version of this scenario that allows the model 
user to specify the assumed split of new housing between market housing, social 
housing and intermediate forms of ownership.  The model then uses this in 
conjunction with information from the Census about the split of different socio-
economic groups between different types of housing and the different employment 
rates of different socio-economic groups to estimate how the employment rate of new 
residents might be expected to differ from the existing employment rate in the 
borough.  Once again this is likely to have implications for the scale of commuting if 
the scale of employment expected for new residents is not matched by the jobs 
available locally.
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7c)  Scenario 2: Jobs and housing

Scenario 2a: Additional housing Scenario 2b: Additional housing, 
and higher commuting rate

Scenario 2c: Additional 
housing and jobs

Alternative specifications:  Differences from baseline, Host 
boroughs

Scenario 2a adds the housing on top of our baseline.  
Workplace employment increases to some extent as a 
result of extra demand for services, and we also assume 
the same proportion of resident workers out-commute, so 
residence employment rises by more.  But this is not 
enough to prevent the employment rate falling.

Scenario 2b builds on 2a by assuming that out-commuting 
increases by enough to allow the new residents of the sub-
region to achieve the employment rate we might expect 
given the type of additional houses we are assuming are 
built.

Scenario 2c combines 2a with the jobs-related 
developments included in scenario 1.   

2020 2030
Total population (000's) 174.2 339.1
Working age population (000's) 121.8 239.8
Total employment (000's) 32.9 74.0
Residence employment (000's) 48.5 101.0
Residence employment rate (%) -2.4 -3.5
Unemployment (000's) 29.4 56.2
Unemployment rate (%) 2.1 3.5
GVA (£2005m) 1752 4333
Productivity (£000 per worker) -0.8 -2.8
Workplace wages (£ per week) -15.7 -52.0
Residence wages (£ per week) 10.2 19.0
Source: Oxford Economics

2020 2030
Total population (000's) 174.2 339.1
Working age population (000's) 121.8 239.8
Total employment (000's) 38.5 92.4
Residence employment (000's) 70.7 152.9
Residence employment rate (%) -0.4 0.5
Unemployment (000's) 19.4 33.7
Unemployment rate (%) 1.2 1.8
GVA (£2005m) 1965 5170
Productivity (£000 per worker) -1.1 -3.8
Workplace wages (£ per week) -19.2 -67.4
Residence wages (£ per week) 16.8 31.8
Source: Oxford Economics

2020 2030
Total population (000's) 176.8 343.8
Working age population (000's) 124.1 244.1
Total employment (000's) 77.7 159.0
Residence employment (000's) 74.2 146.6
Residence employment rate (%) -0.2 -0.2
Unemployment (000's) 20.8 40.9
Unemployment rate (%) 1.4 2.3
GVA (£2005m) 4392 10877
Productivity (£000 per worker) -1.5 -3.7
Workplace wages (£ per week) -17.0 -52.3
Residence wages (£ per week) 17.2 34.8
Source: Oxford Economics
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Scenario 2a, b and c: Jobs and housing

The increase in population in these scenarios is around 339,000-343,000 over the baseline by 
2030, implying overall population growth of over half a million compared with today’s level.

Scenario 2a shows that without additional jobs-related developments or an increase in out-
commuting rates above the current proportion of workers living in the sub-region who work 
elsewhere, this scale of housing could significantly increase unemployment in the host boroughs 
even though the scale of population increase implied would generate significant extra employment 
through higher demand.

Scenario 2b builds in sufficient additional out-commuting to meet the employment rate expected for 
new residents of the sub-region – this requires around an additional 30,000 net out-commuters by 
2030 compared with the baseline, along with around 20,000 additional workplace jobs over and 
above scenario 2a that this scenario generates.

Scenario 2c shows that alternatively the level of additional population implied by this scale of 
housing could happen with less of a fall in the resident employment rate if the jobs-related 
developments in scenario 1 come about.  (Note that as with scenario 2a, this still assumes an 
increase in the number of workers in the sub-region who work outside the borough they live in – it is 
just that in these scenarios this is assumed to be proportional to the increase in the number of 
workers living in the sub-region, while scenario 2b allows for a higher proportion of the new workers 
to work outside their home borough than for existing workers.) This is the scenario for which further 
details are provided in the following charts and tables.
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Scenario 2c compared with baseline
Total employment Total population

Resident employment rate Average wages
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Scenario 2c: Detailed forecast for Host Boroughs

Note that results for 
individual host 
boroughs are provided 
in Annex 1.  There 
are, however, caveats 
to using individual 
borough results as a 
result of limitations in 
the inputs used to 
generate the scenario 
– see the annex for 
further details.

2000 2008 2010 2020 2030
Total population (000's) 1246 1299 1329 1610 1872
Working age population (000's) 793 866 886 1113 1309
Total employment (000's) 554 606 611 746 878
Residence employment (000's) 488 549 549 683 798
Residence employment rate (%) 61.5 63.4 61.9 61.4 61.0
Unemployment (000's) 42.9 35.7 50.6 65.6 87.4
Unemployment rate (%) 5.4 4.1 5.7 5.9 6.7
GVA (£2005m) 23875 33923 33949 51990 74902
Productivity (£000 per worker) 43.1 56.0 55.6 69.7 85.3
Workplace wages (£ per week) 485.9 673.2 713.2 1089.1 1662.8
Residence wages (£ per week) 408.1 541.7 573.2 893.0 1375.7
Change 1998-2008 2008-2010 2010-2020 2020-2030
Total population (000's) - 52 30 281 262
Working age population (000's) - 73 20 227 196
Total employment (000's) - 53 5 135 132
Residence employment (000's) - 61 0 135 115
Residence employment rate (%) - 1.9 -1.5 -0.5 -0.4
Unemployment (000's) - -7.2 14.9 15.1 21.8
Unemployment rate (%) - -1.3 1.6 0.2 0.8
GVA (£2005m) - 10048 27 18041 22912
Productivity (£000 per worker) - 12.8 -0.4 14.1 15.6
Workplace wages (£ per week) - 187.3 40.0 375.9 573.7
Residence wages (£ per week) - 133.7 31.5 319.9 482.6
Change (% per annum) 1998-2008 2008-2010 2010-2020 2020-2030
Total population - 0.5 1.2 1.9 1.5
Working age population - 1.1 1.2 2.3 1.6
Total employment - 1.1 0.4 2.0 1.6
Residence employment - 1.5 0.0 2.2 1.6
Residence employment rate(%pts) - 1.9 -1.5 -0.5 -0.4
Unemployment - -2.3 19.0 2.6 2.9
Unemployment rate(%pts) - -1.3 1.6 0.2 0.8
GVA - 4.5 0.0 4.4 3.7
Productivity - 3.3 -0.4 2.3 2.0
Workplace wages - 4.2 2.9 4.3 4.3
Residence wages - 3.6 2.9 4.5 4.4
Source: Oxford Economics



8.  Wider policies 
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8a)  Introduction

There are a wide range of policies that can be pursued to support the regenerative 
effects of the opportunities facing the host boroughs, including not just skills and 
training, but also health policies (which could bring more people back into the 
potential work force, for example), citizenship/civic pride policies (eg to enhance a 
sense of community and make the place more attractive to potential employees and 
employers by reducing crime), enterprise policies to encourage business creation, 
housing policies (eg to ensure those who have been enabled to “move up the ladder”
have opportunities to do so without moving away), and so on. 

However, as already discussed, any model is inevitably limited in the range of factors 
that it can cover, and cannot be used to answer all potential questions about the 
impact of policy issues on economic performance.  In practical terms, it is probably 
mainly through potential impacts on willingness/ability to work that these sort of 
effects can be modelling in an economic model of the type we have built for the host 
boroughs.  

We have consulted with the host boroughs on what policy initiatives might be included 
for which there could be evidence of the expected scale of impact and the most 
obvious example is in terms of skills/employability.  This is therefore the scenario 
presented here.  Other policies can be run on the model in a similar way if there 
effects can be summarised in terms of an expected impact on employment rates.
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8b)  Approach

The modelling is based around the proportion of the resident working-age 
population in each host borough with different levels of NVQs and the 
impact this has on the likelihood of being employed.

Across London as a whole, for example, the proportion of working-age 
people in employment varies from around 47% for those at NVQ level 0 to 
77% for those at NVQ level 4/5.  We therefore expect any up-skilling of local 
residents to increase the proportion in employment.

In addition, we have modelled two further aspects of this:

■ changes in skills are expected to productivity and wage levels (with knock-on 
effects on spending and hence jobs in retailing)

■ changing the range of jobs that local residents are suitable for also has the 
potential to affect levels of inward and outward commuting.

The scenario here is based on the assumption that the skills mix of the 
population of the host boroughs (as measured by the proportion at each 
NVQ level) is raised to match the London average, and that the employment 
rate improves in accordance with the existing and expected differential in 
employment rates by skills level across London.
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8c)  Scenario 3: Improving jobs and skills

This scenario sees a larger increase in employment than in the case where major developments improve job 
opportunities but there is no uplift in skills in the sub-region (scenario 1).  This is particularly true for employment 
among residents of the host boroughs, which is projected in this case to be 63,500 higher by 2030 than it would 
have been in the base case.  This implies almost the same residence employment rate as for London as a whole by 
2030 (66.7% in the sub-region, compared with 69.6% for London).

The improvement in skills built into this scenario also leads to a bigger increase in wages for residents of the host 
boroughs, though not enough to close the gap with the rest of London – by 2030 average wages for residents are 
around 2.3% higher than in the base case, compared with a deficit of around 9% below the overall London average.

Scenario 3 Differences from baseline:  Host boroughs

2020 2030
Total population (000's) 2.5 7.8
Working age population (000's) 2.3 7.1
Total employment (000's) 51.1 93.6
Residence employment (000's) 44.0 63.5
Residence employment rate (%) 4.3 5.5
Unemployment (000's) -13.4 -15.7
Unemployment rate (%) -1.4 -1.5
GVA (£2005m) 3180 7312
Productivity (£000 per worker) -0.6 -1.3
Workplace wages (£ per week) 7.2 6.5
Residence wages (£ per week) 16.4 30.6
Source: Oxford Economics
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Scenario 3 compared with baseline
Total employment Total population

Resident employment rate Average wages
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Scenario 3: Detailed forecast for Host Boroughs

Note that results for 
individual host boroughs 
are provided in Annex 1.  
There are, however, 
caveats to using 
individual borough results 
as a result of limitations in 
the inputs used to 
generate the scenario –
see the annex for further 
details.

2000 2008 2010 2020 2030
Total population (000's) 1246 1299 1329 1436 1536
Working age population (000's) 793 866 886 991 1072
Total employment (000's) 554 606 612 720 813
Residence employment (000's) 488 549 568 653 715
Residence employment rate (%) 61.5 63.4 64.1 65.9 66.7
Unemployment (000's) 42.9 35.7 41.0 31.4 30.8
Unemployment rate (%) 5.4 4.1 4.6 3.2 2.9
GVA (£2005m) 23875 33923 34212 50777 71337
Productivity (£000 per worker) 43.1 56.0 55.9 70.6 87.8
Workplace wages (£ per week) 485.9 673.2 720.6 1113.3 1721.5
Residence wages (£ per week) 408.1 541.7 577.3 892.3 1371.4
Change 1998-2008 2008-2010 2010-2020 2020-2030
Total population (000's) - 52 30 107 101
Working age population (000's) - 73 20 105 80
Total employment (000's) - 53 6 107 93
Residence employment (000's) - 61 19 85 62
Residence employment rate (%) - 1.9 0.7 1.8 0.8
Unemployment (000's) - -7.2 5.3 -9.6 -0.6
Unemployment rate (%) - -1.3 0.5 -1.5 -0.3
GVA (£2005m) - 10048 289 16566 20560
Productivity (£000 per worker) - 12.8 -0.1 14.7 17.2
Workplace wages (£ per week) - 187.3 47.4 392.7 608.2
Residence wages (£ per week) - 133.7 35.6 315.0 479.1
Change (% per annum) 1998-2008 2008-2010 2010-2020 2020-2030
Total population - 0.5 1.2 0.8 0.7
Working age population - 1.1 1.2 1.1 0.8
Total employment - 1.1 0.5 1.6 1.2
Residence employment - 1.5 1.7 1.4 0.9
Residence employment rate(%pts) - 1.9 0.7 1.8 0.8
Unemployment - -2.3 7.2 -2.6 -0.2
Unemployment rate(%pts) - -1.3 0.5 -1.5 -0.3
GVA - 4.5 0.4 4.0 3.5
Productivity - 3.3 -0.1 2.4 2.2
Workplace wages - 4.2 3.5 4.4 4.5
Residence wages - 3.6 3.2 4.4 4.4
Source: Oxford Economics



9.  Conclusions 
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9a)  Implications of the scenarios
Before comparing the results of the scenarios it is worth remembering that economic models can 
only give a guide to outcomes rather than a definitive picture of the impact of alternative 
developments and policies.

However, the baseline for the model clearly suggests that without additional regeneration the sub-
region would continue to underperform relative to other parts of London and would remain an area 
of relative deprivation with below-average incomes and employment rates.

Scenario analysis using the Host Boroughs Economic Model, however, shows the potential for 
improving job opportunities and other economic outcomes through a range of development 
projects and other regeneration policies. Major employment-related developments could generate 
over 83,000 net additional jobs in the sub-region by 2030 – and indeed this estimate could be 
significantly higher if displacement turned out to be lower than we have assumed.

Even without additional policies to maximise the benefits to residents of the local area, this 
scenario could result in the sub-region producing an additional £6.5bn GDP a year by 2030, 
eliminating the “lost output” gap shown in the baseline between the size of the sub-region’s 
economy and what it would be with regional average productivity and employment rates, and 
improving the public finances by around £4.5bn a year (in 2005 prices).

If the skills mix of the sub-region could also be enhanced to match the London average, the 
additional GDP from these developments could increase to £7.3bn a year by 2030 and the 
improvement to the public finances to around £5.1bn a year compared with our baseline 
projections.

The housing scenarios that the scale of additional housing in the sub-region implied by the draft 
London plan could significantly increase unemployment in the host boroughs unless there are 
additional jobs-related developments or an increase in out-commuting rates above the current 
proportion of workers living in the sub-region who work elsewhere,
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9b)  How do the scenarios compare with GLA projections?

The Host Borough Economic Model 
baseline projections against which the 
scenarios have been run shows 
somewhat weaker employment growth 
than in the GLA trend-based projections.  
But the biggest difference is in the 
population of the sub-region, where the 
GLA projections build in a major  
weighting of London’s future population 
growth towards the host boroughs.

Taking account of either expected major 
developments in the sub-region (scenarios 
1 & 3) or large-scale population increases 
from new housing development (scenarios 
2a, b & c) the scenarios show that 
employment in the sub-region could easily 
exceed the GLA projections.

Scenario 1, though, shows that the 
potential increase in employment from 
major developments is still not expected to 
generate a population for the sub-region 
close to the GLA projections.  It is only 
when we make explicit allowance for 
additional house building (and assume 
that enough demand can be generated for 
these houses) that the scenarios show 
sub-regional population on a par with the 
GLA projections.

Scenario Employment Population

GLA 
projections

730 1832

HBEM 
baseline

719 1528

Scenario 1 803 1534

Scenario 2a 793 1867

Scenario 2b 812 1867

Scenario 2c 878 1872

Scenario 3 813 1536

Forecasts/projections for the host boroughs in 
2030,‘000s
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9c)  Final thoughts

The results presented here are derived from the Host Boroughs Economic Model 
that has been built as a key output from the study. A desk-top version of the model 
has been produced for client use by interested staff from the host boroughs and the 
host boroughs unit.

These results are based on the assumptions described in the report.  However, 
there is inevitably uncertainty about some of these assumptions, and, as we have 
made clear throughout the report, it is possible to revise several of the assumptions 
that contribute to the results. We hope that the availability of the model will 
encourage users to experiment with alternative assumptions where appropriate.  
For example, assuming 100% occupation rates for the developments studied in 
scenario 1 (described in section 6 of this report) would, other things equal, lead to 
employment 100,000 higher than in the baseline by 2030, rather than 84,000 higher 
as in the main version of the scenario reported here, and GVA £7.6bn higher rather 
than £6.5bn higher.

Where users are uncertain about how best to look at a particular assumption within 
the model or want to carry out more complex scenario analysis, Oxford Economics 
staff will be happy to provide advice/assistance.



Annex 1: Results for boroughs 
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Borough-level results

The following tables present results for individual host boroughs, which are used within the 
model to build up the results for the sub-region as a whole.  Although we hope these are useful, 
it is worth bearing in mind that the more detailed the results the more likely it is that in practice 
specific factors on the ground would produce a different outcome from that produced by the 
model.

There are also specific features of the scenario assumptions that affect the interpretation of the 
results for individual boroughs:

■ Scenario 1 (major developments) is built up from assumptions about a limited number of key projects 
within the sub-region.  The particular developments included are not evenly distributed across the 
individual boroughs, and in the case of Waltham Forest there are no specific developments included.  
This means, for example, that this borough sees no direct net new jobs from the developments and 
once displacement is allowed for actually sees a net decrease in net jobs.  This does not mean in 
practice, of course, that regeneration of the sub-region can be expected to impact negatively on 
employment in this borough, just that the particular assumptions used for this scenario do not reveal the 
potential benefits.

■ Scenario 2 (housing) is clearly affected by where new houses are assumed to be built.  If potential 
house builders are not convinced that the scale of demand in different parts of the sub-region 
necessarily matches the relative scale of new housing allowed for in the London Plan then the actual 
allocation of additional housing across the sub-region may well differ from that assumed here.

■ Scenario 3 (skills) is based on matching the London average skills mix by NVQ level in each borough.  
This implies a bigger skills uplift in some boroughs than in others.  Indeed, it actually implies a slight fall 
in the proportion of graduate-level Hackney residents, this being the only host borough with a larger 
proportion of graduates in its working-age population than the London average.
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The baseline forecast for Greenwich
2000 2008 2010 2020 2030

Total population (000's) 214.6 223.7 227.9 245.1 260.6
Working age population (000's) 135.4 146.6 149.0 164.5 175.1
Total employment (000's) 85.8 80.5 81.2 88.2 95.1
Residence employment (000's) 94.0 98.0 95.3 106.6 114.6
Residence employment rate (%) 69.5 66.9 63.9 64.8 65.5
Unemployment (000's) 6.7 4.7 7.2 5.9 5.7
Unemployment rate (%) 4.9 3.2 4.8 3.6 3.2
GVA (£2005m) 3030.2 3050.1 3012.2 3852.1 4918.1
Productivity (£ per worker) 35.3 37.9 37.1 43.7 51.7
Workplace wages (£ per week) 366.5 494.5 507.7 777.3 1192.8
Residence wages (£ per week) 454.2 578.5 626.3 958.3 1467.4
Change 1998-2008 2008-2010 2010-2020 2020-2030
Total population (000's) - 9.1 4.2 17.2 15.5
Working age population (000's) - 11.2 2.4 15.5 10.6
Total employment (000's) - -5.3 0.7 7.0 6.9
Residence employment (000's) - 4.0 -2.8 11.3 8.0
Residence employment rate (%) - -2.6 -2.9 0.9 0.6
Unemployment (000's) - -1.9 2.5 -1.3 -0.3
Unemployment rate (%) - -1.7 1.6 -1.2 -0.4
GVA (£2005m) - 19.9 -37.9 839.9 1066.0
Productivity (£ per worker) - 2.6 -0.8 6.6 8.0
Workplace wages (£ per week) - 127.9 13.2 269.6 415.6
Residence wages (£ per week) - 124.3 47.8 331.9 509.1
Change (% per annm) 1998-2008 2008-2010 2010-2020 2020-2030
Total population - 0.52 0.94 0.73 0.61
Working age population - 1.00 0.82 0.99 0.63
Total employment - -0.79 0.42 0.83 0.76
Residence employment - 0.52 -1.42 1.13 0.73
Residence employment rate - -0.47 -2.22 0.14 0.10
Unemployment - -4.22 23.32 -1.93 -0.44
Unemployment rate - -5.16 22.32 -2.89 -1.06
GVA - 0.08 -0.62 2.49 2.47
Productivity - 0.88 -1.04 1.65 1.70
Workplace wages - 3.81 1.33 4.35 4.38
Residence wages - 3.07 4.05 4.34 4.35
Source: Oxford Economics
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The baseline forecast for Hackney
2000 2008 2010 2020 2030

Total population (000's) 203.6 212.8 217.9 236.0 251.3
Working age population (000's) 133.2 145.1 148.7 167.0 179.9
Total employment (000's) 103.8 96.3 96.6 106.2 112.7
Residence employment (000's) 74.7 96.2 98.0 109.0 115.8
Residence employment rate (%) 56.1 66.3 65.9 65.2 64.4
Unemployment (000's) 9.5 6.6 9.4 8.4 8.9
Unemployment rate (%) 7.1 4.6 6.3 5.0 5.0
GVA (£2005m) 4762.8 4385.0 4409.4 5837.2 7480.0
Productivity (£ per worker) 45.9 45.5 45.7 55.0 66.4
Workplace wages (£ per week) 537.6 625.2 671.4 1026.9 1570.0
Residence wages (£ per week) 454.0 543.9 574.1 877.0 1339.2
Change 1998-2008 2008-2010 2010-2020 2020-2030
Total population (000's) - 9.2 5.1 18.0 15.3
Working age population (000's) - 11.9 3.6 18.3 12.9
Total employment (000's) - -7.4 0.2 9.6 6.6
Residence employment (000's) - 21.5 1.8 11.0 6.8
Residence employment rate (%) - 10.2 -0.4 -0.7 -0.9
Unemployment (000's) - -2.8 2.8 -1.0 0.5
Unemployment rate (%) - -2.5 1.7 -1.3 -0.1
GVA (£2005m) - -377.7 24.4 1427.8 1642.8
Productivity (£ per worker) - -0.4 0.1 9.3 11.4
Workplace wages (£ per week) - 87.6 46.3 355.5 543.1
Residence wages (£ per week) - 90.0 30.2 302.9 462.2
Change (% per annm) 1998-2008 2008-2010 2010-2020 2020-2030
Total population - 0.56 1.20 0.80 0.63
Working age population - 1.07 1.25 1.17 0.75
Total employment - -0.93 0.12 0.95 0.60
Residence employment - 3.21 0.95 1.07 0.61
Residence employment rate - 2.11 -0.29 -0.10 -0.14
Unemployment - -4.35 18.98 -1.08 0.60
Unemployment rate - -5.37 17.51 -2.22 -0.14
GVA - -1.03 0.28 2.84 2.51
Productivity - -0.10 0.15 1.87 1.90
Workplace wages - 1.90 3.63 4.34 4.34
Residence wages - 2.29 2.74 4.33 4.32
Source: Oxford Economics
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The baseline forecast for Newham
2000 2008 2010 2020 2030

Total population (000's) 245.4 242.4 241.3 252.1 273.5
Working age population (000's) 154.0 159.4 157.8 170.6 187.0
Total employment (000's) 79.9 79.8 83.9 83.1 87.1
Residence employment (000's) 83.3 92.6 91.5 98.8 105.0
Residence employment rate (%) 54.1 58.1 58.0 57.9 56.1
Unemployment (000's) 8.8 7.2 9.9 8.5 9.6
Unemployment rate (%) 5.7 4.5 6.3 5.0 5.1
GVA (£2005m) 3341.7 3511.6 3652.8 4319.9 5375.7
Productivity (£ per worker) 41.8 44.0 43.5 52.0 61.7
Workplace wages (£ per week) 423.5 528.9 572.9 853.9 1297.3
Residence wages (£ per week) 341.7 447.3 467.9 704.9 1072.8
Change 1998-2008 2008-2010 2010-2020 2020-2030
Total population (000's) - -3.0 -1.1 10.8 21.4
Working age population (000's) - 5.4 -1.6 12.9 16.3
Total employment (000's) - -0.1 4.1 -0.8 4.0
Residence employment (000's) - 9.4 -1.1 7.3 6.1
Residence employment rate (%) - 4.0 -0.1 -0.1 -1.8
Unemployment (000's) - -1.6 2.7 -1.4 1.1
Unemployment rate (%) - -1.2 1.7 -1.3 0.2
GVA (£2005m) - 170.0 141.1 667.1 1055.9
Productivity (£ per worker) - 2.2 -0.5 8.5 9.7
Workplace wages (£ per week) - 105.4 44.0 281.0 443.4
Residence wages (£ per week) - 105.6 20.6 237.0 367.9
Change (% per annm) 1998-2008 2008-2010 2010-2020 2020-2030
Total population - -0.15 -0.22 0.44 0.82
Working age population - 0.43 -0.51 0.79 0.92
Total employment - -0.01 2.53 -0.10 0.47
Residence employment - 1.34 -0.61 0.77 0.60
Residence employment rate - 0.91 -0.11 -0.01 -0.31
Unemployment - -2.50 17.15 -1.53 1.25
Unemployment rate - -2.91 17.74 -2.30 0.33
GVA - 0.62 1.99 1.69 2.21
Productivity - 0.63 -0.53 1.79 1.73
Workplace wages - 2.82 4.08 4.07 4.27
Residence wages - 3.42 2.28 4.18 4.29
Source: Oxford Economics
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The baseline forecast for Tower Hamlets
2000 2008 2010 2020 2030

Total population (000's) 197.5 226.8 239.2 276.6 303.7
Working age population (000's) 129.5 163.3 173.2 210.7 237.3
Total employment (000's) 151.9 227.0 228.0 264.4 293.6
Residence employment (000's) 71.9 96.2 100.5 115.7 127.5
Residence employment rate (%) 55.5 58.9 58.0 54.9 53.7
Unemployment (000's) 8.7 7.7 9.9 10.7 12.0
Unemployment rate (%) 6.7 4.7 5.7 5.1 5.1
GVA (£2005m) 7817.2 18116.2 18033.5 27466.2 38646.7
Productivity (£ per worker) 51.5 79.8 79.1 103.9 131.6
Workplace wages (£ per week) 647.7 906.1 963.4 1485.4 2302.9
Residence wages (£ per week) 433.5 672.5 702.8 1074.1 1646.4
Change 1998-2008 2008-2010 2010-2020 2020-2030
Total population (000's) - 29.3 12.4 37.3 27.1
Working age population (000's) - 33.8 9.9 37.5 26.6
Total employment (000's) - 75.1 0.9 36.5 29.1
Residence employment (000's) - 24.3 4.2 15.2 11.8
Residence employment rate (%) - 3.4 -0.9 -3.1 -1.2
Unemployment (000's) - -0.9 2.2 0.8 1.3
Unemployment rate (%) - -2.0 1.0 -0.6 0.0
GVA (£2005m) - 10299.0 -82.7 9432.6 11180.5
Productivity (£ per worker) - 28.3 -0.7 24.8 27.8
Workplace wages (£ per week) - 258.4 57.2 522.0 817.6
Residence wages (£ per week) - 239.0 30.3 371.3 572.3
Change (% per annm) 1998-2008 2008-2010 2010-2020 2020-2030
Total population - 1.75 2.71 1.46 0.94
Working age population - 2.94 3.00 1.98 1.19
Total employment - 5.15 0.21 1.50 1.05
Residence employment - 3.71 2.17 1.42 0.98
Residence employment rate - 0.74 -0.80 -0.55 -0.22
Unemployment - -1.42 13.34 0.77 1.13
Unemployment rate - -4.23 10.04 -1.18 -0.06
GVA - 11.08 -0.23 4.30 3.47
Productivity - 5.64 -0.44 2.76 2.40
Workplace wages - 4.29 3.11 4.42 4.48
Residence wages - 5.64 2.23 4.33 4.36
Source: Oxford Economics
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The baseline forecast for Waltham Forest
2000 2008 2010 2020 2030

Total population (000's) 221.6 221.4 225.2 232.4 236.9
Working age population (000's) 143.2 145.4 147.8 154.0 154.7
Total employment (000's) 74.9 69.6 70.2 73.9 77.4
Residence employment (000's) 98.7 96.4 94.9 105.3 111.8
Residence employment rate (%) 69.0 66.3 64.2 68.3 72.3
Unemployment (000's) 6.1 5.7 8.3 5.5 3.9
Unemployment rate (%) 4.3 3.9 5.6 3.6 2.5
GVA (£2005m) 2633.6 2538.6 2562.3 3200.8 3988.7
Productivity (£ per worker) 35.2 36.5 36.5 43.3 51.5
Workplace wages (£ per week) 349.6 458.3 485.6 740.7 1132.0
Residence wages (£ per week) 384.2 517.1 547.3 834.3 1273.3
Change 1998-2008 2008-2010 2010-2020 2020-2030
Total population (000's) - -0.2 3.8 7.2 4.5
Working age population (000's) - 2.2 2.4 6.2 0.7
Total employment (000's) - -5.3 0.5 3.8 3.5
Residence employment (000's) - -2.3 -1.5 10.4 6.6
Residence employment rate (%) - -2.6 -2.1 4.1 3.9
Unemployment (000's) - -0.4 2.6 -2.8 -1.6
Unemployment rate (%) - -0.3 1.7 -2.1 -1.1
GVA (£2005m) - -95.0 23.8 638.5 787.8
Productivity (£ per worker) - 1.3 0.1 6.8 8.2
Workplace wages (£ per week) - 108.7 27.3 255.2 391.2
Residence wages (£ per week) - 133.0 30.1 287.0 439.1
Change (% per annm) 1998-2008 2008-2010 2010-2020 2020-2030
Total population - -0.01 0.85 0.31 0.19
Working age population - 0.19 0.82 0.41 0.05
Total employment - -0.91 0.39 0.53 0.46
Residence employment - -0.29 -0.80 1.04 0.61
Residence employment rate - -0.48 -1.61 0.63 0.56
Unemployment - -0.83 20.56 -4.07 -3.40
Unemployment rate - -1.02 19.57 -4.46 -3.44
GVA - -0.46 0.47 2.25 2.22
Productivity - 0.45 0.08 1.71 1.75
Workplace wages - 3.44 2.94 4.31 4.33
Residence wages - 3.79 2.87 4.31 4.32
Source: Oxford Economics
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The baseline forecast for Barking and Dagenham
2000 2008 2010 2020 2030

Total population (000's) 164.0 171.5 177.2 190.9 202.5
Working age population (000's) 97.9 106.1 109.6 122.1 130.7
Total employment (000's) 57.3 52.9 51.0 52.7 53.3
Residence employment (000's) 65.1 69.5 68.3 73.6 76.7
Residence employment rate (%) 66.5 65.5 62.3 60.3 58.7
Unemployment (000's) 3.1 3.7 5.9 5.8 6.4
Unemployment rate (%) 3.2 3.5 5.4 4.8 4.9
GVA (£2005m) 2289.4 2321.2 2270.2 2921.6 3616.1
Productivity (£ per worker) 40.0 43.9 44.5 55.4 67.8
Workplace wages (£ per week) 407.4 534.0 546.2 822.7 1245.2
Residence wages (£ per week) 381.8 465.7 483.9 732.1 1111.5
Change 1998-2008 2008-2010 2010-2020 2020-2030
Total population (000's) - 7.5 5.7 13.8 11.6
Working age population (000's) - 8.2 3.5 12.6 8.5
Total employment (000's) - -4.4 -1.8 1.7 0.6
Residence employment (000's) - 4.4 -1.2 5.3 3.1
Residence employment rate (%) - -1.0 -3.2 -2.1 -1.6
Unemployment (000's) - 0.6 2.2 -0.1 0.6
Unemployment rate (%) - 0.3 1.9 -0.6 0.2
GVA (£2005m) - 31.9 -51.1 651.5 694.5
Productivity (£ per worker) - 3.9 0.6 10.9 12.4
Workplace wages (£ per week) - 126.6 12.2 276.5 422.6
Residence wages (£ per week) - 83.9 18.2 248.2 379.5
Change (% per annm) 1998-2008 2008-2010 2010-2020 2020-2030
Total population - 0.56 1.64 0.75 0.59
Working age population - 1.01 1.62 1.09 0.68
Total employment - -0.99 -1.76 0.33 0.11
Residence employment - 0.82 -0.88 0.75 0.41
Residence employment rate - -0.19 -2.46 -0.33 -0.26
Unemployment - 2.07 26.38 -0.19 1.03
Unemployment rate - 1.05 24.36 -1.27 0.35
GVA - 0.17 -1.11 2.56 2.16
Productivity - 1.18 0.66 2.22 2.04
Workplace wages - 3.44 1.14 4.18 4.23
Residence wages - 2.51 1.94 4.23 4.26
Source: Oxford Economics
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Boroughs - Scenario 1: Major developments

Total employment (‘000s)

Differences from baseline, Host boroughs

Total population (‘000s) Total GVA (£mn)

2020 2030
Greenwich 8.9 20.5
Hackney 0.0 2.0
Newham 23.7 30.5
Tower Hamlets 11.8 29.5
Waltham Forest -2.0 -2.8
Barking and Dagenham 2.1 3.7
Host Boroughs (total) 44.6 83.5

2020 2030
Greenwich 0.6 2.1
Hackney 0.0 0.1
Newham 1.2 1.4
Tower Hamlets 0.8 2.0
Waltham Forest -0.2 -0.2
Barking and Dagenham 0.1 0.2
Host Boroughs (total) 2.5 5.6

2020 2030
Greenwich 327.0 932.1
Hackney -3.5 128.4
Newham 1213.8 1942.3
Tower Hamlets 1100.6 3398.4
Waltham Forest -132.0 -238.3
Barking and Dagenham 124.1 317.6
Host Boroughs (total) 2630.0 6480.5
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Boroughs - Scenario 2c: Jobs and housing

Total employment (‘000s)

Differences from baseline, Host boroughs

Total population (‘000s) Total GVA (£mn)

2020 2030
Greenwich 14.8 34.4
Hackney 3.3 9.8
Newham 32.7 49.9
Tower Hamlets 21.6 51.8
Waltham Forest 0.0 1.9
Barking and Dagenham 5.4 11.1
Host Boroughs (total) 77.7 159.0

2020 2030
Greenwich 612.8 1659.3
Hackney 172.3 586.3
Newham 1701.6 3108.7
Tower Hamlets 1650.2 4794.4
Waltham Forest -41.2 -7.0
Barking and Dagenham 296.4 735.0
Host Boroughs (total) 4392.1 10876.8

2020 2030
Greenwich 28.6 55.8
Hackney 15.7 30.8
Newham 54.6 105.4
Tower Hamlets 48.3 94.1
Waltham Forest 9.8 19.1
Barking and Dagenham 19.8 38.6
Host Boroughs (total) 176.8 343.8
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Boroughs - Scenario 3: Jobs and skills

Total employment (‘000s)

Differences from baseline, Host boroughs

Total population (‘000s) Total GVA (£mn)

2020 2030
Greenwich 10.2 22.8
Hackney 0.0 2.1
Newham 25.2 32.7
Tower Hamlets 13.2 31.7
Waltham Forest -1.0 -1.3
Barking and Dagenham 3.5 5.7
Host Boroughs (total) 51.1 93.6

2020 2030
Greenwich 423.8 1102.0
Hackney 5.2 140.6
Newham 1362.5 2154.9
Tower Hamlets 1230.8 3607.5
Waltham Forest -51.6 -127.6
Barking and Dagenham 208.9 434.3
Host Boroughs (total) 3179.6 7311.7

2020 2030
Greenwich 0.6 4.3
Hackney 0.0 0.1
Newham 1.2 1.4
Tower Hamlets 0.8 2.0
Waltham Forest -0.2 -0.2
Barking and Dagenham 0.1 0.2
Host Boroughs (total) 2.5 7.8
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