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Summary  North East London is one of the most affordable parts of the capital. With ongoing infrastructure 
improvements and a signifi cant amount of industrial land, it has the potential to deliver thousands of new homes

 Alternative tenures 
and co-location with 
commercial space 
could satisfy property 
requirements to meet 
competing demand 
across a number of 
sectors. See p6

 Newham, Waltham 
Forest, Barking and 
Dagenham, Havering, 
and Redbridge are 
experiencing growing 
demand from buyers 
moving out of more 
central, expensive 
locations. See p2 & p6

 While the delivery 
of new homes has 
increased recently 
across the fi ve 
boroughs, more 
affordably priced 
homes are still needed. 
Current delivery would 
need to increase by 
148% to meet need. 
See p2

 Infrastructure 
improvements across 
the region, such 
as the Elizabeth line, 
are an important link to 
successful residential 
development, 
particularly for 
densifi cation around 
stations. See p4-5 & p7

 More effi cient use 
of Green Belt land, 
as well as industrial 
land, would make sure 
new homes are being 
built in the right 
locations to maximise 
demand. See p4-5
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M A R K E T  O V E R V I E W

Space to grow
With Londoners increasingly being priced out of central 
London, demand is moving to the outer boroughs, such 
as in North East London. This is driving strong residential 
growth, yet the average house price across the area 
remains lower than London’s average. 

With more land made available in North East London 
through investment in infrastructure, the area has the 
potential to deliver thousands of new homes during 
the next few years. These could be delivered at a price 
that meets the demand for affordably priced housing.  

Affordability of outer boroughs
House price growth and mortgage regulation, restricting 
the amount that can be borrowed relative to income, 
means affordability pressures are growing in London. 
The median house price is now 13 times more than the 
median income. The lower prices across North East 
London make it a more affordable area – in Havering, 
for example, homes are 9.7 times more expensive than 
incomes. This is still higher than the national average 
of 7.6, but is a key factor in driving demand to the outer 
boroughs of London and beyond. 

A major cause of affordability pressures is the 
undersupply of housing across the capital. It’s at the 
lower end of the market where there is the greatest 
shortage in supply relative to housing need.

Supply challenges
Recent delivery of new homes across the fi ve boroughs 
of North East London has fallen short of target. A total of 
4,200 homes were delivered in the year to March 2016 – 
2,185 fewer than the need identifi ed in the 2015 London 
Plan. More recent fi gures show that delivery across the 
area has increased. There were just under 4,800 EPCs 
issued to new homes in the year to June 2017, equating 
to 2,489 new homes in Newham and 369 in Redbridge. 

However, this is still not enough. In the 2017 London 
Plan Review, housing need has increased by 84% to 
11,762 new homes per annum across the fi ve boroughs. 
This has increased the shortfall, so current delivery 
would need to increase by 148% to meet targets. 

Development in North East London is not without its 
challenges. In Newham and Waltham Forest, there have 
been higher levels of conversions, particularly from offi ce 
to residential. More suburban boroughs, such as 
Havering and Redbridge, have less commercial stock 
to supplement new build delivery in this way. These two 
boroughs also have signifi cant restrictions on land with 
56% and 37% of land under Green Belt, respectively. 

In the next fi ve years, new home delivery will be 
focused around Stratford and Barking (see right). 
However, there are key opportunities to increase supply 
across all fi ve boroughs, as we examine on pages 4-5. 

New home supply  Although delivery has increased, it is still less than the identifi ed need

Source  Savills Research, GLA and DCLG
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The North East London boroughs of Barking and Dagenham, Havering, Newham, 
Redbridge, and Waltham Forest are well placed to help meet London’s housing need

1

New homes built (12 months to June 2017)2015 London Plan adopted target2017 London Plan Review

1    Redbridge has the biggest 
shortfall, with 1,610 fewer homes 
delivered than needed

Newham Barking & Dagenham Redbridge Havering Waltham Forest
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M A R K E T  O V E R V I E W

Future supply  In the next fi ve years, we expect most of the private new homes in 
North East London to be delivered around Stratford, Barking and the Royal Docks 

Source  Savills Research   Note  *Only selected roads and rail lines are shown

Elizabeth line

Rail line, including 
Underground and 
Overground*

Road*

Key Average £psf (New build
and secondhand homes)

         £200 to £350

         £350 to £400

         £400 to £450

         £450 to £500

         Over £500

Size of site with private homes 
coming forward in the next 5 years

Up to 100
100 to 500
500 to 1,000

1,000 to 2,000

Over 2,000

Stratford

Walthamstow

Ilford

Barking

Romford

Upminster

Rainham

WALTHAM 
FOREST

REDBRIDGE

NEWHAM

BARKING AND DAGENHAM

HAVERING

 

100,000
� e number of private homes that
could be delivered if additional sites 
are unlocked

29,000
� e number of private homes
expected to be marketed in the
next fi ve years (see sites below)

A13

A12

M25

M11
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D E V E L O P M E N T

Connecting 
opportunities
We look at the potential for new development that can be linked 
to the ongoing and proposed improvements in local infrastructure

Station densifi cation
Regeneration around stations has been signifi cant 
in Stratford, Romford and Harold Wood as well as 
around the Royal Docks. Flatted developments have 
been dominant in these locations, densifying the 
area’s housing stock.  

There are other mainline and underground stations 
which have not yet seen signifi cant development and 
may provide considerable residential development 
opportunity to densify. 

Ilford, Barking and Dagenham Dock have sites that 
we expect to deliver signifi cant new supply over the 
next fi ve years. Chadwell Heath station is adjacent to 
a large area of industrial land, which could provide 
much needed homes as well as other uses.

New stations along the existing lines (or line 
extensions) could also provide opportunities to densify 
and deliver new homes. The new Elizabeth line is due to 
open in 2018, but there are other transport improvements 
proposed. A new station is planned at Barking Riverside 
with an extension to the Overground, linking the 
new development at Barking Riverside into Barking 
and improving the connections from new homes to 
employment areas. A new station is also proposed 
along the existing C2C line at Beam Park – the site of 
a former Ford factory in South Dagenham – alongside 
3,000 new homes and other uses.

Potential for growth  Infrastructure is opening up large parts of North East London for regeneration and new development 
North East London benefi ts from new and improved 
infrastructure (see below) that will unlock more sites 
for housing. This infrastructure is a major asset to 
build the homes the capital needs. 

However, land values for commercial and industrial 
use have been catching up with those for residential, 
putting additional pressure on land for homes. Often, 
alternative uses are more cost effective to deliver, 
while build costs, S106, CIL requirements and 
affordable housing provision become more onerous 
for residential schemes.

Confi rmed new infrastructure 
• The Elizabeth line
• London Overground extension from 
 Barking to Barking Riverside
•  Lower Thames Crossing

Proposed new infrastructure
• New station at Beam Park
• Silvertown Tunnel

Development 
of stations, 

such as Ilford and 
Barking, will see 

new supply

M11

North 
Circular

Ilford

Barking

Dagenham 
Dock

Beam 
Park

Barking Riverside

Stratford

Royal DocksCustom House

Chadwell 
Heath

Source  Savills Research   Note  *Only selected roads and rail lines are shown

Crossrail 2

Silvertown 
Tunnel

Elizabeth line 
extension to 
Gravesend

DLR 
extension to 
Abbey Wood
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Potential for growth  Infrastructure is opening up large parts of North East London for regeneration and new development 

Green Belt swaps
Some 35% of North East London is covered by the 
Green Belt. The preservation of quality Green Belt is 
important to create a buffer to the urban area. But where 
Green Belt land is within close reach of a station with 
links to central London, or is of poor quality, it would be 
pragmatic to release sites for residential development. 

Through Green Belt swaps, protected land can be 
allocated elsewhere. This would mean more housing 
could be delivered closer to the existing infrastructure 
and provide much-needed housing in London, while 
still preserving the urban area buffer. 

Redevelopment of industrial land 
There are 1,734 ha of industrial land in North East 
London, of which 13% is vacant. The majority is located 
from Stratford to Rainham along the A13 corridor, the 
north bank of the Thames, and in the Lea Valley. These 
areas are poorly connected by road. The most western 
areas that are better connected have already been 
redeveloped – the Olympic Park and Royal Docks are 
key new residential areas of London.  

However, there is more land that could be 
redeveloped, and with the introduction of permitted 
development rights for storage and warehouse space
to residential, there is greater scope to do so. 

While access to the canal network was historically 
important for industrial land, the growth in next-day 
delivery services and off-site consolidation centres
has led to a rise in the need for warehouses located 
near road networks.    

Swapping industrial land next to the river with areas 
close to a major road network also works if policy allows 
this. However, this would require considerable strategic 
planning and coordination to ensure that the overall 
level of employment land is not reduced. Many former 
industrial sites also require signifi cant remediation to make 
them suitable for residential development. Therefore, 
grants and loans from the government or fl exibility around 
the level of planning obligations should be considered. 

Ilford, Barking and Dagenham 
Dock have sites that we expect 
to deliver signifi cant new supply 
over the next fi ve years

Elizabeth line extension Lower Thames Crossing

Elizabeth line and station London City Airport

Key

Green Belt

Industrial area

There is scope 
to redevelop 

industrial land 
along the A13 
and Thames

M25

A12

A13

Shenfi eld

Brentwood

Harold Wood

Upminster
(District line)

Romford

Beam 
Park

Rainham

Lower Thames 
Crossing

Crossrail 2

Rail line*

Rail line extension

Road*

Through Green 
Belt swaps, 

protected land 
can be allocated 

elsewhere

Train station

Proposed station
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I N  T H E  P I P E L I N E

Looking ahead
The key to successful development in North East London will be in understanding the demographics 
and what the region has to offer, while delivering products that will maximise future demand 

Future delivery
We expect 29,000 private homes to be marketed in the 
five boroughs over the next five years. However, there 
are sites with capacity for a further 100,000 private 
homes identified. Investment in infrastructure and 
providing a wider range of tenures will be needed to 
unlock development or speed up delivery on these sites. 

The spread of North East London from urban centres in 
Newham and Waltham Forest to more suburban locations 
in Havering and Redbridge means there are opportunities 
to target different demographics and price points. 

Who will be buying?
There is likely to be sustained demand from young 
professionals moving to more affordable areas out of 
central London and looking to be close to infrastructure. 
The majority of upcoming supply is concentrated 
around train stations as well as potential infrastructure 
improvements to target this future demand.

With lower than average house prices, North East 
London benefits from the availability of Help to Buy, 
opening up home-buying opportunities for those 
struggling with raising a deposit. There is further 
capacity for the use of the scheme in some  
boroughs that have seen lower take up – just 21%  
of Redbridge’s new build sales used Help to Buy  
in the year to March 2017, compared with 81% in 
Barking and Dagenham.

Even in the more suburban markets, affordability  
is likely to be the driving factor in demand from families 
upsizing. Using CACI data, we know Redbridge and 
Havering both have more than one-third of households 
classed as families and, for both of these boroughs,  
the largest proportion of residents are moving  
from Tower Hamlets.  

Alternative tenures
An opportunity presents itself in the form of alternative 
tenures that attract multiple demographic groups  
facing affordability pressures. Institutional investment  
in purpose built rental stock is changing the approach  
to its design, with a greater focus on building efficiencies 
in order to reduce operating costs. 

Schemes such as Grainger’s Abbeville Apartments 
in Barking have been successful in appealing to a wide 
range of renters, letting up quickly. It has attracted 
renters across a broad range of ages and a mix  
of families, singles, couples and sharers.

The bulk of build to rent schemes in the pipeline  
are, again, targeting key transport locations. More than 
3,000 build to rent units have already been completed 
across North East London, with another 10,000 in 
planning. As confidence in build to rent as a development 
model has grown, so have the size of the schemes;  
50% of completed schemes in the area are of more than 
100 units, but 83% of the schemes in the pipeline are  
in excess of that size. 

Co-location of uses
Co-location can be part of the solution in meeting  
the property requirements for the competing demands 
of residential, commercial and industrial uses across 
North East London.

With lower than average house prices, 
North East London benefits from the 
availability of Help to Buy, opening up 
home-buying opportunities for those 
struggling with raising a deposit

Co-location of residential and office or retail is  
well established. In the early 2000s, for example, 
a 15-storey residential tower was built above an Asda 
store in Romford town centre. However, co-locating 
residential alongside industrial uses is still an emerging 
opportunity, with Barratt and Segro forming one of 
London’s first partnerships of this nature to deliver  
a site in Hayes. 

Given the large amounts of industrial land in North East 
London, exploring this opportunity should be part of the 
solution to meeting the area’s development requirements 
without sacrificing much-needed industrial land. 

It is more challenging to mitigate noise and activity 
levels from industrial units than it is from retail or office 
space. But developments such as the Travis Perkins 
depot at King’s Cross have shown that it can be done, 
particularly through innovations, such as using electric 
vehicles for delivery, or providing a covered yard. 

Co-locating residential and industrial uses is a more 
effective way of maximising land use than trying to 
densify a solely industrial site, as occupiers still prefer 
single-storey warehousing. 
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Since the start of construction of the 
Elizabeth line, stations around which most 
new homes have been sold are Stratford, 

Maryland, Romford, Harold Wood and Brentwood

Stratford station has  
the most development 
currently under 

construction in the area

Ilford, Seven Kings and Romford  
feature strongly in terms of 
future delivery of homes built 

around their respective stations

Some stations, such as Chadwell 
Heath, are close to industrial  
land which could be redeveloped 

for homes and other uses (see page 4)

Development around stations*  Young professionals want convenient access to work. Our research 
shows which stations along the Elizabeth line have the capacity to deliver the most private homes

Source  Savills Research, Glenigan, Molior, Land Registry   Note  *Within 1.5km radius
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with research-backed advice and consultancy through our market-leading global research team
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68%
�e average house price growth over the 
last five years in Barking and Dagenham, 
Havering, Newham, Redbridge and 
Waltham Forest. �is was 13% higher 
than the average across London

�e average house price 
across the North East 
London boroughs is 
£373,000. �e London 
average is £481,000 

�e increase in 
delivery of new 
homes to meet  
the assessment  
of need set out in 
the 2017 London 
Plan Review

From 2018, 200 million passengers are 
expected to use the Elizabeth line per year

North East London in numbers

of the 1,734 ha of industrial land across the five boroughs is vacant
Source  London Industrial Land Supply & Economy Study, 2015

32%
of London’s build to rent pipeline in planning is concentrated  
in the five North East London boroughs – a total of 10,000 units 
Source  Savills Research, Glenigan, Molior, BPF

Source  Savills Research Source  Savills Research, DCLG, GLA

Source  CrossrailSource  Land Registry 

£ £
London 
average

NE London 
average

148% 
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