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Introduction
List of acronyms and abbreviations

* OA: Opportunity Area

* LP:London Plan

* GLA: Greater London Authority

e TfL: Transport for London

* OAPF: Opportunity Area Planning Framework
* CAZ: Central Activities Zone

* LESD: London Employment Sites Database
 SHLAA: Strategic Housing Land Availability Assessment
* LB: London Borough

* RB: Royal Borough

* AAP: Area Action Plan

* SPD: Supplementary Planning Document

* SIL: Strategic Industrial Land

* LSIS: Locally Significant Industrial Sites

* BID: Business Improvement District

* CEZ: Creative Enterprise Zone



Introduction
Purpose of this document and clarifications

What is a pen portrait:
* A strategic analysis/ summary of an OA.

* We collected a series of data on delivery of
homes, jobs, town centres and high streets,
transport, land use and industrial land to
assess local change at a strategic level, to
better understand places in the OAs, and
evaluate how they are performing against the
expectations in the London Plan 2021.

How will this information be used?

* This evidence base supports
the OA propositions in the
Towards a new London Plan document.

* The OA propositions include:

« change in the status of the OA to reflect
the housing and/or infrastructure
delivery since 2019

* highlight opportunities to review the OA
boundary and/ or OA designation.

&

Data sources and clarifications

Homes

The London Plan 2021 identifies indicative homes
capacities (10 year, 22 year).

The indicative homes capacities are based on
the SHLAA 2017.

The monitoring year for the London Plan 2021
starts in 2019.

This document includes an overview on the progress
against the SHLAA 2017 to understand what has
happened in the OA.

Acknowledging that a lot has changed since 2017,
including the adoption of new development plans,
the current document provides an overview of site
allocations based on the latest publicly accessible
information.

All spatial data is available in the London Datastore,
unless stated otherwise.

All data relating to development progress is available via
the Planning Data Hub, unless stated otherwise.
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Data sources and clarifications
Jobs

* The LESD is a database that records recently
completed employment developments and those
in the pipeline in London to produce an estimate of
London's additional employment capacity.

* Since the adoption of the London Plan 2021, a new
London Employment Sites Database was produced in
2021. This provides up to date estimates by OA.

* Ajobs dashboard has been produced to monitor the
jobs' performance in the OAs.

Local Plan status

* Local Plan status information is based on
publicly available data, or information received by
the boroughs.

OA boundaries

* The London Plan designates OAs, whilst the boundary
can be adopted through development plans. See more
on OA boundaries.

OA status - London Plan 2021

* The OA categorisation in the Key info refers
to the London Plan 2021 Figure 2.2 - OAPF
process diagram, also shown below:

Figure 2.2 - OAPF process diagram

All phases -
underway Fulfilled

Development

Potential: Identified Approved | Early phases

Completed
Planned E}ﬁggﬁd and | U inder Operational

construction

Infrastructure:| OPtions
appraisal

Additional resources

e Growth Corridors: Engagement summaries
from Planning for London events (November/

December 2024)
* Opportunity Area monitoring GLA webpage.



https://apps.london.gov.uk/opportunity-areas/
https://consult.london.gov.uk/pflp-stakeholder/widgets/96465/documents
https://consult.london.gov.uk/pflp-stakeholder/widgets/96465/documents
https://consult.london.gov.uk/pflp-stakeholder/widgets/96465/documents
https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas
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Romford
Context

OAs in the CAZ

* King's Cross (Maturing)

e Tottenham Court
Road (Maturing)

* Victoria (Maturing)
* Waterloo (Maturing)

* London Bridge/
Bankside (Maturing)

* Euston (Ready to Grow)
* VNEB (Underway)
* Elephant & Castle (Underway)

* Part of City Fringe/ Tech
City (Underway)

* Paddington (Underway)

Areas of Regeneration

The Romford OA overlaps with an % % \;

area of regeneration.

KEY
:Opportunity Area

Areas of Regeneration

Source: Areas of Regeneration as per London Plan 2021



Romford
Context

OAs and
Metropolitan Town Centres
* Olympic Legacy (Maturing)
* Harrow &

Wealdstone (Underway)
*  White City (Underway)
* Croydon (Ready to grow)
e Romford (Ready to grow)
* lIford (Ready to grow)
* Wood Green (Nascent)
* Kingston (Nascent)
* Bromley (Nascent)
* Sutton (Nascent)

The OA has an emerging
boundary (which is the Strategic
Development Area in the
Havering Local Plan 2021).
Romford Metropolitan Town
Centre sits within the Strategic
Development Area.

Romford has many celebrated
assets and much heritage,such as
the Market Place and its market, St
Edward the Confessor Church, and
a conservation area at its heart.

KEY

Opportunity Area
I CA7Z retail cluster
[ International Town Centre
I Metropolitan Town Centre
[ Major Town Centre
I District Town Centre

Source: Planning Data Map



Romford
Context

Transport and Growth Corridors
Elizabeth Line has opened since
the adoption of the London
Plan in 2021.

4\?&3‘1&30” East Anglia &EN Stansted Airport
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KEY & Brighton | Kent
NN Opportunity Area
Designated Open Space 3

Source: Planning Data Map



Romford
Key info

London Plan 2021 capacities by 2041

London Plan Designation Year 5,000 new homes N
2004 | 2008 | 2011 | 2016 : Oews* @

Borough -

LB Havering

Area

4

Tottenham Romford Lee Valley
Court Road 308 ha 3,926 ha
19 ha

OA specific plans

Romford Town Centre ) 25 PN e o ng,
Masterplan SPD (2025) LR 4 A% cottofisPark ",

Local Plan status '

Adopted in 2021

Growth Corridor
Elizabeth Line East

Housing Delivery Test 2023
Presumption

Central Park (Dagenham)
Source: Google Earth

OA status (London Plan 2021) KEY
—1 Opportunity Area

*Note that the LESD (2021) increased the capacity to 700 new jobs

munderway m
9
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Romford

Transport and connectivity N
"o" ATIOy

No sites are identified by TfL
where transport is holding
back development.

Elizabeth Line (completed
in 2022) is the key transport
intervention in the OA.

* The recently adopted Romford Town

Centre Masterplan SPD proposes
infrastructure improvements to
the ring road, public transport and
active travel facilities.

* The masterplan states the Council will

maximise transport funding from:

Network Rail - Elizabeth
Line improvement works at
Romford Station

* TfL's Liveable Neighbourhoods
Programme for the ring road

* TfL Local Implementation Plan
funding and TfL's COVID-19
response Streetspace project

Raphael Park

Gidea Park

Heath Park

Cottons Park

Romford Station

Rom Valley
Way

N

N

»\\\ NN X \
Central Park (Dagenha \
QA

KEY Q Sstation
—1 Opportunity Area ==== National Rail
[ Green Belt = [lizabeth Line

Other Open Space ——— London Over ground
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Romford
Transport and connectivity: Romford Masterplan

A new station entrance ‘Station
Gateway' is proposed as part of the
emerging masterplan.

Proposal aims to deliver:

Deliver an employment use focus
around the station in front of the
railway lines

Deliver additional homes at the
northern part of station site

Improved internal streets and active
travel routes

@ Proposed massing
Consented developr

N
@ Fuisting cantart

Create pedestrian and cycle
route under the railway and
accommodate a nhew entrance
to station from the south

( Provide business space (office
/ workspace) and other main
town centre uses in the northern

art of the site

\P

( Include a new pedestrian /
cycle bridge landing space to
K¢'.‘cmne.:t with Bridge Close

Take account of and comple-

ment proposals for the Bridge
Close

&

(Positively engage with the
River Rom by naturalising the
eastern bank and providing min
1.2ha public, accessible open
space as a component of a site-
wide Nature-based SuDS strat-
egy, that benefits amenity, bio-
\diversity, and reduces flood risk

(OF

10 50 100

A

J

J

Reprovide bus standing spaces, ¢
including driver facilities and

vehicular drop-off for the station

J

R
* \!'\G‘o‘\a

Transform Atlanta Blvd in to a E:
tree-lined street that provides

trian and cycle route between

an attractive east-west pedes-
LWaterloo and Thurloe Gardens

J/

New street profile
Potential crossings
« River Rom
=== Route along the River Rom
Potential public space
~~~- Positively engage with the Rom
% Locally listed buildings
lNustrative Masterplan layout
@=® New pedestrian bridge
g%} Existing station entrance
@ Potential new station entrance

» » = Station Gateway extents

11



Romford
Transport and connectivity: PTAL 2031 N

* The western boundary of the OA is
forecast to have a low rating of 1a,
most likely due to the close proximity
to the Green Belt.

* The centre of the OA is forecast to
have a high PTAL rating of 6a and 6b
- the best accessibility ratings.

Raphael Park

* The town centre benefits from
infrastructure such as the station
that operates Ellzab(.ath Llne,. London A12 Eastern Avenun
Overground and National Rail
services plus multiple bus stops.

Gidea Park

Heath Park
* Bus services shown represent a 3%

uplift in frequencies. Cottons Park

* Only TfL's committed and funded
public transport network schemes
are considered in this scenario.

Romf;fd Station
£

Rom Valley
Way

Central Park (Dagenham)

Source: Transport For London
KEY

0 (worst)

Bl 1a
b

6a
6b (best)

a b wN
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Romford
Transport and connectivity: Growth Corridors Engagement

What people said... ELIZABETH LINE

- EAST GROWTH

* Stakeholder engagement for the Elizabeth

. . . Romford Market is a distinct CORRIDOR
Line East Growth Corridor was carried out as _ e —— part of the boraugh.t does not
f h P I . f |_ d P Mt:rre ';‘i"“tm;";t and : P'a;; fc"tsa'e f”d that Is not accessible have the natural footfall that it W
attractive walking and active travel Id h: =l Ortunity Are
pa rt of the Plannin g ror London Frogramme. (bus, cycling) to reach the EL stations is el o] [ — e

Business improvement District
Creative Enterprise Zone
SHLAA 2017

0 Town Centre (alf levels)
Green belt
Metropolitan Open Land
Other open space
Water

-4 Rallway/ Station
Tube
Overground

—— Eizabeth Line

Borough boundary

belt. For example,
opportunities to re-
naturalise golf courses

needed.

* A need for a strategic long-term vision for
Romford OA was discussed.

Sayth Woodford Callier

* Participants highlighted opportunities for:

accommoc
primarily ir
major town

ablished 7
entr

Notes:

+ Growth Corridor as per London Plan 2021

+ Al other data layers as psr Ptanning London ¥
and London Datastore.

* SHLAA - Approvals and Allocations: The sites
Inappendices D and E (approval and aliocatior
sites) from the SHLAA 2017 report are shown
the map. Potential sites remain confidential

* More green spaces in the town centre and
leading to employment areas.

* Specialist housing, intergenerational ® "
living or older people's " i
accommodation in Romford. * i e A

* New jobs to be accommodated at the T o hesots e

Romford Market area.

Opportunities to unlock
suburban intensification and

the ELE corridor are in need of
more open, green spaces.

New/ enhanced open spac

- . Severance/ connectivity
good placemaking when looking . Beam Park station status and challenges

at local severance; gyratories connectivity north - south.

and roundabouts beyond liford 5 .

and Romford TC. E

* Arriverside strategy for River Rom -
potentially with the help of GLA.

) Important to consider connectivity of s /

Bus connectivity to Barking, and southern to ELE town centres and places to major e e —

the Thames Estuary could be improved. For :"'""’y"‘elm ':d:.s' af:" f"’.': Stratford.
example, consider initiatives like the Superloop or gxampie; Barking Hiveraioe:
in the wider growth corridor.

Offices could be concentrated in
Stratford, which is more centrally
located. Other uses could be supported
in outer town centres, like liford, Romford.

Elizabeth Line East (in red) - referenc
map

STATEMENT 1

Planning for London ] _ ol
\ i upporting the delivery
Programme : Gl

Engagement report

Line East Growth
Corridor




Romford
Delivery of homes

D

7

Gidea Par

N

Delivery post - 2019 (London Plan 2021)
Progress against 22yr, 10 yr capacity

22 yr

7

10 yr
Completed .373

Raphael Park

Pipeline

The OA was designated in 2021. Since
2019/2020 and until 2023/2024, 373
new homes have been completed in
the OA. This is 75 homes/year. The
London Plan indicative homes capacity
rate is 410 homes/ year. Considering
the completions alone the OA has met
8 per cent of its 10-year indicative
homes capacity (Note that the 10-year
indicative homes capacity for the OA is
set at 4,501 homes by 2031).

Heath Park

Romford Station

@ @
Rom Valley '
@

\ 'Way

x ‘1‘\?\ \\\\\\1\}3 4\
When adding the completions and the §\\\\\§§§;\I\\>\a\\r\\l};§§§\§\)\s\ \
ipeline, th f f th N
curentdpeine, tperfornarcect e S

construction has started for more than

_

KEY *Completions account for all types of supply between 2019/2020
900 homes in the pipeline. 1 Opportunity Area to 2023/2024.
Pipeline (Planning Datahub, May 2023). Size of circle is ** Residential Pipeline in 2023/2024

proportionate to the number of homes.

14


https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas/oa-residential-dashboards
https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas/oa-residential-dashboards

Romford
SHLAA 2017: Approvals and allocations N

D

N

* Majority of low probability
and unsuitable sites identified

metropolitan open land.



Romford
SHLAA 2017: Approvals and allocations N

(D 143 North Street: Approval granted in
2019 for 40 residential units.

St. Edward's Court: Approval granted
in 2019 for 95 units - delivered.

(@ Chaucer House and Hexagon House,
Mercury Gardens: Approval granted in
2015 for 115 units - delivered since as
Verve Apartments.

Raphael Park

Portman House: Approval granted in
2020 for 2 three storey units.

Former Ice Rink: Approval granted in
2023 for 972 units as part of a mixed
use development.

Heath Park

(3) Site at Roneo Corner: Approval
granted in 2017 for 141 flats - delivered
since as Vickers House.

Neopost House: Approval granted in
2019 for 109 units.

N
69 Oldchurch Road: Approval granted \ N\ L \
© 2018 for 84 units \\\\\\\\R\\\i\\\\\\\\&i\i\\@\\\\ \
\ Central Park (Dagegi\\{\\{\)\\\\\

] Opportunity Area
Approvals and Allocations (SHLAA, 2017)

.
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Romford
SHLAA 2017: Approvals and allocations N

D

Bridge Close Regeneration: Planning
application submitted December 2023
for 1070 homes.

* Council regeneration scheme -
homes will be offered to locals first.

Raphael Park

* Bridge Close is a former industrial
area close to Romford station
within the Romford ring road.

Provision of both affordable and
private homes.

Business/ work spaces

are proposed. 4 R Heath Park

Public realm and infrastructure
improvements for Romford are
proposed e.g. a school, health hub,

N
N

N SCHTR \

[1 Opportunity Area
[T"1 Approvals and Allocations (SHLAA, 2017)

Visualisation of the propposed school
17



Romford
Site allocations: Havering Local Plan

Havering Local Plan 2016 - 2031 was
adopted in 2021.

Specific opportunity sites within the
Romford SDA are detailed in the Site
Specific Allocations Local Plan and the
Romford Area Action Plan DPD - both
adopted in 2008.

The site allocations are shown in the
adjacent map.

* Angel Way: Privately owned. Site
allocated for mixed use development.
463 homes and a hotel currently under
construction.

* Bridge Close: Multiple ownership. Site
allocated for residential use with some
commercial. Bridge Close Regeneration
application submitted. 3

e Como Street: Council owned former
car park. 170 homes and commercial

space proposed but undecided. \\\\\

:\\:\k Q

entral Park (Da jenha

N

Raphael Park

Como Street
0.58ha

Angel Way V 18-46 High St
0.84ha

: 0.25ha

37-59 High St &
0.29ha @ Station Gateway

andInterchange

% 5

Bridge Closeﬁ
1:88ha

Rom Valley
Way

18



Romford
Site allocations: Havering Local Plan

N

D

* 18-46 High Street: Allocated for
residential, retail and commercial use.

e 37-59 High Street: Publicly owned.
Allocated for residential, retail and
commercial use. Raphael Park

¢ Romford Station Gateway and
Interchange: Details of progress
shown in the Transport chapter.

i \\



Romford
Development activity 2021

Source: vu.city

KEY
Consented
B Under Construction
I Completed
Opportunity Area
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Romford
Development activity 2024

* Two major schemes
approved in the south part
of the OA (more than 1,800
new homes in total).

Source: vu.city
KEY
Consented
. Under. Construction
I Completed
Opportunity Area

21



Romford
Jobs

* High jobs density in q*'»
Romford Town Centre
- hotspot outside of . 3
Central London as J(‘
shown in the map. v L £ % { b &
& X e Vb e
* |n 2023, there were - 3 & -2

16,502 jobs in Romford
OA which accounts for
18 per cent of the jobs
in Havering.

) 8
* ROMFORD'"
4“

Jobs by year in the OA

Find more

= ' information on
jobs in OAs,
including types of
KEY industries, in the
; 1'0°f’1s ;“o;q"'“ GLA OA webpage.
1,906 -4,000
% . [ 4,000 - 13,000

I 13,000 - 60,000
Il above 60,000 22

Source: Census, Business Register


https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas/oa-non-residential-dashboards

Romford
Town Centres and High Streets

* Romford town centre is a metropolitan
town centre and Havering's
largest town centre.

* Retail, employment (B1 Office) and
residential are main uses in the centre

o

Raphael Park
e The Local Plan seeks to:

¢ Reinforce retail uses
on South Street

.................

_______

\\\\\
(oage ': \\\

Business Improvemen t District (BID)



Romford
Industrial land: Protected Industrial land

* Two LSIS located along the south
and south west boundary of the OA.

Gidea Park



Romford
Industrial land: Type of industry

eeeeeeeeeeeeeee

ssssssssssss




Romford
Land uses

Raphael Park

"

A12 Eastern Avenue Gidea Park

KEY

Opportunity Area

Attraction or Activity

Commercial Activity: Animal Services :
Commercial Activity: Distribution or Storage Cottons Park v 9 %%@
Commercial Activity: Industry/ Business site . \ ‘;@ N
Commercial Activity: Other W o, - "' A\ =
Commercial Activity: Retail

Community Services: Funerary
Community Services: Emergency Services
Community Services: Other

Community Services: Religious Worship
Construction

Defence 7 Rt
Education & Culture

Government Services

Medical or Health Care Central Park (Dagenham) = ’ ‘
Mixed Use P s S -y -2 = i L vy
\ '

X 0 2l A W .9
Residential Accommodation - i i i * 1 k'
Sports Attraction or Facility Source: OSNGB, City Intelligence Unit (GLA)

Temporary or Holiday Accommodation
Transport: Rail

Transport: Road, Track, Path

Unknown Use

Utility or Environmental Protection

wbl
Heath Park 2
4

.

S\

By

N LRI L LLT B | B



Romford
Place strategies: Romford Town Centre Masterplan

\ -

LB Havering adopted a masterplan for the \ £
Town Centre in 2024, pi-iinld é

N schools

* The masterplan follows an infrastructure- \ Market Place with
led approach for the town centre. \ Vs soicas

* The planis confident that Romford -
will deliver at least 2,000 additional ”
jobs by 2041.

retall
Soclal Spaces

* Includes 5 key projects:

1. A new station entrance

O—(Gmw and nurtdre the cultural offer )

Cafes anq.N'éslauranls

2. Re-characterising ring road

3. Town centre public space creation

Cafes and restaurants fronting
the new Brewery Gardens ..

.....
---------
.........

4. Rejuvenate Romford Market Place

Recharacterise the ring road
and Rom Valley Way with active
frontages

5. River Rom public realm and active travel

Focus office-based employment
around the station

* l|deas that received the most public
support during engagement were
rejuvenating The Market Place, improving
the public realm and addressing anti-
social behaviour in the town centre, and
opening up and creating a high quality
public realm at River Rom.

Focus comparlson retail, com-
merclal and lelsure In the heart
of the centre

Urban block
s Block frontage
Potentlal break In urban block
Maln public spaces
@ statlon entrances

Groen spaces

Active river
frontage

wm Potential north-south link route
e Maln pedestrian link
m Podiestrian crossings
----- East-west green link
= River Rom
Predom nantly employment focus
Flexlbla town centre frontage
Primary retall, cafe and restaurants focus \
Secondary retall, cafe and restaurants focus
% Potential cultural and lelsurs use
%  Potentlal locatlons for soclal Infrastructure




Romford
Place strategies: Romford Town Centre Masterplan

The masterplan covers the Romford

OA (also considered the Strategic
Development Area (SDA)) and the Romford
metropolitan town centre.

Employment and business space
new provision focused around
Romford Station, Waterloo Road and
Rom Valley Way.

o &)
S \
X
o
[
&
=
y % <
I ‘%,‘(
¥ /
%
ol
ey e AN
1 '& ~ 7
e .
“.‘ B e \ /
. e
< d'\_ﬁw"" %, ‘%
___________ %
KEY
[ Conserve

Transform
Enhance

4 h
V4 3
# I
” :
f/ “
I‘ \
!
# (]
y \
/, ) \w\‘\?‘p
£ N
(Romfcrd Shopping Hall i \Town Hall campus )

4
e
L

P

(St Edward the Confessor church

Liberty Shopping Centre, the town
centre retail core

=

Mercury Shopping C}sut{ )

town centre and a key public space

Y
v
The Market Place: the heart of the w
875

‘| \\ /
1Y
‘1 \\ (yw&:eet: pedestrianised cen-
R ~tral spine with food & beverage,
b retail, employment and leisure uses.
(S
T -
\
-
1
ao™
II|. tol Sapphire Ice & Leisure Centre )
1
S——

(Erewary Shopping Centre

1 //G L
1 J—% Y
1 1
\_-—-"-\ % \
Queen's Hospital L 0 e
p
) D %
x Ao
”
v "% L
v - gy
[ B B \ )
L9
KEY

i~ 1 Romford Opportunity Area
[1 Metropolitan town centre
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Romford
Moving forward

Homes Delivery

The OA is a relatively new one
(adopted in 2021).

There are a number of opportunity
sites allocated within the OA to
accommodate housing growth,
with a couple strategic schemes
recently receiving approval.

Considering the completions
alone, the OA has met 6 per cent
of its 10-year indicative homes
capacity - less than the London OA
average rate.

The OA has a high pipeline at
5,000 new homes. Most homes in
the pipeline can be attributed to
Bridge Close Regeneration (1,070
units) and the Former Ice Rink site
(972 units) which are located in
Romford town centre.

Economy

Romford is one of London's
Metropolitan Centres, and
Havering's largest retail centre.

Transport

Communities

Proposition

* OA to be de-designed, and growth to be
supported through a robust town centre policy.

Recent development progress
shows that the OA is getting some
momentum following the Elizabeth
Line completion.

Positive development trends and recent town
centre framework to support growth are in
place to support growth.

The masterplan prioritises actions
to allocate streetscape more
equitably in the ring road.

In 2021, Romford town centre was
made up of pockets of families

in social rented sector and city
support workers occupying the
southeast and north west directly
outside of the ring-road.

50 per cent of the population in
Romford Town Centre was born
outside the UK, whilst 20 per cent
is under 15 years old.
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