The End of Suburbia?
The regeneration of the River Lea Valley
and the restructuring of London

Tahl Kaminer



[...] the modern suburb involved discarding the old preference for center over
periphery; radically disassociating home and work environments; creating
neighborhoods both on the idea of a single class and that of a single
(domestic) function; and, finally, creating a new kind of landscape in which
the clear line ... between city and country becomes thoroughly blurred in an
environment that combines the two.

(Robert Fishman, 1987)



1 The end of the suburb?



1 Extreme housing costs in the inner city.
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2 No (or limited) spatial expansion.



=

D ]

"

Municipal boundary
— A10 ring road
Railway
Suburbian “wedges"
Innier city
Canal district
Amsterdam B Oid town



Amsterdam 2050 Vision (2021):



Amsterdam 2050 Vision (2021):
The document focuses on the suburban ring rather than city centre



Amsterdam 2050 Vision (2021):
The document focuses on the suburban ring rather than city centre
There will be no spatial expansion of the city



Amsterdam 2050 Vision (2021):

The document focuses on the suburban ring rather than city centre

There will be no spatial expansion of the city

New housing and densification will take place in the suburban ring (the Bijlmer, the New West, North)



Amsterdam 2050 Vision (2021):

The document focuses on the suburban ring rather than city centre

There will be no spatial expansion of the city

New housing and densification will take place in the suburban ring (the Bijlmer, the New West, North)
Amsterdam is rethought as a polycentric city



Amsterdam 2050 Vision (2021):
The document focuses on the suburban ring rather than city centre
There will be no spatial expansion of the city

New housing and densification will take place in the suburban ring (the Bijlmer, the New West, North)
Amsterdam is rethought as a polycentric city

Enhancement of centres around key train stations



Amsterdam 2050 Vision (2021):

The document focuses on the suburban ring rather than city centre

There will be no spatial expansion of the city

New housing and densification will take place in the suburban ring (the Bijlmer, the New West, North)
Amsterdam is rethought as a polycentric city

Enhancement of centres around key train stations

Change of live/work ratio
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2 London’s outer boroughs



Hawering

London boroughs



Map 1.1 Distribution of population growth 2011 - 2036 (% growth)
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Deprivation in Tower Hamlets
In 2004 (1) and 2015 (2)
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Deprivation in Tower Hamlets

In 2004 (1) and 2015 (2), and

In Bromley in 2004 (3) and 2015 (4).
Based on maps by Alasdair Rae.




1.2.5

All options for using the city’s land more effectively will need to be
explored as London’s growth continues, including the redevelopment of
brownfield sites and the intensification of existing places, including in
outer London. New and enhanced transport links will play an important
role in allowing this to happen, unlocking homes and jobs growth in new
areas and ensuring that new developments are not planned around car
use.

2.0.3

If London is to meet the challenges of the future, all parts of London will
need to embrace and manage change. Not all change will be
transformative — in many places, change will occur incrementally. This is
especially the case in outer London, where the suburban pattern of
development has significant potential for appropriate intensification over
time, particularly for additional housing.

4.2.5
The small sites target represents a small amount of the potential for
intensification in existing residential areas, particularly Outer London [...]

SD6, G
Tourist infrastructure, attractions and hotels in town centre locations,
especially in outer London, should be enhanced and promoted.

E10, G

In outer London and those parts of inner London outside the CAZ, serviced
accommodation should be promoted in town centres and within
Opportunity Areas [...] where they are well-connected by public transport,
particularly to central London.

6.10.1

London is the second most visited city in the world and the Mayor wants
to spread economic and regeneration benefits by working with London &
Partners to promote tourism across the whole of the city, including
outside central London. This Plan supports the enhancement and
extension of London’s attractions particularly to town centres and well-
connected parts of outer London, complemented by supporting
infrastructure including visitor accommodation, a high-quality public
realm, public toilets and measures to promote access by walking, cycling
and public transport.

6.1.4

Outer London will see growth in office employment but the development
of significant new office floorspace is anticipated to be focused in selected
locations, particularly in west and south London [...] and where values are
sufficient to make new office development viable. Office growth in these
locations should be supported by improvements to walking, cycling and
public transport connectivity and capacity



Table 6.1 - Projected office employment and floorspace demand
2016-2041

Office floorspace
demand 2016-2041

Office employment growth 2016-2041

Location = : "

Total % of total growth r?*‘fs nternal Area
(million sq.m.)

Outer London 142,200 23% 0.3-1.5

CAZ and NIOD 367,700 59% 3.5

Inner London o

(outside CAZ+NIOD) 109,400 18% 1.0-11

London total 619,300 100% 47 -6.1

Source: Ramidus Consulting, 2017 (Note: numbers may not sum due to rounding)
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Private rental tenure:
2006

Inner London: 23.5%
Outer London: 15.5%

2020
Inner London: 28.9% (+5.4%)
Outer London: 21.2% (+5.7%)
(ONS)

Newham, private rental tenure:

2001 18% (Bernstock 2014)

2006 25% (ONS) - 6th among London boroughs

2015 41.4% (ONS) - highest among London boroughs

2020 34-35% (ONS) - joint highest with Tower Hamlets and Wandsworth



3 River Lea Valley Regeneration
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Woolwich Arsenal
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ROYAL ARSENAL
RIVERSIDE

Royal Arsenal Riverside, Pavilion Square - Properly EG-2-3, Second Floor

npetaban
LivingMDiningKichen
Balcony
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Royal Arsenal Riverside,
Woolwich, by Berkley:

£385,000 for a studio up to
£1,400,000 for 3 bed penthouse
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Lower Lea Regeneration &
Olympic Masterplan

London
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Host Boroughs, Convergence, 2009:

1. Smarter collaboration across service and
organisational boundaries to deliver convergence
outcomes [...]

2. Developing an integrated investment and
development framework [...]

4. Commissioning a single well-informed
economic and employment forecast for the host
boroughs [...]

5. Developing a programme to share best practice
more widely to accelerate schools improvement,
and boost achievement [...]

11. Building a cross-borough gangs strategy to
reduce youth crime and build safer
neighbourhoods [...]

12. Develop a programme of regional community
and major sporting events.

(Host Boroughs, 2009: 7-8)
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Newham:

2000-2006 122.6% increase in average home price (second only to Lambeth's 133%)
2015 Increase in home price highest in UK (the 'Olympic Bounce', Watt and Bernstock 2017)
2012-15 private rents increased by 35.1% (27.7% in London, Watt and Bernstock 2017)

Growth in private rental tenure
Growth in densities

2004 managers, directors, 10.2% male, 4.3% female; process, machine operatives, 15.7% (ONS)
2020 managers, directors, 17.1% male, 11.7% female; process, machine operatives, 7.2% (ONS)
Fall in deprivation ranking (8th in 2015, 12t in 2019)

Demographic changes
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Former West Ham stadium site,
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Bellway, Beckton Parkside
2 bed: £282-494,000

https://player.vimeo.com/vide
0/440950961?color=ffffff&por
trait=0
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This is not a case of a seesaw between ‘back to the city’ and suburbanisation
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This is not a case of a seesaw between ‘back to the city’ and suburbanisation
1 Because it is not a process of suburbanisation.
2 Because it is not a reversal of ‘back to the city’.
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