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Foreword
By Sir Merrick Cockell
The Growth Commission has explored a wide range of
issues associated with the planning and delivery of the
scheme. We have tried to learn from past infrastructure
schemes that have been primarily transport-led. We are
extremely grateful to all those who have taken the time
to meet with us and contribute to our work. This report
has used this evidence to arrive at its key findings and
to make a series of recommendations to ensure that
Crossrail 2 can deliver this potential.
We believe that Crossrail 2’s projections for job and
housing growth are eminently achievable, and indeed
that the scheme could help deliver substantially larger
targets. To achieve that, though, policymakers need to
grapple with several core issues around land use planning,
density of development and how new housing is delivered
in tandem with the railway.

Crossrail 2 is an essential new infrastructure
project for London and the South East. But it
is much more than simply a new railway. As
well as transforming connectivity and journey
times, growth is at the heart of the project.
Crossrail 2 offers unrivalled potential to boost
job growth and housing across the region. It
will have an impact from the Solent to the
Wash. How that potential is to be maximised
and fully realised was the central focus of the
Crossrail 2 Growth Commission’s work.
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The National Infrastructure Commission’s report and
the Government’s response earlier this year gave strong
support to Crossrail 2. As a result, development work
is now forging ahead, with a Hybrid Bill to seek powers
expected in Parliament in 2019. This is enormously
positive news. However, our work shows that there is
still much for many stakeholders to do in order that we
deliver real growth. We hope that they now do so that
the full potential of this nationally significant scheme is
realised.
Sir Merrick Cockell
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1.

Executive Summary
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1.1 The role of the Growth Commission
The Crossrail 2 Growth Commission was set up
by the Mayor of London in July 2015 to examine
the scheme’s economic growth potential.
The Commissioners had experience across local
government, business and the development industry.

The principal aim of the Commission was to identify
the extent to which land along the Crossrail 2 route
has unrealised potential and would be able, with the
new railway, to contribute to the growth of London,
the South East and the UK as a whole.

Key to the case for Crossrail 2 is TfL’s assumption that
the scheme will enable and support the development
of 200,000 homes and 200,000 jobs by 2060,
over and above those already identified for London
and the wider South East.

The Commission set out to evaluate the Crossrail 2
project’s predictions for growth, and to consider how
these might be realised or exceeded. The Commission
was also tasked with identifying mechanisms for
successfully delivering and enabling the development
of homes.
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1.2 Are Crossrail 2’s core growth assumptions plausible?
TfL’s assessment of the additional growth that could
be generated by Crossrail 2 covers the period to
2060, applying a bottom-up approach to a set of
growth assumptions associated with the delivery
of the new railway and network-wide service
improvements.
The Commission has tested TfL’s work, starting
with an interrogation of the central assumptions
underpinning those figures. These can be summarised
as follows:
• There is a functional requirement for London and
its central activities zone (CAZ) to grow, and that
this needs to be supported through an increase in
housing.
• Crossrail 2 can overcome barriers to continued job
growth in the CAZ and supporting employment
across the route.
• Crossrail 2 will help realise benefits away from its
route around feeder stations and along connecting
corridors.
• Additional unidentified development capacity exists
across the Crossrail 2 route.
• There is a need to review existing planning
frameworks along the route to maximise
Crossrail 2’s benefits, and there is a willingness
to consider this.
• Additional development capacity across the route
can be fully unlocked only by Crossrail 2.
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The Commision has concluded that all of these
assumptions are plausible, and that TfL’s assessment
to date that Crossrail 2 could unlock 200,000 new
homes and support 200,000 new jobs is credible.
Mega transport infrastructure projects such as
Crossrail 2 can act as powerful catalysts for change,
helping to overcome strategic and local constraints
to growth. Crossrail 2 provides an unprecedented
opportunity to address these challenges in London and
the South East. The Commission also found that by
implementing enabling mechanisms early, Crossrail 2
could have significant benefits in expediting the
delivery of housing ahead of the railway opening.
Recommendation 1: TfL’s assessment of
200,000 new homes and jobs is credible.
But policy changes will need to be made to realise
benefits on this scale. Such changes should be
proactively considered in the forthcoming review
of the London Plan and reviews of other planning
frameworks and local plans for the South East.

Figure 1: A summary of the different ways in which Crossrail 2 could stimulate growth
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Crossrail 2 will improve transport connectivity, accessibility and legibility. This will allow:
1. A widened property market connecting and opening
up new areas for growth
2. More development to be viable, overcoming barriers
to growth
3. Development could take place at higher densities
4. Proactive public sector interventions, capitalising on
benefits and enhancing quality of life

5. Improved employment opportunities as a result of:
• Larger labour markets
• Shorter travel times
• Greater clustering / agglomeration
6. Improved market confidence, creating more attractive
conditions for private sector investment
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1.3 Realising Crossrail 2’s potential: tackling the barriers to growth
A number of significant challenges need to be
overcome to deliver Crossrail 2’s full growth potential
inside and outside of London. TfL’s assessment relies
on further land being available for development.
The Commission has considered the key planning
policy, political and funding barriers that might risk
delivering the housing growth.
Policymakers need to consider changes to landuse policies to unlock significant development
opportunities associated with Crossrail 2 across
London and the South East. Underutilised industrial
land and some selected land around Crossrail 2
stations are central to this.
Industrial land provides a vital component of
London and the South East’s economy. Much of
this is currently designated as Strategic Industrial
Land (SIL). But the capital’s use of industrial land is
changing: there is already a shift in policy towards
greater reclassification of industrial land above current
rates of release – for example in Enfield. London
needs to maintain a certain level of SIL but also
consider how to utilise land around high-frequency
transport links more effectively. This could include
freeing up more land around stations to make full
use of the opportunities for high-density and well
designed housing and mixed use development.
Some relocation and colocation (mixed use) of SIL
will make a major contribution to London’s housing
needs, especially along a major public transport
corridor such as Crossrail 2.
Recommendation 2: The Commission
recommends that policy makers take a
more coordinated approach to industrial and
employment land use, with the aim of freeing up
low density employment on brownfield land for
housing development in close proximity to high
frequency public transport stations such as with
Crossrail 2.
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Development densities are guided by the London
Plan: its forthcoming review provides a unique
opportunity to rethink planning policy, both in terms
of the classification of areas as suburban, urban or
central, as well as the density ranges within each
category. Higher-density development can be
accommodated through better, higher-frequency
public transport links such as Crossrail 2. Such
development can be designed and delivered in ways
which are sympathetic to the character of local areas:
high density does not necessarily mean high-rise and
dense residential development can be delivered as
part of attractive, mixed and sustainable communities.
In addition, an increase in land values driven by new
public transport links will incentivise redevelopment
and assist existing viability issues in lower-value areas.
Recommendation 3: The Commission
recommends that residential planning densities
should be reviewed, with a view to increasing
them close to high-frequency transport links.
The Green Belt and areas designated as Metropolitan
Open Land benefit from high levels of protection.
But as pressure on housing mounts in London,
questions need to be asked about how such land
functions and whether there are opportunities
for certain limited parcels of it to be released, in a
way which maximises the opportunities to deliver
sustainable housing and employment growth.
Across the Crossrail 2 route, a number of areas
of underdeveloped land will have significant
improvements in its accessibility and could support
new housing in keeping with the surrounding.
If designed appropriately, such development could
maintain and even improve access to green spaces
and provide defendable long-term boundaries.

The Commission also believes that central
government needs to make a more direct intervention
to ensure co-ordination on Green Belt policy across
the wider route. This could be secured as part of any
deal to ensure that local authorities who benefit from
Crossrail 2 cannot “opt out” of growth.
Recommendation 4: The Commission suggests
that the Mayor and government works with
authorities inside and outside London to help
coordinate a cross-border, focused Green Belt
review.
In addition, the Commission encourages further
consideration of:
• Fully testing the design capacity, viability and
timing of potential growth in and around Crossrail
2 stations and stations on the wider network that
benefit from either linking into Crossrail 2 or from
improvements in services due to the capacity
released

• Opportunities to extend the Crossrail 2 route
beyond its current proposed termini, for example
beyond Chessington South, at the end of one of
the four south-western branches, and north to
Harlow
• Making better use of connecting areas, for example
the impact of Crossrail 2 in locations feeding into
Woking, in the South West, and from Stansted in
the Cambridge corridor
• Supporting new employment centres –
for example sub-regional employment
opportunities at Wimbledon and at Wood Green
• In locations where there are existing growth
opportunities around Crossrail 2 stations, the
Mayor, local enterprise partnerships (LEPs) and
local authorities should fully explore these to
support higher levels of growth, where appropriate.
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1.4 Making sure Crossrail 2 delivers growth
In order to ensure that Crossrail 2’s growth potential
is fully realised, not only must the project enable
growth; it must also carry through on delivery,
especially of housing.
To create successful places, decision makers need to
formulate a clear vision for growth and put the policies
in place to support good design and delivery of
high-quality public realm. The exact mechanisms for
pro-active planning can vary, including masterplans,
design briefs, design codes and neighbourhood plans,
in addition to the established planning tools of Local
Plans, Area Action Plans and the London Plan.
Housing growth needs to be supported by
employment to ensure that town centres and
local communities remain vibrant and viable. Each
area has a role to play in meeting the long-term
development needs of London and the wider South
East. However, development should take account of
local character. To retain and enhance local character,
a place-based approach to accommodating growth
is required, whereby opportunities are developed
in a way that is bespoke to the place: its heritage,
urban form, landscape and market. This often means
bringing together the best of the existing and historic
buildings, streets, squares and parks in a area with
high quality new buildings and spaces – which can be
designed in a contemporary way.
While some locations will emerge as new and
improved employment centres, others will have an
important role to play as new locations for highdensity residential development, providing the
housing for those who will be taking up employment
opportunities in the CAZ and elsewhere.
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The Growth Commission does not believe that
employment uses should be seen as somehow
superior to housing and vice versa: both will be needed
if the opportunities are to be maximised. While
development around Crossrail 2 stations is likely to
be housing-led, it should be seen as an opportunity
to integrate sustainable mixed-use developments.
Through careful planning, there is scope for vibrant
new communities, both with and without a significant
component of employment floor space.
Recommendation 5: The Commission
recommends a development focus on mixed-use
communities, providing a balanced provision of
residential and employment uses appropriate to
individual locations. The delivery of high quality
development supported by social community uses
and a high-quality public realm will be critical to
the success of growth.
There is a vital need to ensure a joined-up, cohesive
approach here. The different tiers of planning policy
across London and the wider South East will need to
align. This will require leadership from the GLA on
issues that are pan-London and the wider South East
which can only be addressed at this strategic level.
While local authorities will need to enable growth
through planning policy, there will be places where
the scale or complexity of growth would benefit from
of delivery vehicles such as Mayoral Development
Corporations and Urban Regeneration Companies.
Other partnership structures and approaches will
work better elsewhere, both across public agencies
and with potential development partners (for
example, with over station development and in
many places building on existing arrangements).

Recommendation 6: The Commission recommends
that the GLA and planning authorities explore the
use of various delivery vehicles such as Mayoral
Development Corporations, using whatever
combination of such vehicles is best able to deliver
growth.
Delivering the scale of growth identified will require
new ways of thinking in terms of funding, given
pressure on central government funding and the
move to greater fiscal devolution. Value capture
and “gain share” are ways in which growth along the
Crossrail 2 route and funding for the project might
be made more acceptable: through developing the
Crossrail 2 funding deal, opportunities exist for new
mechanisms to be established which ensure that
everyone benefits from the scheme.

Where appropriate, such mechanisms could
be expanded so that they also support wider
infastructure associated with the new homes, for
example schools, public space and health facilities.
Other associated infrastructure must be delivered
alongside Crossrail 2 in order to realise its full
benefits, and innovative funding solutions will have to
be found for that infrastructure.
Recommendation 7: The Commission
recommends that in developing a funding deal
for Crossrail 2, options should be explored which
seek to maximise the “gain share” from any uplift
in land values.

1.5 What happens next?
Further consultation on the preferred route will
take place later this year. The next milestone – as
proposed by the National Infrastructure Commission
and accepted by the Government – is for the project
to submit an updated business case to Government
in March 2017. After this point, the next phase of
work will focus on preparing and depositing a Hybrid
Bill in 2019.
As part of this work, it will be necessary to demonstrate
the deliverability of the homes and jobs associated
with the scheme. Where large-scale development
opportunities exist, the next stage of testing should be
carried out to inform the business case for Crossrail 2
and the contents of the Hybrid Bill.

Recommendation 8: The Growth Commission
recommends that further technical work on
growth opportunities and on key policy and
delivery requirements should be done as the
business case is updated. Each activity should
be brought forward alongside the development
of the Mayor’s London Plan and Transport
Strategy, as well as local plans covering areas
outside of London.
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Introduction
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2.1 Context for this report
Further to six years of study and consultation on
London’s future transport needs, Transport for
London prepared a Strategic Outline Business Case
for Crossrail 2 in summer 2015. This outlined the key
objectives of the new cross-London railway: why it
was needed, how it could support London’s housing
and employment growth, where it should go, how
much it would cost and how it could be funded.
A central part of Crossrail 2’s case is its potential
to drive growth in London and the South East.
TfL’s projection is that it could enable an additional
200,000 homes, over and above those that would
otherwise be identified, and support an additional
200,000 jobs. Ensuring that the right planning
framework and other preparations are in place to
deliver this growth is an essential part of planning for
the scheme’s delivery. This has been the focus of the
Growth Commission’s work in 2015-16, and of this
report.

Then the National Infrastructure Commission (NIC)
reported on priorities for large-scale investment in
London’s public transport infrastructure. ‘Transport
for a World City’, published on 10 March 2016,
strongly endorsed the need for Crossrail 2:
“the Commission’s central finding, subject to the
recommendations made in the report, is that Crossrail
2 should be taken forward as a priority.”
In the Budget 2016, the Chancellor confirmed that the
Government accepted the NIC’s recommendations,
announcing £80 million of development funding for
Crossrail 2, to be matched by Transport for London.
He also announced that the Government would
support a Hybrid Bill within this Parliament, subject to
delivery of the NIC’s recommendations and approval
of a revised business case.
Crossrail 2 is now undertaking further development
work with a view to submitting a revised business case
in early 2017 and a Hybrid Bill in 2019.
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What is Crossrail 2
Crossrail 2 is a new proposed north-south rail
line connecting existing National Rail networks
in Surrey and Hertfordshire, with trains running
through new tunnels beneath central London.
There will be a 30-trains-per-hour service
between Wimbledon in the South West and
Tottenham Hale and New Southgate in the North
East, with additional services running beyond on
National Rail lines.

free up capacity on the existing rail network for
longer-distance trains. The proposed route will
serve a wide area. Stations in Surrey, Hertfordshire
and the Capital will have direct Crossrail 2 services
but the benefits will be felt far beyond the route.
Crossrail 2 will benefit towns and cities across
the South East such as Cambridge, Portsmouth,
Woking and Southampton by freeing up mainline
rail routes into Waterloo and Liverpool Street.

Crossrail 2 will help relieve congestion on busy
routes into central London and support economic
development in and around the capital, specifically
targeting some key opportunity areas, such as the
Upper Lea Valley, Victoria and King’s Cross.

The scheme aims to:

It will create better connections across the South
East and the whole country, with a new Euston
St Pancrasstation providing direct access to the
new High Speed 2 line, Thameslink and Eurostar
services.

• Meet the housing and transport needs of a
growing population

In this context the scheme has the potential to
transform the way in which the long term growth
and competitiveness is planned for up to 2050
and beyond, and will be at the heart of a number
of growth strategies in London and the South East.
The scheme will connect with existing
Underground and National Rail stations, providing
connections and direct services across the wider
South East to destinations around the country.
By providing an alternative rail route into London
for many suburban rail services, Crossrail 2 will
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• Support the UK economy, by maintaining
or increasing London’s productivity and
competitiveness, and sustaining its position as a
global city

• Improve the quality of life and the environment
in London, and support the UK’s climate change
objectives
• Develop a project that is safe, feasible and offers
value for money.
Crossrail 2 will allow up to 270,000 more people
to get into central London during the weekday
morning peak period – an increase of around
10 per cent on current rail and Tube capacity.
The scheme will also significantly improve public
transport connectivity to and from some of the
region’s key opportunity areas, such as the Upper
Lea Valley, driving growth and regeneration there.

Figure 2: The extent of crowding relief that Crossrail 2 will offer to the London and South East region
rail network, and stations.

Crossrail 2 will significantly relieve crowding
and congestion at many key interchanges on
the region’s rail network, including several that
it doesn’t directly serve. Significant beneficial
impacts will be seen at stations including
Waterloo, Liverpool Street, Euston and
Kings Cross St Pancras

Crossrail 2 will significantly relieve crowding
on many national rail and underground lines
throughout the northeast / southwest corridor
across the region. These include the Southwest
mainline railway, and the Victoria and Northern
Underground Lines.
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2.2 The Role of the Crossrail 2 Growth Commission
The Crossrail 2 Growth Commission was set up
by the former Mayor of London in July 2015 to
examine the scheme’s economic growth potential.
The Commissioners met with a variety of key
stakeholders, across London government, business
and the development industry.
The principal aim of the Commission was to identify
the extent to which land along the Crossrail 2 route
has unrealised potential and would be able, with the
new railway, to contribute to the growth of London,
the South East and the UK as a whole.
The Commission set out to evaluate the Crossrail 2
project team’s predictions for growth, and to consider
how this might be realised or exceeded.
In doing so, the Commission sought to identify ways
in which Crossrail 2 could:
• Best support major housing opportunities along the
route, to provide for London and the wider South
East’s rapidly expanding population and ease the
region’s housing crisis
• Encourage growth in employment, job creation and
productivity, at both national and regional level
• Help to secure the supporting infrastructure and
other investment required to maximise these
opportunities
To ensure that all these benefits could be realised,
the Commission was also tasked with identifying
mechanisms for successfully delivering growth.
These included options for a more co-ordinated and
effective approach to spatial planning, and ways in
which public, private, and third-sector partners could
be more successful in securing investment.

This report presents the Commission’s findings and
recommendations for consideration by government
as the project is taken forward. Its does not seek to
revisit principles that have already been established
by the National Infrastructure Commission regarding
the need for Crossrail 2, which was informed by the
Growth Commission submission to the NIC.
The Crossrail 2 Growth Commission is not alone in
seeking to address such growth challenges. Other key
reports to date include:
• The Outer London Commission: fifth, sixth and
seventh reports1
• The London Housing Commission: Building a New
Deal for London2
• The Interim Findings of the London-StanstedCambridge Corridor Growth Commission3
• Mayor’s Design Advisory Group: Growing London4
• London Assembly Planning Committee: Up or
Out? A false choice. Options for London’s Growth5
The National Infrastructure Commission’s Report6,
and the Government’s response to it, have since
called for a clear plan to realise Crossrail 2’s full
benefits. Key NIC recommendations include:
• The need to develop a strategy to unlock significant
housing growth
• Preparing a funding plan in which London
contributes its fair share to the project
• Maximising private sector involvement in the
development and funding of stations and their
surrounding areas.
This report seeks to build upon rather than duplicate
such work.
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During the course of its evidence gathering, the
Commission was also presented with evidence
regarding parts of the route where alternatives are
still under consideration, or where a case has been
made for alternatives. Decisions on the route are
evidently outside the Growth Commission’s remit,
but the Commission appreciates the need to ensure
that the maximum benefit is drawn from investment
in Crossrail 2 and that different route options are
thus considered in relation to the benefits they can
bring. Specific alternatives considered by the Growth
Commission were:

The Growth Commission was made aware of
additional alternatives, which were not primarily
growth led or part of the core route, and were
therefore not explored in as much detail during
the scope of the Commission’s work:
• Tooting and Balham
• Eastern Branch

• Wood Green or Alexandra Palace route options, and
the question of whether the whole New Southgate
branch should be phased for later delivery
• King’s Road Chelsea station
• Possible extension beyond planned termini,
to Harlow and at Chessington South.

1 https://www.london.gov.uk/about-us/organisations-we-work/outer-london-commission-olc/olc-and-full-review-london-plan
2 http://www.ippr.org/major-programmes/london-housing-commission
3 http://www.google.co.uk/url?sa=t&rct=j&q=&esrc=s&source=web&cd=1&ved=0ahUKEwjnmMvwkqrMAhVEF8AKHbIYDCUQFggcMAA&url=http%3A%2F%2Fwww.
lsccgrowthcommission.org.uk%2F%3Fp%3D575&usg=AFQjCNG1LzhmF_X2yfz2LBvEudY18hQSfg&bvm=bv.119745492,d.ZGg
4 https://www.london.gov.uk/sites/default/files/mdag_agenda_growing_london.pdf
5 https://www.london.gov.uk/about-us/london-assembly/london-assembly-publications/or-out-false-choice-options-london%E2%80%99s-growth
6 https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/506633/Transport_for_a_world_city_-_100316.pdf
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The accepted case for why Crossrail 2
is needed
London’s population is growing rapidly: already
its highest ever at 8.6 million, it is predicted to
reach 10 million by 2030. This growth presents
the city with a number of serious challenges.
The strains on the transport network and
shortfall of housing could start to damage
London’s attractiveness to businesses and thus
its competitiveness7. There is clear evidence
that London needs to act now if it
is not to lose out to its competitors.
• London’s core employment area needs
to accommodate higher employment
densities – providing the right conditions
for agglomeration benefits and increased
productivity – whilst its workers will need to
be supported by additional housing.
• Across London and its city-region housing is
already outstripping supply. In London, only
around half of the required housing is being
delivered each year, while there is a similar
deficit across the rest of the South East.
Collectively, a shortfall of around one million
homes has been identified up to 2036.

Figure 3: London City Region Housing Deficit
2011-16

545,000
183,000
-362,000

2016-21

2021-26

2026-31

2031-36

1,067,000
522,000
392,000
-130,000
-492,000

1,567,000
500,000
380,000
-120,000
-612,000

2,042,000
475,000
255,000
-220,000
-832,000

2,478,000
436,000
258,000
-178,000
-1,010,000

Cumulative demand
House demand + backlog (per phase)
House supply trajectory (per phase)
Deficit per phase
Cumulative (or growing) housing deficit

Source: Aecom 2015

London First and the London Enterprise
Panel have identified the need for
London to “cement its existing leadership
position as a global business hub”8

• Within a 60-minute journey, the reach
of London’s central activities zone (CAZ)
extends up to 90km outwards. On both the
Underground and on key commuter routes,
there are severe bottlenecks and significant
overcrowding which threaten the CAZ’s
ability to grow. Without further investment,
these issues are forecast to worsen. The
key conclusion of all of this analysis is that
the status quo is simply not an option it
the London transport system is to operate
effectively.

7 Atkins (2015) Future Proofing London: Our world city: risks and opportunities for London’s competitive advantage to 2050
8 AECOM (2015) Big, bold, global connected London: A manifesto for long term growth of the London city region pp19
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Figure 4: Crowding levels in 2031 without Crossrail 2
Without Crossrail 2, many key London Underground lines and stations will be severely crowded and subject
to operational problems by 2031.

The National Infrastructure Commission warned that
there is a “pressing need to plan for and accommodate
London’s future growth” via Crossrail 2. This was also
a common theme raised by stakeholders submitting
evidence to the Growth Commission.

“Ensuring Crossrail 2 is developed so
that it supports business as well as
passengers, creating homes, jobs and
prosperity is key”
Confederation of British Industry
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2.2.1 The Work of the Commission

The Commission’s work to date has included:

Key to the case for Crossrail 2 is TfL’s prediction that
the scheme will enable and support the development
of at least 200,000 homes and 200,000 jobs by
2060, over and above those already planned for
London and the wider South East.

• Developing an understanding of TfL’s assumptions
on growth (see section 3.5) and outputs

These figures are derived from assessments of
potential development locations and opportunities
undertaken by Transport for London. They seek to
understand how Crossrail 2 can unlock development
on the basis of strengthened integration of land-use
planning and transport infrastructure delivery.
The approach also builds upon evidence from
previous transport schemes both in the UK and
internationally (such as Crossrail, the Jubilee Line
extension and Paris’s RER) where investment has
led to an overall increase in development activity.

• Holding discussions with local authorities and
development industry representatives working
inside and outside of London

The Commission set out to test these principles
through a six-month evidence-gathering exercise.
In doing so it has engaged stakeholders across both
public and private sectors9.

• Undertaking a number of site visits across the
Crossrail 2 route

• Making a public call for evidence, to which it
received 46 responses
• Hosting key stakeholder roundtable discussions
along the route10.
This wide-ranging approach has enabled the
Commission to assess the principles underpinning
the case for Crossrail 2; the suitability of assumptions
regarding key development variables; whether or not
there is further scope to increase the benefits of the
scheme; and potential mechanisms to ensure that
growth can be delivered.

9 A full list of engagement undertaken by the Crossrail 2 Growth Commission is set out in Appendix 1.
10 Three sessions were held for the northern section 26 January 2016; central section 28 January 2016; southern section 2 February 2016.
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2.3 The Aims of this Report
This report records the key findings and
recommendations that the Growth Commission can
make, based on the information it has received and
reviewed. Inevitably there are aspects of the Crossrail
2 project that are not yet defined or decided, as it
is still at a relatively early stage of design. Some of
the information that was reviewed was technical
in nature, backed up by research and analysis,
other aspects were more subjective. The Growth
Commission’s conclusions are based on a review of
the information available at the time of writing.

This report therefore draws together the work of the
Growth Commission and addresses the key areas of
investigation set at the outset of the process:
• Chapter 3: An evaluation of the assumptions
regarding the scale of housing and employment
that Crossrail 2 could enable
• Chapter 4: How to encourage growth in
employment, job creation and productivity, and
how to support major housing and other investment
along the route
• Chapter 5: Exploring opportunities for new
employment centres
• Chapter 6: What delivery mechanisms should
be considered in order to support the growth in
housing and jobs
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3.

An evaluation of the Crossrail 2
growth assumptions
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3.1 Summary of the Growth Commission’s view on TfL’s work to date
The Growth Commission’s review of the
methodology and evidence used by Transport for
London has concluded that the assessment to date
that Crossrail 2 could unlock 200,000 new homes
and support 200,000 new jobs is credible.
However, Crossrail 2 itself is only one part of
policymakers’ efforts to enable this scale of growth:
a number of complementary measures will be
needed and these are addressed in subsequent
sections of this report. The evidence from previous
transport infrastructure projects shows there are
many opportunities for Crossrail 2 to secure growth,
especially if proactively considered alongside the
forthcoming review of the London Plan and other

planning frameworks. This could bring early benefits
with development coming sooner, thus making a more
immediate contribution ahead of wider regeneration.
In summary, the Growth Commission concluded
that mega transport infrastructure projects such as
Crossrail 2 can act as a catalyst for change, helping
overcome strategic and local constraints to growth.
Crossrail 2 provides an unprecedented opportunity
to address these challenges in London and the
South East. However, realising the benefits from
mega infrastructure schemes requires more than
just investment in transport: Crossrail 2 provides an
opportunity to reconsider the way growth is planned
for and to address constraints to this growth.
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3.2 The method used to assess Crossrail 2’s growth impact
While evidence from previous schemes demonstrates
the link between transport investment and an
increase in the number of homes and jobs, there is
no set methodology for calculating the scale of such
potential.
Some policy mechanisms – such as the London
Plan density matrix – allow relative residential
densities within the vicinity of transport schemes to
be calculated, but these pick up on only one aspect
of the influence that transport schemes can have
on development capacity. They do not address
significant changes that may come about as a result
of improved connectivity, changes to the property
and development market and opening up of labour
markets by providing people with better access to jobs.
TfL’s assessment for Crossrail 2 takes a more
comprehensive approach. It seeks to understand
the multi-dimensional aspects of mega transport
infrastructure projects and to identify the
opportunities to overcome existing development
constraints and enable development opportunities
at a regional scale.
The assessment seeks to quantify the additional
homes and jobs that could be enabled if Crossrail
2 is delivered, alongside addressing a number of
complementary policy issues that otherwise will
constrain this growth.
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In order to do this, the assessment applied a series
of assumptions about the amount of development
that would be suited to locations which fall into three
categories:
1. The immediate catchment area around a Crossrail 2
station (currently around 50 stations)
2. The catchment area around a Crossrail 2
‘connecting station’ – which is a station that will
not be served directly by Crossrail 2, but will have
a significant increase in capacity, connectivity or
both, as a result of Crossrail 2 (significant effects
are currently anticipated at around 40 additional
stations)
3. Wider areas- beyond immediate station catchment
where impacts are less pronounced but significant
effects will still be observed as a result of Crossrail 2.
This enables indicative growth forecasts to be
established for different locations along the proposed
Crossrail 2 route. The forecasts were then added
up to provide a scheme-wide total i.e. the growth
forecast of 200,000 new homes provided across
the rail corridor and 200,000 new jobs supported
within the CAZ and around stations. These figures
are net of the growth already forecast, i.e. numbers
of homes and jobs delivered without Crossrail 2 and
included in existing documents like local plans and
housing land allocations. As illustrated on Figure 6 the
housing that can be enabled by Crossrail 2 would be
increased if delivery is underpinned by new land uses
policies that encourage development around the new
transport hubs and along the Crossrail 2 corridor. The
assessment tested the impact of new policies relating
to the use of land, the mix of uses and the density of
development around stations.

Figure 5: The three areas in which sites which could accommodate new growth as a result of Crossrail 2 have
been identified
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3.3 Where is the housing growth potential?
TfL’s assessment is clear about where the greatest
Crossrail 2 growth potential exists. The Commission
has considered, through its evidence gathering,
whether this anticipated distribution of growth along
the route is credible.

3.3.1 North
TfL’s assessment identifies that around half of the
growth potential is focused in the northern part of the
route. Of this, over half is within the Upper Lea Valley,
with up to 50,000 new homes coming forward
through the regeneration of existing town centres,
alongside the creation of new communities on redesignated industrial land. Both Haringey and Enfield
councils have demonstrated strong support for higher
levels of growth in this part of the Crossrail 2 corridor
and are working closely with both TfL and the GLA to
better understand the opportunity. The Commission
also recognised the potential for significant growth
around New Southgate and the appetite of all three
adjoining local authorities to work with the GLA to
set the planning framework to support delivery of this
growth.
The remainder of the growth potential to the north
sits outside of London and relates principally to the
intensification of development within town centres
and around immediate station areas, as well as
reviewing existing land use policies to ensure that land
is being used in the most efficient way possible. Again,
there is reasonable support for such growth, alongside
the need to safeguard local character, and to provide
supporting infrastructure.
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3.3.2 Central
Central London’s growth potential as a result
of Crossrail 2 is predominantly focused on
employment growth within the CAZ, resulting from
overcoming constraints on the transport network.
Notwithstanding this, there is the potential for around
10,000 new homes through the intensification of
existing uses. A stronger case may also be made
for bringing forward development within major
opportunity areas such as Euston, where strong
integration between HS2 and Crossrail 2 is likely to
enhance development capacity.

3.3.3 South
While the potential on the southern part of the route
is less than in the north, it still has the potential to
make a significant contribution. In particular the
Commission concluded that there is significant
potential for new housing-led growth within the Royal
Borough of Kingston which will see nine Crossrail 2
stations.
Significant opportunities for commercial and
residential development also exist in Wimbledon
town centre, although there are valid local concerns
regarding the disruption during construction which
need to be considered.
Outside of London in the South, the scale of
opportunity may be more limited, particularly around
connecting stations through Surrey and Hampshire.
But there are some stations, such as Upper Halliford
and Sunbury-on-Thames, which could have potential,
while there are opportunities to build on existing
growth agendas being promoted by local authorities at
other stations such as Woking.

Figure 6: Diagram showing growth scenarios and housing delivery associated with Crossrail 2
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3.4 When will growth happen?
Crossrail 2 is expected to be operational by 2033.
TfL’s assessment suggests that the majority of
predicted development will come forward after
this date. However, the Commission agrees with
the assessment that evidence from Crossrail 1 (the
Elizabeth Line) indicates that values and market
demand could be realised much earlier12, and
therefore benefits associated with Crossrail 2 are
likely to be realised ahead of the scheme opening.
TfL’s assessment suggests that around a quarter of the
additional 200,000 homes could be delivered ahead of
the opening. The Commission considers this plausible
but believes the pattern is likely to be uneven across
the route. It is most likely to happen in areas where
current land values and market demand are lower but
where there are well-established planning and policy
frameworks to allow quicker delivery of housing and
jobs on the back of increasing land values and market
demand. The existing regeneration around Tottenham
Hale and Northumberland Park, within the Upper Lea
Valley Opportunity Area, presents such opportunities.
Whilst the work to date only considers the potential
opportunity for the early delivery of the additional
homes associated with the scheme itself, the
Commission has identified the potential for Crossrail 2
to help bring forward and speed up delivery of housing
that is already planned (and therefore not included
in the assumed figures for Crossrail 2.) This would be
caused by increasing land values and market interest
driven by the new railway. Again, the opportunities for
doing so are likely to be greatest in lower-value areas.

12 National Infrastructure Commission (2016) Transport for a World City.
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It is important that any early development is brought
forward as part of a long-term vision and co-ordinated
planning framework which recognises the future
benefits of Crossrail 2.
Notwithstanding the potential for early realisation of
the benefits of the scheme, policy makers, decision
makers and the development industry need to be
realistic about what is achievable. There are a number
of potential barriers which will need to be addressed:
that will take time and in places require greater
intervention from the public sector. Such intervention
will include: policy changes in the London Plan; dealing
with multiple land ownership; the reconfiguration
of employment land to safeguard employment;
remediation of industrial land; addressing the risk of
‘land-banking’ in anticipation of further land value
uplift later and the provision of supporting social and
community infrastructure, for which a significant
funding gap has already been identified.
It will be necessary to find ways to address these issues
in order to realise the wider benefits of Crossrail as
early as possible.
In conclusion, the Growth Commission found that as
well as increasing overall housing land supply within
London and the wider South East, Crossrail 2 could also
have significant benefits in expediting the delivery of
housing ahead of the scheme opening.

Figure 7: Diagram showing distribution of additional homes growth across the Crossrail 2 corridor (lower figure
denotes ‘current practice’ planning policy, upper figure denotes ‘new Crossrail 2 planning policy conditions’)11
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11 Figures are to 2060, and are growth on top of the Do-Minimum in the corridor (~90,000 homes)
Range demonstrates additional homes which could be unlocked by Crossrail 2 under:
• ‘Current practice’ planning policy conditions (lower bound) – 80,000 extra homes in total
• ‘New Crossrail 2 planning policy conditions (upper bound) – ~200,000 extra homes in total
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3.5 Review of Growth Assumptions
In determining additional capacity for homes and
jobs, TfL’s assessment relies upon a number of
assumptions about land availability and deliverability.
To determine whether or not the claim of 200,000
homes and 200,000 jobs is credible, the Growth
Commission examined each of these assumptions
in turn:
Assumption A: There is a functional requirement
for London and its central activities zone (CAZ) to
grow, and that this needs to be supported through an
increase in housing.
Finding: If London and the South East is to remain
a globally competitive city-region then it needs to
grow. In the interests of the UK economy, this growth
will need to be focused on growing highly productive
jobs in the CAZ supported by more regional based
employment and housing growth across the wider
city-region.
Assumption B: Crossrail 2 can overcome barriers to
continued job growth in the central activities zone and
supporting employment across the route.
Finding: Taken together, Crossrail 2 will be able to
support employment growth at each stage of its
delivery and has the potential to support 200,000
new jobs across the line, driving highly productive
growth in the CAZ, supporting the development
of regional centres, enabling local employment and
generating a significant number of temporary jobs
during the construction period.

32

Assumption C: Crossrail 2 will help realise benefits
in new housing away from its route around feeder
stations and along connecting corridors.
Finding: The additional transport benefits that would
be realised across the wider city-region as a result of
Crossrail 2 justify the inclusion of stations outside of
the immediate route as part of TfL’s assessment.
Assumption D: Additional housing development
capacity exists across the Crossrail 2 route. This
assumption is based on the following factors:
(i) opportunities exist to consolidate existing
employment land and intensify its use: TfL’s
assessment assumes that high proportions of
additional housing identified could be on existing
employment land (much of which is designated
as SIL)
(ii) higher-frequency and higher-capacity public
transport can support higher residential densities:
TfL’s assessment seeks to build upon the London
Plan’s existing density matrix, increasing densities
to reflect the effect of better public transport in
the Crossrail 2 corridor
(iii) a Crossrail 2-driven increase in land values will
incentivise redevelopment and overcome viability
issues in lower-value areas. This has been the
experience of Crossrail 1, which it is estimated
could add £5.5bn to existing property values
(iv) there are opportunities for limited greenfield
release close to Crossrail 2 stations: TfL’s
assessment assumes that some development
could be on undeveloped land, including the
Green Belt and Metropolitan Open Land.

Finding: A number of areas across the Crossrail
2 route and connecting corridors have significant
potential to reconfigure land use, in order to make
best use of land alongside enhancements in the public
transport network. This includes poorly utilised land
with incompatible uses, for employment use, and
poorer-quality, undeveloped land.
There is sufficient evidence from similar transport
investments within London to suggest an uplift in
values as a result of such investment, which in turn
will incentivise significant redevelopment as a result
of Crossrail 2. There are also opportunities to use
currently undeveloped land close to Crossrail 2
stations and connecting areas.
Assumption E: There is a need to review existing
planning frameworks along the route to maximise
Crossrail 2’s benefits in terms of housing
development, and a willingness to consider this.
Finding: There are significant opportunities to
increase residential development density along the
route to better reflect the proximity of development
to the greatly improved public transport access
brought by Crossrail 2.

Assumption F: Additional housing development
capacity across the route can be fully unlocked only
by Crossrail 2
Finding: There is sufficient evidence to suggest that
there are a number of constraints on realising full
development capacity across London and the South
East, and that this potential can be enabled only
through the significant change in transport access and
connectivity allowed for by Crossrail 2, rather than a
combination of other more limited schemes.
Recommendation 1: TfL’s assessment of
200,000 new homes and jobs is credible:
growth could potentially be even greater still.
But policy changes will need to be made to realise
benefits on this scale. Such changes should be
proactively considered in the forthcoming review
of the London Plan and reviews of other planning
frameworks for the South East.

A number of the assumptions underpinning the
assessment are dependent on changes to existing
planning policies and frameworks. The forthcoming
review of the London Plan and other local policy,
alongside the development of Crossrail 2, provides a
unique opportunity to rethink planning policy.
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4.

The big issues
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The following section of the Growth Commission’s
findings presents some of the key challenges for
growth that it identified during its research.
New housing and jobs are inextricably linked to
transport provision: better transport gives improved
access to jobs, labour and markets, as well as enabling
the clustering of businesses.
The evidence also shows that mega transport
schemes such as Crossrail 2 can result in a number of
secondary effects, such as stimulating the market and
increasing developer interest in areas which directly
connect to or feed into served stations. This drives up
land values, helping to overcome existing viability and
deliverability constraints beyond the route itself.
But the Commission’s work suggests that realising
benefits is linked to a wider set of factors, including early
review of planning policies, responding quickly to early
market impacts and better strategic co-ordination.
The benefits of growth unlocked by Crossrail 2 can
be realised only by reviewing land-use policies. This
will require careful thought, notably through the
use of industrial land in London, density standards
around transport hubs, the quality of homes and
neighbourhoods, the use of open land around stations
and the delivery of supporting infrastructure. This
was highlighted in the Further Alterations to the
London Plan, where the Inspector was clear that, “the
Mayor needs to explore options beyond the existing
philosophy of the London Plan.”
This view is supported by the Outer London
Commission, which in its report on Accommodating
London’s Growth states in Recommendation 13:
“If, in the face of identified growth pressures,
London is to continue to develop as a globally
competitive city offering an attractive ‘quality of life’
to its residents and visitors, it will be necessary to

elaborate and develop on the established philosophy
and policies of the current London Plan14”.
Already a number of local authorities along the
route are proactively examining how to capitalise
on the benefits of Crossrail 2. For example, the
London Borough of Haringey, through its emerging
Development Plan Documents13, is re-assessing sites
within 1 km to consider how they can complement
Crossrail 2.
In order to bring the optimum benefits of Crossrail 2
there will therefore need to be a comprehensive
policy response across the tiers of government and
public services:
• A London and South East-wide response, best
considered as part of the review of the London
Plan currently under way and cooperation between
wider South East authorities
• An individual response from local authorities who
benefit from Crossrail 2, both inside and outside of
London that should be reflected in local plans and
supporting planning frameworks as required
• Strategic thinking from Local Enterprise
Partnerships whose areas, communities and
businesses are impacted by Crossrail 2
• A cross boundary collaboration to ensure that
proposals for new housing and employment are
joined up across local authority boundaries, as
required by the “duty to cooperate”
• The cooperation of public sector land owners that
can help plan for and realise the growth on their land
• The coordination of public-service providers who
will need to put plans in place to ensure the needs
of new and existing residents will be met in terms of
health, education, leisure and public space.

13 Site Allocations DPD Pre submission version 2016
14 OLC (2016) Seventh Report: Accommodating London’s Growth
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4.1 The challenge of accommodating growth locally
Across the Crossrail 2 route, authorities are already
planning for growth:
• In the Upper Lea Valley Opportunity Area, plans to
deliver 20,000 homes and 15,000 jobs are being
progressed
• A new housing zone at Clapham Junction is
planned to deliver 5,000 homes and 1,300 jobs
• An emerging Area Action Plan for Wood Green is
expected to deliver up to 6,000 homes and 4,000
jobs
• Outside of London, there is an emerging strategic
growth location being developed at Harlow,
alongside more localised regeneration areas such as
Waltham Cross and Epsom.
Accommodating such growth is challenging. There
is a need to balance more homes and local jobs
with the retention of existing local character and
distinctiveness. Local authorities must manage
competing demands for land use at the same time as
providing adequate local services.
But notwithstanding development already planned,
TfL’s assessment of Crossrail 2’s growth opportunities
relies on further land being available for development.
Specifically, TfL envisages more land becoming
available for development because:

36

• An increase in land values will incentivise
redevelopment and overcome existing viability
issues in lower-value areas
• Opportunities exist to consolidate existing
employment land and intensify its use, and
additional residential growth will support local jobs
• Higher residential densities and additional capacity
can be secured by providing high-frequency highcapacity public transport
• There are opportunities for limited greenfield
release at locations closest to Crossrail 2 stations

“The Council wishes to see a step change
in the number of new homes being
built…to meet local and regional needs.
Achieving this is only possible if the right
infrastructure is in place ”
London Borough of Haringey

The Commission shares the view of a number of
respondents, who emphasised the need for local
authorities to act more collaboratively in addressing
these challenges. In addition, a new approach is
needed to developing a spatial strategy, innovative
planning policies and greater partnership working
between the public and private sectors.

4.2 Remodelling industrial and employment land
Industrial land provides a vital component of
London’s economy. Along the Crossrail 2 route, such
industrial uses include manufacturing, waste facilities,
wholesale and logistics space, as well as workspace
for SMEs. Strategic Industrial Land (SIL) is a specific
policy designation to London, offered protection
under the London Plan.
Current trends show a gradual decline in demand
for manufacturing: in London, SIL is currently being
released at rates much higher than the planned
benchmark. While SIL will still be needed in London
in the future, there are opportunities to consider how
industrial land along the Crossrail 2 route could be
better organised so that the accessibility benefits of
the new railway are fully realised.
TfL’s assessment assumes that a proportion of the
housing around Crossrail 2 stations could be built
on existing employment land (the majority of which
is currently designated for industrial uses). It is
assumed that this land will become available as a result
of a coordinated approach to the intensification,
consolidation and relocation of employment land.
Realising this potential will rely on a considered
strategy for the relocation or reconfiguration of
industrial land.
The Commission concluded that there are locations
along the Crossrail 2 corridor which can make more
efficient use of employment land. This view has been
echoed by London Councils, which supports the
need to maximise the potential of each station and
the idea that in places it may be desirable to consider
relocating industry away from stations to allow more
housing.
Industrial land will need to be flexible enough to
continue to support businesses that service the needs
of London, as well as adapting to changes in consumer
behaviour and the logistics sector. This provides scope
within the timeframe that Crossrail 2 considers (up
to 2050 and beyond) to re-imagine London and the
South East’s industrial land. The Commission is aware
that this idea is already being considered by some
local authorities and places such as Meridian Water

“We support the co-location of
employment and housing land…and
maximising the potential of each station
to make sure Crossrail 2 is a railway
that delivers real benefits to resident
communities as well as employers and
workplaces.”
London Councils

are already happening. The GLA is also studying the
provision of industrial land as a key part of the Mayor’s
London Plan.
Within the office sector the demand for more
modern, flexible workspaces is also resulting in
changing demand. Some locations along the route
have also experienced significant pressure due to the
“permitted development rights” which see a change in
use in buildings from offices to homes.
These changes mean that there is an increased
pressure to review the suitability of office stock and
employment space in some locations outside of the
CAZ. The need for such a review was highlighted by
the Federation of Small Businesses, who revealed
that the “cost of office space in central London has
increased by over 400 per cent, in certain scenarios,
with limited relocation options. For businesses
relocating further out of London it can mean longer
journeys to work for employees and reduced growth
ambitions for the business. Crossrail 2 will help some
way to alleviating this issue15.” The Commission
believes there will be increased demand from small,
start-up and creative industries for new types of
employment space outside of the CAZ and a review
of employment space is necessary.

15 Federation of Small Businesses call for evidence submission
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Recommendation 2: The Commission recommends that policy makers take a more coordinated approach to
industrial and employment land use, with the aim of freeing up low-density employment on brownfield land for
housing development in close proximity to high-frequency public transport stations such as with Crossrail 2.

4.2.1 Case study: North East Enfield
corridor
The North East Enfield corridor is dominated by
six different industrial estates, covering a range
of uses from logistics and distribution hubs to
heavy manufacturing. The adopted North East
Enfield Area Action Plan (2016)13 highlights how
this corridor is home to some of London’s poorest
communities, suffering from high unemployment,
a low skills base, low educational attainment and
a higher-than-average proportion of benefit
claimants. There is a need to regenerate the area
and make it a more attractive place to live and
work, with the facilities and services to support its
residents. The borough has the capacity to grow if
the essential supporting transport and other social
infrastructure are in place.
Crossrail 2 has the potential to act as the catalyst
for this transformational change, creating new
housing and employment opportunities. The
Council’s strategic capacity work suggests there
is the potential to achieve up to circa 44,000+
new homes and increase in the density of jobs by
several fold as part of new mixed use communities
in the corridor along with the supporting nonresidential uses. However, displaced uses,
particularly distribution would require new
designations of employment land elsewhere in the
borough to facilitate relocation.
In accommodating future growth arising from
Crossrail 2, the Council believes the starting point
should be the presumption that jobs are retained in
the borough and new business sectors encouraged
including bio-green tech industries. Linked to
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these industries, the Council has aspirations to
enable higher and further educational provision
to lead in innovation and research, which will help
to develop a local skills base to support these
emerging industries.
Figure 8: The Upper Lea Valley shown in the
context of the London Stansted Cambridge
Corridor

Given the higher frequency of public transport
accessibility that the combination of rail
enhancement projects will deliver, a number of
new local town centres could be developed along
the North East Enfield corridor, focused around
the new Crossrail 2 stations and serving both
existing and new communities. It is recognised that
level crossings will have to close at Enfield Lock

Following TfL’s assessment and evidence presented
by Enfield Council, the Growth Commission
believes that there are opportunities to consolidate
and relocate industrial uses. The Commission
acknowledges the Council’s view that Crossrail 2 has
the potential to help bring “transformational physical
and economic change” across a significant part of
Enfield and north London. While the Council wants
to deliver new housing it has also set the objective of
having no net loss of jobs in the borough, and this will
be an important consideration in any relocation/ colocation phasing strategy.

and Brimsdown and alternative solutions assessed
to mitigate impacts on east-west transport
connectivity, road safety and rail network reliability.
The Council, along with stakeholders from along
the West Anglia rail route, strongly supports
this happening before 2024. However this is on
the proviso that mitigation is put in place which
improves transport network connectivity.

The Growth Commission believes that:
• Opportunities for land-use change need to be
considered alongside a growing London population,
combined with changes to the retail sector (for
example, online shopping) – both of which are
helping change demand for industrial land
• There could potentially be significant scope for the
consolidation of industrial uses across the route,
which would help to release land for housing,
alongside other options such as co-location and
relocation

Figure 9: An artist’s impression of mixed use development, Meridian Water, with commercial
and residential facilities.
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• With careful planning and design, residential and
industrial uses could be successfully co-located. In
order for SIL release to work, however, a managed
process will need to be in place, requiring close
work between the relevant local authority, TfL and
the GLA.

An example of where residential and industrial uses
have been mixed are included in figure 9.

4.2.2 Case study: Meridian Water
The Commission concluded that there are
locations along the Crossrail 2 corridor which can
make more efficient use of employment land to be
flexible enough to continue to support businesses
that service the needs of London. Meridian
Water is one example project that is already being
delivered by Enfield Council.
Meridian Water is a significant and innovative
regeneration scheme set to transform North
London. It is an 85-hectare, £3.5billion investment
opportunity that will provide 10,000 new homes,
a full range of neighbourhood facilities, 6,700 new
permanent jobs and a new Meridian Water station
over the next 20 years.
Meridian Water’s waterside location in the Lea
Valley is an attractive location. Its transport links
and the potential for Crossrail 2 will give it superb
accessibility into central London and further afield.
Enfield Council has appointed Barratt London and
SEGRO as development partners for the delivery
of the project. Significant progress has already
been made with planning and procurement. The
Council has led a planning application for the first
725 homes and the Meridian Water station which
is due to be given consent this summer.
Enfield Council and Network Rail are collaborating
on the development of a landmark station at
Meridian Water. Already £140 million of additional
investment has been granted for rail infrastructure
and service improvements. Meridian Water could
further benefit from an enhanced service resulting
from proposals for Crossrail 2.
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Meridian Water has the backing from the Mayor
of London with substantial support coming from
the Housing Zone and London Regeneration Fund
projects. The Council is seeking to maximise the
opportunities offered by Meridian Water by taking
control of land ownership. Essential infrastructure
and remediation works are also being fast tracked –
which again helps mitigate risk for all parties involved
in the project.

4.3 Accommodating growth:
how to create places where people want to live and work
As London’s population increases, so the physical
fabric of the city and the wider South East is evolving.
London’s residents and visitors benefit from the
physical assets of a city which has been planned
over centuries: a network of parks and commons,
neighbourhoods and villages with distinctive qualities;
a rich heritage of public spaces. But equally there
are areas along the route of Crossrail 2 which
have developed in a more piecemeal way and have
not created the ideal physical environments. The
challenge for the growth that could be facilitated
around Crossrail 2 stations is for development to
actively improve the quality of what is already there.
It will do this through the application of good
design (urban design, architecture, landscape
architecture and engineering) at all physical scales:
the neighbourhood, the town centre, the street, the
building, the square, the home or the office. Plans and
policies must include appropriate requirements for the
quality of developments and integrated provision of
community and social infrastructure.
This is even more important where development is
relatively dense, for example around major transport
interchanges or proposed Crossrail 2 stations. A
design-led approach informed by sound commercial
judgement will be vital if the growth related to
Crossrail 2 is to be delivered in a way that results in
lasting quality, is sustainable and addresses the needs
of a growing population.

One major factor is housing density. Under current
planning practice, development densities within
London are guided by the London Plan Density
Matrix for each specific type of location. Outside of
London the density of development is considered on a
case-by-case basis.
TfL’s assessment for Crossrail 2 is based on assuming
increased densities within the vicinity of Crossrail 2
stations, to reflect the significant improvements to
public transport accessibility that the project will
bring. Within London, this has entailed increasing the
density ranges projected for development around
Crossrail 2, informed by the character of the existing
built form of each area but not exceeding current
maximum densities.
Outside of London, TfL’s assessment has assumed
a suitable density matrix related to public transport
accessibility and reflecting the different character
of areas of these locations outside the main built-up
area of London. This approach is consistent with the
Government’s intention to require local authorities to
support higher densities around transport nodes16.
Recommendation 3: The Commission
recommends that residential planning densities
should be reviewed, with a view to increasing
them close to high-frequency transport links

16 NPPF consultation
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Figure 10: Example of successful place making, Duke of York Square, Chelsea
Many places along the Crossrail 2 route are valued
for their existing character and contribution to the
urban fabric of London and the wider South East, full
of the kind of places categorised as “healthy streets”
by TfL (see diagram below). The Royal Borough
of Kensington & Chelsea emphasise this point:
King’s Road can be seen as “a London Landmark,
a tourist destination and a major retail centre” all
at once. Other areas like Kingston and Wimbledon
also highlight the need to maintain cultural heritage
whilst enhancing employment and housing growth.
Many centres and neighbourhoods have successfully
managed to remain economically vibrant and
attractive through a process of adaptation. This
process is often most successful where change is
a response to the particular qualities of the place.
Delivering this place-based approach to regeneration
is supported by strong leadership, a clear vision and
the relevant planning policies to harness growth.
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Figure 11: Ten indicators of a ‘healthy’ street that will allow for greater place making potential17

The Growth Commission therefore concluded that
the key to accommodating growth in a positive way is
firstly the appreciation of an area’s specific context.
Each area will have its part to play but this is likely
to be proportionate depending upon the existing
character and role of individual centres. King’s Cross
and Elephant and Castle are good examples where
growth provided the viability to significantly improve
existing places and tall buildings do not pose a threat
to this. Other places, such as Richmond town centre,
have managed to strengthen their historic centres by
providing new development sensitive to their setting.
To create successful places, decision makers will
need to formulate a clear vision for growth and
put the policies in place to support good design

and the delivery of high quality public realm. The
exact mechanisms for pro-active planning can vary,
including masterplans, design briefs, design codes and
neighbourhood plans, in addition to the established
planning tools of Local Plans, Area Action Plans and
the London Plan.
There is also evidence from across London where
high-density development can be compatible with
the character of the local area. As illustrated in the
image in figure 10 London’s growth is as varied as the
city and a large number of recent developments exist
to draw from. The sites and projects can range from
infill blocks, large-scale brownfield redevelopment or
estate renewal, both in central locations, local centres,
edge locations or residential neighbourhoods.

17 TfL (2015) Improving the lives of Londoners: Transport Action Plan
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Figure 12: Examples of high-density developments in Queen Elizabeth Park, Stratford

The examples presented all fall under the London
Plan category of highly accessible urban/central,
with densities over 240 dph. They are residential led,
with some degree of mixed-use, depending on size
and locality. Generally speaking, infill developments
close to or in local centres have the highest success
in good-quality place making, including active (and
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viable) ground floor uses. Other projects simply
provide housing with limited local facilities, where
the design is focused on creating a more private
residential setting. Large scale development aims to
create mixed-use new neighbourhoods, where a large
range of uses and typologies can be found.

Figure 13: Examples of high-density developments in Dalston Square19

As well as this, a number of respondents highlighted
the importance of infrastructure in enhancing the
quality of living space alongside Crossrail 2. For
example, Barnet Council believes that Crossrail 2
is key to making the local area an “attractive area to
live and work as a new Opportunity Area for London,

through unlocking housing and employment growth
and critically unlocking currently inaccessible land
around New Southgate and the A406”18 Other
respondents including Broxbourne, Kingston and
Stansted Airport, all echo this viewpoint.

18 London Borough of Barnet submission to the Growth Commission (December 2015)
19 Picture source: GLA
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4.4 The role of the Green Belt
Existing national, regional and local planning policy
is clear that development should take place within
the Green Belt in exceptional circumstances. Within
London, the policy protection afforded to the Green
Belt is applied equally to Metropolitan Open Land.

• The House of Commons DCLG Committee20
agreed that “in some circumstances, it may be
appropriate for local authorities to allocate Green Belt
land for housing, and establish new Green Belt land
elsewhere”.

TfL’s assessment of potential development
opportunities around Crossrail 2 stations includes
limited greenfield sites around stations, including
land that is designated Green Belt or Metropolitan
Open Land. Land which is important in terms of
its environmental designation and quality has been
excluded from the assessment. The assessment takes
a cautious approach which limits the use of such land
to locations immediately adjacent to a Crossrail 2
station which could support new development. This is
very high-level analysis and more detailed analysis will
be required.

• Recommendation 9 of the Mayor’s Outer London
Commission’s Sixth Report: Removing the Barriers
to Housing21 states: “In light of national Green Belt
policy and potential alternative sources of housing
capacity, the Mayor should undertake an initial
assessment of the potential development capacity that
exists within London’s Green Belt on developable land
locations that are accessible by public transport”

However, in order to meet the needs of a growing
city and enable growth to be delivered sustainably,
the Commission agrees that the selective release of
designated Green Belt land up to and beyond 2050
should be considered, particularly within locations
which are highly accessible and which benefit from
high frequency public transport and depending on the
quality of the land.
Caution around the release of Green Belt land
is understandable. There is also an increasing
acceptance of the need for selective Green Belt
review if London and the wider South East are to
meet the challenges of unprecedented population and
economic growth. A number of local authorities are
already considering the future of the Green Belt as
part of their long-term development strategies, whilst
several reports have also made compelling arguments
for Green Belt reviews:

• Final Report of the London Housing Commission
identifies the immediate need to identify more
housing land within London through, amongst
other things, “reviewing Green Belt land near public
transport sites”.
Within this context and with a view of supporting
sustainable patterns of growth, the Growth
Commission considers that a focused, crossboundary Green Belt review would be appropriate
along the Crossrail 2 corridor, both inside and outside
of London. The Commission heard evidence of
support for such an approach as a way of maximising
the opportunities to deliver sustainable housing
growth along the high-capacity corridor.
Recommendation 4: The Commission
recommends that the Mayor and government
work with authorities inside and outside London
to help coordinate a cross-border, focused Green
Belt review.

20 House of Commons Department of Communities and Local Government Committee: Report on Department for Communities and Local Government’s consultation on national planning
policy [April 2016] http://www.publications.parliament.uk/pa/cm201516/cmselect/cmcomloc/703/703.pdf

21 Outer London Commission 7th Report – Accommodating London’s Growth (March 2016)
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Figure 14: Illustration of Green Belt land along the Crossrail 2 route of lower environmental quality

Current national policy makes it clear that any review
of the Green Belt is a local issue. However, the
Commission agrees with the view recently set out in
the Outer London Commission’s 7th Report22 that
whilst a local issue, there is a need for a strategic
direction for any review in order to remove boroughs
and local authorities from “a decision which is too
sensitive to be addressed locally”. While a focused
Crossrail 2 Green Belt review in London could be
undertaken as part of the forthcoming London Plan
review; with central government support, a more

co-ordinated approach across the wider route and
connecting areas would ensure that local authorities
who benefit from Crossrail 2 make a fair contribution
and cannot ‘opt out’ of growth. Such an approach
would lend itself well to the Crossrail 2 corridor and
could help discussions between local authorities about
how best to plan for development across administrative
areas, in line with the “Duty to Co-operate”.
In considering the potential for Green Belt release
along the Crossrail 2 corridor, the Commission has

22 Outer London Commission 7th Report – Accommodating London’s Growth (March 2016)
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Figure 15: land designated as Green Belt along the proposed Crossrail 2 route
This document has been prepared by AECOM for the sole use of our Client (the "Client") and in accordance with generally accepted consultancy principles, the budget for fees and terms of reference agreed between AECOM and the Client. Any information provided by third parties and referred to herein has not been
checked or verified by AECOM, unless otherwise expressly stated in the document. No third party may rely upon this document without the prior and express written agreement of AECOM.
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been particularly interested in the approach referred
to by the Government’s Local Plan Expert Review
Group23. This suggests that where exceptional
circumstances exist which justify a review, this should
be focused in areas that would support sustainable
development, improve access to economic centres
and avoid areas of highest environmental value.
Across the corridor, Crossrail 2 would by its very
nature provide the necessary transport conditions
which meet the first of these two tests, whilst
Figure 15 (above) shows that although a significant
proportion of Green Belt is environmentally sensitive
(those areas shown in green), there are areas of lower
environmental quality in the vicinity of Crossrail 2
stations which may have the potential to be included
in are view of the Green Belt to be undertaken.

There are also likely to be significant opportunities
where there is release of Green Belt and MOL along
the Crossrail 2 route to maximise wider benefits,
particularly in relation to the health and well-being
of local communities. Specifically, selective release
could: increase the quantity, quality and overall
public access to open spaces or countryside, and
secure revised Green Belt boundaries which are more
appropriate and can be protected in the long term.
Such an approach would not be wholly contrary to
existing planning policies at national and regional level,
both of which require the long-term permanence
of revised Green Belt boundaries and seek to resist
development on locally protected open space.

Notwithstanding this, the recommendations of the
Expert Panel are clear that any release should be
sympathetic to the intrinsic quality of the land, and
reflect the fundamental purpose of the Green Belt:
to prevent urban sprawl by keeping land permanently
open. Therefore before any decisions are taken on
Green Belt release, a more considered approach is
required which assesses the value of individual sites
against the principles and objectives set out in the
NPPF and tested through statutory planning process.
One particular respondent, Enfield Council,
highlighted that it is undertaking a technical Green
Belt Review, which will test the designations within
the Borough.

23 Need to check reference
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4.5 Extending the scheme beyond its current termini
The current proposal is for Crossrail 2 to terminate
at Broxbourne in the north, while Chessington South
is one of four turn-back stations in the south. Whilst
there are good reasons why these termini have been
identified, the Commission’s evidence gathering
suggests that while there are growth opportunities
around both stations, extending the route beyond
these two termini could help unlock significant
long-term growth.

4.5.1 Harlow
Harlow is located centrally within the wider LondonStansted-Cambridge Corridor and benefits from
strong links to regionally important employment
centres. Increasingly Harlow itself is being seen
as a strong employment centre in its own right,
particularly within the life sciences and biotech
sectors. In addition, there is also an acute housing
challenge within theEast Herts/ West Essex Market
Area of which Harlow is at the heart.
The Commission’s view is that serving Harlow stations
with Crossrail 2 should not be at the expense of the
additional WAML services which under the current
scheme would serve Harlow Town during the morning
peak period, as this will provide improved connectivity
to both London and Cambridge. Furthermore, any
extension of Crossrail 2 to Harlow is likely to impact
the overall cost of the scheme. Such an extension
would have to address the feasibility of funding
outside of the existing Crossrail 2 package, especially
given the NIC’s emphasis on the importance of
Crossrail 2’s affordability.
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The Growth Commission concluded that if there
were a coordinated approach to the Green Belt
around Harlow and infrastructure constraints could be
overcome, Harlow’s attraction as a employment hub
and location for housing growth would be improved.
While the current Crossrail 2 alignment would help
address these points by allowing additional peak-time
WAML services to stop at Harlow Town, there could
be additional benefits of Crossrail 2 services stopping
at Harlow Town and potentially Harlow Mill, which
could enable the local authorities to plan for a higher
level of growth.

“Crossrail 2 and increased capacity on
the WAML would be a ‘game-changer’
for Harlow. It would support, as part of
a symbiotic relationship between Harlow
and London, a greater quantum of growth
than currently identified and would
provide significantly increased access to
jobs and housing”
Harlow Council

4.5.2 Chessington South
The proposed Crossrail 2 terminus at Chessington
South is located within a relatively low-density
suburban environment in the southern part of
Kingston and is adjacent to the Metropolitan Green
Belt. As the Royal Borough of Kingston Upon Thames
suggests, “current land use planning presents a barrier
to optimising additional growth opportunities”.24
Under current Green Belt policy, development
opportunities are limited. Even after a selective,
public-transport-led Green Belt review, the scale of
development potential would likely remain relatively
limited.

The Growth Commission believes that options to
deliver greater growth along this part of the Crossrail
2 route should be investigated as part of a more
comprehensive review of the Green Belt in the
next London Plan and the revision of the Kingston
Local Plan. This growth could help meet subregional housing needs. The scale of growth could be
consistent with garden city principles as advocated
by the NPPF, and deliver other infrastructure to help
mitigate potential constraints elsewhere (for example
the provision of new highway infrastructure between
the M25 and A3).
This scale of development would be likely to need
an additional Crossrail 2 station to the south of a
planned terminus at Chessington South. The Growth
Commission would suggest that this option warrants
further investigation. As with the Harlow extension,
given the NIC’s recommendation on affordability of
the scheme, this may have to wait for a later phase.

24 Royal Borough of Kingston Upon Thames submission to the Growth Commission
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4.6 Realising the growth potential along different route options
4.6.1 New Southgate branch
The Growth Commission investigated areas of growth
potential that could be accommodated along the
New Southgate branch of Crossrail 2. Although the
Commission is aware of the NIC’s recommendation
that Crossrail 2 find cost savings and potentially
phase a New Southgate branch, we believe that there
is still a growth case for the branch.
Enfield, Barnet and Haringey have ambitious visions
for growth. Enfield considers Crossrail 2 as “a catalyst
for transformational change” that will provide “local
employment opportunities, investment opportunities
and housing delivery”. In particular, a New Southgate
branch “provides a means to accelerate delivery
of existing regeneration projects to create new
opportunity areas in New Southgate and Wood Green,
which would be undeliverable without Crossrail 2.”

“Overall the New Southgate branch
provides direct access to Crossrail 2 for a
large area of north London and unlocks
potential for significant regeneration and
redevelopment.”
London Borough of Enfield25

TfL’s assessment has identified the potential for around
15,000 homes to be accommodated along the New
Southgate branch. Development opportunities are
primarily focused around the two major growth areas
within the vicinity of Wood Green – a metropolitan
town centre – and New Southgate, with more limited
development potential at Seven Sisters.
There is the potential of further additionality to
growth beyond New Southgate in places along the
Hertford North loop and Welwyn Garden City rail
lines.For example, Crews Hill in Enfield could deliver
potentially up to 15,000 new homes.
25 London Borough of Enfield Submission to Growth Commission Call for Evidence
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When considering Wood Green, TfL’s assessment
identified an opportunity for around 4,200 new
homes and 900 additional jobs. Since then, the
London Borough of Haringey has published its
emerging thinking around the Wood Green Area
Action Plan, which identified a favoured development
option with potential for at least 6,000 homes
and 4000 jobs. This would represent 40 per cent
uplift in housing numbers and 166 per cent uplift in
employment growth to that supporting case to date.
The Growth Commission agrees that there are likely
to be barriers to securing such ambitious levels of
growth without Crossrail 2, such as public transport
capacity. There is strong appetite and growing
momentum from Barnet, Haringey and Enfield to
explore the growth offering of a New Southgate
branch further. Although there is no co-ordinated
plan for growth in New Southgate, there is significant
intent shown by the constituent authorities by way
of a signed memorandum of understanding which
will ensure that proposals can be delivered in a timely
manner.
Our discussions with the development industry and
Haringey suggest that the routing of Crossrail 2
through areas such as Seven Sisters and Wood
Green – which have lower land values and have seen
relatively low increases in land values over the last five
years– would result in a far greater uplift in land values
and underpin higher confidence among developers,
compared to the incremental uplift offered by
improvements to the Piccadilly Line, for example.
Delivering the New Southgate branch as part of Phase
1 would help ambitious development and support
already planned growth, particularly in Haringey,
allowing development to be brought forward sooner
and overcoming viability and image issues.
Should the opening of the New Southgate branch
be delayed, there is a significant risk that this scale
of development will be delayed or at worse not
be realised at all. There would still be pressure to
redevelop the areas around the proposed Crossrail 2
stations, but much of the land may come forward in

a sub-optimal way and is not guaranteed to become
available for redevelopment immediately following the
opening of a second phase.
Overall, the Growth Commission believes that there
are strong development and regeneration reasons
for continuing to develop a New Southgate branch.
However, in light of the NIC’s recommendation,
should a phased approach be settled on, it is vital to
clarify subsequent delivery timescales in order to
maintain momentum around development proposals.

4.6.2 King’s Road Chelsea
The current Crossrail 2 route includes a new
station on King’s Road, within the Royal Borough
of Kensington and Chelsea (RBKC). The NIC’s
recommendation over affordability has been seen
by some as calling into question the inclusion of a
King’s Road station. The Growth Commission sought
to consider the arguments relating to the station’s
contribution to meeting London’s growth challenges.
TfL’s current assessment suggests the potential
for around 1,000 additional homes that could be
brought forward around the station up to 2060. This
assumption has been challenged by RBKC, which
believes the total potential could be around three
times this when considering the potential up to 2090.
Furthermore, RBKC are confident that housing
uplift will generate significant CIL contributions and
result in an annual stamp duty receipt of £55m26.
King’s Road is one of three ‘low-growth’ town centres
in London, primarily due to its low public transport
accessibility rating at the Western end. The borough
believes that a Crossrail 2 station in King’s Road could
address this accessibility issue and enhance growth
opportunities as a result. Whilst we accept that the
development capacity assessed by TfL is likely to
underestimate overall capacity, it still remains that
the overall scale of growth within King’s Road would
remain relatively limited compared to other parts of
the route.

Notwithstanding this, we recognise that other
characteristics of King’s Road, such as its
attractiveness as a retail destination and proximity to
important cultural and health institutions, could mean
that a station here would contribute to wider economic
objectives. RBKC’s recent estimates forecast £180m
of annual business turnover, including an extra £115m
of retail spending, and up to 3,000 additional jobs
could be provided as a result of a Crossrail 2 station at
King’s Road27. Although the recent analysis suggests
that there are wider benefits to be realised with a
King’s Road station, there is still further work to be
done to scope out the scale of growth in the area.

4.6.3 Tooting and Balham
Crossrail 2 route alternative routes have been proposed
to go to either Tooting Broadway or Balham station. As
the route alternatives arose primarily due to engineering
constraints, rather than growth, the Growth Commission
did not directly engage with the Tooting Broadway and
Balham station options. As a consequence of this, the
Commission is not in a position to recommend one
alternative option over the other in this report.

4.6.4 Eastern branch
As the Growth Commission was primarily involved in
alternatives that are associated with stations on the
consulted route, there was not a significant amount
of research into a future Eastern Branch during the
evidence gathering window. The Commission did note
views from Hackney, in particular, who suggested in
their submission that an eastern branch extension is
looked into further to support growth and connectivity
in East London. Although the Growth Commission
did not look into the various options around an eastern
branch extension, it welcomes further work to create
a vision for East London and to develop options in
more detail. This will be most appropriately considered
through the Thames Gateway Task Force Commission.

26 Assuming that 3% of homes are sold each year (1,100 sales) QUOD 2016 report
27 QUOD ( 2016) Crossrail 2: The Case for a station at King’s Road
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4.7 Is further growth possible as a result of impacts on the wider
transport network?
To date, consideration of growth at connecting
stations has looked at stations that will benefit from
additional stopping services on the West Anglia Main
Line or South West Main Line, or other Network
Rail stations that are within 10 minutes of a direct
connection to a Crossrail interchange. The Growth
Commission’s work suggests there may be even
more areas further away from the route which would
benefit indirectly and may therefore see additional
growth coming forward over time. These include:
• Stations that benefit from increased capacity:
Crossrail 2 will relieve capacity constraints at key
mainline rail termini and London Underground
stations as passengers divert onto Crossrail 2
(for example at Tottenham Hale) thus relieving
passenger numbers on the existing rail and
underground network.
• Stations that benefit from improved connectivity
or reduced journey times: in addition to stations
that are within a 10 minutes journey time from a
Crossrail 2 interchange, there are stations that
will benefit from access to improved services on
the wider network, due to the capacity released
by Crossrail 2 to run more and faster services on
commuter services into London. This also includes
stations that indirectly benefit from Crossrail
2, such as employment catchments in the City.
This point is highlighted by The City of London
Corporation in its submission:
“Crossrail 2’s indirect benefits to the City will further
boost the confidence of investors and developers to
carry out development in the City to meet strong
occupier demand”.28

28 City of London Corporation’s submission to the Growth Commission
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• Key economic growth areas that benefit from
improved access to workforce: a number of existing
or planned strategic employment locations away
from the Crossrail 2 route will benefit from the
improved connectivity and subsequent labour
market catchment provided by the scheme.
This was confirmed in the submission by
Manchester Airport Group, which owns
and operates Stansted Airport:
“a new rail link and tunnel across London will help to
grow Stansted’s catchment…more transport capacity
will enable growing businesses like Stansted Airport
to draw from a larger talented workforce, while at the
same time increasing growth and productivity in the
UK economy”.
• The potential for surface transport and
technological development: given the timescale
over which Crossrail 2 is being planned and
delivered, it is appropriate to consider how
transport infrastructure could evolved and
whether this would open up further areas for
growth. For example, autonomous vehicle
networks could conceivably unlock new areas
for growth, and might mean that areas currently
identified could be developed at a higher density
than currently identified.

5.

Exploring opportunities for new
employment centres
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The wider South East remains one of the most
successful economic areas in the world, with high
projected population growth. This will continue to
drive demand and generate economic activity. There
is potential for new or reinforced employment in
outer London or the home counties as a result of the
improved connectivity brought by Crossrail 2.

“Economic growth through creation
of new or improvement of existing
commercial districts should form an
integral part of Crossrail 2’s key
objective, in addition to the housing
growth imperative.”
Land Securities19
There is a long standing attraction of areas in outer
London and the ‘inner’ South East to accommodate:
• Regional headquarters (HQs) for international
corporates
• UK HQ operations
• Secondary office operations for those with
premium central London locations
• Regional operational offices for UK firms
• Localised small and medium-sized (SME) activity

These office-based functions are inter-linked with
the retail, leisure and housing offer as well as highvalue manufacturing and distribution operations.
The resulting economic activity is found in a range of
town-centre and edge-of-centre locations as well
as highway-oriented suburban business parks and
campuses.
Crossrail 2 can improve the attractiveness of
existing employment centres, open up new areas for
investment and contribute to them becoming more
successful by:
• Improving the attractiveness of locations for
secondary office locations through better public
transport connectivity to premium employment
centres
• Opening up or strengthening existing customer
markets by increasing population catchments
• Expanding labour market catchment areas.
In responding to the Growth Commission’s
request for evidence, a number of local authorities
acknowledged the role Crossrail 2 could play
in being a catalyst for economic growth29. The
London Borough of Merton, for example, sees
the opportunity to grow Wimbledon town centre’s
economic base, making it the borough’s main town
centre, with a mix of office, retail and leisure on
offer. Westminster Council believes that Crossrail 2
will enhance the employment in the CAZ, primarily
through widening employment catchments.30
Other boroughs, such as Kingston upon Thames,
highlight the positive impact that Crossrail 2 will have
on boosting the competitiveness of employment
offerings in certain areas.31

29 LB Merton’s Submission to the Growth Commission (December 2015)
30 Westminster Council submission to the Growth Commission (December 2015)
31 Royal Borough of Kingston Upon Thames submission to the Growth Commission (December 2015)
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Whilst the creation of new employment opportunities
is vitally important, the Growth Commission
acknowledges that it not feasible for every location
along the route to become an employment hub. This
is also recognised by the Outer London Commission,
which continues to stress “the need to enhance outer
London’s contribution to the economy of the city as a
whole…as well as recognising its valuable role in providing
an attractive residential environment. This should not
be dismissed merely as a ‘dormitory’ function, and it
should also be recognised that new housing of itself can
generate employment e.g. 170 new local jobs/ 1,000 new
residents”

The Growth Commission, likewise, recommends
a focus on mixed-use communities, providing a
balanced provision of residential and employment
uses appropriate to the location. While some locations
will emerge as new and improved employment
centres, others will have an important role to
play as new locations for high-density residential
development, providing the housing for those who will
be taking up employment opportunities in the CAZ
and elsewhere.
The Growth Commission does not believe that
employment uses should be seen as somehow
superior to housing: both will be needed if the
opportunities Crossrail 2 will provide are to be
maximised. Through careful planning, there is scope
for vibrant new communities, both with and without
a significant component of employment floor space.
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6.

Delivery mechanisms
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There are significant opportunities for Crossrail 2
to maximise its development potential, both as an
enabler and as a potential developer. By the same
token, if the project fails to develop ambitious enough
delivery mechanisms, it risks wasting a once-ina-generation opportunity for growth backed by
significant public investment.
A key aspect of the case for Crossrail 2 is its ability
to create market conditions that enable the delivery
of around 200,000 new homes over and above
baseline housing growth. Crossrail 2 represents a
significant opportunity to contribute to the London
Plan’s annual housing target of 42,000 units,
itself an understatement of the Strategic Housing
Market Assessment figures that identifies a need for
49,000-62,000 homes a year. Even against the
lower figure of 49,000, public and private developers
to date are not delivering the numbers needed.

The Commission’s view is that it is not enough to
assume that homes and jobs associated with Crossrail
2 will happen simply via updated and proactive
planning policies as outlined in Chapter 4. The public
sector will need co-ordinated policymaking, and
be ready to use its statutory powers for delivery.
There is also a case for Crossrail 2 to have the ability
to act as a development company. Such activities
can augment and complement the interests of
the private sector, providing more confidence and
certainty in investment and delivery decisions. All
delivery mechanisms should aim to give both public
and private sectors a return on their investment, for
example by capturing land value uplift along the route.
This section of the report explores the delivery issues
and potential mechanisms that could be utilised
to support growth, and provides comments on the
potential of each. There is still much work to be done
to develop the delivery model. Our purpose here is
simply to set out a menu of possible mechanisms: a
suite of these will need to be developed to deliver the
scheme’s full potential.
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6.1 Preparing for delivery: securing long-term buy-in
Many of the opportunities associated with Crossrail 2
will be realised only across a long time frame – yet
will require early intervention if they are to be
maximised. In particular, while there is cross-party
support, more locally there is less consensus at this
stage about the wider opportunities and how these
should be delivered. Short-term benefits should
not be allowed to prejudice the longer-term and
greater benefits that could be realised through more
comprehensive growth.
Taking a longer-term view can be achieved by:
• An early commitment by the Government
to a project timetable that enables both local
authorities and the private sector to begin to
plan for Crossrail 2. In the more immediate
term, the National Infrastructure Commission
recommendations should be treated as material
considerations within the NSIP and locally-led
planning regime as set out in the Government’s
recent consultation.
• An early commitment from Transport for London
and scheme sponsors to a single preferred option
for the route.
• Full consideration from the Greater London
Authority and surrounding authorities of the role of
Crossrail 2 in the forthcoming review of the London
Plan and other duty-to-cooperate discussions.
• Local authorities should begin proactively to
prepare planning frameworks to maximise the
benefit of Crossrail 2.
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Delivering the scale of opportunity identified with
Crossrail 2 will require a new approach to housing
delivery which involves both the public and private
sector.
To realise the full growth potential of Crossrail 2,
effective housing delivery mechanisms need to be
identified and implemented across the whole route.
The approach should be tailored to reflect local issues
and opportunities. Engagement with local authorities
and landowners is essential to define the best
approach in a given area. The role of different tiers of
local government inside and outside London, where
other delivery vehicles / organisations take place, will
also need to be considered.

6.2 Enabling growth through existing planning mechanisms
Changes to existing policy should be considered a
prerequisite to all other potential activities, though in
isolation would enable relatively limited public sector
control over predominantly market-led growth.

6.2.1 Planning policy
There will have to be significant changes to both
the London Plan and local borough/district planning
policies to support higher levels of development
density, address strategic policy issues such as
industrial land designations and Green Belt policy,
and to relax planning requirements to improve
development viability. Through the new London
Plan, new Opportunity Areas could be established
and specific policies relating to maximising growth.
On such example is the Opportunity Area Planning
Framework (OAPF), prepared by the Vauxhall and
Nine Elms Battersea area, which has unified key
landowners under a consistent vision using an indepth stakeholder consultation process, supporting
the delivery of major development on former strategic
industrial land (SIL).
Alternatively, the Outer London Commission is
advocating the use of development of “Station
Development Zones” within the next version of the
London Plan, to guide and encourage suburban
intensification within 1km of a tube or rail station.
Policies which support the effective reconfiguration
and intensification of Strategic Industrial Land,
enabling the development of new mixed-use areas,
would unlock both housing and jobs growth along the
Crossrail 2 route.
Recommendation 5: The Commission
recommends a development focus on mixed-use
communities, providing a balanced provision of
residential and employment uses appropriate to
the location.

6.2.2 Planning decisions
Within London, the Mayor can use his existing ‘Stage
3’ powers to determine strategic planning applications
close to the Crossrail 2 route. This would ensure that
schemes which maximise the opportunities offered by
Crossrail 2 are approved in instances where the local
planning authority is not supportive.

6.2.3 The Duty to Cooperate
The “Duty to Cooperate”, set out in the NPPF,
requires local planning authorities, county councils
and other public bodies to engage constructively with
one another, to promote cooperation on strategic
cross-boundary matters before planning documents
are submitted. Nowhere is this need for crossboundary (and cross-sector) cooperation required
more than in the South East, given the region’s
housing supply pressures.
Crossrail 2 provides a unique opportunity for the local
and regional authorities along its route to consider
how they can work together to maximise the project’s
growth potential. Planning Inspectors have recently
found a number of documents unsound due to the
lack of evidence of cooperation between an authority
and its neighbours.
The Growth Commission would welcome the
implementation of the NIC report’s suggestion that
under the Housing and Planning Bill, the Secretary
of State could receive powers that require local and
regional authorities to prepare joint or complementary
local plans, effectively having the ability to enforce the
duty to co-operate in order to align their local plan
documents along the Crossrail 2 route.
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6.3 Supporting infrastructure
Additional funding for regeneration and
infrastructure could be provided by the Mayor
where this could bring forward schemes more
quickly. Existing funding mechanisms such
as Housing Zone funding could help support
development where viability is poor.

Figure 16: Current statistics for Barking Town Centre32

32 Source: London Housing Zones document, March 2016
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One current example is the Barking Riverside
Gateways (or Barking Town Centre) Housing
Zone that will help to encourage development and
investment within the area, by providing public
sector funding and loans to entice developers, and
by de-risking the area through strong planning policy
frameworks.

6.4 Land assembly
The GLA could use existing powers of land acquisition
to assist in land assembly, supporting the delivery of
otherwise challenging development sites. Crossrail
2’s powers under compulsory purchase could be
strengthened to enable assembly of land beyond
that just required for delivery of works, enabling the
purchase of land considered necessary or desirable to
support housing and jobs growth too.
The Housing and Planning Act, and subsequent
changes to the CPO system, have included changes
to these powers that will impact on Crossrail 2’s ability
to assemble and acquire land. However, in some
areas these are likely to need to go further still. The
Commission would welcome any extensions to these
powers that would enable the Crossrail 2 project to
have greater control and ability to consolidate land
ownerships to the extent that it can improve vitality
and viability of any proposed redevelopment sites.

An interesting example of where the planning and
land assembly has been brought together is at
Meridian Water, Enfield. The Borough identified and
assembled 85 hectares of former-industrial land to
be used for development of housing. A primary result
of the land assembly was to provide a greater level of
certainty over the timescales associated with the first
three phases of the site, and to increase developer
and stakeholder confidence in the masterplan
framework and investment opportunities. To ensure
that housing development progresses as fast as
possible, a Mayoral Development Order will be used
to unify the land’s planning framework and remove
planning-related obstacles.

Figure 17: Meridian Water, Enfield
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6.5 Delivering growth by establishing new special growth vehicles
With the support of key stakeholders, the creation
of special growth vehicles specifically tasked with
maximising the benefits of Crossrail 2 would allow
significantly increased control over housing delivery
growth in and outside of London. Four specific
vehicles are considered below: Mayoral Development
Corporations (MDCs), a Crossrail 2 Development
Corporation, new towns and joint venture
partnerships.
All such mechanisms are considered within the
context of a supportive planning policy. The activities
outlined in section 5.4 above and 5.5 below could
potentially strengthen the housing growth potential
and certainty around delivery. Different mechanisms
would create different levels of control. The Growth
Commission has concluded that:
• The combination of powers and special growth
vehicles should be reviewed further as part of the
preparation of the business case and Hybrid Bill for
Crossrail 2; and informed by the particular delivery
characteristics of different growth locations along
the route
• Some boroughs are further along the delivery
process chain than others and successful routewide delivery will depend on mechanisms that take
account of this
• A delivery framework should ensure that local
authorities cannot opt-out of growth. This may
require legislative changes that re-inforce existing
measures such as the Duty to Cooperate
• Stakeholders across the corridor are open to
new delivery mechanisms (for example Mayoral
Development Corporations), although different
approaches need to reflect local issues and the
scale of growth potential
• There is no “one-size-fits-all” approach but
all approaches will require strong partnerships
between public and private sectors.
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“Crossrail 2… provides an opportunity
to rethink how housing is planned and
delivered in London and the South East”
National Infrastructure Commission Report

6.5.1 Mayoral Development Corporations
The location and use of MDCs needs further
consideration. Rather than a single, route-wide MDC,
the Growth Commission is of the opinion that three
or four “anchor” MDCs in major growth areas would
be most effective in delivering growth in the areas
(or at stations) with the most potential, and possibly
where existing land values are lower. One current
example if the Old Oak Common MDC which is
aiming to capitalise on the arrival of Crossrail 1 and
HS2 in this area of West London dominated by
industrial uses. MDCs can only be put forward within
London, unless primary legislation were changed.
New MDCs would have the powers to:
• Develop an area-specific development plan,
establishing planning policies that maximise
development around Crossrail 2 stations (whilst
also being in conformity with the London Plan and
the NPPF)
• Assume powers to determine a full spectrum of
developments, helping coordinate and simplifying
planning decisions
• Use receipts from land assets to fund
infrastructure, further land acquisition or any other
Mayoral function
• Assemble land using existing powers of Compulsory
Purchase
• Introduce an area-specific Community
Infrastructure Levy (CIL) and grant business rate
relief.

MDCs are certainly not a panacea: one north London
council, for example, testified that it felt it already
had the planning powers it needed to deliver new
development. But with MDCs as a potential tool
for use in places along the route, the level of joint
venture-controlled development could increase.

Recommendation 6: The Commission
recommends that the GLA and planning
authorities explore the use of delivery vehicles
such as Mayoral Development Corporations and
other kinds of development corporations, using
whatever combination of such vehicles is best
able to deliver growth.

Figure 18: Old Oak Common masterplan

65

6.5.2 Crossrail 2 Development
Corporation

6.5.4 “Public/public” and “public/private”
joint venture partnerships

A single, corridor-wide Crossrail 2 Development
Corporation is one option that has been put forward.
This would adopt similar powers to an MDC but would
extend along the Crossrail 2 corridor, both within and
outside the GLA boundary. Alternatively, this can be
delivered selectively along the route in appropriate
areas.

There is the opportunity to bring forward public sector
land in and around stations to better coordinate
development and growth; and see the benefits
coming back in terms of returns or income that can
support the funding of the project. There is also
the potential for public landowners to enter into
partnerships with private sector organisations to
deliver homes and commercial development. The right
approach will be particular to the location, pattern
of ownership, development potential and wider
development and regeneration aspirations.

Primary legislation would most likely be required
to establish such a mechanism, which could be
considered alongside or as part of the Hybrid Bill
application seeking powers to build the railway. Timing
would be a key consideration: it would be desirable
to establish the corridor Development Corporation
ahead of the Hybrid Bill, in order to make long-term
investments which would capture potential value
uplifts.

6.5.3 New towns
New towns could help deliver high-value growth in
areas outside of London at either end of a Crossrail 2
route. Current legislation in relation to new towns is
contained in the New Towns Act 1946, although this
would most likely need to be updated. New towns/
garden cities associated with Crossrail 2 could be
delivered by the private sector, local authorities and
communities (with government financing) or through
joint-ventures. The funding of infrastructure to
attract private investment remains a key obstacle.
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Local authorities themselves could use their powers to
enter into joint venture agreements to deliver growth.
Other public sector bodies (such as Network Rail)
could also contribute to this process.

Case Study – The Elizabeth Line
(Crossrail 1)
Crossrail is seen as a transformative transit
investment for London. With a funding package
of £14.5 billion, financing Crossrail has required
the liaison of local and national governments,
businesses such as the Canary Wharf Group,
and other stakeholders coming together to form
complex public-private partnerships.

which consequently acts as a catalyst for growth
across London locations such as Canary Wharf
and Old Oak and Park Royal. Development
in both housing and commercial sectors will
provide opportunities to source funds from land
value uplift. These include mechanisms such as
community infrastructure levies, property taxes,
and workplace/corporate levies. Finally, the users
of public transport and road users will contribute
via fares and road charging mechanisms.

A funding model that shared the burden through
a mix of business taxes, development levies,
public funds and transit fares was essential for
the success of the project, especially given the
economic downturn during the start of the project.
Funding for Crossrail was provided through a
public-private funding mechanism that has drawn
sources from government, development, and users
alike. These funding sources provided over £5
billion each, for a total £16 billion project.
Government has provided funding from the
public purse for major infrastructure investment,
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6.6 Addressing the Funding Challenge
Current estimates by TfL indicate that Crossrail 2
could cost in the region of £30bn. The Government
has been clear that London will need to fund more
than half the cost. This will involve both established
mechanisms and examining the scope for new,
innovative ones.
The NIC has recommended specifically that a
‘London Deal for Crossrail 2’ funding agreement is
agreed between the key parties prior to a hybrid bill
submission in 2019.There are significant opportunities
for Crossrail 2 associated development to contribute
towards the funding of the scheme. Given the scale
of benefit that will be realised outside of London, it is
appropriate for these areas to make a proportionate
contribution to funding through any development
that is realised.
The links between the funding of Crossrail 2 and
the delivery of new homes and jobs are clear, and
experience from Crossrail 1 has shown how the
Community Infrastructure Levy (CIL) and Business
Rate Supplement (BRS) funding mechanisms broke
new ground in securing contributions from the key
beneficiaries of the scheme – businesses, developers
and users – from right across London. The potential
for growth associated with Crossrail 2 indicates
that there will be further opportunities for these
mechanisms to play a role in meeting the cost of the
project.
Nevertheless, the scale of the funding challenge will
inevitably mean that these existing mechanisms will
need to be complemented by new ways of capturing
development value. Ways in which the growth
itself can be funded and delivered, including the
supporting social and utility infrastructure, need to be
considered. The increased value created by Crossrail
2 in many parts of London offers a chance to capture
development gains as a funding mechanism for the
project, and the Growth Commission considers that a
number of options need to be explored further by the
GLA and national government in order to underpin
the funding of the scheme.
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Recommendation 7: The Commission
recommends that in developing a funding deal
for Crossrail 2, options should be explored which
seek to maximise the “gain share” from any uplift
in land values.
The viability of development and growth when
considered against affordable housing targets will
be essential. Careful consideration will need to be
given in circumstances where these undermine the
deliverability and viability of new homes or requisite
community infrastructure.
Beyond scheme-generated revenues (from new
patronage and sale of development opportunities
associated with the land and property required
for construction), funding mechanisms which
the Commission agreed would warrant further
investigation include:
• Continuing the Business Rates (BRS) at 2 pence
once Crossrail 1 debt is repaid in the early 2030s,
with the revenue hypothecated to Crossrail 2.
• Continuing Mayoral CIL, with revenues applied
in full to Crossrail 2 once the £600m Crossrail
contribution has been made.
• A further option to increase the rate of Mayoral
CIL, alongside the need to address viability of
developer obligations and appropriate setting of
borough CIL.
• Continuing the Olympics Council Tax precept from
2017/18, and the ring-fencing of the funding for
Crossrail 2.
• ‘Gain Share’ which provides a mechanism to
share the value of the benefits to the Exchequer
(including Stamp Duty) generated by Crossrail 2’s
growth regardless of geography. It would also

provide a robust financial incentive for London to
ensure the delivery of the new homes and CAZ
jobs which will generate those Exchequer revenues,
by making a proportion of central Government’s
contribution contingent on delivery. Should such
a funding package involving ‘Gain Share’ be taken
forward, the Growth Commission recognises the
urgency of ensuring that plans for the delivery of
Crossrail 2 associated growth are developed and
put into action and that the Mayor is given the
necessary levers to ensure delivery.
• The 2016 budget invited Transport for London to
bring forward detailed proposals on how it could
capture a proportion of future land value increases
around proposed local infrastructure projects in
order to pay for those projects. Land value capture
from development on publically owned land and
the related receipts or income could play a role in
supporting the funding of the project – both the
debt required to fund its delivery or operational
costs. At a minimum, this could involve a more
co-ordinated approach to developing publicsector owned land. In addition to making it easier
to acquire and assemble land, the GLA and TFL
may also require access to finance for the up-front
costs of land acquisition. There may be means
of raising such finance from private sources of
long-term capital, and these should be explored
alongside public sector sources by the project.

Related to this, the high cost of supporting local
community, social infrastructure and utilities such
as schools, health services, leisure facilities and
waste and communication networks should not
be underestimated. It helps reinforce the need
for greater contributions from private developers
through CIL and other methods of taxation, as
well as more direct public sector control over
growth. As part of local plans for growth along the
Crossrail 2 and connected corridors, complimentary
studies examining the need for strategic and local
infrastructure to support growth should be prepared.
These will need to consider both the cost of the
facilities and networks, but also how their delivery
could be better coordinated. The need for strategic
coordination between the Mayor, local authorities
and infrastructure providers of transport, education,
healthcare and utility providers both within and
outside of London is of the utmost importance.
In recognising the importance of other supporting
infrastructure in delivering growth, there is a need
to explore further opportunities for gain share to
contribute towards its funding.

6.7 Next Steps
Recommendation 8: The Growth Commission recommends that further technical work on growth
opportunities and on key policy and delivery requirements should be done as the business case is
updated. Each activity should be brought forward alongside the development of the Mayor’s London Plan
and Transport Strategy, as well as local plans covering areas outside of London.
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7.

Appendices
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Appendix 1: Overview of Commission’s Engagement
Growth Commission meetings

Date

Harlow

02.11.2015

Merton

02.11.2015

East Herts

02.11.2015

Kingston

11.11.2015

Broxbourne

27.11.2015

Site visit to Enfield

27.11.2015

Site visit to Kingston

30.11.2015

Kensington & Chelsea/Growth
Commission

06.01.2016

British Land/ Growth
Commission

07.01.2016

Haringey

07.01.2016

Stansted/ Uttlesford

08.01.2016

Essex Council

13.01.2016

Woking Council

21.01.2016

Land Securities

21.01.2016

Wood Green site visit

06.04.2016

Westminster

01.02.2016

Stevenage

08.01.2016

Drop in Stakeholder Session –
North London

26.01.2016

Drop in Stakeholder Session –
Central London

28.01.2016

Drop in Stakeholder Session –
South London

04.02.2016

Submissions received to the Commission’s call for
written evidence
Broxbourne

CBI

Camden

Inmidtown BID

Barnet

Angel BID

Enfield

London Councils

Merton

Land Securities

Hammersmith &
Fulham

London Stansted
consortium

Haringey

Amplify Trading

Harlow

City of London

Waltham Forest

Standard life

Kingston

Kingston, Liberal Democrat
councillors

Love Wimbledon

Mike Short, M3 LEP

Surrey County Council

Nick Botterill, Councillor,
LBHF

Sutton

New Southgate Builder’s
Depot

Merton Chamber of
Commerce

Stephen Colebourne (rail
blogger)

East Herts District
Council

Chessington resident

Westminster

Wood Green resident 1

Wandsworth

Wood Green resident 2

Hackney

Wimbledon resident

Kensington & Chelsea

No to Crossrail 2 in
Chelsea campaign

FSB
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