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EXECUTIVE SUMMARY  

1.1 My name is Stuart James Robinson, I am an Executive Director with CB Richard Ellis. I head up the 

UK planning consultancy service within the company .This proof has set out the evidence on behalf 

of London First demonstrating the importance of the proposed Thames Gateway Bridge to the 

Thames Gateway and London as a whole. London First has argued for the bridge since 1996 as a 

crucial piece of infrastructure, necessary as a catalyst for regeneration and development. A survey 

carried out in preparation for this proof shows that London First members still overwhelmingly 

support the proposed bridge. 

1.2 In my evidence I have demonstrated that the area in which the Thames Gateway Bridge is planned 

has been a long-standing national and regional policy priority for regeneration. Most recently, the 

Thames Gateway is one of the four growth areas identified in the Government’s Sustainable 

Communities Action Plan and the east London sub region is the priority area for growth in the 

Mayor’s London Plan, part of the statutory development plan for the London. The area is targeted 

to accommodate significant population and economic growth and consequently is of national 

significance. However, although this is such a high priority, rates of development  are not meeting 

policy aspirations and indeed, major development opportunities first identified in RPG9a in 1995 

within the Thames Gateway region remain unrealised. In my view they will continue to remain 

unimplemented without improved accessibility to enable them to do so. 

1.3 I have shown that the increased accessibility provided by the Thames Gateway Bridge is needed to 

assist in London’s continued growth as a World City by providing improved access across the river 

between south east London, north Kent and the substantial employment areas north of the river. 

1.4 The area suffers from poor accessibility as a result of four centuries of ‘drift’ to west London. This is 

demonstrated by there being only three river crossings east of Tower Bridge compared to sixteen 

river crossings to the west of Vauxhall Bridge, and, on average comparatively lower accessibility 

levels in east London compared to west London. 

1.5 I have shown that existing transport links in the area are poor and inhibit resident and business 

access between north and south London. In particular, companies located south of the river 

experience difficulties in reaching markets north of the river. This has contributed to the area 

suffering comparatively worse in social and economic terms than the west London boroughs. The 

improved accessibility in the east across the river provided by the Thames Gateway Bridge would 

help reverse this as residents are able to access a wider choice of work and services.  

1.6 By providing additional public transport accessibility across the River Thames, businesses within the 

surrounding area will have increased accessed to labour pools which are currently restricted by the 

limited commuting options across the Thames.  
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1.7 One of the main impacts of the Thames Gateway Bridge in my view would be would be on 

businesses’ improved efficiency and ability to service markets in different parts of London. This in 

turn would boost the image of areas surrounding the proposed site of the bridge and could attract 

increased inward investment within these areas. 

1.8 I have also demonstrated that accessibility is critical to businesses when deciding where to locate, 

and is becoming increasingly so. Surveys also highlight that worsening transport is considered a 

threat to London’s continued attractiveness to business. I have shown that the increased 

accessibility provided by the bridge would enhance employment opportunities and assist businesses 

in the area to attract and retain staff and to grow. Currently businesses find recruitment difficult 

and expanding businesses located north of the river consider it important to be able to access 

labour markets in the south in order to expand.  

1.9 My evidence also demonstrates that residential densities in the east London boroughs are 

significantly lower when compared to west London and London averages. In my view that the 

increased accessibility provided by the Thames Gateway Bridge would enable sites in the 

surrounding boroughs to achieve increased densities and that the increase in accessibility will 

encourage a greater range of uses and markets to emerge in the local areas. Indeed, planning 

policy links development density with accessibility levels. As development demand and 

development densities increase, so do achievable values on site as confidence and the 

attractiveness of the area increases. I have shown that increases in business confidence is likely to 

mean that investment plans which could have been put on hold by developers and businesses are 

more likely to be brought forward for implementation as a result of increased accessibility provided 

by the Thames Gateway Bridge. 

1.10 I have demonstrated the importance of the Thames Gateway Bridge in meeting the London Plan’s 

objectives for Areas of Opportunity and Areas for Intensification in the east London sub region. It is 

my view that that the construction of the Thames Gateway Bridge would enable these areas to have 

improved accessibility which in turn would allow development densities and values to increase and 

provide residents and employees within these areas improved access to employment, leisure and 

housing opportunities. 

1.11 The construction of the Thames Gateway Bridge would increase the accessibility of the areas 

surrounding the bridge and would, in turn make these areas increasingly viable for development 

and assist in meeting the Government’s objectives of sustainable development and regeneration in 

the Thames Gateway region.  

1.12 I have shown that there would be an opportunity to step up to new markets and that land would 

become more marketable for industries where accessibility and reliability is important. I have also 

shown that sites already in use could be intensified and currently under utilised sites could be made 

more attractive for development. 
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1.13 I have also assessed the impacts of the Thames Gateway Bridge on the industrial and warehousing 

markets, office markets and the retail centres around the proposed location of the bridge. 

1.14 I have shown that this part of London contains a large amount of London’s strategic industrial land 

but the industrial market fares badly when compared with west London. I have shown that the 

Thames Gateway Bridge would have two important impacts on the industrial market in enabling 

businesses in the existing areas to operate more efficiently and in facilitating redevelopment of 

surplus employment land for mixed use and residential 

1.15 I have demonstrated that west London has significantly better accessibility than east London and 

this enables businesses to better service customers and reach a wider labour pool. It is my view that 

improved accessibility provided by the Thames Gateway Bridge would enable businesses to 

operate more efficiently which would then be evidenced in improved market performance and 

confidence within the area. This would encourage the take up of vacant stock. 

1.16 My evidence clearly shows that there is an excess allocation of employment land in London and 

that national and regional policy is to facilitate its release for mixed use and residential 

development. Of the 50 hectares to be released annually in London, 35 are in the eastern sub 

region. It is my opinion that the Thames Gateway Bridge would be important in improving 

accessibility to enable redevelopment of this excess employment land for alternative uses such as 

residential. 

1.17 In relation to the impact of the bridge on office markets, I have shown that the markets in the 

boroughs surrounding the proposed bridge are currently poor. Although the area is not expected 

to become a significant office location, it is my view that increased accessibility provided by the 

proposed bridge would stimulate the market and enhance the existing centres.  

1.18 I have shown that the three main retail centres, particularly Woolwich, are under-performing. It is 

my opinion that the improved 360 degree catchment areas created as a result of enhanced 

accessibility provided by the proposed Thames Gateway Bridge should help address their problems 

and encourage improved shopping facilities and investment. 

1.19 Furthermore, I have shown retail expenditure is currently poor in east London and suffers as a 

result of high levels of deprivation and unemployment. The increase in catchment area size would 

lead to higher spending in the retail centres which in turn would support a higher quality and 

range of shops.  

1.20 The vision for the area is of integrated development encompassing north and south of the river, 

something that the proposed bridge would be critical in delivering. Of significance is the area’s 

relationship with the Lower Lea Valley (also part of one of the growth areas) which will undergo 

major regeneration and redevelopment, either as part of a successful Olympic bid, or as part of 

the alternative masterplan. To facilitate this, companies will be relocated from the area. This would 

not be viable south of the river without the new bridge providing access. Without the proposed 



 
 

6
 

bridge, residents and businesses located south of the river would struggle to benefit from the 

Olympics, should the bid be successful, or access the new sporting facilities being developed 

regardless of success. 

1.21 It is my firm view and that of London First that the Thames Gateway Bridge is critical to addressing 

the problems evidenced in east London, promoting regeneration and development and fulfilling 

national and regional Government’s vision for the Thames Gateway. 


