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London’s new waterside city with 
homes for 50,000 people — so good 
even the Mayor is moving there
PAGES 16 & 17 

Be first in at 
£5bn rebirth 
of Royal Docks
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R
OYAL DOCKS 
is one of the  
capital’s fast-
est evolving 
regeneration 
zones.  Once 
t h e  p u l s i n g 
heart  of  the 

London shipping industry, Victoria, 
Albert and King George V Docks — 
nicknamed “The Royals” — comprise 
the focal point of the £5 billion rebirth 
of a wider swathe of east London from 
Canning Town to North Woolwich, that 
will become home to 50,000 people.

Work started around the docks five 
years ago and now the former industrial 
dead zone is bursting into life, with new 
homes launches scheduled throughout 
the summer.

Mayor Sadiq Khan’s money-saving 
plan is to move London government 
six miles downriver to The Crystal 
building at Royal Victoria Dock, where 
it can be part of the action as a new 
world grows up around it. Maybe in 
their down time, the Mayor and his 
Greater London Authority team will get 
sand in their shoes on a city beach, go 
wild swimming or hang out at the  
increasingly interesting range of bars 
and restaurants that were enlivening 
the dockside until Covid-19 struck.

As regeneration continues, there are 
plans for more waterfront watering 

A new £5 billion 
waterfront city 
emerges in the east

ment the existing Docklands Light 
Railway and river bus services.

The Royals’ biggest development to 
date is Royal Wharf, providing 3,385 
flats beside the eerily fabulous Thames 
Barrier Park. 

Edward Robinson, a partner in estate 
agent Knight Frank’s city & east new 
homes team, says buyers have been a 
mix of international investors, parents 
buying flats for their children, former 
local renters, first-time buyers and 
families. “People see it as a good place 

to put down roots.” These buyers have 
been tempted, in part, by affordability. 
“In comparison with the new build in 
Canary Wharf, which ranges from 
£1,100 to £1,600 per square foot, Royal 
Docks is at least 40 per cent cheaper.”

The remaining few dozen flats at 
Royal Wharf, which completes this 
summer, are priced at about £750 per 
square foot, with two-bedroom homes  
from £577,000. Visit ballymoregroup.
com for details.

Matthew Johnson, sales manager at  
agents Johns&Co, is also selling homes 
at Royal Wharf. “Some shops and units 
have now opened including a dental 
practice, pharmacy, nail salon, coffee 
shop and gastropub,” he says. “Still to 
come are a range of international res-
taurants as well as a patisserie, a hair 
salon and a new NHS clinic.” 

Another big player is Mount Anvil, 
which is working on two major sites in 
the area. Newham council was this 
week expected to grant the house-
builder permission to build 854 homes 
at Western Gateway, beside the ExCeL 
centre at Royal Victoria Dock in E16.

They will eventually become Royal 
Eden Docks, with a residents’ pool and 
rooftop running track. To date, about a 
fifth of the flats that have come to the 
market have been sold, two years before 
the first residents are due to move in, 
with investors taking the majority of 

Royal Docks will become home to 50,000 people including 
the Mayor, as one of the biggest regeneration projects in 
Europe transforms a wasteland. Ruth Bloomfield reports

From £577,000: 
two-bedroom 
apartments at 
Royal Wharf, left, 
the largest Royal 
Docks new homes  
development to 
date (ballymore 
group.com)
Right: 100 yards 
from the water’s 
edge at Royal 
Victoria Dock in 
E16, Royal Eden 
Docks will have 
854 homes, a 
residents’ pool 
and rooftop 
running track

From £348,750: for a one-bedroom 
flat at Gallions Point, above and left, close 
to Docklands Light Railway and with 
courtyard gardens. Help to Buy available 
(telfordhomes.london/gallions-point)

holes, eateries, public squares and gar-
dens, offices, sports facilities and new 
schools. What there does not appear to 
be is a masterplan to bring cohension 

to the area. Transport is a key ingredient 
of any successful regeneration and a 
new Crossrail station is due to open at 
Custom House next summer to aug-
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Waterworld adventures: above, 
watersports at Wakeup Docklands, the 
paddleboarding and wakeboarding 
centre at Royal Victoria Dock

KEEPING BUSY 
THINGS TO DO  
AT ROYAL DOCKS

 ⬤ LEARN to row at London Regatta Centre 
or try your hand at wakeboarding or 
paddleboarding at Wake Up London. 

 ⬤ TRY wild swimming at the Open Water 
Swimming club.

 ⬤ USE the growing network of waterfront 
walkways around the docks. Or relax at the 
small urban beach at Royal Victoria Dock.

 ⬤ BOW ARTS TRUST has a space at Royal 
Albert Wharf and pre-lockdown it was building 
up a programme including exhibitions and 
classes, a book exchange, yoga clubs and a 
restaurant. 

 ⬤ JUST launched is Royal Docks Munch 
all-day street food market (streetfood 
markets.co.uk).

 ⬤ MICROBREWERY Husk Brewing opens at 
weekends as a bar/restaurant. Popular pizza 
joint Pepenero is set to reopen this week. 

 ⬤ CLOSE to The Crystal at Royal Victoria Dock, 
The Oiler Bar is on a former Royal Navy 
refuelling barge.

 ⬤ VISIT Heroica Lounge, a pizza restaurant 
on a converted double-decker London bus.

 ⬤ NAKHON THAI has been serving southeast 
Asian cuisine at the Docks since 2004. 

the homes. Mount Anvil has already 
built out Royal Docks West, with 105 
homes at Western Gateway. 

ROYAL ALBERT DOCK
The focus is set to shift in 2027 to Royal 
Albert Dock, where the £1.9 billion 
Asian Business Port is being built on a 
35-acre site. The port will create 20,000 
jobs and act as a “gateway to the UK” for 
Chinese businesses according to its 
developer, Advanced Business Parks. 

The site masterplan, by British archi-
tect Sir Terry Farrell, also includes 
affordable workspace for start-ups, plus 
homes, shops and leisure facilities, a 
half-mile waterfront “high street” and 
a series of garden squares. 

Nearby are new homes at Gallions 
Point, conveniently close to Gallions 
Reach DLR station and right at the 
eastern boundary of the docks. 

By Royal Docks standards, this is a 
small development, with 127 homes 
ranged around three courtyard gardens. 
Prices start at £348,750 for a one-bed-
room flat and Help to Buy is available 
(telfordhomes.london/gallions-point). 

Gallions Reach Shopping Park is up 
the road, as is New Beckton Park, The 
Royals’ largest green space. The first 
Gallions Point residents started to move 
in at the beginning of this month and 
the development is set to complete this 
summer.

GET IN AT THE START
As new residents begin to fill up The 
Royals, the major concern is that this is 
a regeneration hotspot being put 
together jigsaw puzzle-style, by a string 
of different housebuilders and with 
little in the way of overall planning and 
integration with the back streets.

Undoubtedly, the revamped docks 
will prove to be a superb new asset for 
London — but for now, the district has 
the distinct air of a starter home dor-
mitory town. 

Donna Lightbown works for the Royal 
Docks Team, a collaboration between 
the Mayor and Newham council tasked 
with turning the docks into a thriving 
destination. The team has a budget of 
about £340 million to spend around 
Royal Victoria Dock and Silvertown. 

“We recognise that there is a deficit,” 
she says. “The Mayor has really put 
culture and activation at the centre of 
our plans.”

This will mean funding events such 
as music festivals and installations, 
markets and sporting contests, while 
next year is set to bring a 1,150-seat new 
theatre. The pandemic scuppered plans 
to hold a Formula E electric car racing 
event and for hosting the Clipper 
Round the World Race finale. 

“We want to make use of the water,” 
says Lightbown. “Last year we had a 
floating lido at the Royal Docks.”

AN EARLY Royal Docks settler, 
Tom O’Connor bought a 40 per 
cent share of a two-bedroom flat at 
Royal Albert Wharf for £178,000 in 
2016, and has since upped his 
share to 70 per cent of the 
£445,000 home.

Tom, 34, who works in marketing 
and data analysis, lived alone at 
first. But at the start of the year he 
was joined by his girlfriend, Alma 
Goralski, 28, who is a chemical 
engineer.

Working at Canary Wharf means 
Tom’s commute is easy, while at 
weekends the couple enjoy 
exploring the docks by bike. They 
would like more restaurants and a 
bit more nightlife, but Tom says 
the sense of community is strong. 

A Facebook group allows locals to 
exchange advice and information, 
and Tom and Alma recently joined 
a Bow Arts Trust project, painting 
Royal Albert Bridge in rainbow 
colours to thank the NHS for its 
work in combating coronavirus. 

Work on the £474 million Royal 
Albert Wharf project is ongoing 
and its 1,856 homes are due to be 

finished by 2025. A spokeswoman 
for developer Notting Hill Genesis 
says buyers have been mainly 
“young professional 
thirtysomethings” plus a “scatter 
of families”. And because about  
40 per cent of the homes are 
designated “affordable”, being sold 
on a shared-ownership basis, it has 

been particularly popular with 
first-time buyers. Two-bedroom 
flats are for sale from £482,500, 
and some shared-ownership 
homes are priced from £108,750 
for a 25 per cent share. More 
homes will be launched on July 25.

 ⬤ Visit nhgsales.com/royal 
albertwharf.

YOUNG BUYERS VALUE THE STRONG SENSE OF NEW COMMUNITY

Loving The 
Royals: Tom 
O’Connor, with 
girlfriend Alma 
Goralski, at Royal 
Albert Wharf 
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Breathing 
space: Miles and 
Frances Tomkins 
with son Noah. 
The couple bought 
at the top of their 
budget, so the 
new tax break 
represents a huge 
bonus for themD
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THREE young buyers tell Homes & 
Property how the new stamp duty 
holiday, introduced in Chancellor 
Rishi Sunak’s summer mini Budget a 
week ago, transformed their lives at 
a stroke — just as they were about to 
sign on the dotted line. They are 
among the lucky Londoners who 
have suddenly found themselves 
with a much-needed life-changing 
bonus of up to £15,000.

MILES AND FRANCES 
TOMKINS, BOTH 31
New Eltham, Greenwich
WHEN Miles Tomkins, a project man-
ager for a bank, and his wife Frances, 
who works in banking client services, 
had their first baby, Noah, in February 
this year, they planned to stay put in 
their two-bedroom terrace house in 
New Eltham, south-east London.

However, Miles’s grandmother was 
convinced their home was no longer 
big enough for their growing family. 

“She was looking on all the property 
websites during lockdown and she 
found a five-bedroom semi-detached 
house for sale, five doors away from 
the house I grew up in, in New Eltham 
where my parents still live,” says Miles. 

The couple viewed the property in 
the first week of June, shortly after 
coronavirus lockdown restrictions 
lifted. They fell in love with it and put 
in an offer for the full £575,000 asking 
price on the spot, on condition the 
vendor took it off the market at once.

“She had other viewings lined up that 
day and I knew it would be snapped up 
by people who’d been waiting for lock-
down to be lifted,” says Miles. “It was 

YASMIN BUNN, 26
Purley, Croydon
“I HAD spent three years renovating 
a house in Sidcup with my boyfriend 
into my forever home — and then we 
split up,” says recruitment consultant 
Yasmin Bunn, 26.

Her ex-boyfriend bought her out of 
their home and Yasmin moved back 
in with her mother in Sevenoaks for 
lockdown. 

When the property market reo-
pened, she went to view a new-build 
flat in Kenley in Croydon and fell in 
love with the development, but didn’t 
want to put an offer in right away 
because it was the only place she had 
considered. 

Nine grotty apartments and a few 
weeks later, she went back to Prop-
erty Experts, the original developer, 
but the flat she’d had her eye on had 
been sold. Instead the developer 
showed her around a new site in 
Purley called West Hill. 

Ya s m i n  p u t  i n  a n  o f f e r  o n  a 
two-bedroom flat for £420,000 using 
the Government’s Help to Buy equity 
loan scheme, meaning she only had 
to put down a five per cent deposit.

“The developer has been so kind, 
saying they want to make this my 
dream home because they know I’ve 
had a difficult year,” says Yasmin. 
“They even sourced things I showed 
them from my last home, like a sim-
ilar granite worktop.”

The developer phoned her after the 
stamp duty holiday was announced 
to let her know that she was about to 

save £11,000. “To have Help to Buy 
and now a stamp duty holiday is 
amazing, I feel so lucky,” says Yasmin.

“To buy alone has been daunting, 
no one else in my family has ever 
owned property and I earned and 
saved every single penny I’ve put into 
this flat. 

“I’ve been working since I was 14 
so I didn’t do a lot of those fun teen-
age things. Now I’ve got some extra 
money and my independence.”

JESSICA BISHOP, 28
Cheltenham
RENTING in North Kensington, Jessica 
Bishop had had an offer accepted and was 
about to exchange on her first property, 
a two-bedroom house in Cheltenham that 
she is buying with her brother William, 
26, who works for housebuilder Persim-
mon.

The siblings are paying £355,000 for the 
house, meaning they will now save £2,750 
in stamp duty. The previous stamp duty-
free threshold for first-time buyers was 
£300,000. 

“It was really lucky timing for us because 
we’ve been looking since February, so 
could have missed out,” says Jessica. “But 
my brother lives in Cheltenham and 
knows it well, and we had our hearts set 
on a house on a particular street in Mont-
pellier, which is a really pretty area a bit 
like Notting Hill, so it took a little while 
for the right property to come up for sale.”

Half the stamp duty saving will help 
them with the costs of buying — solicitor’s 
fees, surveyor and bank charges. The rest 
they will put towards furnishings. 

Now they are on the ladder they plan to 
develop and extend the house they’re 
buying, creating a three-bedroom, 
two-bathroom home with loft and an 
open-plan kitchen and living space. They 
expect the work to take six months and 
cost £75,000.

“Another house on the street did the 
work we want to do and was valued at 40 
per cent more. Buying at this level outside 
London gives us the money to do the 
work. The stamp duty saving is a really 
welcome, unexpected boost.”

To have Help to Buy and 
now save £11,000 because 
of the stamp duty holiday 
is amazing. I feel so lucky

The stamp 
duty holiday 
has given us 
£15,000 and 
Frances can 
now take full 
maternity 
leave. A lot 
of pressure’s 
been lifted

What a difference a week makes

definitely at the top of our budget and 
we were worried about overstretching 
ourselves, especially as we’d be selling 
at a discount.” On the advice of their 
mortgage broker at SPF Private Clients, 
the couple had listed their property at 
£375,000 rather than the £400,000 the 

estate agent estimated they could get if 
they were willing to wait. They found a 
buyer within weeks, agreeing just in time 
to benefit from the stamp duty holiday. 

They will now pay only £3,750 tax, 
r a t h e r t h a n  t h e  £ 1 8 , 7 5 0  t h e y ’d 
expected to be liable for. “It’s given us 

£15,000,” says Miles. “When we first 
bought, we were talking about Frances 
going back to work sooner because we 
were due to exchange just as the paid 
part of her maternity leave ended. The 
money has given us breathing space 
— we know she can stay home with 

Noah for the entire year now. We’ll 
spend some of it on redecorating, too. 
Our priority is our son, so we want to 
make his room as nice as possible for 
him, which we wouldn’t have been able 
to do without that extra money. A lot 
of pressure has been lifted.”

Prudence Ivey meets young London buyers who say the stamp duty holiday has changed their lives
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WITH four months of isolation behind us 
and a summer of limited options ahead, it’s 
time to rediscover the great British country-
side. Savvy Londoners keen for a more rural 
lifestyle have turned to renting, aiming to 
try before they buy.

“We have seen enquiries up 500 per cent 
on previous years — and families relocating 
for the whole summer has been a big driver,” 
says Thomas Bennett of luxury rental com-
pany Stay One Degree (stayonedegree.com). 
“London escapees want large gardens and 
swimming pools.”

THE COTSWOLDS 
In this prime destination, 30 per cent of all 
inquiries since mid-March to estate agent 
Butler Sherborn (butlersherborn.co.uk) have 
come from Londoners. Head of lettings at 
Burford, Vanessa Carter, says: “These are 

mostly families looking for sizeable proper-
ties with gardens on six- to 12-month tenan-
cies.”  A cottage with gardens on the outskirts 
of Lower Slaughter in an Area of Outstanding 
Natural Beauty is available for £1,450 a 
month. Further south in Lechlade, The 
Lakes by Yoo (thelakesbyyoo.com) is a pri-
vate estate of stylish modern homes in big 
plots,  to buy or rent, on 850 acres of 
Cotswolds lakes, fields and woodlands. 
Activities include cycling, tennis, fishing and 
climbing. Prices from £6,000 a week for a 
spacious, three-bedroom lakeside house.

HENLEY — FOR COMMUTERS
Savills (savills.com) reports a surge in Lon-
don renters seeking “more space, a home 
office and attractive surroundings with good 
schools and commuter routes”, says Alex 
Lee, head of lettings in Henley. “We’ve also 

seen an uplift in tenants purchasing 
their rental homes.” Eight miles north 
of  Henley in the Chiltern Hills  a 
three-bedroom cottage overlooking 
Christmas Common is £1,495 a month, 
while a four-bedroom farmhouse on a pri-
vate estate in Nettlebed is £2,400, both with 
Savills.

CITY OR ISLAND LIFE
Options in Edinburgh, Scotland’s festival 
capital with great schools, countryside and 
rugged coastline, range from a central flat 
at £254 a week to a four-bedroom detached 
house with a garden for £2,250 a month, 
both with Savills. If island life and isolation  
is more your bag, Vanessa Branson, Rich-
ard’s hotelier sister, owns 200-acre Eilean 
Shona, a private island off the west coast 
with 10 houses to rent (eileanshona.com).

Londoners try 
before they buy ROSES ROUND THE DOOR 

... and cows at the  
end of the garden
AFTER 22 years in Chiswick, Liz 
McCarthy, 43, and her husband Enda, 

47, made the dramatic 
decision to leave London 

with their four-year-old 
daughter, Aggy.

“Lockdown triggered 
our move,” says Liz. 
“On the first Friday of 

lockdown I launched my 
company Lizzie Loves 

(lizzie-loves.com), a children’s 
supplement brand and the response 
has been astonishing, proving I can 
work anywhere.” Through Savills, 
they’re renting a cottage, inset, in 
Nettlebed near Henley, Oxfordshire, 
with roses, shutters and a big garden 
opening on to a nature reserve. 
Similar local homes rent for £3,000 a 
month. “Our friends own Nettlebed 
Creamery making delicious cheese. 
Aggy is so excited about having cows 
at the end of our garden. We move in 
this month and cannot wait.”

Escape to the
country

Retreat to the 
lakes: modern, 
glass-fronted, 
waterfront homes at 
The Lakes by Yoo, a 
private gated resort 
in Lechlade, 
Gloucestershire, rent 
from £6,000 per 
week for a three-
bedroom house

Working from home sets us 
free to rent a rural family retreat 
for summer. By Cathy Hawker
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Left:: festoon 
lights on a London 
balcony, an idea 
from the new book 
Green: Simple 
Ideas for Small 
Outdoor Spaces, 
by garden designer 
Ula Maria (Mitchell 
Beazley, £20)
Right: trio of Taiki 
Lamps, priced 
from £1,065 at The 
Modern Garden 
Company (modern 
garden.co.uk)

Top right: practical and 
welcoming, lanterns light the 
way down a garden path, from 
garden designer Ula Maria’s new 
book, Green: Simple Ideas  
for Small Outdoor Spaces 
(Mitchell Beazley, £20)
Top: Marset Follow Me LED 
Lamp, in pink, £145.33 
(davidvillagelighting.co. uk)
Above: Menu Carrie LED Table 
Lamp, shown here suspended 
from a tree branch, £144.03 at 
David Village Lighting (as before)

E
XTEND your summer 
suppers in the garden with 
outdoor lighting. Of all the 
elements of garden design, 
lighting is perhaps the most 

mysterious. Get it wrong and you 
could swamp the place in a cold 
beam. Get it right and you can create 
a magical world of intimate shadows.

A complete permanent lighting 
scheme with spots to light trees and 
pathways needs an electrician to wire 
it in safely — check out pooky.com or 
moonlightdesign.co.uk for quality 
spots, wall lights and uplighters. But if 
you don’t want the expense, carefully 
placed lamps may be all you need. 

Never underestimate the beauty of 
real flame from a fire pit or lanterns, 
while a new generation of portable 
LED lights promises to revolutionise 
garden lighting. They can be charged 
via a USB inside and then taken 
outdoors at night to light a seating or 
dining area. No outdoor wires or 
plugs necessary. They’re dimmable, 
easy to carry and bright enough to see 
what you’re eating — unlike many 
solar lamps which produce little more 
than a glow. White light creates a cold 
mood while a yellower light is cosier, 
so look for “warm white”, not “cool 
white” in the product description.

“It is important not to flood the 
whole space with light,” says garden 
designer Ula Maria in her new book 
Green: Simple Ideas for Small 
Outdoor Spaces (Mitchell Beazley, 
£20). “I think outdoor lighting should 
be all about the effect and less about 
expensive fixtures and fittings.”

CANDLES AND LANTERNS
These create enticing pools of light to 
direct you down a garden path or to a 
seating area. You’ll get the most 
romantic effect with real flame in 
storm or hurricane lanterns — try 
Garden Trading, Nkuku, Ikea and 
Lights4fun. However, battery lanterns 
or candles make a very convenient 
alternative. Find Six Slim LED Battery 
Candles with Dripping Wax, £14.99 at  
lights4fun.co.uk.

FESTOON BULBS
Have fun with a string of festoon 
lights. Like bunting in light bulb form, 
they introduce a hedonistic vibe and 
produce a warm, cosy light. Use an 
outdoor plug or buy battery-powered 
versions for hard-to-reach spots. The 
great range at Lights4fun includes 
15-metre 60 warm white LED 
connectable Festoon Lights, £124.99, 
or the solar version, £49.99. Mains-
wired kits cast a stronger light, and 
clear bulbs, rather than frosted, blend 
in better with the garden in daylight.

HANGING LAMPS
A statement lamp overhanging a 
dining table outside is a great way to 
extend your interior style. Hang 
lamps from a tree branch, horizontal 
wires strung across the garden or a 
pergola. Designer Abigail Aherne has 
hung a chandelier from a tree in her 
London garden. A trio of mains-wired 
rope-cord Taiki Lamps (from £1,065 
at moderngarden.co.uk) forms the 
centrepiece of a garden designed by 
Stefano Marinaz in west London. 

PERFECTLY PORTABLE
Table lamps can create an even cosier 
mood. Just right on an outdoor dining 
or coffee table, the wireless Panthella 
Portable Lamp (£148.75, aram.co.uk), 
is the latest in Verner Panton’s 1971 
Panthella range. Charge it by USB and 
take it anywhere within the house or 
garden. It will stay lit for five hours.

Lantern-style lamps are more 
portable still. USB-chargeable lamps 
include the brass, steel and glass 
Menu Carrie LED Table Lamp, 
£144.03 and Marset Follow Me LED 
Lamp with oak handle, £145.33, both 
from David Village Lighting 
(davidvillagelighting.co.uk).

Perhaps most versatile of all is the 
Axolight Float, from £187.68, also at 
David Village Lighting (as before). 
This doughnut-shaped lamp has five 
dimmable settings and you can hang 
it from its hook on a wall or fence, 
suspend it from a tree branch or place 
it on a table.

Outdoor lighting for 
long summer evenings
Bring a glow to socially distanced gatherings in outside 
spaces with new lamps and lanterns. By Alex Mitchell


