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List of Abbreviations
AQMA

Air Quality Management Area

BAP

Biodiversity Action Plan

CO2

Carbon dioxide

CoCP

Code of Construction Practice

DAS

Design and Access Statement

DfT

Department for Transport

DCO

Development Consent Order

EAL

Emirates Air Line

EIA

Environmental Impact Assessment

ES

Environmental Statement

HIA

Health Impact Assessment

LB

London Borough

MTS

Mayor’s Transport Strategy

NPPF

National Planning Policy Framework

NPS

National Policy Statement

NSIP

Nationally Significant Infrastructure
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Project

OAPF

Opportunity Area Planning Framework

SuDS

Sustainable drainage

TfL

Transport for London

TIMS

Traffic Impact Mitigation Strategy
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Glossary of Terms
Account holder

User of the tunnels who has registered
their vehicle and payment details with
TfL

Air Quality Management Area

Monitored results of any of the
pollutants must be evaluated against
national air quality objectives, which
are defined by statutory legislation. An
Air Quality Management Area (AQMA)
is an area that local authorities are
obliged to designate, if monitored air
pollution exceeds the objectives.

AM peak

The morning peak hours when traffic is
busiest. In the context of the
Silvertown Tunnel scheme this applies
to the hours between 6:00 and 10:00
in the northbound direction.

Assessed charge

Indicative user charges for the scheme

Base year

For the purpose of this Transport
Assessment, observed conditions on
the transport network for 2012 have
been used to inform the base year (i.e.
the current situation). The base year is
frequently used as a comparator with
the Reference Case.

Blackwall Tunnel

An existing road tunnel underneath the
River Thames in east London, linking
the London Borough of Tower Hamlets
with the Royal Borough of Greenwich,
comprising two bores each with two
lanes of traffic.
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Carbon

‘Carbon’ is used as short hand to refer
to the basket of six greenhouse gases
(GHGs) recognised by the Kyoto
Protocol. GHGs are converted to
carbon dioxide equivalents (CO2e)
based on their global warming
potential per unit as compared to one
unit of CO2.

Charging period

For the purposes of the Assessed
Case this has been defined as 6am to
10pm every day.

Construction phase

A defined period of works.

Contractor

Anyone who directly employs or
engages construction workers or
manages construction work.
Contractors include sub-contractors,
any individual self-employed worker or
business that carries out, manages or
controls construction work.

Core Strategy

The Core Strategy sets out the vision,
key objectives and strategic planning
policies for the area.

Cumulative effects

The summation of effects that result
from changes caused by a
development in conjunction with other
past, present, or reasonably
foreseeable actions.

Demand flow

A traffic modelling term which refers to
the traffic that would be allocated to
the link irrespective of capacity.

Department for Transport

The government department
responsible for the English transport
network and a limited number of
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transport matters in Scotland, Wales
and Northern Ireland that have not
been devolved.

Detailed design

A finalised design, complete in all
aspects and suitable for construction
of the Scheme.

Development Consent Order (DCO)

This is a statutory order which
provides consent for the project and
means that a range of other consents,
such as planning permission and listed
building consent, will not be required.
A DCO can also include provisions
authorising the compulsory acquisition
of land or of interests in or rights over
land which is the subject of an
application.

Docklands Light Railway (DLR)

An automated light metro system
serving the Docklands and east
London area. The DLR is operated
under concession awarded by
Transport for London to KeolisAmey
Docklands, a joint venture between
transport operator Keolis and
infrastructure specialists Amey plc.

Dwelling

A building used for living purposes. A
mobile home used for permanent living
should be included in an assessment.
If calculations are being conducted for
compensation purposes then some
mobile homes are dealt with under the
Highways Noise Payments and
Moveable Homes Regulations.

Emirates Air Line (EAL)

A cable car service for pedestrians and
cyclists across the River Thames in
east London, linking the Greenwich
peninsula to the Royal Victoria Dock.
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The service is managed by TfL, and is
part of the TfL transport network.

Excavated material

Ground or other material removed
during a construction process, usually
by mechanical means.

Health

A state of complete physical, social
and mental well-being, and not merely
the absence of disease or infirmity.

Health Impact Assessment (HIA)

A combination of procedures, methods
and tools that systematically judges
the potential, and sometimes
unintended, effects of a policy, plan,
programme or project on both the
health of a population and the
distribution of those effects within the
population. HIA identifies appropriate
actions to manage those effects.

Heritage Asset

A building, monument, site, place, area
or landscape identified as having a
degree of significance meriting
consideration in planning decisions,
because of its heritage interest.
Heritage asset includes designated
heritage assets and
assets identified by the local planning
authority (including local listing).

Host boroughs

The Royal Borough of Greenwich, and
the London Boroughs of Newham and
Tower Hamlets where the existing
Blackwall Tunnel and proposed
Silvertown Tunnel are situated.

Jetty

A structure that projects from land out
into water for the purposes of marine
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logistics.

Grade I buildings are of exceptional
interest, sometimes considered to be
internationally important.
Listed buildings

Grade II* buildings are particularly
important buildings of more than
special interest. Grade II buildings are
nationally important and of special
interest.

Magnitude

A combination of the scale, extent, and
duration of an effect also defined as
‘degree of change’.

Mitigation

A combination of the scale, extent, and
duration of an effect also defined as
‘degree of change’.

Opportunity Areas

London’s major source of brownfield
land with significant capacity for new
housing, commercial and other
development linked to existing or
potential improvements to public
transport accessibility.

Order limits

The extent of land and rights over land
that will be needed temporarily to
construct the Scheme, and
permanently to operate, maintain and
safeguard the Scheme (often referred
to as ‘the red line boundary’).

PM peak

The evening peak hours when traffic is
busiest. In the context of the
Silvertown Tunnel scheme this applies
to the hours between 16:00 and 19:00
in the southbound direction.
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Receptor

A receptor is defined as living
organisms, ecological systems or
property that may be harmed by
contamination or hazards.

Reference case

An assumed ‘future baseline’ scenario,
which represents the circumstances
and conditions that TfL would
anticipate in the future year without the
implementation of the scheme, taking
account of trends (for example in
population and employment growth)
and relevant developments (such as
other committed transport schemes).
The reference case is frequently used
as a comparator for the assessed
case, to show the effect of the scheme
against the appropriate reference
point.

Resilience

Resilience is a concept which operates
at the level of the individual, the
community and wider society. It also
describes a dynamic process by which
individuals, communities and/or
societies adapt positively to adversity.

Resources

A supply of assets (e.g., money,
materials, people) that can be used by
a person or organization in order to
achieve a particular objective.

River transport

Transport of materials associated with
the Scheme by river to or from
locations within the Works Areas or
within 4km of the Works Areas.

Rotherhithe Tunnel

An existing road tunnel underneath the
River Thames in east London, linking
the London Borough of Tower Hamlets
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with the London Borough of
Southwark, comprising a single bore
with two lanes of traffic. Pedestrian
and cycle access is permitted.

Safeguarding

Safeguarding is a formal process,
undertaken by the Department for
Transport (DfT), to protect land
required for major new infrastructure
projects from future development. The
Safeguarding Directions, made by the
Secretary of State for Transport,
instruct local planning authorities to
consult TfL on planning applications
for land within the safeguarded area.

Semi-natural habitat

Generally considered to be any
naturally occurring vegetative habitat
that has been affected by human
actions, and includes most, if not all,
habitats in the UK.

Sensitive receptor

Receptors which are potentially
sensitive to noise and vibration.
Examples include dwellings, hospitals,
schools, community facilities,
designated areas (e.g. AONB, National
Park, SAC, SPA, SSSI, SAM), and
public rights of way.

Significant effects

It is a requirement of the EIA
Regulations to determine the likely
significant effects of the development
on the environment which should
relate to the level of an effect and the
type of effect. Where possible
significant effects should be mitigated.
The significance of an effect gives an
indication as to the degree of
importance (based on the magnitude
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of the impact and the sensitivity of the
receptor) that should be attached to
the impact described.
Whether or not an effect should be
considered significant is not absolute
and requires the application of
professional judgement.
Significant – ‘noteworthy, of
considerable amount or effect or
importance, not insignificant or
negligible’.

Silvertown Tunnel

Proposed new twin-bore pair of road
tunnels under the Thames from
Silvertown to the Greenwich Peninsula
in East London.

Site Waste Management Plan (SWMP)

A document that outlines how the
Scheme will reduce, manage, and
dispose of its solid waste.

Strategic Road Network

Terminology used by the government
to describe the approximately 4,300
miles of motorways and major ‘trunk’
A-roads in England managed by the
Highways England on behalf of the
Secretary of State.

SuDS

Sustainable Drainage Systems (SuDS)
are water management solutions
designed to reduce the impact of
surface water runoff from new and
existing developments to the natural
environment. The purpose of such
systems is to improve water quality
and store or reuse surface runoff to
reduce the discharge rate to the
watercourse.
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Surface water

Water that appears on the land surface
that has not seeped into the ground,
i.e. lakes, rivers, streams, standing
water, ponds, precipitation.

Thames Gateway

An area of land stretching 70
kilometres east from inner east London
on both sides of the River Thames and
the Thames Estuary.

The O2

A large entertainment district on the
Greenwich peninsula, including an
indoor arena, cinema, bars and
restaurants. It is built largely within the
former Millennium Dome.

The Scheme

The construction of a new bored tunnel
with cut and cover sections at either
end under the River Thames (the
Silvertown Tunnel) between the
Greenwich peninsula and Silvertown,
as well as necessary alterations to the
connecting road network and the
introduction of user charging at both
Silvertown and Blackwall tunnels.
A London government body
responsible for most aspects of the
transport system in Greater London.
Its role is to implement transport
strategy and to manage transport
services across London.

Transport for London (TfL)

These services include: buses, the
Underground network, Docklands Light
Railway, Overground and Trams. TfL
also runs Santander Cycles, London
River Services, Victoria Coach Station
and the Emirates Air Line.
As well as controlling a 580km network
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of main roads and the city's 6,000
traffic lights, TfL regulates London's
private hire vehicles and the
Congestion Charge scheme.
Tunnel portal

A structure created which defines the
end of a section of tunnel.

User charging

The charge to be paid by users of the
Silvertown Tunnel and Blackwall
Tunnel that is to be imposed in order
to manage traffic demand and help
pay for the Scheme.

Waste

Waste is defined in Article 1(a) of the
European Waste Framework Directive
2008/98/EC (Ref 13-3) as ‘any
substance or object in the categories
set out in Annex I which the holder
discards or intends to discard or is
required to discard’. The term ‘holder’
is defined as the producer of the waste
or the person who is in possession of it
and ‘producer’ is defined as anyone
whose activities produce waste. Waste
can be further classified as hazardous,
non-hazardous or inert.

WebTAG

The Department for Transport’s webbased transport analysis guidance.

Woolwich ferry

The Woolwich Ferry links Woolwich
(Royal Borough of Greenwich) and
North Woolwich (London Borough of
Newham). It also links two ends of the
inner London orbital road routes; the
North Circular and South Circular.
It runs every 5-10 minutes throughout
the day, from Monday to Friday and
every 15 minutes on Saturdays and
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Sundays. It carries pedestrians,
cyclists, cars, vans and lorries. The
ferry is operated by Briggs Marine and
Environmental on behalf of TfL.
Places of 'outstanding universal value'
selected by the United Nations
Educational, Scientific and Cultural
World Heritage Site
Organisation. Sites can be selected
because they contain important
cultural or natural features.
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SUMMARY
S.1
S.1.1

Introduction
This document provides a comprehensive assessment of the Silvertown
Tunnel application proposals against the requirements of planning policy.

S.1.2 The Silvertown Tunnel would not normally qualify as a Nationally Significant
Infrastructure Project (NSIP) but, by way of a Direction dated June 2012, the
Secretary of State determined that the Silvertown Tunnel is of national
significance because of the potential for current congestion at the Blackwall
Tunnel to impact on the projected growth of London, which is nationally
significant.
S.1.3

Accordingly, the project may only be authorised by a Development Consent
Order (DCO) made by the Secretary of State under the Planning Act 2008.

S.1.4

The Secretary of State must decide an application for a DCO in accordance
with any relevant National Policy Statement (NPS) unless the adverse
impact of the proposed development would outweigh its benefits. The
relevant NPS in this case is the NPS for National Networks, 2015 (the NPS).
The NPS itself makes clear that, for applications which have been the
subject of a Direction from the Secretary of State, the relevant development
plan policies are also likely to be important and relevant, especially in
establishing the need for the development.

S.1.5

Accordingly, this Statement reviews the application proposals against the
policies of the NPS and the development plan.

S.2

Factual Background

S.2.1 Plans for an additional crossing of the River Thames in the vicinity of the
existing Blackwall Tunnel have a long history and land in the vicinity of the
proposed Silvertown Tunnel has been the subject of a Safeguarding
Direction from the Secretary of State since 1995. The Safeguarding Direction
establishes the importance of the project and the fact that it must be taken
into account in local planning policy and development management
decisions.
S.2.2 Appendices C and D of this Statement record the history of principal
planning decisions in the Royal Borough of Greenwich and the London
Borough of Newham, in the vicinity of the Scheme. Of particular relevance is
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the Greenwich Peninsular Masterplan consent which was granted in 2015,
which makes full provision for the integration of the Scheme in the
comprehensive regeneration of the peninsular.
S.2.3 The statutory Development Plan comprises the London Plan March 2015
together with the Core Strategies and Local Plans of the boroughs of
Newham, Greenwich and Tower Hamlets.
S.2.4 The London Plan promotes large scale growth in the host boroughs, together
with a series of infrastructure enhancements. In particular, Policy 6.1 directly
promotes the construction of the Silvertown Tunnel.
S.2.5 Direct support for the principle of the Scheme is also clear in the up to date
planning policies of each of the host boroughs.
S.2.6 The scheme, therefore, benefits from comprehensive policy support at
national, strategic and local level.

S.3

National Networks NPS

S.3.1

The NPS makes clear that there is a critical need to improve the National
Networks to address road congestion and other matters. In their current
state, without development, the National Networks will act as a constraint to
sustainable economic growth, quality of life and wider environmental
objectives. Accordingly, the NPS makes clear that “at a strategic level there
is a compelling need for development of the National Networks” and that
applications for infrastructure covered by the NPS should start their
examination on the basis that the need for the development has been
established.

S.3.2

A number of themes are developed in the NPS which are directly relevant to
the Scheme proposals. The NPS attaches importance to policies of the
development plan. In this case, the Scheme is directly supported and
safeguarded in up to date statutory plans, each of which recognise its
importance for economic growth, and its significance in overcoming major
physical barriers to movement which have unacceptable impacts on
residents and the economy.

S.3.3

The NPS requires that all projects should be subject to an options appraisal
and recognises that a proportionate consideration of alternatives will have
been undertaken as part of the development plan process. In this case, the

Page 20 of 81

Silvertown Tunnel
Planning Policy Compliance Statement
Document Reference: 7.2

work undertaken to inform the Mayor’s Transport Strategy (MTS) and the
London Plan fulfils this requirement.
S.3.4

The NPS places particular weight on the need to address congestion on the
National Networks and its statements of national policy in this context are of
particular relevance to the Scheme, which would effectively eliminate the
regular occurrences of severe congestion which characterise the Blackwall
Tunnel and which are forecast to worsen.

S.3.5

The NPS recognises the need to improve National Networks in order to
support economic growth. In this context, the Blackwall Tunnel is particularly
important for commerce, whilst the Scheme itself would play a positive role
in increasing access to jobs and businesses. The need for the Scheme is
highlighted, for instance, in a survey of over 500 employers north and south
of the river.

S.3.6

Resilience and connectivity are strong themes of the NPS to which the
Scheme directly responds.

S.3.7

The NPS (and the MTS) directly support the use of tolls or road user
charges, particularly in the context of new infrastructure improvements such
as river crossings.

S.3.8

The NPS (and the MTS) also recognise the selective role for road based
transport improvements – recognising that public transport investment is
strongly encouraged but will not be able to resolve all issues on the National
Networks. In this case, modelling undertaken by TfL demonstrates the
absolute necessity for the Scheme as part of a comprehensive package of
transport improvements in East London.

S.3.9

In practice, the NPS will generate significant benefits for the use of public
transport by creating the potential for a significant new bus network in East
London. Remarkably, there is currently only 1 bus service that crosses the
river in East London, compared with 47 cross river bus services in West
London.

S.3.10 In all of these strategic level considerations, the scheme performs extremely
strongly against the policy expectations of the NPS, whilst being strongly and
directly supported by strategic and local development plan policy.
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S.4

NPS Assessment Criteria

S.4.1 The NPS establishes in its sections 4 and 5 a series of assessment principles
to be taken into account by the decision maker. This Statement reviews the
performance of the Scheme against all of those assessment criteria in turn,
drawing on the detailed analysis contained within the full range of DCO
application documents.
S.4.2 The assessment principles in the NPS are divided into 25 headings, all of
which are addressed within the DCO application and summarised in this
Statement.
S.4.3 The detail is too extensive to be reviewed in this Summary.
S.4.4 Under each heading, however, the requirements of the NPS are set out and
the response from the DCO application documents is recorded. In every case,
the application meets the detailed requirements of the NPS. This is principally
explained by the following:
 the very careful work that has gone into the design development of the
Scheme informed by extensive environmental analysis and public
consultation;
 the clear and compelling need for the Scheme;
 the long standing nature of the safeguarding of the Scheme which
means that planning policies and planning application proposals have
responded to the expectation that the Scheme will be provided – the
safeguarding of the routes, for instance, has ensured that its
construction has limited direct impacts on affected properties; and
 the particular care that has been taken to develop relevant mitigation
strategies in discussion with stakeholders and the host authorities.

S.5

Conclusions

S.5.1 It follows from the above that the DCO application accords directly with the
NPS and that the adverse effects of the development would not outweigh its
benefits. Accordingly, DCO consent should be granted (subject to the
detailed provisions contained in the DCO itself).
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1.

INTRODUCTION

1.1.1

This document provides a comprehensive assessment of the Silvertown
Tunnel Scheme Development Consent Order application proposals against
the requirements of planning policy.

1.1.2

In June 2012 the Secretary of State for Transport gave a direction under
Section 35 of the Planning Act 2008 that the proposed Silvertown Tunnel
Scheme should be treated as a Nationally Significant Infrastructure Project
(NSIP). Accordingly, the project may only be authorised by means of a
Development Consent Order (DCO) made by the Secretary of State under
the Planning Act 2008.

1.1.3

Under Section 22 of the Planning Act 2008, the Silvertown Tunnel would not
normally qualify as an NSIP because it does not relate to a highway for
which the Secretary of State (or Highways England) is or will be the highway
authority. However, in her Direction dated 26 June 2012 made under Section
35 of the Act, the Secretary of State determined that the Silvertown Tunnel is
of national significance for the following principal reasons (in summary):
i.

London as an engine for economic growth nationally – the fact that the
proposed development is intended to have a significant impact in
reducing both current and forecast congestion in London means it may
have a corresponding impact on the country as a whole;

ii. the projected growth of London – given the position of London as an
economic driver nationally any decrease in efficiency in London’s
transport network may have a consequential detrimental impact
nationally;
iii. current congestion at the Blackwall Tunnel is having a direct impact on
the strategic road network – the Blackwall Tunnel is currently suffering
from severe congestion leading to delays for traffic entering and exiting
the tunnel and diverting to other crossings which can have detrimental
effects on the strategic road network; and
iv. the size and nature of the Silvertown Tunnel and comparison to other
NSIPs.
1.1.4

A copy of the Direction is provided at Appendix A.
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1.1.5

Under Section 104 of the Planning Act 2008, the Secretary of State must
decide an application for a DCO in accordance with any relevant National
Policy Statement unless one of the following applies (in summary):


to do so would be unlawful or lead to the UK being in breach of other
obligations; or



the adverse impact of the proposed development would outweigh its
benefits.

1.1.6

In deciding the application the Secretary of State must have regard to any
National Policy Statement, any Local Impact Report submitted during the
examination of the application and any other matters which are “both
important and relevant” to the decision.

1.1.7

The relevant National Policy Statement in this case is the National Policy
Statement for National Networks (the NPS) which was designated by the
Secretary of State and laid before Parliament in January 2015. The Marine
Policy Statement of 2011 may also be relevant given the Scheme’s
interaction with the River Thames.

1.1.8

The NPS relates to a wide range of transport infrastructure but it also
recognises that, where a development does not meet the current
requirements for Nationally Significant Infrastructure, but is considered to be
nationally significant, there is a power for the Secretary of State to direct that
a development should be treated as a NSIP. The NPS then provides:“1.3 In these circumstances any application for development consent
would need to be considered in accordance with this NPS. The relevant
development plan is also likely to be an important and relevant matter
especially in respect of establishing the need for the development.”

1.1.9

The relevant development plan in this case comprises the London Plan
2015, together with the development plans of the London Boroughs of
Greenwich and Newham. The development plan for the London Borough of
Tower Hamlets is also of significance as the DCO includes powers to
implement a user charge at the Blackwall Tunnel, the northern portal of
which falls within LB Tower Hamlets.

1.1.10 In order that this Planning Policy Compliance Statement can address the
policy consequences of those matters which the Secretary of State’s
decision on the DCO application must take into account, it is structured as
follows:
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 Factual background – this Chapter will establish the planning context
by reviewing both the planning history of the application site and the
planning policy designations which apply to the site;
 The NPS – principal themes;
 The NPS – assessment criteria; and
 Overall conclusions.
1.1.11 The scope of these issues necessarily touches on a large number of issues
which are addressed in more detail in other application documents, to which
cross reference is made – rather than repeating them here.
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2.

FACTUAL BACKGROUND

2.1

The Silvertown Tunnel Scheme

2.1.1

There are many factual matters which are important to a determination in
this case, including the physical and operational characteristics of the
Scheme itself.

2.1.2

In summary, the Silvertown Tunnel Scheme (the Scheme) involves the
construction of a twin bore road tunnel providing a new connection between
the A102 Blackwall Tunnel Approach on the Greenwich Peninsula (in the
Royal Borough of Greenwich) and the Tidal Basin roundabout junction on
the A1020 Lower Lea Crossing/Silvertown Way (in the London Borough of
Newham).

2.1.3

The Scheme also includes the introduction of free-flow user charging on both
the Blackwall Tunnel and at the new Silvertown Tunnel. This measure is
intended to play a fundamental role in managing traffic demand (and its
associated environmental and socio-economic impacts) and supporting the
financing of the construction and operation of the Silvertown Tunnel.

2.1.4

The Silvertown Tunnel would be approximately 1.4 km long and would be
designed to accommodate large vehicles, including double-deck buses. It
would include a dedicated bus, coach and goods vehicle lane, which would
enable Transport for London (TfL) to provide additional cross-river bus
routes.

2.1.5

A detailed description of the envisaged construction works is set out in the
Construction Method Statement (which is contained at Appendix 4.A of the
Environmental Statement (Document Reference 6.3)), whilst a description of
the Tunnel more generally is set out in Chapter 4 of the Environmental
Statement (Document Reference 6.1).

2.2

Planning History

2.2.1

Plans for an additional crossing of the River Thames in the vicinity of the
existing Blackwall Tunnel have a long history (as explained in Chapter 5 of
the Case for the Scheme (Document Reference 7.1). In 1995 and again in
1997 the principle of the Scheme was subject to a Safeguarding Direction
issued by the Secretary of State. The most recent Safeguarding Direction
was issued by the Government Office for London in May 2001 and has
subsequently been transferred to the Mayor of London. The direction relates
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to ‘Potential Corridors for East Thames River Crossings’, which includes the
Third Blackwall Crossing (now known as the Silvertown Crossing or Tunnel)
and requires all planning applications within the safeguarding area to be
referred to the Mayor. A copy of the Safeguarding Direction is at Appendix B
to this Statement.
2.2.2

Appendix C provides a key plan and a schedule of the principal planning
history relating to the extent of the application site in the London Borough of
Greenwich and its immediate surroundings. The principal planning events in
the immediate vicinity of particular relevance can be summarised as follows:
i.

The Greenwich Peninsula Masterplan 2004 was granted outline
planning permission by the London Borough of Greenwich for a
comprehensive masterplan development involving the retention and
change of use of the Millennium Dome (now known as the O2 Arena)
together with a very extensive mixed use development, predominantly
to the east of Millennium Way but extending to the north west of the
Peninsula. Significant development has proceeded under the 2004
masterplan including hotel, leisure, office and associated development
around and immediately south of the Millennium Dome and extensive
residential development, particularly to the south east of the area
(Millennium Village) and along the riverside immediately south east of
the O2 Arena.

ii. The 2011 Cable Car Masterplan involved the re-masterplanning of 9
plots in the north east of the Peninsula to accommodate the southern
landing point and associated facilities of the Emirates Airline Cable
Car, which has now been developed and operates between Greenwich
and Silvertown.
iii. Peninsula Quays 2014 Masterplan related to six residential plots
from the 2004 masterplan immediately to the west and south west of
the O2 Arena, in part west of Millennium Way but also west of the
Blackwall Tunnel Approach Road. The permission included
development up to 38 storeys for predominantly residential, hotel and
leisure uses.
iv. The 2015 Greenwich Peninsula Masterplan was approved by the
Royal Borough of Greenwich on 8 December 2015 and comprises a
significant revision of the 2004 masterplan. The principles of the 2004
masterplan were observed but the land use mix was changed – for
example with the introduction of film studio uses – and the residential
density increased. The 2015 masterplan proposes12,678 residential
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units and building heights ranging from 5 storeys up to 40 storeys, with
the tallest elements of the development in the north west of the
Peninsula, stepping down towards the centre of the site and then
stepping up in height again towards the Upper Riverside.
2.2.3

The 2015 Masterplan is particularly relevant to the Scheme. It is subject to a
large number of planning conditions and a detailed Section 106 Agreement.
Notable conditions of relevance to the Scheme include:
 11. Prior to any application being approved for reserved matters within
a development zone, a Development Zone Masterplan for that zone
should be submitted to and approved by the local planning authority.
 28. Prior to the commencement of the relevant part of the development
the applicant should investigate the use of the river for the
transportation of construction materials and waste and shall submit a
strategy to maximise the use of the River for approval by the local
planning authority.
 115 and 116. Development on Parcels 15, 16, 17, 21 & 22 (in the
centre and the west of the site) shall not be occupied until such time as
the hazardous substances consent for the East Greenwich Gas Holder
Station has been revoked.

2.2.4

Appendix C includes the illustrative masterplan consented with the
application and identifies the location of the East Greenwich Gas Holder
Station.

2.2.5

As the Appendix shows, the consented masterplan development has an
intimate relationship with the Scheme and TfL were closely involved as a
consultee during the consideration of the application. In response to that
consultation, TfL advised the London Borough of Greenwich that the
masterplan generally responds well to the Silvertown Tunnel safeguarding
by:
 keeping sensitive uses and primary frontages away from the Tunnel
portal;
 locating non-sensitive uses such as coach parking by the Tunnel portal;
 keeping the land currently identified for Tunnel operations building free
from development proposals; and
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 recognising the existing primary pedestrian network and, for example,
connecting in with the Boord Street footbridge which TfL will be reproviding as part of the Silvertown Tunnel project.
2.2.6

Coach parking was shown illustratively in the 2015 masterplan application
material immediately north of the Scheme’s Greenwich portal but it was not
committed to within the application parameters, Development Specification
or planning conditions. The precise layout of any development in the vicinity
of the Scheme would need to be the subject of an application for a zonal
masterplan consent. No such applications have yet been made.

2.2.7

The 2015 masterplan application proposed the construction of a multi-storey
car park in the first phase of development to gather up and concentrate
current surface car parking associated with the O2 Arena closer to the O2
Arena. Some of that surface car parking is affected by the Scheme and TfL’s
comments on the application welcomed the early construction of the multistorey car park. (Provision is made in the DCO application for O2 car parking
affected by the Scheme’s construction to be temporarily replaced if this
multi-storey car park is not developed in time.)

2.2.8

The Section 106 Agreement for the 2015 Masterplan (at Schedule 3
paragraph 16.4) requires the applicant to enter into a ‘Silvertown Tunnel
Land and Works Agreement’ with TfL prior to any works being implemented
within the Silvertown Tunnel Safeguarded Area. It also requires the applicant
to commit to working collaboratively with the Council and TfL on all transport
related matters (Schedule 3 paragraph 16.5).

2.2.9

The schedule in Appendix C to this Statement also identifies the principal
planning history of other relevant sites in the immediate vicinity of the
Scheme. That history may become relevant to individual sites but does not
need to be set out here. No relevant planning applications have been
submitted for the gas holder site which lies immediately south of the
proposed southern portal. It is understood that a Planning Brief for the gas
holder site is to be prepared this year by the Borough Council, working jointly
with the land owner and the GLA.

2.2.10 A similar key plan and schedule relating to the planning history of the
application site in London Borough of Newham is provided in Appendix D.
2.2.11 The planning history of the application site at the northern, Silvertown portal
principally comprises historic planning applications for a wide variety of
industrial uses. There are no significant recent planning permissions

Page 30 of 81

Silvertown Tunnel
Planning Policy Compliance Statement
Document Reference: 7.2

affecting the site itself. The wider area, however, is the subject of significant
change and principal planning permissions include:
a) planning permission for the Hoola Towers – two predominantly
residential towers of 17 and 25 storeys granted planning permission
by London Borough of Newham, and which are currently under
construction;
b) planning permission for the Crystal – an exhibition centre for the
technology company Siemens located at the western and of the Royal
Docks, which was completed and opened in 2012; and
c) a resolution to grant planning permission in 2015 for the
comprehensive redevelopment of Silvertown Quays – a mixed use
proposal for 3,000 homes, restaurants, shops, office space and more
than 200,000 sqm of pavilion buildings for brand exhibitions. Planning
permission has not yet been granted pending reference of the
application to the Secretary of State.
2.2.12 As explained in the Statement of Reasons (document 4.1), there is a variety
of land owners whose land is directly affected by the proposals for the
northern portal, but the two principal land owners are the Mayor of London,
who has an interest in a substantial part of Thames Wharf and the Mayor of
London together with Quintain Limited who own a large area of industrial
land north of Bell Lane, known as the Carlsberg-Tetley Site. Whilst both
parties have aspirations for redevelopment and regeneration, no planning
applications have been submitted.
2.3

Planning Designations

2.3.1

The London Plan March 2015 provides the spatial strategy for London.

2.3.2

The London Plan was prepared against the background of unprecedented
forecast growth in London’s population and is based upon a central forecast
that projects that London could grow by some 91,000 – 106,000 people per
annum in the decade to 2021 and over the longer term of the plan to 2036 by
64,000-88,000 per annum with a population rising from 8.2 million in 2011 to
10.11 million in 2036. Consequential and complementary scales of economic
growth are also forecast.

2.3.3

Forecast growth is particularly strong in east London and policy 3.3 of the
London Plan proposes growth of 19,145 homes in London Borough of
Newham and 26,850 homes in the London Borough of Greenwich. The land
in the immediate vicinity of the southern and northern portals of the
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Silvertown Tunnel has a particular role to play and both areas are identified
as forming part of wider Opportunity Areas (London Plan Policy 2.13), which
are defined (London Plan paragraph 2.58) as the capital’s major reservoir of
brown field land with significant capacity to accommodate new housing,
commercial and other development linked to existing or potential
improvements to public transport accessibility.
2.3.4

Annex A to the London Plan identifies that the Greenwich Peninsula
Opportunity Area has a minimum new homes capacity of 13,500 dwellings
and an indicative employment capacity of 7,000 jobs.

2.3.5

The Silvertown area forms part of the Lower Lea Valley Opportunity Area
with a minimum capacity for 32,000 homes and 50,000 jobs.

2.3.6

The London Plan contains direct policy support for the Silvertown Tunnel.
Policy 6.1 provides that the Mayor will work with all relevant partners to
encourage the closer integration of transport and development through the
schemes and proposals shown in Table 6.1. Table 6.1 lists:
“New and enhanced road vehicle river crossing(s) in East London
(package of measures).
Programme of works under development to improve cross-Thames road
links in East London, including Silvertown Tunnel.”

2.3.7

Further detail is provided in paragraph 6.20 which provides:“The Mayor is developing proposals for further new and enhanced river
crossings in East London to improve accessibility and the resilience of
local transport networks support economic growth in the area and link
local communities. These will complement the Jubilee Line crossings,
DLR Lewisham and Woolwich extensions, the re-opened crossing of the
extended East London line, the Emirates Airline cable car crossing
between the Greenwich Peninsula and the Royal Docks and the further
cross-river public transport capacity provided by Crossrail and will include:
 a new road-based tunnel crossing between the Greenwich Peninsula
and Silvertown (see paragraph 6.41).”

2.3.8

Paragraph 6.41 relates to Policy 6.12 Road and Network Capacity which
explains that ‘the Mayor supports the need for limited improvements to
London road networks, whether improving or extending existing capacity, or
providing new links, to address clearly identified significant strategic or local
needs’. The policy continues:
“In assessing proposals for increasing road capacity, including new roads,
the following criteria should be taken into account:
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a) the contribution to London’s sustainable development and regeneration
including improved connectivity;
b) the extent of any additional traffic and any effects it may have on the
locality and the extent to which congestion is reduced;
c) how net benefit to London’s environment can be provided;
d) how conditions for pedestrians, cyclists, public transport users, freight
and local residents can be improved;
e) how safety for all is improved.”
2.3.9

The policy also provides that proposals should show, overall, a net benefit
across these criteria when taken as a whole. All proposals must show how
any dis-benefits will be mitigated. The evidence to support an assessment of
these criteria is provided within the application documents, including the
Environmental Statement (Document Reference 6.1) and the Transport
Assessment (Document Reference 6.5). For the reasons set out in chapters
3 and 4 of this Statement, overall there will be a net benefit across these
criteria.

2.3.10 In this context, paragraph 6.41 provides that the Mayor is investigating the
possibility of additional road-based river crossings in East London. Whilst he
is committed to improving cross river pedestrian, cycle and public transport
links, the paragraph recognises that “there will, however, continue to be a
need for some journeys to be undertaken by vehicle, in particular
commercial traffic, the movement of goods and the provision of services to
support a growing economy in East London.” The text continues:
“Drivers are heavily dependent on the congested Blackwall and
Rotherhithe Tunnels, each of which have restrictions on the size of vehicle
which can use them, and the Woolwich Ferry. Beyond London, the
Dartford Crossing forming part of the M25 orbital motorway also regularly
operates at or close to capacity. There is little resilience in the event of an
incident at one of these crossing and the local businesses, particularly in
South East London, suffer from this unreliability. The projected increase in
jobs and population in the Thames Gateway will increase the problem of
highway congestion and road network resilience at river crossings further.
The Mayor is therefore supportive of additional road-based crossings in
East London as part of a package of transport improvements.”
2.3.11 This firm policy support is directly reflected in the development plans of the
Royal Borough of Greenwich, and the London Boroughs of Newham and
Tower Hamlets.
2.3.12 The Newham Core Strategy was adopted in 2012 and policy INF1 Strategic
Transport provides that support will be given to transport proposals that will
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contribute towards Newham’s regeneration and economic and physical
development, including any safeguarded river crossing route at West
Silvertown, which is shown on the Core Strategy’s Key Diagram as proposal
T5 (page 33 of the Core Strategy). Policy INF1 is introduced by the
following:“Objective 6.186 Secure investment in strategic transport networks that
will lever investment and regeneration into Newham, further integrating
the Borough with the rest of London and overcoming major physical
barriers to movement without having an unacceptable impact on
residents.”
2.3.13 Similarly, the Royal Greenwich Local Plan was adopted in July 2014 and
its Policies Map identifies an area as the ‘River Crossings Safeguarded Area’
which replicates the boundaries of the formal safeguarding of the Silvertown
Crossing. Policy IM3 of the local plan is headed Critical Physical
Infrastructure and provides that the Royal Borough will support those
transport schemes that are critical to Royal Greenwich’s development and
will:“…
-

advocate and work in partnership with relevant agencies to deliver a
new package of Thames river crossings in East London, including the
continued safeguarding of the Silvertown Link Tunnel and the Gallion’s
Reach Crossing (see Proposals Map).”

2.3.14 The supporting text (paragraph 4.8.15) provides that the transport proposals
listed in the policy “are considered to be critical infrastructure to support
proposed levels of growth in the Core Strategy.” They are also intended to
help to reduce congestion and air pollution in the royal borough, by reducing
the use of the car and improving accessibility.
2.3.15 Paragraph 4.8.18 recognises the requirement in national policy for a road
based tunnel, known as the Silvertown Link to be safeguarded. The
paragraph identifies that the link will cross the Thames on the eastern side of
Greenwich Peninsula and could provide a local crossing to reduce
congestion at the Blackwall Tunnel. The safeguarding is also referenced in
paragraph 3.3.20 of the Local Plan.
2.3.16 The Tower Hamlets Core Strategy was adopted in September 2010. It
sets out clear policies to enhance connectivity in order to support growth and
to drive a number of the Borough’s objectives including enhancing public
transport. Silvertown Tunnel is identified on the Key Diagram in support of
policy S019 which seeks to deliver an accessible, efficient, high quality,
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sustainable and integrated transport network to reach destinations within and
outside the Borough through a number of “strategic transport projects”
including TfL crossing projects across the River Thames, with the Silvertown
Tunnel specifically identified.
2.3.17 The Scheme, therefore, benefits from comprehensive policy support at
national, strategic and local level.
2.4

Land Use Policies

2.4.1

The London Plan 2015 does not ordinarily set out land use policy
designations - these are matters for local policy documents. At a strategic,
spatial level, however, the London Plan does identify the following:
i.

Opportunity Areas (Policy 2.13) are identified at Greenwich Peninsula
and in the Lower Lee Valley, which affect land within the application
site both to the north and south of the river.

ii.

Safeguarded Wharves are protected by Policy 7.28 of the London Plan
– a cross reference to the Safeguarded Wharves Implementation
Report, 2005 identifies that this status applies to Victoria Deep Water
Terminal and to Tunnel Wharf on the western side of Greenwich
Peninsula and to Thames Wharf at Silvertown.

iii.

The River Thames itself is identified as part of the capital’s Blue Ribbon
Network and policies are provided to enhance its use as a transport
corridor, increase its use for recreation and to protect and enhance its
biodiversity.

2.4.2

Opportunity Areas identified in the London Plan are ordinarily made the
subject of more detailed Opportunity Area Planning Frameworks (OAPFs). In
the case of the Greenwich Peninsula Opportunity Area, no OAPF has been
prepared, principally because the Greenwich Peninsula Masterplan 2004
(and now 2015) fulfilled the function of the OAPF. As set out above, both
masterplan consents fully respect and provide for the Scheme.

2.4.3

The Royal Borough of Greenwich did produce, however, a supplementary
planning document known as Peninsula West, a masterplan for that part of
the western side of the Peninsula which was excluded from the Greenwich
Peninsula Masterplan consent. The Peninsula West SPD included land from
Victoria Deep Water Wharf southwards along the river frontage, together
with the industrial land west of the Tunnel Approach and the area of land
between Tunnel Approach and Millennium Way that was excluded from the
2004 and 2015 Masterplans.
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2.4.4

The SPD masterplan is more aspirational than detailed in its provisions. It
identifies the retention of Victoria Deep Water Wharf as a safeguarded wharf
but also illustrates the potential for a substantial sports and leisure complex
immediately to the south with mixed residential and industrial land further
south. The land between Tunnel approach and Millennium Way is identified
as potentially supporting a new elite sports facility or university campus. The
masterplan identifies the Silvertown Tunnel, which it indicates should ideally
be below ground to minimise the impact of increased traffic in the area (page
18).

2.4.5

Extracts from the Royal Borough of Greenwich local plan policies map are
contained in Appendix D. Greenwich Peninsula is identified as a Strategic
Development Location with policies from paragraph 3.3.17 onwards of the
local plan largely replicating the terms of the then consented Greenwich
Peninsula masterplan. The peninsula is proposed to be the focus of the
majority of development in the Borough over the plan period (paragraph
3.3.17). The area is proposed to be transformed from its industrial heritage
into a vibrant, mixed use location.

2.4.6

The policies map identifies the River Thames itself as a Site of Interest for
Nature Conservation (SINC).

2.4.7

To the north of the river around the Silvertown portal, the land use policy
framework is provided by the Lower Lea Valley OAPF and the Newham
Core Strategy 2012. Wider aspirations for the “City in the East” recently
produced by the Mayor of London are also relevant. Relevant extracts are
included in Appendix D.

2.4.8

The Opportunity Area Framework was approved in 2007 and may,
potentially, now be considered to be out of date by reference to more recent
policy documents.

2.4.9

The OAPF identifies the area around the northern portal as forming part of
the Newham Thameside West Sub Area, all of which is identified as
Strategic Employment Land. The text of the OAPF, however, explains that
there may be some potential for land use change to include residential
development, perhaps particularly towards the eastern end of the sub-area
(beyond the application site), although it confirms that the precise geography
of any employment land release would need to be agreed by the strategic
and local authorities. The sub-area Proposals Map specifically identifies the
Silvertown/Greenwich safeguarded river crossing, adopting the boundaries
of the Safeguarding Direction. The map also indicates the introduction of
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potential new linear open space along the riverside and the potential for a
new DLR station at Thames Wharf.
2.4.10 The Proposals Map for the Newham Core Strategy identifies the land to the
north (and south) of Bell Lane as Strategic Industrial Land but identifies
Thames Wharf as a strategic site which is proposed to be released from its
Strategic Industrial Land designation. The relevant policy provides:“SO8 Thames Wharf
There is scope to reconfigure the safeguarded wharf on the site to the
adjacent site (Carlsberg – Tetley) or to remove the wharf safeguarding at
Thames Wharf if a consolidated wharf can be delivered at Thameside
west subject to there being no net loss of functionality or wharf capacity. If
it can be demonstrated that either scheme can be delivered, this could
provide the opportunity to develop new employment, leisure/tourism and
residential uses grouped around a potential new DLR station where
passive provision is in place, subject to addressing the constraints on the
site, including the Silvertown crossing safeguarding area and the removal
of the wharf safeguarding by the Secretary of State.”
2.4.11 These principles have taken a step further in recent work undertaken by the
Mayor of London in relation to emerging strategies for the eastern part of
London. As part of this, a high level non-statutory planning document has
been produced (City in the East), which promotes the relocation of
industrial uses from Thameside west to land in the vicinity of Barking, further
east. The document’s maps also identify a new Thames Crossing from
Silvertown to the Greenwich Peninsula in the same location as the Scheme.
2.4.12 Proposals were advanced as part of a review of Safeguarded Wharves to
effectively swap the safeguarding from Thames Wharf to the
Carlsberg/Tetley site but these were not accepted in the final
recommendations of the Mayors’ Safeguarded Wharves Review – March
2013.
2.4.13 There is an emerging policy expectation that the area at and around the
northern portal will be subject to regeneration proposals for mixed use
development, although no specific strategies or applications have been
published.
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3.

NATIONAL NETWORKS NPS

3.1.1

The NPS was designated in January 2015. It sets out the need for and
Government policies to deliver nationally significant infrastructure projects on
the national road and rail networks in England (paragraph 1.1). It also
provides planning guidance for promoters of NSIPs and sets out the basis
for the examination of applications by the examining authority and decisions
by the Secretary of State (also paragraph 1.1). Paragraph 1.5 of the NPS
explains that references to “the national road network” in the NPS refer to
the Strategic Road Network and other roads that are designated as
nationally significant under Section 35 of the Planning Act 2008.

3.1.2

Chapter 2 of the NPS explains the need for development of the national
networks. It sets out a number of matters of relevance to the Scheme
including:
 well-connected and high-performing networks with sufficient capacity
are vital to meeting the country’s long-term needs and support a
prosperous economy (paragraph 2.1);
 there is a critical need to improve the national networks to address road
congestion and crowding on the railways and to provide safe,
expeditious and resilient networks that better support social and
economic activity (paragraph 2.2);
 it is important to provide a transport network that is capable of
stimulating and supporting economic growth (paragraph 2.2); and
 in their current state, without development, the national networks will
act as a constraint to sustainable economic growth, quality of life and
wider environmental objectives (paragraph 2.9).

3.1.3

Accordingly, paragraph 2.10 provides:“The Government has therefore concluded that at a strategic level there is
a compelling need for development of the National Networks – both as
individual networks and as an integrated system. The examining authority
and the Secretary of State should therefore start their assessment of
applications for infrastructure covered by this NPS on that basis.”

3.1.4

Whilst not a matter of national policy, national level support for the principle
of the Scheme was set out in the report of the House of Commons Select
Committee for Transport in March 2015 in its report Strategic River Thames
Crossings, 10th Report of Session 2014 – 15. The Select Committee
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reviewed strategic river crossings including those in East London. It received
evidence from the London Chamber of Commerce and Industry (LCCI)
which argued that, without sufficient crossings, rivers separate workers from
jobs and consumers from retailers such that businesses reject opportunities
to operate in areas with inadequate river crossings and that substantial
advantages can accrue by linking communities.
3.1.5

The Select Committee concluded that it is clear that new river crossings can
have genuine financial benefits for local businesses and the Select
Committee expressed the view that a package of new river crossings in East
London is long overdue. It noted that without new crossings, congestion at
the Blackwall Tunnel will only get worse and the area’s development
potential would never be realised.

3.1.6

A number of themes are developed in the NPS which are directly relevant to
the Scheme proposals and these are considered further below. In addition,
the NPS sets out assessment principles and policies on how generic impacts
should be addressed. These more detailed issues are addressed in the
following Chapter of this Planning Policy Compliance Statement. .

3.2

The Development Plan

3.2.1

As set out above, paragraph 1.3 of the NPS provides that applications which
are the subject of a section 35 Planning Act 2008 direction (that they should
be treated as NSIPs) need to be considered in accordance with the policy
guidance in the NPS, although the relevant development plan is also likely to
be an important and relevant matter for the purposes of Section 104 of the
Planning Act 2008, especially in establishing the need for the development.

3.2.2

Similarly, paragraph 3.27 touches directly on this point:“Where tolls or road user charges are proposed as part of a highways
project that is the subject of a direction given under Section 35 of the
Planning Act 2008, the Government will expect the applicant to
demonstrate that the proposals are consistent with this NPS, the relevant
development plan and relevant statutory transport strategies and plans.”

3.2.3

As set out in Chapter 2, the relevant development plan documents in this
case directly and strongly support the Scheme. In particular:
 the Scheme is directly supported by name in the London Plan as part of
a strategy for additional road-based river crossings in East London;
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 the Scheme is directly supported and safeguarded in up to date
statutory development plans for each of the London Boroughs of
Greenwich, Tower Hamlets and Newham; and
 the Scheme is directly supported in supplementary planning documents
including, particularly, the Opportunity Area Planning Framework for the
Lower Lea Valley and the emerging planning frameworks for the City in
the East.
3.2.4

Not only do these documents identify and support the Scheme, they explain
their support (as set out in Part 2) by reference to the critical need to
increase capacity and to support growth and regeneration.

3.2.5

Paragraph 3.27 of the NPS also expects the applicant to demonstrate
consistency with relevant statutory transport strategies. In this case, the
relevant strategy is the Mayor of London’s Transport Strategy (the MTS) of
May 2010. Under the terms of the Greater London Acts of 1999 and 2007,
the Mayor has a statutory duty to produce the MTS. It is, therefore, the
statutory Transport Strategy for the purposes referred to in the NPS. TfL has
a duty under section 154(3) (c) to exercise its functions for the purposes of
facilitating the implementation of the MTS – hence the submission of this
application.

3.2.6

The MTS recognises the capacity and resilience challenges presented by
the lack of river crossings in East London (paragraph E15) and in Chapter
5.8 the Mayor sets out his support for additional road-based river crossings
as part of a package of transport measures in order to address the lack of
resilience and capacity in the limited existing crossings. In particular,
Proposal 39 sets out that the Mayor will take forward a package of river
crossings in East London, including a new fixed link at Silvertown to provide
congestion relief to the Blackwall Tunnel and provide local links for vehicular
traffic. The link is shown indicatively in Figure 44 of the MTS in the location
now proposed by the Scheme.

3.3

Options Assessment

3.3.1

Paragraph 4.27 of the NPS requires that all projects should be subject to an
options appraisal to consider viable modal alternatives and other options.
The NPS provides that where projects have been subject to full options
appraisal in achieving their status within road or rail investment strategies or
other appropriate policies or investment plans, option testing need not be
considered by the examining authority or the decision maker. The paragraph
recognises that proportionate consideration of alternatives will have been
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undertaken as part of the investment decision making process and it is not
necessary for the examining authority to reconsider this process, rather to be
satisfied that the assessment has been undertaken.
3.3.2

In considering linear infrastructure (such as the Scheme), the NPS
recognises that there are particular limitations on alternative locations. In
particular, linear infrastructure is required to connect to a wider network and
also to respond to specific needs to connect economic activity and
population consistently with the location of existing transport networks
(paragraphs 4.11-4.13). In this case, of course, there is a need to connect
with and relieve the A102 and a specific need to connect the population and
economic activity north and south of the river in the vicinities of Greenwich
and Silvertown, in accordance with development plan policies.

3.3.3

Chapter 3 of the Case for the Scheme (Document Reference 7.1) reviews at
some length the extensive consideration that has been given over a number
of years to the assessment of options in this case. Chapter 4 explains the
consideration given to alternatives for charging for the use of the existing
and proposed Tunnels and Chapter 5 charts the detailed development of the
Scheme through the iteration of design alternatives. It is apparent that the
appraisal of options has been comprehensively undertaken (and informed by
extensive public consultation). As a result, the Scheme is directly supported
in up to date strategic and local development plan policy, partly because the
need for the Scheme in the light of alternatives has been fully considered.
This background meets the requirements of the NPS.

3.4

Congestion

3.4.1

The NPS places particular weight on the need to address congestion on the
national networks. For example:
 The NPS reports that around 16% of all travel time in 2010 was spent
delayed in traffic (paragraph 2.3).
 Under the Department for Transport’s 2014 estimates, it is forecast that
a quarter of travel time will be spent delayed in traffic by 2014, with
direct costs to the economy rising to £9.8billion per annum by 2040
without any intervention (paragraph 2.18).
 The NPS identifies that traffic congestion constrains the economy and
impacts negatively on the quality of life by increasing costs to business,
damaging their competitiveness, and making it harder for them to
access export markets. Congestion also leads to a marked
deterioration in the experience of road users, particularly those with
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time-pressured journeys where congestion can cause frustration and
stress, as well as inconvenience, reducing the quality of life.
Congestion is identified as constraining job opportunities by making it
more difficult to access labour markets and causing more
environmental problems with more emissions per vehicle and greater
problems of blight and intrusion for people nearby (paragraph 2.16).
 The problems are identified to be especially significant in urban areas
(paragraph 2.19) and the NPS identifies in clear terms that “we need to
address current congestion pressures” (paragraph 3.14).
3.4.2

These statements of national policy are of particular relevance to the
Scheme. The extent of congestion caused by the lack of capacity at the
Blackwall Tunnel is documented elsewhere in the application documents
(see the Case for the Scheme (Document Reference 7.1) at Chapter 2 and
the Transport Assessment (Document Reference 6.5) at Chapters 3 and 4).
The Blackwall Tunnel is among the most congested major links on the TfL
Road Network, which forms the strategic road network in London, and is also
the busiest highway river crossing in London (Transport Assessment
(Document Reference 6.5) paragraph 4.2.1 and Figures 4-1 and 4-2). The
Blackwall Tunnel congestion causes extended peak hour travel with queues
building up daily from 5am in the morning, regularly stretching 3.2 km and
rapidly building to 4.6 km when incidents occur, reducing average journey
speeds to 6.4 kph and imposing delays of 20 minutes or more at peak
periods.

3.4.3

Figures 4-12 and 4-13 of the Transport Assessment (Document Reference
6.5) demonstrate that high levels of flow are maintained throughout the day
at the Blackwall Tunnel and that, at these levels, there is a persistent risk
throughout the day of congestion building. Against this background, it is
clear that the current severe problems will deteriorate further with forecast
growth. Notwithstanding enhancements to cross river rail, the Transport
Assessment (Document Reference 6.5) models the effect of the exceptional
levels of population and economic growth forecast in East London and,
particularly, for the 3 host boroughs, with the result that traffic demand at the
Blackwall Tunnel will increase significantly by 2021 and again beyond 2021
through to 2031. Paragraph 5.4.10 and 5.4.11 of the Transport Assessment
(Document Reference 6.5) identify that at 2021:
 in the northbound AM peak demand flow for the Blackwall Tunnel
relative to actual flows is forecast to rise from 112% to 120%; and
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 the comparable increase in demand for the south bound PM peak is for
an increase from 104% to 142%.
3.4.4

The consequences for further increases in congestion are obvious, together
with their knock on effects across the network and worsening journey
reliability. The need for traffic relief at the Blackwall crossing is compelling
and urgent.

3.4.5

It is difficult to imagine a link in the national network to which this policy of
the NPS could be more relevant, let alone a more relevant link on the
strategic road network for London. In the Secretary of State’s Direction of 26
June 2012, the capacity of the Scheme to address congestion in London
was given as one of the principal reasons why the project was considered
nationally important.

3.4.6

The effect of the Scheme on congestion is assessed in Chapter 7 of the
Transport Assessment (Document Reference 6.5) which confirms that the
effect of the new tunnel in combination with the user charges would be to
effectively eliminate the severe congestion which currently routinely affects
the approaches to the Blackwall Tunnel and which is forecast to worsen.
Quality of life would be enhanced as more people would be able to travel
when they want to and have increased journey time reliability. Congestion
and delay would be significantly reduced and journey speeds would be
increased (Transport Assessment (Document Reference 6.5) paragraph
7.3.17-29). Figures 7-21 to 7-23 identify the consequences for reduced
delay across the transport network. It is apparent that this benefit of the
Scheme directly accords with one of the principal themes of the NPS and
should be given very substantial weight.

3.5

Supporting Growth

3.5.1

The need to improve the national networks in order to support economic
growth is a theme which runs strongly through the NPS, as the following
brief references demonstrate:
 There is a need for development on the national networks to support
national and local economic growth and regeneration, particularly in the
most disadvantaged areas. Improved and new transport links can
facilitate economic growth by bringing businesses closer to their
workers, their markets and each other and this can help rebalance the
economy (paragraph 2.6).

Page 44 of 81

Silvertown Tunnel
Planning Policy Compliance Statement
Document Reference: 7.2

 In their current state, without development, the national networks will
act as a constraint to sustainable economic growth (paragraph 2.9).
 The strategic road network provides a vital role in people’s journeys
and drives prosperity by supporting new and existing development,
encouraging trade and attracting investment (paragraph 2.13).
3.5.2

The need to encourage and facilitate growth and, as a result to reduce
deprivation is particularly significant in East London. The relative deprivation
of residents in the area principally affected by the Scheme is set out in
Chapter 2 of the Distributional Impacts Appraisal (part of document
reference 7.8), whilst the Case for the Scheme (Document Reference 7.1)
records at paragraph 2.12.3 that the Borough’s in the east and south east
regions of London are expected to accommodate 37% of London’s
substantial forecast growth. The three host boroughs plus the London
Borough of Barking and Dagenham are forecast to accommodate 23% of
London’s population growth. It is important that this growth is facilitated and
equally vital that the already chronic congestion caused by the lack of
capacity of cross-river crossings is not compounded by the forecast growth
without the relief that would be provided by additional capacity and demand
management.

3.5.3

The Blackwall Tunnel is particularly important for commerce. It carries more
light goods vehicles (LGVs) than the Dartford Crossing. Goods Vehicles
(including both LGVs and HGVs) make up 25.4% of all trips in the AM peak
north bound at the base year 2012 and this is forecast to increase to almost
30% in 2031 (Transport Assessment (Document Reference 6.5) paragraph
5.4.4).

3.5.4

These matters and the consequences of the Scheme are considered in the
Regeneration and Development Impact Assessment submitted with the DCO
application (also part of document reference 7.8). The Assessment draws on
the results of the Silvertown Tunnel Business Survey, a survey of over 500
employers north and south of the river in East London undertaken over the
period 2013-2015. The survey provided strong evidence of the constraint
represented by the lack of adequate river crossings in East London,
including:
 nearly 60% of respondents reported that daily congestion at the
Blackwall Tunnel had a negative impact on their operations;
 businesses identified common problems including:
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o additional time and costs associated to plan deliveries to avoid
congestion;
o being late for meetings and appointments;
o limiting the number of customers that are prepared to use the
business;
o missing time critical deliveries; and
o staff regularly late for work.
 nearly a 5th of survey respondents said they would take on more staff
as a result of the Scheme; and
 4% of respondents thought that the Scheme, including the introduction
of user charges would have a negative effect on their business,
compared with 37% that said it would have a positive effect.
3.5.5

Again, this theme of the NPS is strongly reflected in and supported by the
Scheme.

3.6

Resilience and Connectivity

3.6.1

There can be few links in the national network with greater problems of
resilience than the Blackwall Tunnel. The incidences of failure are set out, for
instance, in Section 2.6 of the Case for the Scheme (Document Reference
7.1). In 2013 there was an average of 6 incidents per day. For just over half
of all incidents, the nature of the problem means that TfL had to close the
Tunnel in order to resolve it. Even a brief closure causes significant knock on
delay because of the extreme volume of demand. A longer delay has knock
on consequences across much of East London’s road network (Case for the
Scheme (Document Reference 7.1) Chapter 2.7). By any measure, the
current situation is entirely unsatisfactory.

3.6.2

Again, these are important considerations in terms of the objectives of the
NPS. Paragraph 2.2 explains the “critical need” to provide “safe, expeditious
and resilient networks”.

3.7

Road User Charging/Tolling

3.7.1

The NPS sets out its policies for road user charging/tolling at paragraphs
3.23 – 3.27, whilst the Government’s policy is not to introduce national road
pricing to manage demand, the NPS does consider tolling as a means of
funding new road capacity on the strategic road network (paragraph 3.24).
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3.7.2

Whilst the introduction of tolls in this case has been controversial with some
through the consultation process, the NPS is clear:“River and estuarial crossings will normally be funded by tolls or road user
charges”.

3.7.3

Similarly, Proposal 130 of the Mayor’s Transport Strategy makes clear that
the Mayor will consider the use of road user charges to manage demand
and, in particular in the context of new transport infrastructure improvements
such as river crossings.

3.7.4

User charges are proposed for the Scheme to regulate its use and to ensure
that the Scheme objectives are achieved and maintained and also to assist
with its funding. This aligns with paragraph 3.25 of the NPS, which provides
that river crossings will normally be funded by tolls or user charges.
Paragraphs 3.26 and 3.27 of the NPS recognise the relevance of highway
authorities (such as TfL) and local policy (such as the MTS) in relation to
decisions on the use of user charges.

3.8

Public Transport (as an alternative)

3.8.1

National policies strongly encourage sustainable transport modes, but the
NPS recognises:“It is not realistic for public transport, walking or cycling to represent a
viable alternative to the private car for all journeys” (paragraph 2.21).

3.8.2

Whilst the NPS notes that this is particularly the case with multi-leg journeys
or journeys in rural areas, it recognises that the nature of some journeys on
the strategic road network means that there will be less scope for the use of
alternative transport modes. This approach is directly consistent with the
observations of local policy set out in the MTS (paragraph 394) and in the
London Plan (paragraph 6.41), which provides:“There will, however, continue to be a need for some journeys to be
undertaken by vehicle, in particular commercial traffic, the movement of
goods and the provision of services to support a growing economy in East
London.”

3.8.3

It is because of the specific nature of these journeys by road, therefore, that
the London Plan supports the provision of the Silvertown Tunnel. Evidence
in other application documents confirm the appropriateness of recognising
that a purely public transport based strategy will not be able to resolve all
transport issues, including:
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 as set out above, Goods Vehicles account for 25% of all traffic through
the Blackwall Tunnel;
 85% of all freight in London is carried by road (Case for the Scheme
(Document Reference 7.1) paragraph 2.2.15);
 in the past 20 years East London has seen sustained investment in
public transport and capacity. Seven new rail crossings of the Thames
in East London have been implemented in that period, with a further
major service coming in the form of Crossrail. Notwithstanding this
massive increase in capacity, however, the vehicular use of the
Blackwall Tunnel has not reduced (Outline Business Case (Document
Reference 7.8.1) paragraphs 2.3.23 – 26). Detailed information on the
increase in public transport capacity and the persistent high level of
demand for the Blackwall Tunnel crossing is set out in the Transport
Assessment (Document Reference 6.5) at Figure 3-4 and Figure 4-14;
 TfL has tested the consequence of strategies which do not include the
Scheme but which otherwise promote “public transport max”, i.e. a
scenario in which public transport initiatives are assumed to be
maximised. The results are set out in Chapter 3 of the Case for the
Scheme (Document Reference 7.1). That text explains that TfL
undertook a “Public Transport Max” assessment to model the effects of
investing in an extensive package of cross-river public transport
improvements, rather than providing the Silvertown Tunnel.
 The extent of assumed public transport improvements included a DLR
extension from Canning Town to Falconwood, an Overground
extension from Barking to Barking Riverside and Abbey Wood, a
Greenwich waterfront transit scheme, as well as several other rail –
based extensions and enhancements. The scale of assumed
investment in the modelled scenario significantly exceeded the cost of
the Scheme. The model output, however, demonstrated no significant
impact on traffic flows at the Blackwall Tunnel – the northbound AM
peak was estimated to see only a very small reduction in delay, while
other periods saw no material improvement.
 TfL also undertook a similar assessment with the inclusion of a user
charge at the Blackwall Tunnel alongside the public transport package.
Modelling of this case indicated a likelihood of more substantial
improvements in conditions, but not significantly more than simply
applying a user charge at the Blackwall Tunnel.
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 Additionally, TfL’s assessment is that without the provision of additional
connectivity in the form of a new crossing close to the Blackwall
Tunnel, the resilience of the road network would not be meaningfully
improved.
3.8.4

It is apparent, therefore, that there is an inherent and unarguable need for
additional road crossing capacity in this part of London. Given the scarcity of
crossings and the extreme persistent demand witnessed at the Blackwall
Tunnel despite major public transport improvements, the case for an
additional road crossing at Silvertown is fully established.

3.8.5

Rather than regarding this as an alternative to a public transport strategy,
however, it is apparent from the investment which has been made in public
transport networks in east London and, particularly, in public transport
crossings of the Thames, that the Scheme, which addresses the needs of
road transport, forms part of a comprehensive and integrated approach to
transport planning, directly consistent with the NPS.

3.9

Public Transport (Effects)

3.9.1

The NPS, together with national planning policy generally, regional policy
and local policy strongly supports the development of sustainable modes.
The Scheme is directly consistent with this strong policy theme, particularly
when regard is had to the following:
 Remarkably, there is only one bus service that crosses the river in East
London (which compares with 47 cross-river bus services in West
London) (Outline Business Case Document Reference 7.8 Paragraph
2.8.2).
 Physical restrictions of the existing Blackwall Tunnel northbound bore
prevent access for double deck buses (and other vehicles over 4m in
height) and the one existing cross river service in East London (the
108) experiences delays which are 25% longer than the excess waiting
time for other high frequency bus routes in the Boroughs of Greenwich
and Newham (Outline Business Case (Document Reference 7.8)
paragraph 2.8.3 and Transport Assessment (Document Reference 6.5)
Figure 4-38).
 The Transport Assessment (Document Reference 6.5) confirms that
the effect of the scheme would be to unlock the potential for a
significant new bus network in east London (Figure 7-47) and that the
Silvertown and Blackwall Tunnels together would be capable of
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supporting a very substantial increase in bus travel (the package tested
results in an indicative 19,000 cross-river bus passenger trips in 2021,
compared with only 3,000 in the base year, through the Blackwall
Tunnel (paragraph 7.9.17).
 From just under 10% in the base year, bus and coach passenger trips
are forecast to approach 30% of all person trips through the tunnels
with the Scheme and indicative bus package in place (paragraph
7.9.18).
 With a dedicated public transport and freight lane, together with
reduced congestion, enhanced speeds and increased reliability, the
Scheme would transform the potential for cross-river public transport in
this part of London.
3.9.2

In the context of the policies of the NPS, therefore, the Scheme performs
extremely strongly in addressing and meeting policy objectives. There is no
policy presumption against additional road links where public transport would
not provide an alternative. At the same time, the provision of the link would
very substantially increase the opportunity for cross river bus movements,
with substantial benefits in terms of connectivity and access to jobs
(reference to the Distributional Impact Appraisal chapter 9 (Document
Reference 7.8)).

3.10

Conclusions

3.10.1 The Scheme performs strongly against the principal themes and objectives
of the NPS. The need for the Scheme can be treated as having been
established on all the evidence and the Scheme is strongly supported in both
national and local planning policy. The Scheme would directly address clear
objectives of the NPS to reduce congestion, reduce network unreliability,
support economic growth, enhance public transport and enhance
connectivity.
3.10.2 The strength of this policy support and the nature of these important Scheme
benefits should weigh heavily in favour of the DCO being made.
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4.

NPS ASSESSMENT CRITERIA

4.1

General Principles of Assessment

4.1.1

Paragraph 4.1 of the NPS confirms that it is this part of the NPS which sets
out general policies against which applications for national networks
infrastructure are to be tested, together with an assessment against the
Generic Impact headings in Section 5 of the NPS. Those policies, therefore,
form the agenda for the next part of this Statement.

4.1.2

In this context, the NPS guidance concerning the appropriate approach and,
in particular:
i.
There is a presumption in favour of granting development
consent for national networks NSIPs that fall within the need for
infrastructure established in this NPS (paragraph 4.2). This issue is
directly addressed in this Statement in Chapter 3, which identifies that the
need for the Scheme has been established in the statutory development
plan, consistently with the requirements of the NPS.
ii.
It is necessary for the decision maker to take into account both
the potential benefits of a proposed development and its potential adverse
effects (paragraph 4.3). However, paragraph 3.4 of the NPS confirms that
the Appraisal of Sustainability accompanying the NPS recognises that
some developments will have some adverse local impacts on noise,
emissions, landscape/visual amenity, biodiversity, cultural heritage and
water resources. Whilst applicants are expected to avoid and mitigate
environmental and social impacts in accordance with general planning
policy (paragraph 3.3), the NPS makes clear:“…whilst applicants should deliver developments in accordance
with Government policy and in an environmentally sensitive way, including
considering opportunities to deliver environmental benefits, some adverse
local effects of development may remain.” (paragraph 3.4).

4.1.3

These general principles provide an environmental and social impacts policy
context against which to apply the more detailed criteria of the NPS.

4.1.4

The general principles also identify the requirement for applications normally
to be supported by a business case prepared in accordance with Treasury
Green Book principles and normally based on the Department for
Transport’s WebTAG guidance (paragraph 4.5). This expectation is satisfied
by the Outline Business Case (Document Reference 7.8) submitted with the
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application. Similarly, the NPS expects applications usually to be supported
by a local transport model and this requirement is fulfilled by the detailed
modelling assessment which has been undertaken and is outlined in section
1.5 of the Transport Assessment (Document Reference 6.5).
4.1.5

The remainder of this Chapter reviews the assessed effects of the Scheme
against the specific headings for assessment set out in the NPS.

4.2

Environmental Impact Assessment

4.2.1

The NPS expects applications to be accompanied by an Environmental
Statement (Document Reference 6.1) which will consider the likely
significant effects of the proposed development, together with cumulative
effects. This requirement is met by the Environmental Statement (Document
Reference 6.1).

4.2.2

The NPS recognises that some DCO applications may not settle all aspects
of the proposal in precise detail (paragraph 4.18). Where this is the case,
the applicant should explain which elements of the proposal have yet to be
finalised and the reasons why. The NPS requires the Environmental
Statement (Document Reference 6.1) to assess the likely significant effects
of the flexibility sought (paragraph 4.1.5).

4.2.3

This requirement is met in Chapter 4 of the Environmental Statement
(Document Reference 6.1), which explains the flexibility sought and the
reasons for that flexibility, whilst the individual chapters of the Environmental
Statement (Document Reference 6.1) take account of the parameters set for
the Scheme in the assessment of effects.

4.3

Habitats Regulations Assessment

4.3.1

Paragraphs 4.22 to 4.25 explain the requirement under the Habitats
Regulations on the Secretary of State to consider whether a project could
have a significant effect on the objectives of a European site or any site to
which the same protection is applied.

4.3.2

A Stage 1 Habitat Regulation Assessment (HRA) report has been
undertaken and agreed with Natural England.

4.3.3

The Assessment considered the potential effects of the Scheme in terms of:
 air quality;
 indirect degradation of water regimes; and
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 functional habitat loss or degradation.
4.3.4

Seven Natura 2000 sites were identified within 30km of the Scheme, 4 of
these were scoped out of further assessment but potential effects were
considered in relation to:
 Epping Forest Special Area of Conservation (SAC);
 Lee Valley Special Protection Area (SPA; and RAMSAR; and
 Thames Estuary and Marshes SPA and RAMSAR

4.3.5

The outcome of the assessment is that the scheme is not likely to result in
significant effects on the integrity of any Natura 2000 site, nor any of its
qualifying features and that no further assessment is required.

4.4

Alternatives

4.4.1

The specific requirements of the NPS in relation to alternatives are set out
and addressed at paragraph 3.3 of this Statement. Chapter 3 of the Case for
the Scheme (Document Reference 7.1) reviews the background to this
issue, whilst Chapter 3 of the Environmental Statement (Document
Reference 6.1) also reviews the main alternatives that have been considered
by TfL in developing the Scheme. The requirements of the NPS, therefore,
are satisfied and there is no need to consider further the question of
alternatives to the application proposals.

4.5

Criteria for Good Design

4.5.1

The Design and Access Statement (DAS) (Document Reference 7.3)
addresses this requirement of the NPS directly.

4.5.2

The NPS advises (paragraph 4.32) that the Secretary of State needs to be
satisfied that National Networks Infrastructure Projects are sustainable and
as aesthetically sensitive, durable, adaptable and resilient as they can be.
The DAS (Document Reference 7.3) comprehensively addresses these
issues, whilst also addressing the other requirements of the NPS including:
 that applicants should be able to demonstrate how the design process
was conducted and how the proposed design has evolved (paragraph
4.35); and
 visual appearance, functionality, fitness for purpose, sustainability and
cost are all key factors to address (paragraph 4.29).
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4.5.3

The NPS recognises (paragraph 4.30) that there may be a limit on the extent
to which national networks infrastructure can contribute to the enhancement
of the quality of the area. However, as the DAS (Document Reference 7.3)
explains the Scheme has evolved in an exemplary way and will generate
high quantity outcomes. In particular, scheme development has been
informed by the following:


a careful and informed approach to scheme selection;



extensive public consultation;



close engagement with the planning authorities and other statutory
stakeholders;



independent Design Review; and



a close analysis of the existing and potential future urban context.

4.5.4

The DAS (Document Reference 7.3) sets out a clear Vision for the Scheme,
supported by a series of core design principles. The design of the Scheme
is presented in a series of General Arrangement Plans (Document
Reference 2.2), and illustrative drawings which set benchmarks for the
achievement of the core design principles.

4.5.5

This approach is reinforced by a commitment to a set of detailed Design
Principles (Document Reference 7.4), which are secured by a requirement in
the DCO. Principles are set both for the scheme generically and for
individual components of the scheme, with final detailed approval to be given
by the respective local planning authorities. The design development to date
has been informed by reviews undertaken by an independent Design Panel,
who are proposed to have a continuing role.

4.5.6

This matrix of control guarantees a high quality outcome in which the
scheme would not only meet its important functional requirements in a safe
and sustainable way but also contribute significantly to the quality of the
public realm as well as enhancing strategic and local connectivity.

4.5.7

The scheme has been designed within a rapidly evolving urban context both
north and south of the river. Both portals lie in the vicinity of significant
regeneration areas where substantial change is planned. The design of the
scheme has been careful to optimise the potential for regeneration (for
instance by ensuring the creation of large developable plots at Silvertown),
whilst setting a bench mark for the quality of urban design which should be
expected.
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4.5.8

In all of these respects, the Scheme clearly meets the requirements of the
NPS.

4.6

Climate Change Adaptation

4.6.1

The NPS requirements in relation to the assessment of climate change
adaptation are addressed by the Scheme in two principal ways.

4.6.2

First, the Energy and Carbon Statement (Document Reference 6.7) sets out
TfL’s commitment to minimise CO2 emissions during the construction,
demolition and excavation activities of the Scheme (see Chapters 5, 6 and
7). This is to be achieved through a variety of measures including materials
selection and the commitments to the use of the river for the transport of
specified materials, as well as the approach to waste management, all of
which are reported in more detail under separate headings. The Energy and
Carbon Statement (Document Reference 6.7) explains the consistency of
this approach with the Government’s goal of reducing greenhouse gas
emissions under the Climate Change Act 2008 – the benchmark set out in
the NPS.

4.6.3

Secondly, the design of the Scheme makes full allowance for the effect of
climate change projections. This is explained at paragraph 4.17 below in
relation to Coastal Change and Flood Risk.

4.7

Pollution Control and other Environmental Protection Regimes

4.7.1

The NPS is clear that the decision maker should work on the assumption
that controls under other legislation will be properly applied and enforced, so
that a DCO application should focus on whether the development itself is an
acceptable use of the land, and on the impacts of that use, rather than the
control of processes, discharges etc. (paragraph 4.50).

4.7.2

The Code of Construction Practice (CoCP) (Document Reference 6.10)
commits the contractor to a series of measures which would regulate the
impact of the development during construction. In particular, TfL will require
the contractor to have an Environmental Management System in place in
accordance with the relevant British Standard and the contractor will be
obliged to produce and maintain a Construction Environmental Management
Plan together with a series of detailed Environmental Management Plans.
Those plans are required to be the subject of on-going review and/or
approval, as detailed in the Code of Construction Practice (Document
Reference 6.10), with the relevant local and other statutory agencies.
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4.8

Common Law Nuisance and Statutory Nuisance

4.8.1

The measures described above will limit the potential for nuisance. In
addition, however, a Statement in Respect of Statutory Nuisance (Document
Reference 6.6) is submitted as part of the application documentation. That
document sets out where a statutory nuisance under the Environmental
Protection Act 1990 could be engaged by the Scheme but that, with the
proposed Scheme mitigation in place, it is not expected that there would be
a breach of the Act during construction or operational activities.

4.9

Safety

4.9.1

Chapter 3 of the Environmental Statement (Document Reference 6.1)
explains the evolution of the Scheme design by reference to up to date
safety and other standards. In addition, the DAS (Document Reference 7.3)
makes safety one of its core principles. The Scheme has been designed to
the latest safety standards and a road safety audit for the Reference Design
has been carried out to ensure that the Scheme complies with relevant
standards.

4.9.2

Both the DAS (Document Reference 7.3) and the Transport Assessment
(Document Reference 6.5) demonstrate the care that has been taken in the
design of pedestrian and cycle networks, not only to ensure high quality
connectivity but also to ensure safety.

4.9.3

Safety is an integral component of the CoCP (Document Reference 6.10)
which sets out at section 2.6 a series of relevant requirements including
requirements for the contractor to have in place:
 an Emergency Plan;
 Site Fire Plans; and
 a Flood Warning and Evacuation Plan.

4.9.4

In all of these respects, the Scheme application demonstrates full
compliance with the requirements of the NPS.

4.10

Security Considerations

4.10.1 The scheme is not considered to be “critical infrastructure” for the purposes
of national security. Consequently, the specific provisions of the NPS at
paragraphs 4.74 – 4.78 do not apply. Nevertheless, the Scheme design has
evolved by embedding best practice ‘secured by design’ principles to design
out crime.
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4.11

Health

4.11.1 The NPS is clear that national network proposals can have direct impacts on
health because of traffic, noise, vibration, air quality etc., as well as indirect
impacts on health so that any Environmental Statement (Document
Reference 6.1) should identify and set out the assessment of any likely
significant adverse health impacts (paragraphs 4.79-4.81).
4.11.2 This requirement is fulfilled by the Health and Equalities Impact Assessment
(the HEqIA) (Document Reference 6.8), which contains a comprehensive
assessment of the health and equalities effects of the Scheme during
construction and operation. A full summary of the assessed effects is set out
in Tables 15-1 to 15-4 of the HEqIA. During construction, no significant
adverse effects are identified, whilst access to construction jobs is assessed
to have potential significant benefits. Similarly, during operation, significant
benefits in terms of access to jobs and services, and reduced driver stress
are identified. Some impacts on personal affordability as a result of user
charging are identified for low income groups but the HEqIA identifies that
the provision of improved public transport would be of particular benefit to
those income groups and would serve to offset this impact through the
provision of new and extended public transport routes.
4.12

Air Quality

4.12.1 The NPS (paragraphs 5.6-5.9) sets clear guidance for the air quality
assessments to be undertaken by the applicant, and this guidance has been
taken into account and applied in Chapter 6 of the Environmental Statement
(Document Reference 6.1). Detailed baseline and operational assessments
have been undertaken over a study area which includes 35km of the road
network. Receptors (residential properties and ecologically designated sites)
were identified within 200m of affected roads.
4.12.2 The NPS states (para 5.12) that, where a project would lead to a significant
air quality impact in relation to EIA and/or where it would lead to a
deterioration in air quality in a zone/agglomeration, the Secretary of State
must give significant weight to air quality considerations. Further, paragraph
5.13 provides that the Secretary of State should refuse consent where the air
quality impacts of the scheme will:
 result in a zone/agglomeration which is currently reported as being
compliant with the Air Quality Directive, becoming non-compliant; or
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 affect the ability of a non-compliant area to achieve compliance within
the most recent timescales reported to the EC at the time of the
decision.
4.12.3 Paragraph 5.14 provides that the effect of a scheme should not be to delay
the point at which a zone meets compliance with the Air Quality Directive.
4.12.4 The principal effects of the scheme are to reduce congestion and to achieve
a re-distribution of traffic on the road network. The proposed user charges
act to mitigate any more significant effects. As a result, the Environmental
Statement (Document Reference 6.1) identifies at table 6-21 that in the
opening year (2021) of the sensitive receptors which are predicted to be
above the AQS objective annual mean of 40µg/m3 for NO2 in either the
Reference Case or the Assessed Case, four sensitive receptors (residential
properties) are predicted to experience at least a small increase, only one
receptor is predicted to experience a large increase.
4.12.5 Of the sensitive receptors which are predicted to be above the AQS
objective annual mean of 40µg/m3 for NO2 in either the reference case or the
assessed case, there are a total of 220 sensitive receptors predicted to
experience an improvement in air quality. 46 of these 220 receptors are
predicted to experience a medium improvement and three of these receptors
a large improvement.
4.12.6 The Environmental Statement (Document Reference 6.1) concludes at 6.9.3
- 6.9.8 that there are more receptors where concentrations of NO2, PM10 and
PM2.5 are predicted to perceptibly decrease (change by more than 0.4 µg/m 3)
than the number of receptors where concentrations are predicted to
perceptibly increase.
4.12.7 The evaluation of the operational significance of effects for air quality
(following guidance in Highways England IAN 174/13) is that the Scheme
does not have a significant impact on local air quality.
4.12.8 The assessment demonstrates that in terms of impact on Compliance with
the EU Directive (following guidance in Highways England IAN 175/13), the
Scheme does not delay the Greater London Urban Agglomeration from
achieving compliance within the most recent timescales reported to the
European Commission by Defra.
4.12.9 There are no significant operational or construction phase impacts on
ecologically designated sites.
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4.12.10 Consequently, the assessment is able to conclude:
 the Scheme does not have a significant impact on air quality;
 the impacts of the Scheme are not likely to lead to a need to amend or
require the designation of an Air Quality Management Area;
 the Scheme would not lead to a deterioration in air quality in the
Greater London Urban Area and would not change the date when that
zone would be compliant with the Air Quality Directive; and
 there are no significant effects on ecologically designated sites.
Accordingly, the Scheme complies with the requirements of the NPS.
4.13

Carbon Emissions

4.13.1 Paragraph 5.17 of the NPS recognises that road projects are unlikely, in
isolation, to affect the ability of Government to meet its carbon reduction plan
targets. However, the NPS requires applicants to provide evidence of the
carbon impact of the project within the context of the Government’s overall
carbon reduction strategy.
4.13.2 These requirements are fulfilled in the Air Quality chapter of the
Environmental Statement (Document Reference 6.1), and further detail is
provided in the Energy and Carbon Statement (Document Reference 6.7).
The latter document reports (paragraph S.1.4) that a number of carbon
saving measures are incorporated into the construction phase of the project
and, similarly, that key energy saving measures are also proposed for the
operation of the built development (paragraph S.1.7).
4.13.3 The proposed user charges have the effect of significantly reducing
congestion, improving journey times and efficiency but without increasing
overall vehicular trips. These measures are directly consistent with the
policy objectives set out in the NPS.

4.14

Biodiversity and ecological conservation

4.14.1 The NPS confirms the Government strategy to halt overall biodiversity loss
and paragraph 5.25 explains that development should avoid significant harm
to biodiversity including through mitigation and consideration of reasonable
alternatives. This paragraph also states that an applicant may also wish to
make use of biodiversity offsetting in devising compensation proposals to
counteract any residual impacts. In this context, the NPS places particular
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importance on the biodiversity of internationally and nationally designated
sites. Regionally and locally designated sites are important, although the
NPS provides that these designations should not be used in themselves to
refuse development consent (paragraph 5.31). Specific guidance in relation
to mitigation is given in paragraph 5.36.
4.14.2 The applicant’s terrestrial ecology assessment is set out in Chapter 9 of the
Environmental Statement (Document Reference 6.1), informed by detailed
baseline surveys. The areas within the Order Limits were found to be
industrial in nature and predominantly comprised hardstanding and
buildings, with scattered semi-natural habitats that form an Open Mosaic on
Previously Developed Land. Whilst most of the habitats would have little
ecological value in greenfield environments, the assessment recognises their
value in a highly urbanised environment where opportunities for biodiversity
are relatively scarce. Other important features include commuting and
foraging bats, breeding birds and black redstart. Most of the ecological
features are evaluated as being of site – level importance or local
importance, whilst the potential for black redstart was assigned as being of
county level importance.
4.14.3 To mitigate the potential effects on these features, a series of measures are
proposed which can be summarised as:
 mitigation through construction practices;
 replacement and enhanced habitat; and
 biodiversity offsetting.
4.14.4 The CoCP (Document Reference 6.10) contains a series of measures to
protect biodiversity during the construction phase, the details of which are to
be developed through an Ecological Management Plan. The principal
necessary requirements of this plan are set out in the Environmental
Statement (Document Reference 6.1) and they include, for instance, detailed
measures to limit the impact on breeding birds and black redstart, to protect
retained features and to adopt lighting practices designed to minimise
adverse effects, for instance, on bats.
4.14.5 For the operational phase, a commitment is proposed to a scheme – specific
Biodiversity Action Plan (BAP) and Mitigation Strategy (Document Reference
6.3.9.8) which contains a series of measures including Ecological Design
Principles, which are in turn secured by the Scheme Design Principles
referred to above. The Scheme proposals include a commitment to 18,958
sqm of permanent habitat creation. There will be a net permanent gain of
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1,275 sqm in the northern site and a net permanent deficit of 6,345 sqm in
the southern site. In this respect, the BAP commits to offsetting through the
creation of habitat outside the Order Limits, with the scale of off-setting to be
calculated using Natural Capital Valuation methods. With these measures in
place, the Environmental Statement (Document Reference 6.1) concludes
that there will be no permanent significant adverse residual effects from the
Scheme and that there are likely to be some beneficial effects based on the
quality of the replacement habitat and the proposed offsetting.
4.14.6 Chapter 10 of the Environmental Statement (Document Reference 6.1)
comprises an assessment of potential effects on marine ecology. The
assessment takes account of the requirements of the NPS as well as the
objectives of the UK Marine Policy Statement.
4.14.7 Potential impacts on marine ecology could arise from the recommissioning of
the existing berth facility at Thames Wharf or the construction, operation and
decommissioning of the new jetty, along with associated dredging and the
disposal of dredge arisings.
4.14.8 A series of operating practices designed to limit impacts are to be included in
the Construction Environment Management Plan including the use of soft
start procedures during piling and a restriction on piling between March and
October to avoid fish migration periods. Controls are also proposed over
jetty lighting. The consequence of these measures is that the Environmental
Statement (Document Reference 6.1) reports that there is not likely to be
any significant adverse impact on the marine ecology.
4.14.9 The assessments meet the requirements of the NPS and the mitigation
strategies proposed ensure that the objectives of the NPS would be
satisfied.
4.15

Waste Management

4.15.1 The NPS expects waste arising to be managed in accordance with the
Waste Hierarchy. Applicants are required to set out arrangements for waste
recovery and disposal, to minimise the amount of waste produced and to
minimise the volume sent for disposal. The potential presence of hazardous
waste will require particular attention, although applicants should be guided
and regulated by the permitting requirements of the Environment Agency
(NPS paragraphs 5.40-5.43).
4.15.2 The applicant’s assessment is set out in Chapter 13 of the Environmental
Statement (Document Reference 6.1). That assessment includes a review
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from paragraph 13.9 of compliance with the NPS. The assessment identifies
how waste management will be regulated by the Code of Construction
Practice, a Site Waste Management Plan and a construction Traffic
Management Plan. In addition, specific measures are proposed to identify
and separate hazardous waste, which would be managed and transported in
accordance with the Hazardous Waste (England and Wales) Regulations
2005 and the relevant Permitting Regulations.
4.15.3 Where practical excavated material will be targeted for fill and landscaping,
with arrangements proposed for the careful segregation and storage of soils
for re-use. The Construction, Demolition and Excavated Materials
Commitments document sets out in Chapter 4 a series of specific Scheme
commitments, including that 80% of CD&E materials are to be re-used on
site or removed from site for beneficial use and commitments are made to a
river transport in the CoCP (Document Reference 6.10) to minimise the
amount of waste that would need to be transported from the site by road. In
all these respects, the proposals comply directly with the requirements of the
NPS.
4.16

Aviation and Defence

4.16.1 The NPS is concerned to ensure the safety of civil and military airfields (see,
for instance, NPS paragraph 5.47). Paragraph 5.55 requires an assessment
of potential effects on civil or military aviation or other defence assets, where
the proposed development may have such effects.
4.16.2 No such effects are expected to arise in this case. The applicant has been
in direct contact with London City Airport, whose response to consultation
raises no objections in relation to aerodrome safeguarding. The airport
supports the principle of a Silvertown Tunnel in the interests of improving
accessibility and cross-river transport capacity.
4.17

Coastal Change and Flood Risk

4.17.1 The Scheme is not located on the coast, so that the NPS policies relating to
coastal change do not directly apply.
4.17.2 The NPS contains detailed policies relating to flood risk, consistently with
those set out in the NPPF. As the Scheme is located in Flood Zone 3
(together with the majority of Central and a large part of East London) the
applicant has provided a Flood Risk Assessment (FRA) at Appendix 16A of
the Environmental Statement (Document Reference 6.1). Chapter 16 of the
Environmental Statement considers all issues relating to surface water and
flood risk.
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4.17.3 The NPS draws attention to the need for any FRA to take particular account
of the projected effect of climate change and for any drainage schemes to
observe the principles of sustainable drainage (SuDS) (paragraphs 5.94 .100).
4.17.4 The FRA draws attention to existing flood defences and existing
arrangements for flood warning and evacuation, the consequence of which is
that the Scheme will remain safe in times of flood and will cause no increase
in flood risk to third parties. The Scheme is also flood resilient, with current
flood defences sufficient to prevent overtopping to the year 2065 and the
drainage design for the Scheme incorporates a 30% allowance for the
predicted effects of climate change (Document Reference 6.1).
4.17.5 The current flood defences are lower than the future 2100 predicted water
levels, so that it may be necessary for the defences to be raised in due
course. The Scheme will not prohibit the raising of the defences in the area
around the Scheme. It will be designed and constructed to ensure that the
structural integrity of existing flood defences is not adversely affected, and
an intrusive survey will be undertaken to inform this.
4.17.6 Accordingly, the proposals accord with the policies of the NPS.
4.18

Dust, Odour, artificial light, smoke, steam

4.18.1 Measures to eliminate or limit the potential impacts of the construction are
principally set out within the CoCP (Document Reference 6.10).
Assessments in the light of the proposed construction methodology are set
out in Chapters 6 (Air Quality) and 15 (Landscape).
4.18.2 With the measures proposed in the CoCP (Document Reference 6.10), no
significant adverse effects are predicted. No adverse effects are anticipated
during operation of the Scheme.
4.19

Stability

4.19.1 The principal concerns of the NPS under this heading relate to the potential
effects of land instability. In relation to the Scheme, the most relevant
consideration relates to the potential for settlement. These issues have
been addressed in detail by the applicant, with the potential for
environmental consequences assessed in Chapters 7, 8 and 12 of the
Environmental Statement (Document Reference 6.1). With the proposed
mitigation measures in place, no significant adverse impacts are predicted.
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4.19.2 This conclusion arises principally from the work undertaken in the Silvertown
Tunnel Reference Design Settlement Assessment Report which is explained
in Chapter 12 of the Environmental Statement (Document Reference 6.1),
which considers the potential for settlement issues to arise from the
construction of the tunnel. A series of measures are set out in the CoCP
(Document Reference 6.10).
4.19.3 The requirements of the NPS, therefore, are met.
4.20

The Historic Environment

4.20.1 Specific guidance is set out at paragraphs 5.126-127 for the applicant to
describe the significance of any heritage assets affected and an assessment
of any likely significant heritage impacts of the proposed project.
4.20.2 These matters are addressed in Chapter 8 (Cultural Heritage) of the
Environmental Statement (Document Reference 6.1). The ES establishes 2
study areas – the first extends 500m from the order limits and incorporates
both designated and non-designated heritage assets. The second study
area extends 1000m from the order limits and considers designated heritage
assets. No World Heritage Sites or scheduled monuments have been
identified within either study area. One listed building lies within the Order
Limits: the Grade II listed Blackwall Tunnel entrance building, whilst a further
22 Grade II listed buildings lie within the 1000m study area. Archaeological
priority areas are identified on both the north and south side of the river
Thames. The ES chapter concludes:
 It is not considered that there will be any foreseeable direct impacts to
the settings of heritage assets during the construction and operational
phases of the scheme (paragraph 8.5.1).
 Moderate adverse effects are identified on the sub-surface
archaeological remains from the tunnelling activity but the ES
concludes that these would be reduced to neutral effects following
appropriate mitigation – in this case a process of excavating and
recording archaeological remains prior to construction (ES paragraph
8.6.5).
 There is a potential settlement risk to the Grade II listed Blackwall
Tunnel entrance building. However, requirements are proposed to
ensure the mitigation of that risk throughout the tunnelling and
construction activity so that no significant adverse impact is anticipated.
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 Dredging and scour to the river bed caused by the construction and
operation of the proposed jetty are assessed to have a slight to
moderate adverse effect on potential sub-surface archaeological
remains, which would be reduced to neutral effects following
appropriate mitigation.
4.20.3 Accordingly, the proposals meet the relevant policy requirements.
4.21

Landscape and Visual Impacts

4.21.1 In relation to landscape and townscape impacts, the NPS pays particular
attention to infrastructure in nationally designated areas. In other areas it
provides (paragraph 5.156) that local landscape designation should not be
used in themselves as reasons to refuse consent as this may unduly restrict
acceptable development. Visual impacts on sensitive receptors such as local
residents and visitors to the local area will need to be weighed against the
benefits of the development (paragraph 5.158). The NPS warns against
reducing the scale or otherwise amending the design or operation of a
proposed development in response to visual and landscape effects,
however, as this may result in significant operational constraints and
reductions in function. Instead, the NPS seeks the minimisation of adverse
landscape and visual effects through careful design (paragraph 5.149) and
the provision of reasonable mitigation “where possible and appropriate”
(paragraph 5.149).
4.21.2 The Scheme’s approach to good design is explained at paragraph 4.5
above. The assessment of landscape, townscape and visual impacts is set
out in Chapter 15 of the Environmental Statement (Document Reference
6.1). That assessment first considers the sensitivity of the local area and
identifies the importance which local policy attaches to the following:
 the Blue Ribbon Network and the Thames Policy Areas north and south
of the river;
 strategic views identified in the London View Management Framework
(LVMF), of which one view – the view from the General Wolfe statue at
Greenwich Park is relevant; and
 local views identified in local policy – of which the view along
Greenwich Peninsular from the Pilot Public House is relevant.
4.21.3 The assessment defined a Study Area of 500 metres from the Order Limits,
which is extended to take account of the view from Greenwich Park. A Zone
of Visual Influence (ZVI) is identified on Drawing 15.1 appended to the
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assessment, although the text notes that the extent of the ZVI will reduce
significantly as a result of consented and anticipated development in the
vicinity both north and south of the river. The assessment notes (paragraph
15.4.4) that the local landscapes in the immediate vicinity of the proposed
Tunnel portals are largely defined by highway corridors, industrial and
commercial areas and derelict land. The landscapes include a number of
features that are discordant, with few features of value such that the local
townscapes are of low sensitivity and would be able to accommodate
significant change without undue townscape effects, whilst there is
considerable scope for townscape enhancement.
4.21.4 In total, impacts are assessed for 36 identified receptors during both the
construction and operational phases of the Scheme. The assessment
conclusions include:“15.6.3… the proposed built form will not be out of character with that
already within the surrounding urban environment and will include
elements, such as new buildings and landscape proposals, that will
contribute positively to the regeneration of the area… the Scheme
includes landscape proposals… which will enhance the local public realm
and incorporate new pedestrian and cycle links. As a result, the
magnitude of townscape impact is considered to be Minor Beneficial
and… the significance of townscape effect during operation is considered
to be Slight Beneficial.
15.6.6… the proposed infrastructure would sit within a context formed by
existing highway structures and industrial areas such that the scheme
would not be fundamentally discordant in views across these
surroundings. In addition, a number of views would be enhanced by
reduced areas of derelict or industrial land, which would be replaced with
new buildings and additional areas of planting… The overall significance
of visual effect during operation is therefore considered to be Slight
Beneficial”
4.21.5 Accordingly, the requirements of the NPS are satisfied.
4.22

Land Use

4.22.1 Policies of the NPS are concerned to limit the impact of development on high
quality open spaces, Green Belt, agricultural land and the countryside, whilst
promoting the use of previously developed land where practical for
infrastructure projects. Account also needs to be taken of land use planning
policies in the development plan and the effect on land uses generally,
including the impact on displaced uses.
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4.22.2 These issues are addressed in Chapter 7 of the Environmental Statement
(Document Reference 6.1) which deals with the effect of the proposals on
Community and Private Assets. Minor to moderate adverse impacts arise
principally from the loss of existing land uses, particularly businesses,
although this would be mitigated to some extent by the potential for
businesses to relocate. The loss of existing land uses is an inevitable
consequence both of the NPS preference for the use of previously
developed land and of the locational requirements of the scheme itself.
4.22.3 There are areas of open space within the Order Limits, which comprise open
space within the Greenwich Peninsula development, which is not designated
as open space but planned and used as such. The Scheme, however, only
requires the acquisition of ground beneath the open space and would not
affect its future use (more details are set out in Chapter 11 of the Statement
of Reasons: Document Reference 4.1).
4.22.4 The effect of the proposals on public rights of way is considered in Chapter
11 of the Environmental Statement (Document Reference 6.1). The detail of
pedestrian and cycleway links is developed further in the DAS (Document
Reference 7.3).
4.22.5 The assessments meet the requirements of the NPS and the effects of the
Scheme are consistent with the principles of the NPS policies.
4.23

Noise and Vibration

4.23.1 The NPS (at para 5.189) sets out a number of requirements to be addressed
in the applicant’s assessment. Table 14-45 of the Environmental Statement
(Document Reference 6.1) identifies how these have been responded to in
the Environmental Statement (Document Reference 6.1).
4.23.2 The NPS requires that the project should demonstrate good design through
optimisation of scheme layout to minimise noise emissions where possible
and that consent should not be granted unless the Secretary of State is
satisfied that the proposals meet the aims of the Noise Policy Statement for
England (NPSE). In particular, the proposal should:
 avoid significant adverse impacts on health and quality of life;
 mitigate and minimise other adverse impacts; and
 contribute to improvements to health and quality of life through the
effective management and control of noise.
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4.23.3 These matters are fully addressed in Chapter 14 of the Environmental
Statement (Document Reference 6.1). Construction noise impact
assessments have been undertaken for an area drawn 300m from the Order
Limits and effects assessed for 11 potential “worst case” receptors. With the
benefit of mitigation measures proposed in the CoCP (Document Reference
6.10) (which includes requirements for a Construction Environmental
Management Plan and a Noise and Vibration Management Plan), the
assessments conclude that no receptors would be subject to noise levels
which exceed the ABC assessment levels identified in BS5228 and that no
receptors would be subject to noise levels classified as SOAEL (significant
observed adverse effect level). The requirements of the NPS, therefore, are
met.
4.23.4 An assessment is also undertaken of vibration effects during construction –
particularly from piling and tunnelling activities. No perceptible effects would
arise from the tunnelling activity or from bored piling activities. There would
be some “slight adverse” effects arising at 6 receptors from short term
hammer piling but these slight effects would be for a limited duration only.
4.23.5 The operational effects of the tunnel are considered in relation to changes in
traffic distribution and any effects arising from tunnel ventilation. The tunnel
ventilation effects are considered to be negligible.
4.23.6 Long and short term effects from road traffic are considered within a detailed
study area and also for other sensitive receptors outside that area. The
results with regard to the long term assessment of daytime road traffic noise
levels identify:


5,458 dwellings are predicted to experience a 0.0dB change in road
traffic noise levels as a result of the Scheme. This would result in a
long term impact classification of no change as the large majority of
effects are of less than 1 dB and not considered perceptible. Overall
the effect is neutral.



7,304 dwellings and 6 other sensitive receptors are predicted to
experience increases in road traffic noise levels of between 0.1dB to
2.9dB as a result of the Scheme. This would be concluded to represent
a long term impact classification of negligible, these effects are
assessed as slight adverse based on the worst case assumption that
all receptors are rated as very high sensitivity.



53 dwellings are predicted to experience increases in road traffic noise
levels of between 3.0dB to 4.9dB as a result of the Scheme. A detailed
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analysis of the noise model outputs concludes that all of these
dwellings are within the Hoola development. Additionally:
 Only 6 of the 53 in this band would be predicted to be above SOAEL in
the future assessment year and therefore classified as very high
sensitivity receptors with an assessment of a moderate adverse
significance of effect.
 The remaining 47 within this band are predicted to be below SOAEL in
the future assessment year and therefore classified as high sensitivity
receptors, resulting in a slight adverse significance of effect.


No receptors are predicted to experience increase in road traffic noise
levels as a result of the Scheme greater than 4.9dB in the longer term,
and as such significances of effect in the long term are limited to
slight/moderate adverse depending upon the receptor sensitivity rating.



34,695 dwellings and 33 other sensitive receptors are predicted to
experience decrease in road traffic noise levels of between 0.1dB to
2.9dB as a result of the Scheme. This would be concluded to represent
a long term impact classification of negligible, resulting in a slight
beneficial significance of effect if all receptors are rated as very high
sensitivity.



No receptors are predicted to experience decrease in road traffic noise
levels as a result of the Scheme greater than negligible, and as such
the significance of effects in the long term is limited to slight beneficial

4.23.7 Consequently, significant adverse impacts on health and quality of life from
noise have been avoided and other adverse impacts on health and quality of
life from noise have been mitigated and minimised. Therefore the Scheme is
consistent with the aims of the NPS in respect of noise.
4.23.8 Mitigation is proposed in the form of acoustic barriers around the northern
and southern tunnel portals; and low noise/thin road surfacing is proposed
within the Order Limits.
4.24

Impacts on Transport Networks

4.24.1 This heading of the NPS is concerned with impacts of the scheme on wider
transport networks. In accordance with the NPS, a Transport Assessment,
(Document Reference 6.5) using WebTAG methodology has been
undertaken and its results demonstrate direct consistency with the
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requirements of the NPS. This is apparent both strategically (see Chapter 3
of this Statement) and more locally.
4.24.2 The removal of chronic congestion from the Blackwall Tunnel generates
significant improvements in the performance of the overall road network
(Transport Assessment (Document Reference 6.5) Table 7.7). Significant
reductions in journey times are forecast, coupled with a significant increase
in network reliability. The Transport Assessment identifies these as
significant benefits attributable to the scheme.
4.24.3 The assessment shows that the proposed user charges would be successful
in limiting and mitigating potential impacts of the scheme. The volume of
trips made by private vehicles is not forecast to change significantly; in fact,
a marginal decrease in private trips is forecast as cross river trips switch to
public transport modes. The assessment also identifies minimal changes at
other east London crossings.
4.24.4 Paragraph 5.205 of the NPS requires applicants to consider reasonable
opportunities to support other transport modes in developing infrastructure.
This requirement is fully met by the proposals for a dedicated bus, coach
and HGV lane within the Silvertown Tunnel, coupled with proposed
exemptions from user charges for public transport. The effects on the public
transport network are reported at paragraph 3.9 in this Statement – cross
river public transport accessibility would be transformed by the scheme,
directly consistent with the NPS.
4.24.5 As part of the Scheme, localised pedestrian and cycle improvements are
proposed with results which are again directly consistent with the objectives
of the NPS.
4.24.6 Based on the Assessed Case, the implementation of the Scheme is
expected to have some local impacts on junction delays in the 2021
modelled year that could be mitigated against through measures that can be
delivered within the existing highway boundary. However, London’s road
network and the pressures on it are going to evolve between the time of
application and Scheme implementation. This means that in the context of
assessing the need for local road and junction mitigations, the local road
network is likely to look materially different in six to eight years’ time.
Therefore committing to junction specific mitigations is not appropriate at this
stage and may in fact conflict with the objectives of later projects and
programmes. However, the applicant recognises the potential for effects on
local junction capacity and have committed to a comprehensive Monitoring
Strategy together with a detailed Transport Impacts Mitigation Strategy
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(TIMS) (Document Reference 7.7) which would create the opportunity to
respond to traffic impacts with the benefit of actual (rather than forecast)
information about the operation of the Scheme.
4.24.7 In all these respects, therefore, the requirements of the NPS are met and the
Scheme would be successful in meeting a number of the objectives of the
NPS (see Chapter 3 of this Statement).
4.25

Water Quality and Resources

4.25.1 The NPS is concerned to protect the quality of the water environment and
these matters are assessed in detail in Chapter 16 of the Environmental
Statement (Document Reference 6.1).
4.25.2 That assessment acknowledges the potential for impacts on water quality
arising particularly during the construction phase of the scheme. However,
with the protective measures proposed in the CoCP (Document Reference
6.10) in place, the assessment concludes that there would be no effects on
water environment receptors that would be considered significant.
4.25.3 Consequently, these requirements of the NPS are also met.
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5.

CONCLUSIONS

5.1.1

This Statement has reviewed the Scheme against the policy requirements of
the NPS with the benefit of the material prepared to support the DCO
application.

5.1.2

It is apparent that the Scheme responds positively to the strategic themes
and objectives of the NPS. The Scheme has an important role to play in
relieving the most congested link anywhere on the TfL Road Network in
order to improve connectivity, facilitate growth and improve the quality of life
of residents and businesses either side of the River Thames in east London.

5.1.3

The Scheme benefits from being directly supported by policies in national,
strategic and local planning policy and it has long been safeguarded in view
of its strategic importance. The need for the Scheme is established and
compelling.

5.1.4

The Scheme has been worked up through careful scheme selection and
design development. Its design has been informed by extensive public
consultation, engagement with stakeholders and environmental assessment.
A strong design vision and objectives have ensured that the Scheme would
meet the standards of good design and integrate effectively with its
surroundings, enhancing local and strategic connectivity.

5.1.5

The Scheme has been thoroughly assessed against the expectations of the
NPS and mitigation measures have been embedded or proposed to address
its impacts.

5.1.6

Accordingly, the Scheme meets the requirements of Section 104 of the
Planning Act 2008 and development consent should be granted, subject to
the detailed terms set out in the draft DCO submitted with the application.
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i)

Within/on DCO boundary

Reference

Application
reference

Address

Decision date

Decision

Proposal

G1

15/0716/O

Land at Greenwich
Peninsula, to the
south of the 02,
SE10

8 December
2015

Approved

Outline planning permission with all matters reserved for
the demolition of buildings and mixed use
redevelopment comprising Class C3 (dwellings) use up to
12,678 residential dwellings (or up to 1,171,909 sq.m)
and up to 220 serviced apartments (or up to 20,306
sq.m); Class A1-A5 use (food and non-food retail,
restaurants, bars and cafes) up to 23,475sq.m; Class
B1(a)(b)(c) (business) up to 59,744sqm; Class C1 (hotel)
up to 35,999sqm for up to 500 rooms; Class D1
(education facilities) up to 37,900sqm; Class D1 (health
care facilities) up to 1,462sqm; Class D1/D2 (visitor
attraction) up to 19,526sqm; sui generis use for film and
media studios up to 38,693sqm; residential and nonresidential car parking as well as a minimum of 2000 AEG
parking spaces (for the O2); cycle parking; associated
community facilities; public realm and open space; hard
and soft landscaping; a new transport hub and associated
facilities; works to the river wall; a ferry jetty terminal; a
5 km running track traversing the entire site (P5K running
track); highway and transport works, including

Reference

Application
reference

Address

Decision date

Decision

Proposal
amendments to the Thames Footpath and Cyclepath;
and, associated ancillary works (Change to AEG parking
spaces proposal, additional information and revised plans
and documents as well as Further Information to the
Environmental Statement for the proposals to revise part
of the site of the 2004 approved Greenwich Peninsula
Masterplan).

G2

02/1938/HS

East Greenwich
Gas Holder site
Blackwall Lane
Greenwich SE10

Not available

Approved

Continuation of Hazard Substance Consent

G4

14/0754/F

Former lorry park,
Boord Street,
Greenwich, SE10

7 July 2014

Approved

Retrospective application for a change of use of the site
to B8 (Warehouse and Distribution) including the
retention of a portakabin, warehouse structure and
single structure, for a temporary period of five (5) years
(revised description).

G5

11/2132/F

Victoria Deep
Water Terminal,
Tunnel Avenue,
Greenwich, SE10
0QE

13 June 2012

Approved

Retention of an existing inert waste recycling plant,
access road, on-site office, weighbridge and ancillary
facilities (required to receive, store and process waste)
for a temporary period of 5 years.

G10

13/0684/O

Plots N0601,
NO602, NO607,
NO608, NO504,

7 March 2014

Approved

Application for outline planning permission for a mixed
use development consisting of Class A1-A5 (Retail) and
D1/D2 (Leisure, Creche, Community use) up to 8,256m?,

Reference

Application
reference

Address

Decision date

Decision

AND NO506, land
at Peninsula
Quays, adjoining
Millennium Way,
Greenwich
Peninsula, SE10

G11

10/3022/F

Part of the River
Thames to the
north east of
Greenwich
Peninsula and land
to the south of
Edmund Halley
Way and to the
west of Olympian
Way, Greenwich
Peninsula, SE10

Proposal
Class C1 (Hotel) up to 38,517m? or B1 (Business) up to
33,943m?, Class C3 (Dwellings) up to 1,683 dwellings
(155,228m?), up to 982 residential car parking spaces
(33,471m?) , up to 129 non-residential car parking spaces
(5,066m?), public realm and open space, hard and soft
landscaping, associated highways and transport works,
associated plant and ancillary works and with full details
of access to the TFL North Vent Shaft no. 4 of the
Blackwall Tunnel and access off Millennium Way
roundabout.

29 Oct 2010

Approved

Erection of a cable car, extending for a length of 1,100m
over the River Thames from North Greenwich Peninsula
to Royal Victoria Dock (in LB Newham) at a minimum
clearance of 54.1m above mean high water springs
consisting of: a two storey station (incorporating
concourse, ticket office, and retail space on the ground
floor, and gondola arrival and departure platform on the
first floor), gondola storage building (including plant and
other uses ancillary to the cable car and/or up to 269m?
A1/A3/D1/D2 floorspace and the first floor gondola
maintenance area and workshop) and associated
compression tower (to a maximum height of 22m AOD)
and associated public realm works to the south of
Edmund Halley Way; and a south main tower (to a
maximum height of 89m AOD and associated ship impact
protection) on the south foreshore of River Thames, to
the south of Queen Elizabeth II Pier, to support the
gondola cable and communications cable.

Reference

Application
reference

Address

Decision date

Decision

Proposal

G12

15/1651/F

Not available

Appeal
received

Installation of Replacement PVC marquee roof to rear of
premises with glazed steel frame enclosed.

G12

13/0807/F

15 May 2016

Approved

Retention of marquee in rear garden of licensed
premises

G12

13/0808/F

15 May 2013

Approved

Retention of a sound reducing barrier wall along rear
boundaries of licensed premises.

G12

09/2552/F

Not available

Final Disposal

Installation of canopy to front and rear of property
(Retrospective).

G12

09/0347/A

30 March 2009

Refused

Installation of 2 non‐illuminated free standing hoardings.

G12

00/1020/F

338 Tunnel
Avenue,
Greenwich, SE10
0PF
338 Tunnel
Avenue,
Greenwich, SE10
0PF
338 Tunnel
Avenue,
Greenwich, SE10
THAT Club, 338
Tunnel Avenue,
Greenwich,
London, SE10 0PF
Land opposite the
house and terrace
338 Tunnel
Avenue,
Greenwich,
London, SE10 0PF
Mean Time 338
Tunnel Avenue
Greenwich SE10

Not available

Approved

Retention of ground and first floor rear extension to
provide kitchen and toilet facilities.

i)

Outside DCO boundary

Ref

Application
ref.

Address

Decision date

Decision

Proposal

G3

14/2161/F

Land at Peninsula
Quays (Plots
M0603, 604, 605,
606, 611 and 612),
Off Tunnel Avenue,
Greenwich, SE10

9 February 2015

Approved

Temporary use of the land for 10 years for the
construction of a Golf Driving Range, including mini golf /
family amenity area, Club House, retail units, caf?,
floodlighting, associated car and cycle parking,
landscaping, infrastructure and public footpath diversion.

G6

14/0468/F

Plots M0318 AND
M0319,
Millennium Way,
Greenwich
Peninsula, SE10

20 Feb 2014

Approved

Erection of a temporary primary school building for up to
120 pupils (expansion of St Mary Magdalene CE Primary
School) with associated playground, landscaping, car
parking, highway crossover and access road, pedestrian
access and temporary generator for a 2 year temporary
period. (Departure from the Unitary Development Plan).

G7

14/0293/F

Alcatel-Lucent,
Christchurch Way,
Greenwich, SE10

16 October 2014

Approved

Reconfiguration of the existing Alcatel-Lucent Greenwich
factory including partial demolition, extensions, internal
and external alterations, construction of a new energy
centre and 272 residential units, play spaces, associated
landscaping, access, car parking and infrastructure works.
(Departure from the Unitary Development Plan).

G8

13/2823/F

Land southwest of
Barge Walk and
northwest of
Bessemer Place
(plot M0116),

31 March 2014

Approved

Residential development comprising of 139 residential
units and 90m? of non-residential floorspace (A1/A3
use), private and communal amenity space, car parking
and cycle parking, servicing and access, public realm,
hard and soft landscaping and associated works.

Ref

Application
ref.

Address

Decision date

Decision

Proposal

13 February
2013

Approved

Outline Planning Permission for the revised plot
parameters and land use in relation to Plot N0506
providing a maximum floor area of 23,947 sq.m of
student accommodation use, together with D2 (Assembly
and Leisure) and A1-A5 uses up to a maximum floor area
of 2,538 sq.m of which no more than 500 sq.m will be
used for A1-A5 use; together with ancillary servicing and
car parking within a building with a maximum height of
up to +54m AOD; and Full Planning Permission for
infrastructure and public realm works, comprising of two
roundabouts, new access roads to Plot N0301, new
service access to the O2, pedestrian and cycle paths,
changes to the adopted alignment of the Thames
Footpath, on-street parking, amenity spaces, hard and
soft landscaping and lighting.

Peninsula
Riverside,
Greenwich
Peninsula, SE10
G9

12/0590/O

Land to the southwest of the O2
(Plot NO506 and
Land at Peninsula
Quays), Greenwich
Peninsula, SE10
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SILVERTOWN TUNNEL DCO KEY PLAN
EĞǁŚĂŵƉlanning history schedule

i)

Within/on DCO boundary

Reference

Application
reference

Address

Decision date

Decision

Proposal

N2

14/00551/VAR

Site North Of
Thames Wharf
Dock Road
Silvertown
London E16 1AF

23 Jun 2014

Approved

Variation of Condition No. 2 attached to planning
permission 06/01657/LTGDC (temporary change of use
and development to provide accommodation for 4 No.
waste recycling and transfer businesses, including
construction of buildings for materials processing, fleet
vehicle and equipment maintenance, offices and staff
welfare, provision of external storage areas for materials
and equipment, and other related works) to replace
existing planning permission expiry date of 31 July 2014
to expiry date of 31 July 2017. After this date, the uses
shall cease, all associated buildings and structures shall
be removed from the site and the land reinstated in
accordance with a restoration scheme to be submitted to
and approved in writing by the local planning authority.

N3

14/01811/FUL

Vacant Land At
26 To 34 Tidal
Basin Road
Silvertown

24 September
2014

Approved

Temporary use of land for a period of 2.5 years for a
construction compound and cabin offices associated with
the development of planning permission 13/01873/FUL.

Reference

Application
reference

Address

Decision date

Decision

Proposal

London E16 1AD
N3

14/01128/VAR

Vacant Land At
26 To 34 Tidal
Basin Road
Silvertown
London E16 1AD

17 September
2014

Approved

Section 73 Variation of Condition 2 (plan condition)
attached to planning permission 13/01873/FUL dated
24th April 2014 ‐ proposed reduction of the number of
basement levels from two to one including a reduction in
car parking numbers from 82 to 62 together with internal
changes at ground floor.

N3

13/01873/FUL

Vacant Land At
26 To 34 Tidal
Basin Road
Silvertown
London E16 1AD

25 Apr 2014

Approved

Redevelopment of the site to provide two residential
buildings (Class C3 use) of 24 and 23 storey's
respectively, comprising 360 residential units and
455sqm of flexible Class A, B1 or D1 floorspace,
landscaped open space with associated basement car
parking, servicing, storage, plant and works incidental to
the development. This application is accompanied by an
Environmental Statement

N4

14/00552/VAR

Dock Road
Industrial Estate
Site A Dock Road
Silvertown
London E16 2AF

23 Jun 2014

Approved

Variation of Condition 2 (date planning permission due to
expire and use to cease on site - 31.07.2014) of Appeal
Reference APP/G5750/A/08/2076156 allowed on
24.10.08 (for extension of temporary permission for
change of use to provide an open storage and plant
vehicle maintenance facility, including the erection of
ancillary maintenance, office and welfare buildings.)
following refusal of Application Reference 07/02113/VAR
dated 02.01.08. Proposed revised wording of Condition 2

Reference

Application
reference

Address

Decision date

Decision

Proposal

to state: The planning permission hereby approved shall
expire on 31 July 2017. After this date, the uses shall
cease, all associated buildings and structures shall be
removed from the site and the land reinstated in
accordance with a restoration scheme to be submitted to
and approved in writing by the Local Planning Authority

N6

09/01833/FUL

Royal Victoria
Dock Western
Extension Dock
Road Silvertown
London E16 1AF

01 Dec 2009

Approved

Change of use for temporary use of land to concrete
batching plant and premises and wharf

N7

10/02311/FUL

London Cable Car
Development
Western Gateway
Canning Town
London E16

29 Oct 2010

Approved

Erection of a cable car for the length of 1,100m over the
River Thames from North Greenwich Peninsula to Royal
Victoria Dock at a minimum clearance of 54.1m above
mean high water springs, consisting of: a north main
tower (to a maximum height of 87.63m AOD) at Clyde
Wharf (north west of Bell Lane) and a north intermediate
tower (to a maximum height of 66m AOD) to south west
of DLR and Silvertown Way/Dock Road to support the
gondola cable and communication cable; a two storey
station (incorporating mechanical drive room, concourse,
ticket office, an retail space on ground floor, and gondola
arrival and departure platform on first floor) and

Reference

Application
reference

Address

Decision date

Decision

Proposal

associated compression tower,(to a maximum height of
19.6m height AOD) and boat impact protection within
Royal Victoria Dock and associated works to the public
realm between Western Gateway and Royal Victoria
Dock including raising the dock edge and provision of a
kiosk (comprising 14m2 of floor space and substation)(this application is subject to an ‘environmental
impact assessment, affecting the setting of a listed
building and I a departure from the Unitary Development
plan).

ii)

Outside DCO boundary

Ref

Application ref.

Address

Decision date

Decision

Proposal

N1

13/01461/FUL

Former Goswell
Bakeries And
Vacant
Warehouses Site,
Caxton Street
North, Canning
Town, London,
E16 1JN

16 Dec 2013

Approved

Demolition of existing buildings and erection of
mixed-use development ranging in height from the
equivalent of 1 to 16 storeys, comprising of up to
2,637 sq.m of employment floorspace (Class B1) at
ground and mezzanine level (including flexible use
for commercial unit 05 consisting of Class B1 or A3
restaurant use), with residential use above consisting
of 336 residential flats (studio, 1, 2 and 3 bed),
together with 100 parking spaces, raised rooftop

Ref

Application ref.

Address

Decision date

Decision

Proposal
amenity decks and enhancement of public realm
including pedestrianisation of Hoy Street.

Land West Of
Royal Victoria
Dock Tidal Basin
Road Silvertown
London

N5

14/02372/FUL

N8

14/02473/NONMAT Peruvian Wharf
North Woolwich
Road, Silvertown,
London, E16 2AB

N8

14/01427/VAR

Peruvian Wharf
North Woolwich
Road, Silvertown,
London, E16 2AB

24 Nov 2014

Approved

Retention of the existing exhibition space known as
The Pavilion Building associated with the use of the
Crystal Siemens Building.

4 December
2014

Approved

Non‐material amendment of planning application
07/01816/LTGDC dated 03.12.2008 ‐ To extend the
period during which cementitious powders (except
for admixtures and special cements) may be
imported by road to Peruvian Wharf to no later than
one month after the commencement of operation of
the permitted 'flat storage' building, development of
which will enable cement imported in bulk via the
river first to be stored and then to be distributed.

17 August 2014

Withdrawn

Section 73 variation of Condition 35 (Discharging of
Cargo) to allow unloading of vessels at anytime and
variation of Condition 37 (Importing cementitious
powders) to be extended by 10 years or one month
after commencement of operation of the flat storage
building, which ever is the sooner attached to
planning permission 07/01816/LTGDC dated the
03/12/200.

Ref

Application ref.

Address

Decision date

Decision

Proposal

N8

14/00394/FUL

Peruvian Wharf
North Woolwich
Road Silvertown
London E16 2AB

23 May 2014

Application
withdrawn

Application for a permanent access road connecting
the Peruvian safeguarded wharf to North Woolwich
Road.

N8

14/00206/NONMAT Peruvian Wharf
North Woolwich
Road, Silvertown,
London E16 2AB

7 May 2014

Approved

Non‐material amendment of planning application
07/01816/LTGDC dated 03/12/2008 incorporating :
Amendments to the gravel off‐loading and storage
arrangements; a smaller scale concrete plant;
conveyor for the jetty to the shore; a radial
conveyor; the aggregate storage bay walls and the
access route to the river wall for its repair and
maintenance.

N8

10/00340/LTGREN

Plaistow And
Peruvian Wharf
North Woolwich
Road Silvertown
London E16 2AB

Not available

Application
withdrawn

Application for a new planning permission for the
erection of a four storey office building with A1, A2
and A3 use, to replace extant planning permission
reference P/00/0959 granted by the London Borough
of Newham on 11/03/2005, in order to extend the
time limit for implementation.

N8

10/00336/LTGREN

Plaistow and
Peruvian Wharf
North Woolwich
Road, Silvertown
London, E16 2AB

Not available

Application
withdrawn

Application for a new planning permission to replace
extant planning permission reference P/00/0877
granted by the London Borough of Newham on
11/03/2005, in order to extend the time limit for
implementation for proposed new road junction off
Silvertown Way with new road linking to existing
North Woolwich Road. New boulevard with the site
providing access to new developments. The new
road junction and link to North Woolwich Road will

Ref

Application ref.

Address

Decision date

Decision

N8

07/01816/LTGDC

Peruvian Wharf
North Woolwich
Road, Silvertown,
London E16 2AB

3 December
2008

Approved

N8

05/0191

Peruvian Wharf
North Woolwich
Road Silvertown,
London, E16 2AB

7 July 2006

Refused

N8

40/0570

North Woolwich
Road, Plaistow
(Peruvian Wharf),
Silvertown,
London E16 2AB

Not available

Not available

Proposal
be adopted. The Boulevard will be a private estate
road.
Tranship and distribute aggregates using sea‐going
vessels, utilising rear of the wharf for aggregate
storage. loading and onward distribution and for
cementitious powders import, storage and export.
Construction and operation of a ready‐mixed
concrete batching plant and a dry silo mortar plant
using aggregates and cementitious powders landed
and handled. The bagging of aggregates.
Redevelopment (outline Application) For Mixed Use
Development, Comprising Offices (b1), Residential
(c3), Retail (a1, A3), Leisure (d2), Hotel (c1) And
Buildings Associated With The Wharf For The
Handling Og Aggregates And Other Powdered
Products (b2) With Associated Car Parking,
Formation Of Highway Access And Internal Road
Layout Together With Works Of Hard And Soft
Landscaping And Other Works Incidental To The
Redevelopment Of The Site (the application is
accompanied by an Environmental Statement).
(duplicate of previously submitted appplication
under P/04/0570).
Redevelopment (outline Application) For Mixed Use
Development, In A Range Of Buildings With
Maximum Height Of 69m, Comprising Offices (b1)
(28.000sq.m.) And Buildings Associated With The
Wharf For The Handling Of Aggregates (b2)
(14,720sq.m.), Hotel (c1) (9500sq.m.), Retail (a1/a3)
(2,060 Sq.m.), Leisure (d2) (1,060sq.m. And
Residential (c3) (1,474 Sq.m.), With Associated Car

Ref

Application ref.

Address

N9

14/01605/OUT

Silvertown Quays
Bounded By Royal
Victoria Dock,
Connaught Bridge
And Mill Road
North Woolwich
Road Silvertown
London E16 1UR

N10

12/01910/FUL

Land Bounded By
Connaught Road
And Royal Albert

Decision date

Decision

Planning
permission has
not been
granted
pending
reference of
the application
to the
Secretary of
State

05 Nov 2013

Approved

Proposal
Parking, (1,220 Spaces), Formation Of Highway
Access And Internal Road Layout Together With
Works Of Hard And Soft Landscaping And Other
Works Incidental To The Redevelopment Of The Site,
Including Potential River Bus Pier. (the Application Is
Accompanied By An Environmental Statement).
Outline planning application with all matters
reserved except for Access for the redevelopment of
the site for mixed use purposes, including the
alteration, partial demolition and conversion of the
Millennium Mills and the construction of buildings
across the site to include Brand buildings (Sui
Generis), Residential (Use Class C3), Office (Use Class
B1), Retail (Use Classes A1-A5), Leisure (Use Class
D2), Education (Use Class D1), Hotels (Use Class C1),
other Non-Residential floor space such as community
use (Use Class D1), provision of public open space,
works of repair and restoration of the Dock walls,
infilling and excavation of parts of the Dock area, the
placing of structures in, on, or over the Dock area,
utilities, construction of estate roads and the
creation of new accesses to the public highway,
works of landscaping and making good, creation of
surface and sub-surface car parking areas.
Erection of three hotel buildings (Hotel 1 - 8 storeys,
Hotel 2 - 7 storeys and Building 3 - 10 storeys)
comprising 364 new hotel rooms and 38 suites,
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