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Silvertown Tunnel Scheme TR010021 – DCO Examination
Tarmac Trading Limited SILV-226 – Summary of Written Representations

Tarmac has submitted written representation presented in terms of the principle issues distilled
out from the consultation response by the Examining Authority (ExA). All of the representations
made by Tarmac adequately cascade from the category headings and the details of the
company’s position are expanded specifically under the issues for;

1. User charging
2. Redevelopment and other socioeconomic issues
3. Transport and traffic
4. Policy and objectives
5. Compulsory acquisition
The company’s principle concerns are;


Economic impact of the user charge on the delivered price to customers



User charge ineffective in objective of controlling demand for crossing use



Impact of user charge on aggregates and value add product sourcing away from local
river connected sites



Increased impact on London’s road network due to user charge distorting market
mechanisms



Inadequate safeguarding of wharf facilities contrary to NPPF



Inadequate safeguarding of concrete batching plant site contrary to NPPF



Inadequate provision for continued access to the Dock Road site



Inadequate consultation on impact of the temporary jetty to the Royal Victoria Dock
(Rear Entrance) wharf



Unnecessary compulsory acquisition of site

The concerns are expanded on in full in the written representations.
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Introduction
Tarmac has submitted initial consultation comments and a summary Registration of Interest
of the company’s position in relation to the proposed Silvertown Tunnel Scheme.

Building materials, and in particular value added products such as asphalt and ready mixed
concrete, are predominately delivered relatively short distances, from point of distribution to
point of consumption, by road. London’s roads can often be congested and projects which aim
to improve the resilience of the surrounding road network infrastructure, redistributing vehicle
movements, engineering improved traffic flows and facilitating redevelopment to promote
economic growth are supported in principle. The scale of growth expected to take place in
east London over the next 15 years places increased pressure on the existing infrastructure
and has identified the need for investment in the highway network. The Silvertown Tunnel
project is one of a package of new highway river crossings to reduce congestion at the
Blackwall Tunnel.

However, the company has significant concerns about the impact of the Silvertown Tunnel
Scheme as promoted on the business. The Examining Authority (ExA) has considered the
application documents and relevant representations received and summarised the principle
issues. Tarmac’s written representations for the ExA, expanding on previous comments made
in November 2015 and August 2016 appended to this submission, are presented with
reference to the principle issues; user charging, redevelopment and other socioeconomic
issues, transport and traffic, policy and objectives and compulsory acquisition.

1

User Charging

1.1

Economic Impact on delivered prices

There will be an unacceptable economic impact on delivered prices for a network of sites north
and south of the River Thames reliant on the river crossing. Presently aggregate and value
added products such as ready mixed concrete and asphalt are distributed by the company by
road through the Blackwall Tunnel from river connected sites to ensure sustainable delivery
of products. The introduction of tolls on both the Blackwall and proposed Silvertown Tunnels
will have an adverse impact on the economics of the business. Aggregates and other products
are generally delivered relatively short distances by HGV from the operations north and south
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of the river, the river merely represents a geographical boundary and is not a barrier to trade
as the business works in radial miles. The vehicle movements generated by the business
through the existing Blackwall Tunnel south of the river are estimated at 110,000 for delivered
materials only. This is the estimated number of trips out loaded and vehicles return empty.
North of the river the local sites generate 58,000 two-way vehicle movements although not all
may travel south of the river. The two-way flow which may be subject to user charge may
exceed 250,000. The delivered price, or selling price to the customer, includes an element for
delivery which is not standard and depends on a number of variable factors including who the
customer is, where the material is being collected from and where it is being delivered to. This
information is commercially sensitive and therefore it is not possible to express what the user
charge would represent as a percentage of delivered price.

The company also supports a collect trade where independent businesses haul products
purchased from our sites to meet customers’ needs. The cost of materials to these customers
will also proportionally increase in line with the user charge imposed.

The proposed charging structure for the tunnel is complex and at peak time rates the indicative
charge for HGVs is £7.50. This is more than double the rate proposed for cars and small vans
and reasoned by TfL as a reflection of the environmental impact of HGVs due to the wear and
tear on the road and the value of time for commercial users. The justification for the user
charge is to manage demand for the Blackwall and Silvertown Tunnels and to help to pay for
the new tunnel. TfL proposes to confirm the initial level of the user charge closer to the date
that the Tunnel opens and set the charges at a level to manage demand. Any charge for use
of the Silvertown Tunnel, and Blackwall Tunnel if that becomes restricted or a toll, will not
manage the company’s demand for use of the crossing, as the radial miles for business
determine market penetration, but will have a direct adverse economic impact on the business.

The ExA questions in PN4 the lack of a proposal for a complete prohibition on HGVs from
using the existing Blackwall Tunnel once the Silvertown Tunnel is operational and this is of
concern to the company as all economic and time justification arguments for the scheme would
appear to be lost in these circumstances. Proposals for a business discount structure is being
resisted as it is seen to undermine the demand management effects of the Scheme. The
economic impact of the user charge has been estimated to add over £1 million per annum to
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the cost of haulage across all products for the company on outbound loaded journeys.
Uncertainty about the charging structure suggests that factoring loads which return empty may
mean this estimate is conservative. The tunnel will not therefore have a positive economic
impact on the business. The company mirrors the ExA’s concern in first questions SE3
challenging the contention that the scheme will support economic growth and the concern for
the negative cost benefit for commercial traffic.

The network of 7 sites, including 4 wharves, with processing, asphalt and concrete capability
on site, and a concrete batching plant south of the river and 2 concrete batching plants north
of the river, represent a significant investment and multi million tonne capacity operations.
Confidentiality prevents disclosure of tonnages at individual sites but to give context 4 of the
sites handle over 2 million tonnes per annum. Whilst maximum use of the river is made,
bringing materials close to the demand in the heart of the city at important hub wharves, the
final part of the supply journey is made by road and the connectivity and balance of cost in
this part of the supply chain is important to the business.

1.2

Economic Impact on future built development

London needs a reliable supply of aggregates to support a vibrant construction industry. This
includes land-won sand and gravel, crushed rock, marine sand and gravel, recycled materials
as well as the value added products such as concrete and asphalt. The user charge will
increase haulage charges which the company will seek to pass on to consumers and this will
consequently impact on the economics of future development projects in the city. London
Authorities and TfL represent an important part of Tarmac’s customer base.

1.3

Economic impact on investment

The user charge will result in an unacceptable economic impact on investment in sites due to
effects on the business by discouraging the free flow of trade north and south of the river
influencing volumes of material supplied. Free flow of trade north and south of the river occurs
presently, as described by reference to the radial miles referred to in 1.1 above, and TfL
asserts that the tunnel will increase the number of cross-river trips and support higher levels
of economic activity. It suggests that an increase in cross river movement from all Boroughs,
resulting in greater interaction between businesses on either side of the River will occur. By
way of example to show how this business would be impacted the company supplies a collect
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customer which hauls through the Blackwall tunnel on 9,000 trips per annum. The additional
cost could result in a change in supply to sources north of the river but from further east along
the A13. The company will potentially lose the business and London will suffer increased
distance of HGV movements through the capital.

The company has a large network of inter-connected sites reliant upon each other located
both sides of the river in the immediate vicinity of the Blackwall Tunnel and proposed
Silvertown Tunnel as well as outlying plants which would haul via these tunnels in preference
to the Woolwich Ferry or Dartford Crossing. Seven operations, detailed in the initial
consultation submission, would be impacted by the user charge. The company’s experience
suggests, as haulage is a significant proportion of the delivered price to the customer base,
introduction of an additional cost will have a negative impact on the business and interrupt
commercial balance in the area in the supply of building materials. The company predicts that
a consequence of the charge will likely be to pull more material in from operations further east
increasing the volume of HGV traffic through London boroughs. TfL has not undertaken an
appraisal of the effects of the Scheme on specific businesses and it would be interesting to
evaluate the impact on the minerals sector.

2

Redevelopment and other socioeconomic issues

2.1

Safeguarding - Wharf

The wharf used by the company at Dock Road is the Royal Victoria Dock (Rear Entrance)
RVD(RE), an inlet residual from the time when the Royal Docks were a centre of industrial use
and shipping. The wharf, adjacent to Thames Wharf, does not benefit from a formal
safeguarding status designation under the London Plan although it is part of a run of wharf
facilities in this part of the Thames including Thames Wharf, Peruvian, Manhattan and
Sunshine. The ExA in first questions DN3 requests details of nearby safeguarded wharves
and we would submit that all active wharf facilities should be evaluated in this context. The
NPPF includes specific provision for safeguarding of mineral processing sites and wharves,
irrespective of specific allocation. This is referred to in more detail in section 4 below. The ExA
first questions invites information on the impact on safeguarded wharves of the scheme and
the company would seek to put forward RVD(RE) for consideration. The site is operated by
Tarmac under the terms of a lease from Quintain. The aggregates needs of the concrete

4
Matthews & Son LLP

November 2016

Silvertown Tunnel Scheme TR010021 – DCO Examination

Tarmac Trading Limited SILV-226 - Written Representations

batching plant (sand and gravel) are imported through the wharf and the impact of the scheme
during construction and after could result in the site’s closure. It may be possible with
discussions between TfL and the company that modifications to the proposed jetty referred to
in 3.1 below may allow for the batching plant and wharf to continue to operate. Amendments
to the scheme to accommodate the site access would also be needed as referred to in 2.4
below.

2.2

Safeguarding - Concrete batching plant

Little weight has been placed on the importance of the site as a wharf or its position in the
local ready mixed concrete supply chain. The tunnel scheme anticipates using local
businesses for construction materials and there is an expectation that reasonable endeavours
to maximise the opportunities for local firms to win contracts should be taken. The NPPF
provides for protection of concrete batching plant sites and this is referred to in 4.1 below. The
existing Dock Road wharf and concrete batching plant site should be considered for retention
as a source of locally produced sustainable concrete. In CL8 of the ExA first questions
clarification is sought on where concrete batching plant sites are authorised for the
construction phase. TfL has previously stated that it will seek to acquire land necessary to
establish plants by negotiation and compensate businesses displaced by the scheme with a
qualifying interest in land in accordance with the Compensation Code. It is uneconomic to
displace existing established businesses with capability and capacity to serve the project
concrete and aggregates supply needs in favour of establishing alternative operations.
2.3

Local Supply

The scheme neglects the opportunity for a local ready mixed concrete supply during the
project, minimising traffic movements in the area, and continued operation of the site after
completion of the tunnel to supply local development needs. The company acknowledges that
road closures will be necessary and the lengths TfL has gone to in the construction
methodology to ensure that appropriate diversions with sufficient warning are put into effect to
minimise disruption. TfL has made provision for the majority of property owners whose
accesses are affected to be provided with replacement accesses as part of the Scheme. The
Construction Method Statement details the proposed phasing for the surface works at
Silvertown and shows that full access around Tidal Basin Roundabout will be provided
throughout the works. Minor alteration of the scheme would allow an access to the Dock Road
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plant to be retained throughout the construction phase, ensuring an uninterrupted supply to
the construction site, and after construction to ensure the site’s availability to supply future
redevelopment needs in the area.

TfL appears to be adopting a flexible approach through engagement with developers to deliver
construction solutions which seek to minimise the cumulative impacts of the development
including identification of construction working areas. The company would advocate that this
same approach should be taken through utilisation of existing concrete batching plant sites.
This would deliver sustainable supporting infrastructure, without adding to the development
schedule as the plant is already constructed, and minimise impacts of the Scheme by reducing
the need for additional plants in the area.
2.4

Navigational risk assessment impacts

TfL has confirmed that the temporary works and associated mitigation measures to reduce
construction navigational risks to an acceptable level will have an impact on river users. A
Navigational Issues and Preliminary Risk Assessment (NIPRA) has been undertaken and
although a review of river traffic was undertaken the company has not been directly
approached to gauge the impact on the business at Dock Road. The NIPRA notes that marine
access to the wharf which is referred to as Dockland Wharf in the documents may possibly be
reduced. The company is concerned that dredging of the river bed required for the not afloat
but safely aground (NABSA) facility adjacent to Thames Wharf and associated with the
creation of the jetty could alter the collection and pattern of sediments and the draft around
the RVD(RE) become silted up and impact on use of the wharf. TfL states that no anticipated
long term residual risks are envisaged to navigational interests on the river but no supporting
evidence to show what changes in the movement in river sediments are predicted as a
consequence of the dredging.

3

Transport and traffic

3.1

River use

The scheme neglects to maximise use of existing wharf facilities on the river for aggregates
supply during the project and reduces the available wharf capacity into the future. The
commitment to transportation of 55% by weight of all materials associated with the Scheme
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by river, to help reduce construction traffic on roads, is to be commended. TfL states that in
order to enable this, work sites would need to be established in areas nearby the proposed
tunnel alignment, on each side of the river. Significantly they propose a new temporary jetty
in the Silvertown area. The scheme though neglects the existing facility at RVD(RE) and
proposes its removal. Retention of this facility during and after the scheme would contribute
to the use of the river for transportation of materials and allow continued use into the future.
The ExA first questions DN2 asks directly about the impact of dredging and jetty construction
on other river users. The proposed location of the temporary jetty shown within Volume 2
Plans, Drawings and Sections, 2.8 Engineering Sections presents a significant threat to the
operation of the Dock Road plant. The site is limited by planning condition to importation of
aggregates by river only. The sustainable credentials of this operation are that it uses the river
exclusively for importation of all raw materials, other than cement. The position of the proposed
temporary jetty could, both during construction and once operational, prevent barges from
delivering to the site which would cause the site to shut down. TfL has undertaken to engage
with land users in identifying construction sites and the company would expect consultation
over the position and use of the temporary jetty to ensure that the company’s business activity
at Dock Road is not impacted. It is possible with some modification that the temporary jetty
and the company’s business could coexist with cooperation during construction and if guide
piles for the company’s barges to move against when coming in and out of the dock were
inserted as a part of the construction.
3.2

Unsustainable vehicle movements

The company predicts that an impact of creating an economic barrier through a user charge,
will be to encourage demand north of the river to be met from sites further east of the market.
This will potentially effectively switch supply from more sustainable river transport to road
haulage through the London boroughs.

4

Policy and objectives

4.1

Consistency with NPPF

The NPPF is not intended to contain specific policies for National Significant Infrastructure
Projects such as the Silvertown Tunnel decided under the Planning Act 2008. However the
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NPPF is likely to be an important and relevant consideration in decision making. Paragraph
143 of the NPPF requires LPAs in preparing Local Plans to safeguard


“existing, planned and potential rail heads, rail links to quarries, wharfage and
associated storage, handling and processing facilities for the bulk transport by rail, sea
or inland waterways of minerals ,including recycled, secondary and marine-dredged
materials;



and

existing, planned and potential sites for concrete batching, the manufacture of coated
materials, other concrete products and the handling, processing and distribution of
substitute, recycled and secondary aggregate material”

When determining planning applications, local planning authorities in accordance with
paragraph 144 should “not normally permit other development proposals in mineral safe
guarding areas where they might constrain potential future use for these purposes”. The DCO
must align with the NPPF and seek to observe protection afforded to wharves and concrete
batching plant sites.
4.2

Consistency with NPPG

The NPPG supports the NPPF and advises in paragraph 006
“Planning authorities should safeguard existing, planned and potential storage, handling and
transport sites to:


ensure that sites for these purposes are available should they be needed; and



prevent sensitive or inappropriate development that would conflict with the use of sites
identified for these purposes”

5

Compulsory acquisition

5.1

No compelling case for all plots proposed to be subject to compulsory

acquisition.
The Dock Road site is included within the scheme area but none of the land is needed for
implementation of the scheme save for a short section of the access road. Minor amendments
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to the scheme could enable the site to continue to be beneficially occupied for the positive
benefit of the scheme in supply of construction materials and ensure retention of a site use
with national safeguarding protection.

Conclusions
The Silvertown Tunnel Scheme is generally supported by Tarmac subject to the reservations
scoped out above. The relationship of the site to the scheme will be more apparent from an
accompanied site visit which has been requested. Consultation and reasonable modifications
to the scheme design will allow the Dock Road wharf and concrete batching plant to continue
to operate. Reassessment of the economic impact and removal of the user charge for the
minerals sector specifically and business generally will eliminate adverse economic impacts.

Appendices
1. Tarmac letter dated 26th November 2015
2. Registration of Interest as submitted online 15th August 2016
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26th November 2015

Transport for London
By email

Dear Sir/Madam
Silvertown Tunnel Scheme – Consultation - Planning Act 2008
The Statutory Consultation exercise on the Silvertown Tunnel scheme was launched early
October and the deadline for comments is Sunday 29th November 2015.
I understand that the scale of growth expected to take place in east London over the next 15
years places increased pressure on the existing infrastructure and has identified the need for
investment in the highway network. The Silvertown Tunnel project is one of a package of new
highway river crossings to reduce congestion at the Blackwall Tunnel and has been designated
a Nationally Significant Infrastructure Project. These representations are made as a part of the
statutory consultation process under the terms of the Planning Act 2008.
The Company
Tarmac, a CRH company, is the UK’s leading sustainable building materials and construction
solutions business. Our services and solutions to the construction industry help to deliver the
infrastructure needed to grow the London economy and create a more sustainable built
environment to support the capital’s future prosperity.
The company produces aggregates, asphalt, ready mixed concrete, cement and building
products across the country. It has contributed to some of London’s biggest construction
projects including Canary Wharf and more recently Cross Rail, London 2012 and Heathrow
Terminal 5.
The company has a large network of inter-connected sites reliant upon each other that lie on
both sides of the river in the immediate vicinity of the existing Blackwall Tunnel and proposed
Silvertown Tunnel project as well as outlying plants which would haul via these tunnels in
preference to the Woolwich Ferry or Dartford Crossing for example. These include;
South of the river
• Murphys Wharf - Europe’s largest marine dredged aggregate processing plant where
marine dredged sand and gravel delivered via the River Thames is landed, processed
and distributed by road and rail. This high throughput wharf and rail depot is a significant
presence in the construction and concrete market in the centre of London. The tunnel
crossing is essential to the supplies received at the depot by river and the onward
transfer by road to a network of concrete plants, depots and customers across London,

TARMAC.COM
Warren Lane, Stanway, Colchester, Essex, CO3 0NN. Tel: 01206 330795
Tarmac Trading Limited Registered in England and Wales. Company No. 453791
Tarmac Cement and Lime Limited Registered in England and Wales. Company No. 66558
Tarmac Services Limited Registered in England and Wales. Company No. 8197397
Registered address for all companies: Portland House Bickenhill Lane Solihull Birmingham B37 7BQ

‘Tarmac’ and the ‘circle logo’ are registered trademarks. ©2015 Tarmac Trading Limited. Tarmac Trading Limited is authorised and regulated by the Financial Conduct Authority for consumer credit.

•
•
•
•

as well as more local concrete plants just north of the Blackwall Tunnel such as Knights
Road. Murphys Wharf also includes an onsite ready mixed concrete batching plant
locally referred to as Charlton RMX.
Charlton Wharf - a barge connected facility for aggregates including an onsite asphalt
plant and distribution by road.
Mulberry Wharf – road connected asphalt plant receiving aggregates brought in
sustainably to London wharves by rail and river.
Erith – a marine dredged aggregate processing plant with exclusive wharf importation.
Brewery Wharf – ready mixed concrete batching plant

North of the river
• Dock Road – river barge wharf and ready mixed concrete batching plant
• Knights Road - concrete batching plant where all aggregates and additives are received
by road only.
The locations of these operations, relative to the Blackwall Tunnel and proposed Silvertown
River Crossing, are reliant on the supply of aggregates using the river Thames and are shown
on the accompanying aerial photos. These sites represent a massive investment by the
company which has taken place over many years and are reliant on the Blackwall Tunnel for the
sustainable delivery of its products whether to local construction schemes or that are required
further into London.
Sustainability Credentials
Sustainability is at the heart of Tarmac’s strategy; it guides how the business is grown and
evolves. Operating from 330 locations across the UK and with 100,000 acres of land under
management, we recognise our duty to manage our assets responsibly. Tarmac has a
responsibility to ensure that today’s needs are delivered in a way that protects the ability of
future generations to do the same. Tarmac observes a whole life approach to its operations and
focuses on the way products and solutions perform from extraction, manufacture and to their
subsequent transportation.
This approach to sustainability aligns with the ethos of the National Planning Policy Framework
(NPPF) which provides the framework within which local authorities construct local plans and
permit development. It embeds the principles of sustainable development within the local plans
prepared under it. The NPPF is a material consideration in planning decisions under the Town
and Country Planning Act 1990.
The Mineral Safeguarding provisions in the NPPF Paragraph 006 requires planning authorities
to safeguard existing, planned and potential storage, handling and transport sites to:
•
•

ensure that sites for these purposes are available should they be needed; and
prevent sensitive or inappropriate development that would conflict with the use of sites
identified for these purposes

Generally responsibility for safeguarding this type of facility rests with the district planning
authority however for minerals operations storage, handling and transport located at quarries or
aggregate wharves or rail terminals it is necessary for it to be directed more strategically at
county level or equivalent which clearly signals the importance placed on protecting the network
essential to achieving sustainable development to build a strong and competitive economy, a
bedrock of the NPPF and NPPG.
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The National Planning Practice Guidance (NPPG), provides supporting advice to the NPPF, and
in facilitating the sustainable use of minerals the NPPG in paragraph 143 advises local planning
authorities in preparing Local Plans to safeguard:
•

•

existing, planned and potential rail heads, rail links to quarries, wharfage and associated
storage, handling and processing facilities for the bulk transport by rail, sea or inland
waterways of minerals, including recycled, secondary and marine-dredged materials; and
existing, planned and potential sites for concrete batching, the manufacture of coated
materials, other concrete products and the handling, processing and distribution of
substitute, recycled and secondary aggregate material

Paragraph 144 of the NPPG steers local planning authorities, when determining planning
applications, to give great weight to the benefits of mineral extraction, including to the economy.
In this context it should include infrastructure facilities in London, particularly the wharves which
import essential aggregates to a demanding development area, where land won resources are
not available. The NPPG is clear that in mineral safeguarding areas other development
proposals should not normally be permitted where they might constrain potential future use of
minerals operations and again in this context national planning policy supports the protection of
essential wharfage and distribution in London.
However the NPPF is not intended to contain specific policies for nationally significant
infrastructure projects (NSIPs) such as the Silvertown Tunnel decided under the Planning Act
2008. The National Policy Statement for National Networks (NPS) assumes that function and
provides transport policy for development brought under it. The NPPF is however likely to be an
important and relevant consideration in decisions on NSIPs.
The overall strategic aims of the NPPF and the NPS are consistent. Both documents seek to
achieve sustainable development and this is supported by Tarmac.
Representations on the Silvertown Tunnel
Building materials and in particular value added products such as asphalt and ready mixed
concrete are predominately delivered relatively short distances, from point of distribution to point
of consumption, by road. London’s roads can often be congested and projects which aim to
improve the resilience of the surrounding road network infrastructure, redistributing vehicle
movements and engineering improved traffic flows, and facilitate redevelopment to promote
economic growth are supported in principle. However the company has significant concerns
about the impact of the Silvertown Tunnel on;
•
•

the economic impact that a toll road will have on delivered prices of our materials
and the consequent impact on future built development and
site specific concerns about ensuring effective utilisation of the Dock Road plant
as a sustainable source of concrete to supply the construction phases of the
tunnel development.

Economic Impact
London needs a reliable supply of aggregates to support a vibrant construction industry. This
includes land-won sand and gravel, crushed rock, marine sand and gravel, recycled materials
as well as the value added products such as concrete and asphalt.
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Aggregates landed and processed at Murphys wharf and material landed at Charlton Wharf, as
well as the asphalt produced on that site, are supplied to local supply chain operations and
construction projects north and south of the river. Similarly ready mixed concrete produced at
Murphys Wharf (Charlton RMX), Brewery Wharf, Dock Road and Knights Road is distributed by
road to projects both sides of the river. All the sand and gravel used at Dock Road is landed at
its dedicated wharf and only cement is imported by road tanker. The wharfage credentials of
this site are a significant environmental benefit to distribution. Supply into the site by river and
other river connected operations, saves additional and unnecessary local traffic a 5.5 miles
each way trip. The alternatives, if road supply were relied on, to using the tunnel would be to
draw material in from further east and the consequent impact that would have on the A13.
However all the aggregates, including sand and gravel and limestone, and additives at Knights
Road are imported by HGV, but in a very sustainable way. All sand and gravel requirements
are sourced from Murphys Wharf on the south side of the river, and all limestone aggregates
imported to London by rail.
The distribution from these sites, in the immediate vicinity of the crossing and including the
outlying wharves at Mulberry and Erith indicates combined vehicle movements through the
existing Blackwall Tunnel are estimated to be in excess of 110,000 per annum. This estimate
relates to direct deliveries only but the company also supplies a significant volume of collect
trade where independent businesses haul materials north of the river through the tunnel in
particular sand, gravel and concrete out of Murphys Wharf and asphalt out of the Charlton
wharf. These sales are difficult to quantify but to give an indication of the scale of importance of
this trade the company has an agreement with one customer which collects from the two sites
which will result in liability for tolls on nearly 9,000 trips per year. The additional cost for this
single customer alone will put supply at threat and could result in a switch of source to further
east and increased pressure on the A13, with a potential corresponding reduction in river based
transport.
At this early stage in the consultation process detailed analysis of the indicative HGV user
charges on historic volumes, relative to the time of travel and direction of travel, and has not
been undertaken. However assuming the peak indicative user charge each way of £7.50 for
HGVs it will represent a significant increase to the raw material supply costs to construction and
building products in London. The additional haulage cost to the Tarmac business could
represent over £1 million per annum. The company will seek to pass on these costs to the
consumer and consequently it will have an impact on the economics of infrastructure projects,
the sourcing of materials and future development opportunities in the city.
There is a presumption in favour of granting development consent for national network NSIPs.
In considering any proposed development, and in particular, when weighing its adverse impacts
against its benefits the NPS requires account to be taken of the potential;
•
•

benefits - including economic development, job creation, housing and environmental
improvement, and any long-term or wider benefits and
adverse impacts - including any longer-term and cumulative adverse impacts, as well as
any measures to avoid, reduce or compensate for any adverse impacts.

In this context, environmental, safety, social and economic benefits and adverse impacts,
should be considered at national, regional and local levels. Material cost increases and delivery
rates of this scale will represent a huge adverse economic impact to the local and regional
economy. Tarmac advocates that;
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1. local freight traffic should be exempt from the toll and
2. aggregates and aggregates products (ready mixed concrete and asphalt) that is
produced locally should be exempt from the toll
The economic effect of the Tunnel on supply could, by unbalancing competition north and south of
the river, suffocate and create barriers to the flow of distribution. The toll if introduced could also
impact on the viability of some sites that rely heavily on river transport for the delivery of aggregates
that are then sourced via the tunnels and encourage road transport from further way to avoid the toll.
The Silvertown Tunnel project claims a key objective of the user charge is to manage demand
for the tunnels and ensure the benefits of the scheme are fully realised. The concern expressed
is that introducing further discounts beyond those presently listed, largely the same as are
available for the London Congestion Charging zone, could increase demand for use of the
tunnels, potentially to a level beyond the capacity of the local road network. In the distribution of
aggregates, ready mixed concrete and asphalt the company has no choice but to use the
crossing. Unlike residential users who could elect to use the crossing, if it was free at a
frequency and time to suit, businesses serve market areas where natural features such as the
river crossing do not form a boundary to trade. However the proposed toll will add to prices
which will increase development costs and have an adverse impact on redevelopment
opportunities economically and in material sourcing.
Concrete products produced at Dock Road are distributed south of the river through the
Blackwall Tunnel and the economic impact will be similar in this case. The Knights Road plant is
a road linked operation and the implications for this site are more serious as both the imported
raw feed as well as finished product will be effected by the toll (although there is no wharf at
Knights Road, the aggregates are sustainably sourced from locations which use either river or
rail transport to import the materials into London).
Site Specific Matters – Dock Road Ready Mixed Concrete Plant
Euromix Concrete Ltd, an operating company of Tarmac, established a concrete batching plant
and aggregate wharf facility at Dock Road, formerly referred to as Royal Victoria Dock Entrance
Wharf, in 2010. The plant imports aggregate into the site by river barge. Aggregate comprises
approximately 90% of ready mixed concrete by volume as finished product. This sustainable
method of transportation of aggregates is supported by planning policy, referred to in more
detail below, but as currently planned the proposal will force the closure of this sustainable site
which directly opposes one of the main aims of the project. The company therefore will be hit
twice; firstly by being charged for bringing aggregate from south of the river to substitute
supplies lost, and secondly by being forced to close their river wharf at Dock Road which would
have been a sustainable alternative. We consider that the Dock Road site must be considered
for retention as a source of locally produced sustainable concrete for supplying the scheme
itself and, secondly, for supplying concrete to local markets post completion of the tunnel.
The site was established in order to produce ready-mixed concrete for the construction industry
during a period of intense activity linked to the construction of the Olympic Games site,
associated legacy works and additional housing developments in the East London area. It
continues to serve that legacy growth making an important contribution to the volume of ready
mixed concrete delivered into the local market. The site is in an industrial area shown annotated
in green edging on the accompanying Plan No 2 and extends to approximately 0.63 hectares
located on the north bank of the River Thames. Access to the site is off Dock Road which has
direct access from the A1020 Lower Lea Crossing and A1010 link to the A13. The consultation
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plans show the cut and fill section of the tunnel on the north side of the Thames arcing across
the site and severing the access road. The local road realignment as part of the development
proposal excludes reconnecting access to the site.
The Dock Road ready mixed concrete plant is a river barge connected operation with grab
discharge of aggregates on to the wharf for direct onsite utilisation in the plant. Similarly in the
case of the Charlton RMX concrete plant, located at Murphys Wharf on the opposite side of the
Thames, aggregates are sourced directly from the wharf with no highways impacts as a
consequence. Their strategic and environmentally beneficial river links epitomise exemplary
sustainable practices. Both concrete plants are within half a mile of both the northern and
southern proposed tunnel entrances.
The safeguarding direction placed on the land at Thameside West, to secure the future
development of The Silvertown Tunnel, limits the use of the land in the short term to existing
heavy industrial uses. The Dock Road site is adjacent to the safeguarded wharf designation and
is not identified as one of the strategic site designations for redevelopment purposes of
Thameside West. Continued operation of the Dock Road wharf and concrete batching plant will
not prejudice the timing of land use required for the Tunnel Scheme and is a strategic plant; its
continued use is appropriate and beneficial in the short term associated with the Silvertown
Tunnel development and, after construction, could remain, with adequate access provision, as
part of the scheme.
There are relatively small reserves of land-won sand and gravel in London and importation of
aggregates by river going barges and ships, used in marine dredged recovery of aggregates,
utilises the Blue Ribbon Network for freight transport which is a widely supported objective
within the London Plan. This is a more sustainable method of transport and can help to reduce
congestion and the impact of goods vehicles on London’s roads. The River Thames is an
important transport network and its contribution to freight transport reduces reliance on
London’s highway network. Some 160,000 tonnes per annum of sand and gravel is supplied
directly to the site solely by boat sustainably via the River Thames through the wharf facility
reducing lorry movements on London’s roads by 16,000 trips per year and supporting the use of
the river for freight purposes generally. The wharf is a 24 hour operation as the boats dock
according to tidal patterns.
As referred to in the section on Sustainability Credentials above the NPPF states in relation to
Promoting Sustainable Transport that planning authorities should support development which
facilitates the use of sustainable modes of transport and that safeguarding
• existing wharfage, handling and processing facilities for the bulk transport by inland
waterways of minerals and marine-dredged materials; and
• existing sites for concrete batching
is appropriate.
The London Plan in relation to freight transport and use of the Blue Ribbon Network states the
overarching principle to increase the use of the Blue Ribbon Network to transport freight and
specifically development proposals which increase the use of safeguard wharves will be
supported. The policy recognises that water transport for bulk materials, particularly during
demolition and construction phases, should be maximised. Using water based transport for
freight is fully in line with the NPPF promoting sustainable models of transport and safeguarding
of wharfage facilities for mineral handling.
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The Silvertown Tunnel project identifies the need to establish work sites in areas nearby the
proposed tunnel alignment, on each side of the river to be used for facilitating the necessary
construction works. The project aspires to move materials to and from the work site compounds
using the river and this may require a new temporary jetty in the Silvertown area. The Dock
Road site adjacent to Thames wharf is the only ready mixed concrete site on a wharf in London
Borough of Newham and is only 1 of 3 now remaining in London that rely wholly on aggregates
being delivered by barge on the river.
Retention of the concrete batching plant and associated wharf facility on the Site will ensure the
site continues to supply concrete to the local market and sustainably to the Tunnel project whilst
making use of the River Thames as a sustainable way of importing aggregate into the Site. The
DCO should make provision for this.
Conclusion
In conclusion Tarmac
•
•
•
•

supports the Silvertown Tunnel project in principle
urges introduction of exemption to toll charges for core businesses
promotes the Dock Road wharf as a strategic site associated with the tunnel project for
sustainable supply of aggregates and ready mixed concrete
advocates that provision be made for retention of the Dock Road plant and wharf
beyond completion of the tunnel, as the only wharf connected operation in London
Borough of Newham, requiring alteration of the proposed road layout to support a
connection of the site to the realigned Dock Road.

Yours faithfully

Simon Treacy
Estates Manager
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Euromix, Dock Road - Silvertown Tunnel Registration of Interest
Euromix operates a concrete batching plant and wharf facility at Dock Road Silvertown
directly and indirectly affected by the proposed Silvertown Tunnel scheme. The site itself is
not required by the Tunnel construction footprint and could continue to operate throughout
the construction period. Although the access link to Dock Road is shown in the site layout to
be severed there is capacity within the land available to provide for an alternative access to
ensure this important site continues to operate throughout the construction phase supplying
aggregates and ready mixed concrete and beyond into the future meeting redevelopment
needs of the area. The representations will seek to demonstrate the scheme’s;










Unacceptable economic impact on delivered prices for a network of sites north and
south of the River Thames reliant on the river crossing. Presently aggregate and
value added products such as ready mixed concrete are distributed by road through
the Blackwall Tunnel from river connected sites to ensure sustainable delivery of
products. The introduction of tolls on both the Blackwall and proposed Silvertown
Tunnels will have an adverse impact on the economics of the business.
Unacceptable economic impact on investment in sites due to effects on the business
by discouraging the free flow of trade north and south of the river influencing volumes
of material supplied.
Encouraging supply north of the river by sites further outside of the market demand
area resulting in unsustainable increased vehicle movements
Failure to protect an important ready mixed concrete site and meet mineral
safeguarding provisions of the national planning policy framework
Failure to protect an important wharf facility and meet mineral safeguarding
provisions of the national planning policy framework
Neglecting the opportunity for a local ready mixed concrete supply during the project,
minimising traffic movements in the area, and continued operation of the site after
completion of the tunnel to supply local development needs
Neglecting to maximise use of the river for aggregates supply during the project and
as a wharf facility into the future
Unacceptable economic impact on the use of the Thames for freight resulting in lost
income to PLA as a result of closure of the wharf and plant site

