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1. Introduction
1.1

Purpose of the document
1.1.1 This Statement of Common Ground (“SoCG”) is submitted to the
Examining Authority in relation to the application by Transport for
London (“TfL”) under section 37 of the Planning Act 2008 (the Act) for an
order granting development consent for the construction of the
Silvertown Tunnel (“the Scheme”).
1.1.2 The aim of this SoCG is to provide a clear record of the issues discussed
and the current status of those discussions. The SoCG can be used as
evidence of these discussions in representations to the Examining
Authority as part of its examination of the DCO application.

1.2

Parties to this Statement of Common Ground
1.2.1 This SoCG has been jointly prepared by TfL and GLA Land and Property
Limited (“GLAP”) and Quintain No.8 Limited (“Quintain”). It sets out
matters which are agreed between the parties, as well as matters which
are not agreed and matters which are under discussion.

1.3

Structure of the Statement of Common Ground
1.3.1 This SoCG comprises six sections:
Section 1 is an introduction to the SoCG and the Scheme;
Section 2 provides an overview of consultation to date between TfL and the
GLA – Quintain Joint Venture;
Section 3 provides a summary of the main areas and topics covered by this
SoCG;
Section 4 provides a list of matters agreed;
Section 5 provides a list of matters not agreed;
Section 6 provides a list of matters still under discussion; and
Section 7 contains the parties’ signatures.

1.4

The proposed scheme
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1.4.1 The Scheme involves the construction of a twin bore road tunnel
providing a new connection between the A102 Blackwall Tunnel
Approach on Greenwich Peninsula (Royal Borough of Greenwich) and
the Tidal Basin Roundabout junction on the A1020 Lower Lea
Crossing/Silvertown Way (London Borough of Newham). The Silvertown
Tunnel will be approximately 1.4km long and will be able to
accommodate large vehicles including double-deck buses. It will include
a dedicated bus, coach and goods vehicle lane, which will enable TfL to
provide additional cross-river bus routes.
1.4.2 The Scheme also includes the introduction of free-flow user charging at
both the Blackwall Tunnel (northern portal located in London Borough of
Tower Hamlets) and the new Silvertown Tunnel. This measure will play a
fundamental role in managing traffic demand and supporting the
financing of the construction, maintenance and operation of the
Silvertown Tunnel.
1.4.3 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 been subsequently transferred to the
Mayor of London. The Direction requires all planning applications within
the safeguarding area to be referred to the Mayor.
1.4.4 On the north side, the tunnel approach road connects to the Tidal Basin
Roundabout, which will be altered to create a new signal-controlled
roundabout linking the Silvertown Way, Dock Road and the Lower Lea
Crossing. Dock Road will be realigned to accommodate the new tunnel
and approach road. On the south side, the A102 will be widened to
create new slip road links to the Silvertown Tunnel. A new flyover will be
built to take southbound traffic exiting the Blackwall Tunnel over the
northbound approach to the Silvertown Tunnel. The Scheme includes
minor changes to Tunnel Avenue including the removal of the bus-only
gate allowing access for all vehicles between Blackwall Lane and
Ordnance Crescent. The Boord Street footbridge over the A102 will be
replaced with a pedestrian and cycle bridge.
1.4.5 New portal buildings will be located close to each tunnel portal to house
the plant and equipment necessary to operate the tunnel.
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1.4.6 Main construction works could commence in late 2018 and will last
approximately 4 years with the new tunnel opening in 2022/23. A Tunnel
Boring Machine (TBM) will be used to bore the main tunnel sections
under the river with shorter sections of cut and cover tunnel at either end
linking the bored sections of the tunnel to the portals. The proposal is to
erect and launch the TBM from specially constructed chambers at
Silvertown and Greenwich Peninsula where the bored sections and cut
and cover sections of the tunnel connect. The main construction worksite
will be located at Silvertown, utilising the existing barge facilities at
Thames Wharf along with a new temporary jetty for the removal of spoil
and delivery of materials by river. A secondary worksite will be located
adjacent to the alignment of the proposed cut and cover tunnel on the
Greenwich Peninsula.
1.4.7 Prior to the DCO submission detailed discussions took place between
the parties in order to reduce the impact of the Scheme on future
developable land. This is one of the project objectives for Silvertown
Tunnel. These discussions led to a significant number of changes such
as a reduction in the footprint of the portal buildings and compound, the
relocation of underground structures and the realignment of Tidal Basin
roundabout to provide for future development opportunities. The Design
and Access Statement (document reference 7.3) sets out these
changes.
1.5

Introduction to GLAP
1.5.1 GLAP is a wholly owned subsidiary of the Greater London Authority and
is the vehicle through which the GLA exercises its housing and
regeneration functions.
1.5.2 GLAP’s freeholdings on the north bank of the Thames includes a onethird share of a beneficial interest in a parcel; of land held with Quintain,
commonly known as the “Carlsberg-Tetley” site (“the Site”); this SoCG
relates to that land. GLAP also owns, independently of Quintain, further
land around the proposed northern tunnel entrance and highway. This
land is known as “Thames Wharf” and is the subject of a separate
SoCG.
1.5.3 GLAP also holds land on the south side of the river, including a large
parcel with leases and lease options made to Knight Dragon (KD); which
is, again, the subject of a separate SoCG.
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1.6

Introduction to Quintain No.8 Limited (“Quintain”)
1.6.1 Quintain No.8 Limited is a wholly owned subsidiary of Quintain Limited
and is a property development and management company.
1.6.2 Quintain owns two-thirds of the beneficial interest in the Site and
independently of GLAP, (the adjacent land known as the “Diverse
Ventures” site.
1.6.3 As detailed further below, Quintain and GLAP have aspirations to bring
forward the Site as mixed-use residential-led development for some
timeThe Site is currently allocated as Strategic Industrial Land (SIL) in
the London Plan and the London Borough of Newham Core Strategy,
however the emerging Royal Docks & Beckton OAPF suggests the
release of the SIL designation. Quintain is also pursuing the
redevelopment of the adjoining Diverse Ventures site as part of the
Thameside West area of the emerging Royal Docks and Beckton
Opportunity Area Planning Framework.

1.7

GLAP – Quintain Joint Venture
1.7.1 Quintain No.8 Limited and GLAP have a joint beneficial interest in the
site and a contractual arrangement governing approach to development
of the site (the JV) . The land includes warehouses, buildings and river
wall off Dock Road including subsoil below, a viaduct carrying the DLR
and an electricity sub-station.
1.7.2 The JV was established in 2003 with the aim of progressing the
regeneration of the Site as part of a comprehensive regeneration
separately of of the surrounding land known collectively as “Thameside
West”. Thameside West is recognised as a major residential
redevelopment opportunity in the Royal Docks area and GLA and
Quintain both with to see the Site forward for some time.
1.7.3 The proposals have had to take into account the safe-guarding for the
Silvertown Tunnel which has a significant and lasting impact on the
development potential and capacity of Thameside West and specifically
the Site. The Site is completely within the area of the safeguarding which
has been in place since 1995 as detailed at paragraph 1.4.3.
1.7.4 In May 2014 a Masterplan Feasibility Study was carried out on behalf of
the both Quintain and GLAPby a multi-disciplinary team including
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AECOM, John McAslan + Partners, Buro Happold and DBK to identify a
strategy and layout for a possible comprehensive redevelopment of the
land in each parties ownership within Thameside West.
1.7.5 The Master-plan reflects the driving principles of the emerging Royal
Docks OAPF (currently draft but timetabled for adoption in mid-2017) to
transform this part of London into a new and thriving residential
community. The timing of the master-plan, alongside the OAPF process
means the Site is an opportunity to quickly deliver the ambitions of the
OAPF and the London Plan and secure critical housing and commercial
space for east London.
1.7.6 As with any master-plan of such scale, the document sets out principles,
opportunities and constraints. There are clearly options for amending the
development layout and density to maximise the potential of the Site and
surrounding areas.
1.7.7 The 2014 Master-plan includes potential to deliver approximately 5,500
residential units across Thameside West as a whole. The Site is set to
deliver 2,500 of those, and therefore could make a substantial
contribution to meeting London’s housing needs and the Mayor’s
commitment to deliver Homes for Londoners.
1.7.8 The master-plan also includes non-residential uses with approximately
14,000 sq metres of commercial (employment generating) floorspace
and 6,300 sq metres of related non-residential development. It could
also deliver substantial areas of public green space.
1.7.9 The design, layout and phasing of development at the Site will be
significantly affected by the permanent land take of the proposed DCO.
Depending on when development proposals come forward the
construction of the tunnel may also affect the implementation process.
Associated areas of agreement, disagreement and discussion are
confirmed in this document.
1.7.10 GLAP and Quintain are aware of the significant permanent and
temporary impact of the Scheme and have been working with TfL
colleagues to suggest what might be done to minimise the impact of the
Scheme on the redevelopment programme. Work has also been done to
amend the existing master-plan to accommodate the design
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amendments required in light of the tunnel and to capitalise on the
opportunities it presents.
1.7.11 GLAP and Quintain are of the view that there are potential actions which
could mitigate the impact of the Scheme on redevelopment timescales
and minimise impact on the surrounding area, whilst also offering
significant cost and programming efficiencies to TfL.
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2. Record of engagement undertaken
2.1

Key meetings and correspondence

2.1.1

A summary of the key meetings and correspondence that has taken place
between TfL and the GLA – Quintain JV is outlined in the table below.

Date

Form of correspondence

Key outcomes and points of
discussion

6th October Email from TfL to Quintain.
2015

• Explained the next stage
in the process..

27th
November
2015

Meeting between TfL, GLA
Planning, GLA Estates and
Quintain.

• Discussed updates on
the Scheme, the DCO
process, temporary and
permanent land-take,
and the JV’s response to
the Scheme.

14th
December
2015

Email from TfL to
GLA/Quintain

• Heads of Terms issued
for an Option Agreement
over the JV land

18th
January
2016

Meeting between TfL, GLA
Planning, GLA Estates and
Quintain.

• Discussed land plans,
portal buildings,
amendment of ‘red line
boundary’, watercourses
and Heads of Terms.

22nd
February
2016

Meeting between TfL, GLA
Planning, GLA Estates and
Quintain.

• Discussed land plans,
general agreement plan
and Heads of Terms.

22nd March Meeting between TfL, GLA
2016
Planning, GLA Estates and
Quintain.

• Discussed tunnel plans,
technical notes, Heads
of Terms and agreed to
continue
meeting/working
together.

Page 12 of 28

Silvertown Tunnel
Statement of Common Ground between Transport for London and the GLAP
– Quintain No.8 Limited Joint Venture
SOCG Reference: SoCG030

8th April
2016

Email from Quintain to TfL.

• Requested further
details on restrictive
covenants.

11th April
2016

Email from TfL to Quintain

• TfL sent technical tunnel
plans to Quintain.

13th April
2016

Email from Quintain to TfL.

• Quintain sought to clarify
proposed temporary
land-take and restrictive
covenants on
development over the
tunnel site.

20th April

Letter from TfL to Quintain.

• Update on scheme
proposals.

12th May
2016

Email from TfL to Quintain.

• TfL clarified basic
technical information as
requested and agreed to
meet to discuss in more
detail.

10th June
2016

Meeting between TfL, GLA
Planning and Quintain.

• Quintain explained their
aspirations for the Site:
setting out an updated
masterplan and
sequence of
development, enabled
by earlier access to
some of the land
temporarily acquired by
TfL.
• TfL agreed to look at
Quintain’s proposals and
study potential solutions
for the benefit of all
parties.
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16th June
2016

Email from Quintain to TfL.

• Confirmed that
Quintain’s architects are
working on a new
masterplan concept.

8th July
2016

Meeting between TfL, GLA
Planning and Quintain.

• Quintain presented to
TfL on their
development plans.
• TfL updated Quintain on
plans for the scheme.
Noted that opportunities
to alter the DCO are
limited at a late stage.

26th
August
2016

Meeting between TfL, GLA
Planning and Quintain.

• TfL noted the upcoming
deadline for relevant
representations
submissions. Quintain
states it will make a
representation.
• The GLA stated it will
submit one
representation covering
land and planning
issues.
• Quintain restated its aim
to develop the site for
housing as soon as
possible and suggests
that the DCO should
include the early release
of some land-take and
the re-use of excavated
material from tunnelling.
• Quintain and the GLA
agreed to draw up a
combined list of
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proposals.
• TfL to issues heads of
terms shortly.
• Suggested that TfL may
take a head lease on
Thames Wharf and offer
one more year’s
occupancy to existing
tenants, subject to
GLA’s consideration.
21st
September

Email from TfL to GLAP and
Quintain with Safeguarding
Note

• Safeguarding note to
inform of the zones of
exclusion and zones of
protection around the
tunnel to enable
planning for future
development.

23rd
September
2016

Meeting between TfL, GLA
Planning, Quintain and its
consultants (BuroHappold).

• Quintain confirmed that
it supports the scheme
in principle.
• Quintain presented a
review of tunnel
engineering options,
‘Future Opportunities’,
along with 12 requested
changes to the DCO,
particularly a shorter
duration of temporary
land-take and Quintain’s
proposed use of
excavated material for
future land raising on the
site. TfL agreed to study
these requests.
• It is agreed that further
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discussion shall take
place regarding time
scales for land-take and
their relation to
development phasing.
• TfL suggested that some
of Quintain’s requests
may not fall under the
DCO’s remit.
• Damage to the river
wall, as examined by
TfL. Quintain made
aware of issues.
7th October Meeting between TFL,
2016
GLAP and Quintain

• Quintain development
proposals and
construction phasing.
• River wall
• SoCG

21st
October
2016

Meeting between TFL,
GLAP and Quintain

27th
October
2016

Meeting between TFL,
GLAP and Quintain

• Quintain proposals and
phasing.
• SoCG
• Principle of Land and
Works agreement
discussed; principle
agreed.
• TfL suggests that a
number of Quintain’s
requests may not fall
under the DCO’s remit.

25th
October

Meeting between TFL,
GLAP and Quintain

• Engineering meeting on
temporary land release.
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2016
4th
November
2016

Meeting between TFL,
GLAP and Quintain

• Heads of terms
• Land & Works
Agreement
• SoCG

11th
November
2016

Meeting between TfL,
GLAP, Quintain and their
respective consultants
(Atkins and Buro Happold)

• [TBC]

Page 17 of 28

Silvertown Tunnel
Statement of Common Ground between Transport for London and the GLAP
– Quintain No.8 Limited Joint Venture
SOCG Reference: SoCG030

3. Topics contained within this SoCG
3.1

Topics included in SoCG

3.1.1

The following key topics discussed with the JV are included in this SoCG.
• Need for developing a new tunnel crossing.
• Transfer of a head lease by the JV partners of their respective parts of
the Site to TfL.
• Production of a Land and Works Agreement.
• The potential for a reduction in the permanent works footprint.
• Timing of use of the temporary land-take and relation to future
development phasing and the potential to deliver the Scheme and the
early works/development of the Site concurrently, where possible.
• Potential for use and re-use of excavated material for site
levelling/remediation works at the proposed JV development.
• Passive provision for on/over site development, with particular regard
to the JV’s proposed redevelopment.
• Passive provision for acoustic canopy over the northern approach to
the tunnel.
• Design of portal buildings related to future development.
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4. Matters agreed
Ref

Description of matter

Details of agreement

Record of agreement

4.1

General support for the scheme
Strategic importance of,
‘The GLA welcomes the principle of the
4.1.1 and general support for,
Silvertown Tunnel project, which will address
the Silvertown Tunnel
severance issues and improve connectivity
scheme.
north/south across the River Thames in East
London.’

GLAP/TfL Working Protocol
document/position
statement relating to the
Thames Wharf site –
21/09/2016.
Quintain confirmed their
support for the scheme in
general in a meeting on 23rd
September 2016.
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4.2

Transfer of leases on the Carlsberg-Tetley site
Transfer of a head lease Following the transfer, TfL intends to offer
4.2.1 on the Thames Wharf
existing tenants a one year extension to their
site from the JV to TfL.
leases (thus ending in 2018), pending
planning consent for tenants’ land uses from
LB Newham. The intention is to give tenants
more time to manage relocation impacts.

Passive provision for subsequent development
TfL to consent in
This is to form one of the terms of the Land
4.3.1 principle to the JV
and Works Agreement; it is fundamental to the
constructing buildings
future development of the JV Site. Detailed
around and over the
terms as to the provision will be set out in the
Scheme
Land & Works Agreement.

Agreed in principle meeting
on 26th August 2016 –
subject to further
negotiation.

4.3

This will include detailed discussions between
the parties with regards to the design and
construction interfaces of the retaining walls
and their load bearing capacity.
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4.3.2

TfL to make passive
provision to allow for
installation of an acoustic
canopy over the northern
tunnel approach/exit

Principle of allowing passive provision for
installation of an acoustic cover agreed. TfL
have confirmed that installing the canopy is
feasible subject to confirmation of design and
installation details.

Re-use of spoil from the Scheme on the JV Site
TfL to agree the potential The parties agree in principle to the re-use of
4.4.1 for re-using excavated
suitable excavated material from the Scheme
material from the
in remediating and re-levelling the JV Site to
Scheme on the Site.
assist its re-development subject to them
obtaining the necessary consents. Final terms
to be set out in the Land and Works
Agreement.

Agreed in principle in
meeting of 27 October –
subject to further negotiation
of precise term for inclusion
in Land and Works
Agreement.

4.4

4.4.2

TfL will not preclude the
beneficial reuse of
excavated material on
the Site.

The parties have agreed in principle, so as to
allow the re-use of suitable excavated material
subject to the JV partners obtaining the
necessary consents and licenses.
Final details to be included in the Land and
Works Agreement.
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4.5

Design Review
JV partners to be
4.5.1 consulted on their views
regarding design,
location and massing of
permanent buildings
forming part of the
Scheme

TfL have confirmed that the JV partners will
be consulted, and that TfL’s contractor will
take account of theirs and other stakeholders
representations when presenting any detailed
designs of above ground buildings and
structures as part of the Design Review
Process. Prior to submission of these to the
Local Planning Authorities for approval.

Agreed in principle in
meeting of 27 October –
subject to further negotiation
of precise term for inclusion
in Land and Works
Agreement.

Precise consultation process to be included in
the Land and Works Agreement
4.6

Utility Provision
TfL agree in principle to
4.6.1 consult the JV partners
about future utility duct
requirements.

TfL have confirmed the principle of reviewing
duct provision with the JV, subject to the JV
securing consent and meeting the necessary
costs.
Precise details to be set out in the Land and
Works Agreement.
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4.7

Temporary Land Take
The potential for
4.7.1 optimisation of the
temporary site layout /
land-take.

TfL and the JV partners agree to coordinate
their respective development programmes.

TfL and the JV partners
agree in principle to
releasing temporary
construction land as early
as possible for
redevelopment.
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5. Matters still under discussion
NB: the following may be migrated to agreed or disagreed in due course:
Ref

Description of
stakeholder issue

General issues:
Land and Works
5.1.1 Agreement between
TfL, GLAP and Quintain

Transport for London
response

Current position

TfL amenable to Land
and Works Agreement
in principle, subject to
agreeing final terms.

Heads of Terms in
circulation amongst the
parties.

5.1

Principle of putting
document in place agreed;
terms yet to be finalised.
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5.2

Construction, land-take and land release:
The potential for a
The DCO does not
5.2.1 reduction in permanent
preclude a smaller
works footprint.
footprint.
Efforts have been
made to minimise the
footprint.

Discussion is continuing
and will be subject to
detailed design by TfL’s
contractor.

6. Matters not agreed
6.1.1

There are no matters not agreed in this SoCG.
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Appendix
2.1.2 2014 McAslan & Partners Master-plan
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