
  

  
 
 
 
 
 
 
 
Dear Mr Scott 
 
Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 
1999 and 2007; Town & Country Planning (Mayor of London) Order 2008 
Development Site, Silvertown Way Flyover Arches 
 
I refer to your letter of 19 June 2019 informing the Mayor that Newham Council is 
minded to grant planning permission for the above planning application, and the further 
information received on 18 March 2020.  I refer you also to the notice that was issued on 
19 March 2020 under the provisions of article 5(1)(b)(i) of the above Order. 

The Mayor has delegated his planning powers to me and having now considered a 
report on this case (reference GLA/5186/01/copy enclosed), I am content to allow 
Newham Council to determine the case itself, subject to any action that the Secretary of 
State may take, and do not therefore wish to direct refusal. 

Yours sincerely 
 

 
 
Jules Pipe 
Deputy Mayor for Planning, Regeneration and Skills 
 
cc Unmesh Desai, London Assembly Constituency Member 
 Andrew Boff, Chair of London Assembly Planning Committee 
 National Planning Casework Unit, DCLG 
 Lucinda Turner, TfL  

 Britanny Mann, Barton Willmore, 7 Soho Square, London, W1D 3QB 

Sean Scott  
Principal Planner  
Major Development 
Inclusive Economy and Housing   
London Borough of Newham 
Newham Dockside, 1000 Dockside Road 
London E16 2QU 
 

Our ref: GLA/5186/01/MJ 

Your ref: 18/03657/OUT 

Date:  23 March 2020 
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planning report GLA/5186/01 

23 March 2020 

Development Site, Silvertown Way Flyover Arches 

in the London Borough of Newham  

planning application no. 18/03657/OUT 

Strategic planning application combined stage 1 and stage 2 referral  

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 
and 2007; Town & Country Planning (Mayor of London) Order 2008. 

The proposal 

Hybrid planning application comprising: 

Detailed application for Phase 1 for 5,360 sq.m. of light industrial workspace; ancillary 
cafe/exhibition space; new access and public realm. 

Outline application (all matters reserved) for Phase 2 for up to 2,555 sqm of light 
industrial and ancillary floorspace, and associated works 

The applicant 

The applicant is GLA Land and Property (GLAP) and the architect is Pedder & 
Skampton. 

Key Dates 

Stage 1 report: No stage 1 report issued 
Planning Committee meeting: 18 June 2019  

Strategic issues summary 

Principle of development:   The proposal provides flexible low-cost workspace 
targeted towards smaller creative businesses, on a vacant Opportunity Area site, 
which is locally designated for such employment uses. The proposals are supported. 

Urban design:  The proposals would improve the appearance of this currently vacant 
site, increase active frontage, enhance surrounding public realm, and are supported. 

Climate change:  A revised energy strategy has been submitted, which is consistent 
with London Plan and the intend to publish London Plan and is supported. 

Transport:   The proposals are supported in line with the transport policies of the 
London Plan and the intend to publish London Plan. 

The Council’s decision 

In this instance Newham Council has resolved to grant planning permission. 

Recommendation 

That Newham Council be advised that the Mayor is content for it to determine the case 
itself, subject to any action that the Secretary of State may take, and does not 
therefore wish to direct refusal. 
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Context 

1 On 30 May 2019, the Mayor of London received documents from Newham 
Council notifying him of a planning application of potential strategic importance to 
develop the above site for the above uses.  Under the provisions of The Town & 
Country Planning (Mayor of London) Order 2008, the Mayor had until 11 July 2019 to 
provide the Council with a statement setting out whether he considers that the 
application complies with the London Plan, and his reasons for taking that view.  
However, in this case, Newham Council considered the case at Committee on 18 
June 2019 and resolved to grant planning permission, before the Mayor’s six week 
consultation period had expired.  Therefore, a consultation stage response was not 
issued.  Since then, GLA officers have been working with the applicant to secure an 
acceptable energy strategy for the development. 

2 The application was referred to the Mayor under Category 3E of the Schedule 
to the Order 2008: 

• 3E “Development which does not accord with one or more provisions of the 
development plan in force in the area in which the application site is situated; 
comprising more than 2,500 square metres of floorspace for that specific use 
class.” 

3 Under the provisions of Article 5 of the Town & Country Planning (Mayor of 
London) Order 2008, the Mayor may allow the draft decision to proceed unchanged 
or direct the Council under Article 6 to refuse the application.     

Site description 

4 The 1.04 hectares site comprises vacant fenced-off land underneath the 
Silvertown Way Flyover (A1101); the service yard associated with the Crystal Building; 
and Siemens Brothers Way.  

5 To the south of the site is a pedestrian underpass beneath Silvertown Way, 
which connects the proposed Thameside West development (LPA ref: 18/03557/OUT; 
GLA ref: GLA/4039c/03) to Royal Victoria Dock to the north.  Beyond this are light 
industrial units (Waterfront Studios), also positioned underneath the Silvertown Way 
Flyover.  To the east of the site is the Crystal Building, which is occupied by a cafe, 
public exhibition space and offices, associated gardens, and the pedestrian route to the 
Emirates Airline Cable Car.  A triangular site adjoins the site on its eastern boundary, 
which is expected for residential development as part of the Council’s strategic site 
allocation S30 ‘Royal Victoria West’.  To the south-west is Dock Road, which will be 
positioned further to the south-west as part of works under the Silvertown Tunnel 
Development Consent Order (DCO).  This enables the construction of Silvertown 
Tunnel, for which contracts have been awarded with completion by 2025.  To the north 
is a vehicular roundabout providing access to the Lower Lea Crossing and the Crystal 
Building’s service yard.  The site is located in Flood Zone 3, within the cable car 
protection zone, and partially within the London City Airport Public Safety Zone. 
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6 The nearest existing stations are Royal Victoria DLR, approximately 350 metres 
to the north-east of the site; West Silvertown DLR, approximately 350 metres to the 
south-east of the site; and Canning Town Underground and DLR, approximately 700 
metres to the north of the site.  Custom House Station is approximately 900 metres to 
the north-east of the site and will be served by Elizabeth line services.  The nearest part 
of the Transport for London Road Network (TLRN) is the A13, which is 900 metres to 
the north; while Silvertown Way forms part of the Strategic Road Network (SRN).  The 
closest existing bus stops to the site are at Charrington Steps on the Silvertown Way 
flyover, currently served by one route.  The site has a Public Transport Accessibility 
Level (PTAL) of 2 (where 0 is the worst and 6b is the best).  

Details of the proposal 

7 The hybrid application proposes 7,915 sq.m. of light industrial (Use Class 
B1(c) floorspace beneath the Silvertown Way Flyover Arches.  The detailed 
application (Phase 1) proposes 5,360 sq.m. of floorspace within one-two storey units, 
linked by a two-storey internal pedestrian gallery; plus 295 sq.m. of community/ 
shared space and ancillary cafe/exhibition space; with external service yards to the 
east of the arches.  Access would be via the underpass to the south of the site, with 
meanwhile servicing prior to completion of the Silvertown Tunnel works from Siemens 
Brothers Way.  The outline element (Phase 2) proposes 2,555 sq.m. of floorspace; 
with 310 sq.m. of ancillary shared space for exhibitions/workshops; and further 
entrances to the site. 
 

Strategic planning issues and relevant policies and guidance 

8 For the purposes of Section 38(6) of the Planning and Compulsory Purchase 
Act 2004, the development plan in force for the area is made up of Newham Council’s 
Local Plan (2018), the 2016 London Plan (Consolidated with Alterations since 2011), 
and the Joint Waste Development Plan for the East London Waste Authority (2012). 
 
9 The following are also relevant material considerations:  

• National Planning Policy Framework 2019 and National Planning Practice 
Guidance. 

• The draft London Plan (Intend to Publish Version, December 2019), which should 
be taken into account on the basis explained in paragraph 48 of the NPPF. 

• On 13 March 2020, the Secretary of State issued a set of Directions under 
Section 337 of the Greater London Authority Act 1999 (as amended) and, to the 
extent that they are relevant to this particular application, have been taken into 
account by the Mayor as a material consideration when considering this report 
and the officer’s recommendation. 

 
10 The relevant issues, corresponding policies and guidance are as follows: 

• Opportunity Areas London Plan; intend to publish London Plan 

• Industrial use London Plan; intend to publish London Plan 
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• Urban design London Plan; intend to publish London Plan; Shaping 
Neighbourhoods: Character and Context SPG; Accessible 
London: Achieving an Inclusive Environment SPG 

• Transport London Plan; intend to publish London Plan; Mayor’s 
Transport Strategy 

• Climate change London Plan; intend to publish London Plan; Sustainable 
Design and Construction SPG; Mayor’s Environment 
Strategy 

 

Principle of development 

11 The site is within the Royal Docks and Beckton Riverside Opportunity Area, 
identified in the London Plan as having capacity to accommodate 6,000 additional 
jobs by 2031, with the intend to publish London Plan identifying a significantly 
increased employment capacity of 41,500.  London Plan Policy 4.12 states that 
development proposals should support local employment, skills development and 
training opportunities.  Policy GG5 in the intend to publish London Plan seeks to 
secure sufficient employment and industrial space in the right locations to support 
economic development and regeneration, and Policy GG2 seeks to prioritise the 
development of brownfield land and public sector land, as well as proactively explore 
the potential to intensify the use of land to support additional workspace.  London 
Plan Policy 4.4 states that a rigorous approach is required to ensure a sufficient stock 
of land and premises to meet the future needs of different types of industrial and 
related uses, including good quality and affordable space.  Policy E4 of the intend to 
publish London Plan also seeks to ensure a sufficient supply of industrial land and 
premises.  Intend to publish London Plan Policy E2 supports the provision of low cost 
B1 business space to meet the needs of micro, small and medium-sized enterprises 
and to support firms wishing to start-up or expand; and Policy E3 identifies that 
planning obligations may be used to secure affordable workspace at rents maintained 
below the market rate. 
 
12 The site is identified in Newham’s Local Plan as within Local Mixed Use Area 
(LMUA) 1 ‘Silvertown Arches’, which supports employment uses in emerging growth 
sectors, such as high-technology and creative industries, night time, visitor, retail, 
leisure and cultural economy, business and financial services.  The site also falls 
within the Employment Hub E09 ‘Excel/Royal Victoria’, which is identified in the Local 
Plan for a focus on visitor economy, business and conference.  The proposed service 
yard falls within the Council’s Strategic Site S30 ‘Royal Victoria West’, which is 
allocated for new residential, leisure and cultural uses, and the proposal is therefore 
contrary to the development plan in this respect, which, in conjunction with the size of 
the development, means it is referable to the Mayor.  However, the service yard 
would occupy a very small part of the strategic site, it is in close proximity to the 
Silvertown Flyover, and is isolated behind the Crystal building and an associated 
landscaped area, which severely limits options for residential, leisure and cultural 
uses.  The proposal would also make use of an existing servicing road, and would not 
preclude the development of the wider strategic site for such uses. 
 
13 The proposal provides low-cost workspace that allows flexibility in the size of 
units and would be targeted towards smaller creative businesses.  This space would 
provide an opportunity for occupiers of the nearby Silver Building to relocate following 
its demolition as part of the operational works planning permission (LPA ref: 
17/02554/FUL; GLA ref: GLA/4039b/02) on the adjacent Thameside West site.  The 
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Silver Building is currently fully occupied by small creative businesses on short-term 
lets.  Phase 1 of the proposal would create space for all of these businesses, other 
than two requiring large-scale loading access that cannot be achieved given the 
limited space around the flyover.  The completion of Phase 2 would increase the 
lettable area compared to the Silver Building by approximately 30%.  Phase 1 has 
been designed to be operational during construction of the Silvertown Tunnel, with 
access from the east side of the arches, while access from the west would be 
possible when the Silvertown Tunnel works are complete, via a further access road 
and landscape works.  Phase 2 would be brought forward subject to demand. 
 
14 The Council has no particular policy requirement for affordable workspace; 
however, the design and specification of the space is targeted to low-cost occupiers, 
which is supported.  The proposals would increase the provision of low-cost Use 
Class B1(c) employment floorspace and would enhance the Borough’s ability to 
accommodate creative industries in a location designated as being suitable for such 
uses.  The employment floorspace would also be compatible with, and would build 
upon existing neighbouring uses, including Waterfront Studios in the arches to the 
south.  The proposals are supported, in line with London Plan and intend to publish 
London Plan policies. 
 

Urban design 

15 London Plan Policy 7.4 requires development to have regard to the form, 
function, and structure of an area, place or street and the scale, mass and orientation 
of surrounding buildings; and Policy 7.6 seeks the highest architectural quality.  
These requirements are reflected in intend to publish London Plan Policies D1 and 
D2. 
 
16 The proposals are dictated to a large degree by the existing road 
infrastructure, beneath which the employment floorspace would be located.  Inserted 
elevations are set-back from the face of the existing flyover structure, constructed of 
robust materials that would be easy to maintain.  By its nature, the accommodation is 
relatively hidden under the flyover; however, a degree of visual presence will be 
introduced through the incorporation of a number of ‘light towers’, which extend up 
above road level and mark entrances and other key locations.  Pedestrian access 
(including level access) will be via the upper ground level entrances from the 
underpass, which will be landscaped as part of the proposals; and via Crystal 
Gardens, with the new service core in Crystal Yard.  Additional entrances will be 
introduced following completion of the Silvertown Tunnel works and Phase 2.  Level 
access is also provided to the Blue Badge parking bays proposed in Crystal Yard. 

 
17 The proposals would improve the appearance of this vacant site, increase 
active frontage, and enhance the surrounding public realm.  The design of the 
proposals is supported. 
 

Climate change 

18 In accordance with the principles of London Plan Policy 5.2 and Policy SI2 of 
the intend to publish London Plan, the applicant has submitted an energy strategy 
(revised 6 March 2020).  Following conversations with the Council’s Highways 
department, this now proposes a panelised removable ceiling system that meets the 
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requirements of the Highways department for maintenance purposes and allows the 
required level of roof insulation.   

19 As a result of this, the proposals now achieve a 64% reduction in carbon 
emissions compared with Part L of the Building Regulations, in accordance with 
London Plan Policy 5.2 and Policy SI2 of the intend to publish London Plan.  The 
building has been designed to facilitate connection to a future district heating network, 
and this has been secured by condition.  The scheme is consistent with the energy 
policies of the London Plan and the intend to publish London Plan and is supported. 

Transport  

20 The scheme includes 36 long-stay and 10 short-stay cycle parking spaces, 
(including oversized provision), which is supported in line with London Plan and 
intend to publish London Plan standards.  Revisions to the existing Crystal Building 
service yard to include two Blue Badge parking bays and the relocation of Crystal 
Building parking bays to Siemens Brothers Way; two short-stay parking bays for 
deliveries on Siemens Brothers Way; and landscaping and public realm 
improvements in Phase 1, including the pedestrian underpass from Dock Road to the 
Royal Docks, are all supported.  No significant impact is expected on the strategic 
highway or public transport network as a result of the proposals, and the 
enhancements to local connectivity for walking and cycling are welcomed.  A section 
278 agreement is also secured. 
 
21 The application sets out the proposed servicing arrangements during Phase 1 
and Phase 2 and on completion of the Silvertown Tunnel.  To ensure prioritisation of 
the Silvertown Tunnel works and ensure interfaces between the two schemes are 
managed accordingly, an Asset Protection Agreement has been secured, to be 
entered into with TfL prior to the commencement of construction. 
 
22 The proposals are supported in line with the transport policies of the London 
Plan and the intend to publish London Plan. 
 

Response to consultation 

23 Newham Council publicised the application by site and press notices; and letters 
were sent to 322 neighbouring residents and businesses, although no responses were 
received.  

24 The following responses were received from statutory bodies and other 
organisations: 

• London City Airport:  No objection. 

• Port of London Authority:  No objection, subject to conditions, which have been 
applied. 

• Thames Water: No objection, subject to conditions, which have been applied. 

• Historic England:  No objection, subject to conditions, which have been applied. 

• Metropolitan Police:  No objection, subject to conditions, which have been 
applied. 

• Environment Agency:  No objection. 
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25 Issues raised by all consultees have been considered in this report and the 
Council’s committee report of 18 June 2019.  The Council has proposed various 
planning obligations and conditions in response.  Having had regard to these, GLA 
officers are satisfied that the statutory and non-statutory responses to the public 
consultation process do not raise any material planning issues of strategic importance 
that have not already been considered in this report. 
 

Draft section 106 agreement 
 
26 The draft section 106 agreement includes the following provisions: 

• Travel Plan monitoring fee of £10,000. 

• Monitoring fee of £10,000. 

• Car parking permit free agreement and monitoring fee of £2,000. 
 

Legal considerations 

27 Under the arrangements set out in Article 5 of the Town and Country Planning 
(Mayor of London) Order 2008, the Mayor has the power under Article 6 to direct the 
local planning authority to refuse permission for a planning application referred to him 
under Article 4 of the Order.  The Mayor may also leave the decision to the local 
authority.  In directing refusal, the Mayor must have regard to the matters set out in 
Article 6(2) of the Order, including the principal purposes of the Greater London 
Authority, the effect on health and sustainable development, national policies and 
international obligations, regional planning guidance, and the use of the River Thames.  
The Mayor may direct refusal if he considers that to grant permission would be contrary 
to good strategic planning in Greater London.  If he decides to direct refusal, the Mayor 
must set out his reasons, and the local planning authority must issue these with the 
refusal notice.   

Financial considerations 

28 Should the Mayor direct refusal, he would be the principal party at any 
subsequent appeal hearing or public inquiry.  National Planning Practice Guidance 
emphasises that parties usually pay their own expenses arising from an appeal.  

29 Following an inquiry caused by a direction to refuse, costs may be awarded 
against the Mayor if he has either directed refusal unreasonably; handled a referral from 
a planning authority unreasonably; or behaved unreasonably during the appeal.  A 
major factor in deciding whether the Mayor has acted unreasonably will be the extent to 
which he has taken account of established planning policy. 

Conclusion 

30 London Plan policies in relation to the principle of development, urban design, 
climate change, and transport are relevant to this application.  The proposal complies 
with the London Plan and intend to publish London Plan as follows and is supported. 

• Principle of development:   The proposal provides flexible low-cost workspace 
targeted towards smaller creative businesses, on a vacant Opportunity Area site, 
which is locally designated for such employment uses. The proposals are 
supported. 
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• Urban design:  The proposals would improve the appearance of this currently 
vacant site, increase active frontage, enhance surrounding public realm, and are 
supported. 

• Climate change:  A revised energy strategy has been submitted, which is 
consistent with London Plan and the intend to publish London Plan and is 
supported. 

• Transport:  The proposals are supported in line with the transport policies of the 
London Plan and the intend to publish London Plan. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

for further information, contact the GLA Planning Team: 
Debbie Jackson, Director, Built Environment 
020 7983 5800 debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management  
020 7084 2632    email john.finlayson@london.gov.uk 
Allison Flight, Deputy Head of Development Management 
020 7084 2820 email alison.flight@london.gov.uk 
Lyndon Fothergill, Team Leader, Development Management 
020 7983 4512 email Lyndon.fothergill@london.gov.uk 
Martin Jones, Principal Strategic Planner, Case Officer 
020 7983 6567    email martin.jones@london.gov.uk 
 


