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!ǇǇŜƴŘƛȄ ² ς ǳǇŘŀǘŜŘ {ŜǇǘŜƳōŜǊ нлму  

Note responding to queries raised at planning committee on 19th July 2018 and subsequently 

updated post the CS11 Judicial Review ruling  

 

18.09.18 

 

Section 1 - Queries addressed: 

1. ¢Ŧ[Ωǎ hōƧŜŎǘƛƻƴ ǘƻ {ƻƭŜ /onstruction from the A41 

2. Impacts of a 5 Year Construction Programme 

3. Judicial Review of the CS11 Scheme 

4. Confirmation that the CMP is in Accordance with the S106 Agreement  

5. Facilities in Place for Noisy Works and Dust Suppression 

6. Tree Protection 

7. Types of Vehicles Being Used 

8. Suggested Barrier System 

9. Market Officer Proposed 

10. Alternative Access Options Considered  

11. Objectors Claim Mayor Said all Work from the A41 

12. Air Quality Commitments  

13. Open Space License  

14. Further meeting/discussions with TfL and developer on sole use of A41 requested 

15. Additional info required to explain why it is not possible to use only A41 and that the use of 

residential roads has been minimised as far as possible 

16. Further Commitments 

 

 

Section 2 ς Full Programmes by BDG 
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Introduction 
 

The following document addresses the points raised at the Planning Committee of the 19th July 2018 

and should be read in conjunction with the updated Construction Management Plan and 

Appendices. These can be viewed at: https://creeksidewharf.london/public-consultation/theatre-

square/scheme/. 

 

Section 1 ς Queries Addressed 
 

1. ¢Ŧ[Ωǎ hōƧŜŎǘƛƻƴ ǘƻ {ƻƭŜ /onstruction from the A41 
 

Essential Living and TfL have been in dialogue for over a year regarding the Construction 

Management Plan (CMP) for 100 Avenue Road, with TfL producing a formal written response 

which can be found on Page 38 of the Public Reports Pack for the 19th July 2018 planning 

committee foǳƴŘ ƻƴ /ŀƳŘŜƴ /ƻǳƴŎƛƭΩǎ ǿŜōǎƛǘŜΥ 

http://democracy.camden.gov.uk/mgChooseDocPack.aspx?ID=7763. 

TfL have subsequently submitted a new formal response to the CMP on the 19th October 

2018, which can be found in Appendix AA (revised).  

As stated within their response, TfL have no objection to the site being serviced off the A41 

but have expressly stated their opposition if the sole access route impacts on highway 

network or detrimentally impacts on the CS11 scheme for longer than is necessary. TfL have 

sought assurances from Essential Living that all measures to mitigate these impacts are 

utilised.  

The proposed CMP seeks to minimise these impacts and has the support of TfL. An option 

with sole access off the A41Σ Ƨǳǎǘ ǳǘƛƭƛǎƛƴƎ ǘƘŜ άtƛǘ [ŀƴŜέ ŦƻǊ ŀŎŎŜǎǎ ŀƴŘ ŜƎǊŜǎǎ will prolong 

the construction programme by up to 2 years, a position that would be unacceptable to TfL. 

A άIȅōǊƛŘέ ƻǇǘƛƻƴ ƻŦ ŀŎŎŜǎǎ Ǿƛŀ ²ƛƴŎƘŜǎǘŜǊ wƻŀŘ for the demolition period and then all 

access solely off the A41 (via the Pit Lane and a secondary access point) has also been 

proposed by EL. This would result in a predicted programme increase of 9 months (please 

see Fig. 6 for the summary programmes) due to the vehicle capacity of the Pit Lane and the 

requirement to delay part of the build to provide sufficient area for 2 way route through the 

site (please refer to Question 2 for further details).  

5ǳŜ ǘƻ ǘƘŜ ŜƭƻƴƎŀǘƛƻƴ ƻŦ ǘƘŜ ǇǊƻƎǊŀƳƳŜ ƛƴ ǘƘŜ άIȅōǊƛŘέ ƻǇǘƛƻƴΣ ǘƘƛǎ ǎŎŜƴŀǊƛƻ ǿƻǳƭŘ ƴƻǘ ōŜ 

supported by TfL. However, they have suggested a slight amendment to this option so that 

the use of Winchester Road post demolition is permitted throughout the build programme 

ǿƛǘƘ ŀǇǇǊƻǾŀƭ ƛƴ ǿǊƛǘƛƴƎ ŦǊƻƳ /ŀƳŘŜƴ /ƻǳƴŎƛƭ ŀƴŘ ¢Ŧ[Σ ŀƴŘ ǘƘŀǘ ǎǳŎƘ ǳǎŜ ǿƛƭƭ ōŜ ΨƳƛƴƛƳƛǎŜŘ 

ŀǎ ŦŀǊ ŀǎ ƛǎ ǇǊŀŎǘƛŎŀōƭŜΩ 

 

 

https://creeksidewharf.london/public-consultation/theatre-square/scheme/
https://creeksidewharf.london/public-consultation/theatre-square/scheme/
http://democracy.camden.gov.uk/mgChooseDocPack.aspx?ID=7763
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In this new Hybrid scenario, access will be required via Winchester Road during the 

demolition period only. Access solely of the A41 for demolition would be impractical for the 

following reasons:  

¶ The constrained nature of the site makes it unsafe to turn all lorries on site; 

¶ A requirement to close traffic lanes on the A41 to allow cranes access to the site. 

This is not a position that would be supported by TfL or Essential Living; and 

¶ A significant increase in the programme due to the vehicle capacity restrictions with 

construction traffic impacting local residents and stakeholders for longer. 

Access via Winchester Road and Eton Avenue will be required to be retained for Emergency 

Vehicles only throughout the construction period and the buildingsΩ ƻǇŜǊŀǘƛƻƴŀƭ lifetime, 

therefore the amendment to the market will be required going forward, but without the 

need for trucks to pass through post demolition. 

2. Impacts of a 5 Year Construction Programme 
 

As set out in Appendix Z of the CMP we have reviewed many options for accessing the site, 

with Fig.1 below setting out the constraints to the access and egress of the site. 

 

Careful Management 
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A single point of access off the A41 Ǿƛŀ ǘƘŜ άtƛǘ [ŀƴŜέ has been discounted as impractical due 

to the impacts on construction logistics resulting in a prolongation of the programme by up 

to an estimated 2 years. This is due to two main reasons, namely:  

¶ A two-stage process resulting in buildings being constructed separately  

¶ Restricted capacity for lorries to service the site; and  

¶ Limited access to the tower resulting in the double handling of materials across the 

site. 

An alternative option would be to use Winchester Road for the demolition phase only with 

construction and fit-outs being undertaken from the A41 via the Pit Lane and the secondary 

access point. It has been estimated this would increase the programme by 9 months and 

although this is better than the άtƛǘ [ŀƴŜέ only option ƛǘ ƛǎ ƴƻǘ ¢Ŧ[Ωǎ ǇǊŜŦŜǊǊŜŘ ǎƻƭǳǘƛƻƴ ƎƛǾŜƴ 

the extended impact on the A41.   

Programme impacts from the site constraints set out in Fig.1 are due to: 

Restricted Capacity of the Pit Lane 

The άtƛǘ [aneέ is restricted to 28m in length, (Point 3) due to the London plane tree (Point 4) 

and bus stop to south, and the Swiss Cottage London Underground entrance (Point 1) to the 

north, limiting the capacity of the Pit Lane to 48 vehicles per day.  

There may be periods, that due to unforeseen circumstances that capacity is exceeded and 

construction vehicles queue back onto the A41. This could lead to: 

¶ Disrupt the free flow of vehicle traffic leading to an increase in traffic congestion; 

¶ Blocking of CS11 leading to conflict with cyclists and safety ramifications; and  

¶ Obstruction of the Bus Lane which will have knock-on adverse impacts again to the 

highway safety as well as to bus routes and the reliability of local services. 

Having a secondary access point off the A41 (Point 5) is therefore critical to minimising these 

negative impacts. 

Delayed Construction of the Winch (Hybrid Option ς not supported by TfL) 

As can be seen in (Point 6 and 7), the logistics of having 2-way vehicle movement within a 

constrained site will be challenging and will require the delay of the construction of the 

Winch Community space and part of the affordable block until the rest of the site is 

complete (Point 7), causing a delay in the overall programme. 

The use of a 2-way route through this area (Point 8) will result in a reduced vehicle capacity 

on-site compared with a single route through the site due to the increased requirements to 

pause vehicles whilst others are manoeuvred into position and turned around on-site 

causing further delay and an increased health and safety risk.  

In order to gain TfL agreement of two access points off the A41 in the Hybrid option, it will 

be imperative that vehicles turning into the site do not block this main arterial route into 

London. Without a waiting area there is a high probability that vehicles will wait on the A41 

for space to clear prior to turning into the site. Therefore the area hatched red (Point 8) will 

be utilised as a waiting area thus minimising waiting time on the A41. This will result in the 

requirement to delay the construction of this part of the building and with the resulting 

prolongation of the programme is not the TfL, LBS or Essential Living preferred option. 
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To further minimise this risk of queuing and overflow, a vehicle booking system will be 

implemented with the arrival of construction vehicles at the Pit Lane and the secondary 

access point actively managed.   

Increased Construction Period 

The most efficient method to constructing this project is to access the site via multiple 

routes including via Winchester Road / Eton Avenue (as proposed in the CMP).  Any 

limitations on access will restrict the access of materials to the site in particular to the tower 

to the north ŘǳŜ ǘƻ ƛǘǎ ŘƛǎǘŀƴŎŜ ŦǊƻƳ ǘƘŜ άtƛǘ [ŀƴŜέ and the constrained nature of the site.  

The following phasing diagrams (Figs 2 ς 5) set out the impacts on each phase of the 

development when restrictions on access to the project are included: 
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Demolition Phase 

Single Access Point  Two Access Points  

¶ Single access point will prolong demolition 

due to the constraints of accessing the full site 

and the limits of vehicles being able to 

remove the waste from site 

¶ Requirement to block lanes off the A41 to 

allow outrigger lorries access to site impacting 

bus movements 

¶ High probability of congestion of public 

highway and conflict with the free flow of 

vehicle traffic to the detriment of highway 

safety 

¶ Difficulty to phase demolition works around 

theatre events as work can only progress from 

south to north 

¶ Multiple access points allows swifter more 

efficient demolition reducing impact on 

local stakeholders 

¶ No requirement for closure of any lanes of 

the A41 

¶ Ease to programme demolition works 

around theatre schedule as work can be 

scheduled to the north or to the south of 

the site due to 2 entry and egress points 

depending upon the performance 

schedules 

Fig. 2 ς Demolition Phase 
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¶ Impact of restricted access limits 

the ability to run concurrent 

activities  

¶ Single point access requires all 

demolition activities completing 

before the commencement of 

any substructure works, which 

includes enabling and piling 

activities 

¶ Substructure work limited to 

tower only 

¶ Single access points leads to a 

high probability of vehicles 

backing up onto the A41 

¶ Not supported by TfL 

¶ Multiple access points allows 

concurrent activities, resulting 

in a more efficient excavation 

phase  

¶ Substructure works may 

commence on both blocks 

simultaneously  

¶ No backing up of A41 or 

requirement to shut any lanes 

 

Basement & Enabling Works 

Single Access Point  Two Access Points  

¶ Two access points off the A41 

reduces the risk of vehicles 

backing up onto the A41 if the 

Pit Lane reaches capacity but is 

not supported by ¢Ŧ[Ωǎ 

¶ Substructure works can be 

extended but not to the full 

extent of the area 

 

Hybrid Access 

Fig. 3 ς Basement and Enabling Phase 
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Construction Phase 

Single Access Point  Two Access Points  

¶ Requirement for lower building 

area to be used as construction 

material lay down area due to 

limitations of pumping concrete 

over a large distance, resulting in 

the need for a static concrete 

pump 

¶ Further delays will be caused by 

the requirement to double 

handle materials from the lorries 

to the construction lay down 

area and finally to the tower 

leading to inefficiencies 

¶ The construction of the tower 

will therefore be built prior to 

any commencement works of 

the lower block 

¶ Multiple access points means 

superstructure works may 

commence on both blocks at 

the same time 

¶ Concrete for both blocks can be 

poured directly from wagons 

resulting in a quicker build and 

less space to be used for 

construction materials 

¶ Multiple routes is the most 

efficient method resulting in 

the quickest and safest 

programme 

¶ Two access points off the A41 

means superstructure works 

may commence on the tower 

and part of the lower block 

¶ Part of the lower block (part of 

the Winch and Affordable Block 

- hatched red) is required to be 

delayed to allow vehicle access 

to the rear of the site 

¶ Concrete for both blocks can be 

poured directly from wagons 

resulting in a quicker build than 

a single access point but delays 

to the lower block prolonging 

the overall programme 

Hybrid Access 

Fig. 4 ς Construction Phase 
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Single Access Point  
Two Access Points  

Construction Phase Continued 

¶ Fit out of tower is undertaken 

prior to the commencement of 

the lower block due to the 

constraints of a single access 

point 

¶ The increased pressure 

associated with operating in a 

more constrained environment 

increases the health and safety 

risk associated with delivering 

the project 

¶ The delay in fitting out the 

lower block results in a 

prolongation of the 

programme 

¶ Multiple access points results in 

superstructure works finishing 

faster 

¶  Fit out works for tower can 

commence earlier, with Block B 

fit out being coordinated to 

complete at the same time as 

completion of Block A resulting 

in an overall quicker programme 

¶ Access off the A41 means 

superstructure works are 

delayed to Block B 

¶ But fit out works to the tower 

and the majority of affordable 

element of Block B can 

commence earlier and can be 

undertaken concurrently 

¶ Construction and fit out to the 

Winch area and remaining 

affordable block (hatched red) 

delayed to allow vehicle access 

to the site 

¶ Increased risk of tailbacks on 

the A41 due to the requirement 

for scissor gate access to the 

site resulting in possible delays 

accessing off the A41 across 

pedestrian paths 

¶ Health and Safety risk 

associated with delivering 

project with such constrained 

access points 

¶ A quicker programme than the 

sole use of the pit lane, but the 

delay to the Winch completion 

extends the programme 

Hybrid Access 

Fig. 5 ς Construction Phase Continued 
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We have estimated that the use of a single access point will result in up to a 2 year increase in 

the construction programme due to the reasons set out above, with a Hybrid option reducing 

this programme delay to approximately 9 months.  

A high level summary programme showing the impact of any restrictions on access is below with 

Appendix 1 setting out the full detailed programmes. 

 

 

 

Multiple Access (preferred option) 

We estimate that with the use of multiple access routes, including Winchester Road / Eton 

Avenue that the project will take approximately 3 years to complete. 

Access off the A41 Only (not viable) 

We estimate the ǎƻƭŜ ǳǎŜ ƻŦ ǘƘŜ !пм άtƛǘ [ŀƴŜέ ŦƻǊ ŀŎŎŜǎǎ ǘƻ ǘƘŜ ǎƛǘŜ ŦƻǊ ǘƘŜ ǊŜŀǎƻƴǎ ǇǊŜǾƛƻǳǎƭȅ 

set out will increase the programme by up to 2 years 

Multiple Access for Demolition and then A41 (2 access points) post (Hybrid Option ς not 

supported by TfL) 

We estimate that by using Winchester Road and Eton Avenue access for the demolition phase 

only and then limiting access off the A41 only via 2 access points, will result in a prolongation of 

programme by an estimated 9 months.  

  

Fig. 6 ς Summary Programmes 
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3. Judicial Review of CS11 Scheme 
 

Essential Living is aware that the CS11 Scheme has been Judicially Reviewed and that TfL are 

now reviewing their options.  

In light of this, Appendix Z covers a temporary option whereby CS11 is delayed by a few months 

and Essential Living commence their works first. Appendix Z also covers an arrangement if CS11 

were to be delayed indefinitely. 

In summary, should there be a prolonged delay to introducing the Pit Lane, an interim layout for 

Bus Stop D (adjacent to the development site) provides drivers a safer exit from the site onto the 

A41 but also allows for a limited number of vehicles to access the site from the A41.  This is 

shown in Fig 1 below. 

Should the CS11 scheme be delayed further, the Pit Lane will need to be introduced within the 

existing layout of Avenue Road. See Fig. 2 below. With Bus Stop B being enhanced to absorb the 

buses diverted from Bus Stop D 

 

 

 

  

Fig 1. Interim Layout 

CS11 delayed 3 ς 6 months 

Fig 2.  Extended Layout 

CS11 delayed 6 months+ 
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Demolition Phase (no CS11) 

During the ŘŜƳƻƭƛǘƛƻƴ ǇƘŀǎŜΣ ǘƘŜǊŜ ƛǎ ƭƛǘǘƭŜ ŘƛŦŦŜǊŜƴŎŜ ōŜǘǿŜŜƴ ǘƘŜ ΨǿƛǘƘΩ ŀƴŘ ΨǿƛǘƘƻǳǘΩ /{мм 
scenarios as demolition is likely to occur before Phase 5 of the CS11 scheme starts. 
 

During demolition, simultaneous left-in and left-out vehicle movements can be 

ŀŎŎƻƳƳƻŘŀǘŜŘ ŀǘ ǘƘŜ !пм ŀŎŎŜǎǎ ŦƻǊ ōƻǘƘ ǘƘŜ ΨǿƛǘƘΩ ŀƴŘ ΨǿƛǘƘƻǳǘΩ /{мм ǎŎŜƴŀǊƛƻǎΦ 

The below Figures 3 to 6 sets out the proposed vehicle movements during this phase. 

 

 

 

Fig. 3 ς A41 works 

- On-site carriageway Bus Stop 

- Temporary Lane barrier separating bus stop 

- Installation of temp kerbs to enable level boarding 

- Traffic islands shortened and signal head relocated 

- A41 part lane closure to allow safe entry / exit to site 

 

 

  

 

Fig. 4 ς Eton Avenue Access 

- Access and egress via Eton Avenue  

 

  

 

Fig. 5 ς A41 Access and Egress 

- Entry and Exit via the A41 

 

  

 

Fig. 6 ς Demolition Phase 

- Access via Eton Road / Winchester Avenue 

- Exit onto the A41 south of bus stop D 

- Bus stop D to stay in operation 

 














































