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1.0 Introduction

This Construction Management Plan (CMP) has been prepared by Real PM Limited on behalf of Eelam 
Properties Limited (‘the Applicant’) in support of an application for full planning permission for the comprehensive 
redevelopment of the existing building at Belgrove House, Belgrove Street, London, WC1H 8AA (‘the Site’) within 
the jurisdiction of London Borough of Camden Council (‘LBC’).

The development proposals, designed by Allford Hall Monaghan Morris (‘AHMM’) Architects, (herein referred to 
as ‘the Proposed Development’) consist of the following:

‘Redevelopment of Belgrove House as a part 5 part 10 storey building with an innovative double skin facade for 
use as office and research and laboratory floorspace for the life sciences sector incorporating public access at 
ground floor level, café and retail floorspace an auditorium and a new step free entrance to Kings Cross LUL 
station in place of the two tube boxes on Euston Road together with a terrace at sixth floor level for use by 
tenants, public realm enhancements to Belgrove Street, Crestfield Street and St Chad’s Street, cycle storage 
and facilities, refuse storage and other ancillary and associated works.’

This report sets out details of the works required to carry out the demolition/enabling and construction activities 
involved whilst outlining their anticipated timescales and identifying the environmental impact of the works and 
where practicable, proposals for how these are to be mitigated.

The proposed development being undertaken relates to Belgrove House, on the south side of Euston Road, 
lies in the Kings Cross/St Pancras Conservation Area. It occupies the entire urban block defined by Euston 
Road to the north, St Chad’s Street and Argyle Square to the south, Belgrove Street to the west and Crestfield 
Street to the east.  It is an unremarkable 3 storey high brick faced building with a flat roof and a basement. The 
building is in use as a storage facility (and has been for many years), and there are three low quality retail units 
at the northern end facing Euston Road

Figure 1 – Existing Building Plot (Redline)
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2.0 Site location and access

2.1 Existing Development Site

The existing building known as Belgrove House is located Kings Cross, within the London Borough of Camden, 
located between Euston Road to the north and Argyle Square to the south.

The site itself is located in an area of mainly mixed residential and commercial properties and has a rich history. 
Argyle Square immediately to the south of the site is the Bloomsbury Square closest to King’s Cross.  Today the 
Square has a small central lawn, surrounded by a pedestrian path and planted borders.  The buildings 
surrounding the Square are formal Georgian terraced properties, echoing the grander architectural designs of 
some of Bloomsbury’s larger squares.  The majority of the terraces are now occupied by small hotels.

The site is located within the King’s Cross St Pancras Conservation Area, but the building is not listed. 

Figure 2 – Location plan
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2.2 Local area

As highlighted in section 2.1, the site is located immediately opposite the busy rail and underground station Kings 
Cross on the south side of Euston Road.  The existing site which is currently occupied by a 3-storey concrete 
framed building with a masonry façade and a single level of basement.

The island site is bounded by mainly residential and commercial properties which will provide some logistical 
challenges in terms of access during the demolition and construction phases, but in general terms the site is well 
served by vehicle access.

Euston Road to the north of the site is a two-way carriageway whose westbound carriageway provides direct 
access to Crestfield Street to the east and Belgrove Street to the west of the site; both of which are one-way 
streets heading south.  To the south of the site is Argyle Square which is bounded by Argyle Street to the east 
and west and connected by St Chad’s Street which runs east to west and intersects Belgrove and Crestfield 
Streets.

It is also recognised that both Crestfield, Belgrove and St. Chad’s Streets are part of Camden’s two-way cycle 
routes and as such careful vehicle traffic management will be required to be implemented.

The primary construction vehicle access routes and logistics proposals have been prepared taking the local 
road layouts into consideration where practicable.

Figure 3 – Local site location plan
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2.3 Existing Physical Constraints

2.3.1 Key Receptors
Following a review of the local area a number of key receptors and potential constraints have been identified 
with respect to neighbours, businesses and other physical constraints surrounding the site.
These have been located on the local receptors plan below and where appropriate this section further details 
the approach regarding the constraints and the approach.  In general terms the local residents, businesses and 
public interfaces are dealt with elsewhere in this document, the following sub-sections highlight the key receptors 
related directly to the existing building.

Figure 4 – Key Receptor location Plan

2.3.2 McDonalds Restaurant Retail unit
There is an existing McDonalds Restaurant situated in a retail unit to the ground floor at the junction with Euston 
Road and Crestfield Street that will need to be relocated as part of the redevelopment.
A series of options have been considered as part of the initial design reviews but at this stage we understand 
that the unit will be relocated as part of the vacant possession activities prior to works commencing and therefore 
we indicate this becoming vacant with the other tenants and no special measures have been employed.
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2.3.3 UKPN Sub-Station
Following a review of the existing survey information and site visits, we understand the existing site is served by 
a UKPN sub-station which located in the basement level and accessed via Belgrove Street.
This is considered inadequate for the proposed development and therefore and new supply will be applied for 
through UKPN; initial thoughts suggest that can be provided from a local existing Primary Network Sub-station.
We expect that the existing sub-station will initially provide temporary builders supply during demolition and 
construction activities and be suitably protected in line with established UKPN protection criteria.  This will then 
be decommissioned as part of the works to coincide with the provision of the permanent supply.

Figure 5 – Extract of UKPN plan denoting existing sub-station
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2.3.4 Belgrove Street Cycle Hire station and Crestfield Street Electric Vehicle Charging Station
There is currently a 21-unit Santander cycle hire station located on the eastern pavement of Belgrove Street and 
electric vehicle charging point that both need to be considered as part of the logistics approach prior to demolition 
and construction.
Through approval with Transport for London (TfL) and Camden Council Highways we are proposing that the 
existing arrangement is temporarily relocated to a location to the southern end of Belgrove Street,  in order to 
facilitate safe vehicle access around the site during the significant demolition and construction activities taking 
place at the site perimeter and the location of the temporary welfare and accommodation arrangements.
The working assumption at this stage is that the through further discussion with TfL and LBC the temporary 
location could become the final location.
If not retained in temporary location at the appropriate stage in the construction process the existing hire station 
will be relocated back to its position on Belgrove Street.
The electric vehicle charging bay will need to be relocated to its permanent location, which at this stage is likely 
to be Argyle Square.

Figure 6 – Cycle Parking bay to Belgrove Street

Figure 7 – Electric charging bay to Crestfield Street
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2.3.5 London Underground Interface

As part of the redevelopment of Belgrove House the entrances on the southern side of Euston Road are to be 
combined into a single step free entrance that is proposed to be located on the north west corner of the 
development at ground floor level.

There are currently two separate pedestrian entrance stairs which are accessed from the southern pavement of 
Euston Road to the east and west of Belgrove Street.  As indicated in the figure below they provide pedestrian 
link (highlighted in blue) to the underpass running below the Euston Road.

Figure 8 – Existing London Underground - Ground Floor and Basement plans 

Negotiations are underway with London Underground Limited (LUL) and Transport for London (TfL) to agree the 
details of the pedestrian and associated fire escape link and this document includes programme details for the 
construction of the link that have been presented to date.

Figure 9 – Proposed London Underground link

The plan above illustrates the proposed step free access to the southern underground ticket hall.
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2.3.6 London Underground Tunnel Interfaces and Approvals

The west and eastbound Piccadilly line and Kings Cross Underground entrance tunnels are located to the north 
of the development, with the Piccadilly Line tunnel running directly beneath the north west corner of the site.

To ensure the location of these London Underground assets are respected and protected throughout the 
demolition and construction activities, design works are currently ongoing to develop options for a structural 
solution and installation methodology that respects the line, level and condition of the existing LUL tunnels and 
associated exclusion zones which will be reviewed with LUL and TfL to ensure the necessary approvals are in 
place prior to works commencing.

As part of the design, a review of the potential movement impacts will be assessed through a ground movement 
assessment and approval sought from London Underground Limited (LUL) to implement an electronic real time 
movement and vibration monitoring and reporting regime for the duration of the demolition works that would be 
extended through the construction period into post completion monitoring.

Figure 12 – Extract of site constraint plan indicating location of Piccadilly Line tunnels and Kings Cross station 
entrance tunnels

 

 Typical scope of works / services of the Monitoring Contractor will comprise: 

 Design, supply, installation, commissioning, calibration, testing, operation, cleaning, 
 Maintenance, decommissioning and removal of monitoring infrastructure (in its 
 entirety). 
 Real time monitoring is required within the Crossrail tunnels. 
 The analysis, interpretation and factual reporting of the results. 
 All the monitoring data is to be held in a single web access database. 
 Liaison with LUL, the Client, the Contractor and other interested parties will be required as necessary.  
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 Submission of documentation. 
 Full equipment maintenance. 
 Liaison with LUL as required to gain agreement for installation of the monitoring 

equipment (method statements, risk assessment, fixing details etc.). 
 Attend monitoring meetings. 
 Produce Factual Background Monitoring Reports, Factual Monitoring Reports and 
 Final Monitoring Reports. 
 Comply with the LUL standard G0023 Infrastructure protection – special conditions for outside parties 

working on or near the railway and associated standards.

The monitoring regime incorporate a system of trigger levels; green, amber, red and black as follows;

 The ‘green’ trigger level would represent an acceptable amount of movement which would usually 
exceed the anticipated movement but provide a warning of movement progression. The green trigger 
level will be established using the anticipated ground movements from the development as well as the 
realistic thermal/seasonal variant.

 The ‘Amber’ levels would require a review of the construction activities and proposals necessary to 
prevent further movement. This would entail activating the Monitoring Action Plan (MAP).

  The ‘red’ trigger level would require construction activities to be stopped in the vicinity of the asset and 
measures undertaken to stop any movement causing possible damage to the asset. This would entail 
activating the Monitoring Action Plan (MAP)

 The ‘black’ trigger level would be associated with continual and increasing movements after a ‘red’ 
trigger level is breached and requires all construction activities to be stopped until the cause of the 
trigger breach has been satisfactorily resolved. It may also be necessary to stop LUL trains
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2.4 Site Access and Egress

The primary construction access and egress route to the site for demolition and construction HGV’s has been 
considered carefully to reduce the impact of vehicle movements on the local community and road network alike.  

Following review of the physical location of access nodes to the site, potential routes during the demolition and 
construction stage have been identified.

A route bringing vehicles in from the south via Argyle Street from Gray’s Inn Road was investigated but this was 
discounted due to the one-way restrictions imposed and therefore only provided an exit to the south of the 
square.

Following this assessment and review of the local traffic movements and associated survey data, we have 
identified vehicle access and egress routes from the north and south to ensure efficient links back to the 
Transport for London Road Network (TLRN).

Figure 10 – Wider site location plan
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2.4.1 Congestion Charging and Ultra Low Emission Zones

The development lies within both the London Congestion Charging and Ultra Low Emission Zones, situated to 
the northern boundary of the zones at its interface with Euston Road therefore construction vehicles delivering 
to and from the site will require to comply with their requirements.

Figure 10 – Site location in relation to the TfL Congestion Charging Zone

Figure 11 – Site location in relation to the Ultra-Low Emission Zone



Belgrove House Construction Management Plan
-

 15 of 63

2.4.2 TfL Primary Road Network (TLRN)

The development is well located in relation to the TLRN, with vehicle access possible from the north links to the 
road network as noted below and within Appendix 1.0.

Figure 12 – Site location in relation to the TfL Primary Road Network (TLRN)

2.4.3 General Access

The extract below from the logistics plan within Section 5.0 indicates the overall location of the site, existing 
buildings together with construction vehicle access provided from Crestfield to the east, Belgrove Street to the 
west and St Chad’s Street to the south.  Sections 3.0 and 5.0 develop these details further and provide an overview 
of the proposed construction logistics.

Figure 13 – Plan indicating construction vehicle access/egress locations
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2.4.4 Pedestrian and Cyclist Access

It is acknowledged that construction traffic poses particular risks with respect to pedestrian and cyclist safety and 
therefore their access routes around the site will be maintained and managed throughout the project.

With the perimeter hoardings being located broadly at the proposed kerb edge to the pavements to Belgrove 
Street and Crestfield Place it is proposed, through consultation with LBC Highways Department, to close the 
pavements in these locations for the majority of the programme.

Space Syntax have carried out pedestrian and cyclist surveys to the surrounding highway and specifically those 
on the curtilage of the site, which suggest that the majority of the pedestrians use the opposite footpaths of 
Belgrove and Crestfield Street to access Argyle Square to the north.

To facilitate safe pedestrian access during the works it is proposed that temporary signage will be installed to 
Belgrove Street and Crestfield Street to facilitate the closure of the west and east perimeters of the site to ensure 
safe passage of pedestrians and cyclists.

As detailed elsewhere in the document, the junction of Euston Road with Crestfield and Belgrove Street requires 
careful attention and therefore special measures with regard to vehicle access are to be implemented.

As part of this strategy a pedestrian routing management plan would be prepared that involves the implementation 
of the temporary signage to ensure regular users of the surrounding footways are fully aware of the new 
arrangements.
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2.4.5 Construction Vehicle Routing

Due to the restricted urban nature of the site and local road arrangements access from the Euston Road to the north 
is not proposed, with the development occupying an island there is good access available from the 3 streets 
bounding the site and these are the focus for the routeing to be used for construction vehicle access and egress.

The primary access and egress routes detailed below identify the optimum route for not only HGV’s, but all other 
vehicle types arriving and leaving the site. 

 Access for HGV traffic (shown green dotted below).
o This route directs all HGV traffic approaching from the west bound carriageway 

of Pentonville Road A501 which forms part of the TfL TLRN.
o From Pentonville Road A501 progress west
o Bear left then right into Swinton Street
o Join Gray’s Inn Road with right turn and merge into Euston Road west
o Left into Crestfield Street (Marshalled entry from Euston Road)
o Progress along Crestfield Street and arrive at vehicle pit lane
o (Arriving traffic will be marshal controlled by Main Contractor under a Temporary 

Traffic Order or similar highways access licence).

Figure 12 – HGV Construction access and egress routes

 Egress for HGV traffic (shown red dotted above).
o This route directs all HGV traffic leaving the site to the west bound carriageway 

of A501 Euston Road, which forms part of the TfL TLRN.
o Leave pit lane on Crestfield Street;
o Continue south into Argyle Square
o Left into Argyle Street
o Left onto Euston Road (Marshalled entry onto Euston Rd)

As indicated in the following sections vehicles accessing the site will be processed on both Belgrove 
and Crestfield Street, the above routing focusses on the route to and from Crestfield Street with the 
route from Belgrove covering the same route.
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3.1 Logistics Principles

The logistics plans within this document has been developed using the constraints as guiding principles and are 
intended to illustrate access to and from the site during the sub/super-structure and envelope and fit out phases 
of the project.

The logistics plan included within the document details the vehicle access and egress locations during the build 
and identify the tower crane locations and illustrate the pick-up locations necessary for the construction of the 
basement and super-structures.

3.2 Logistics Outline Proposals

Details of the logistics arrangements are illustrated within Section 5.0 of this document with the following 
indicating the proposed outline of how the project will be established.

The following sections cover the specifics around safe construction vehicle access to Crestfield Street, Belgrove 
Street and St Chad’s Street from Euston Road.

3.2.1 Euston Road

The Euston Road pedestrian walkway to the north the of the development will remain open to the public in both 
directions, at the interface with the underground entrance this will be facilitated through the use of pedestrian 
walkway that spans the current footway and scaffold installed above.  During the enabling phase of the project 
a solid hoarding will be erected to secure the site and the external demolition scaffold which will reduce the 
existing width by approximately 2m.

As noted in Section 2.0 the junctions of Crestfield Street and Belgrove Street will be used as the main access 
from Euston Road to the site have been identified as high risk and as such require special consideration.

All heavy goods vehicles undertaking trips to and from the site will be physically marshalled off Euston Road with 
concertina barriers deployed either side of the junction and extended to temporarily hold pedestrians and cyclists 
using the west bound lane of the temporary cycle lane. To ensure a smooth transition to the site, notification of 
arriving vehicles will be achieved using the vehicle logging and booking system with Site Access Marshals 
deployed at the junctions with Crestfield Street and Belgrove for vehicles arriving at the respective streets and 
Argyle Street for vehicles leaving the site and re-joining Euston Road north.  

As noted elsewhere in this document, compliance with the highest training levels of training and compliance with 
the latest road safety schemes and initiatives will be imposed in the successful contractor.  

The approach proposed to Euston Road will also enable the interface with temporary cycle lane to Euston Road 
to be effectively managed, particularly at morning and evening peak times.

3.2.2 Crestfield Street

This will be the location for the first of the two vehicle delivery zones for the project and provide pick up location 
or the proposed tower cranes.

Vehicle access to the building will take place using a temporary pit lane located to the west kerb line adjacent to 
the existing building.  The pit lane will be sized to allow two parked HGV’s to be unloaded using the tower crane 
positioned within the site.

As noted previously this will require the relocation of the existing electric vehicle charging point to the north and 
vehicle loading bays at the junction with Euston Road which will need to be temporarily relocated to the opposite 
side of the street.
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3.2.3 Belgrove Street

This will be the location for the second of the two primary vehicle delivery zones for the project and provide pick 
up location for the proposed tower cranes.

Vehicle access to the building will take place using a temporary pit lane located to the east kerb line adjacent to 
the existing building.  The pit lane will be sized to allow two parked HGV’s to be unloaded using the tower crane 
positioned within the site.

As noted previously this will require the temporary relocation of the existing cycle hire station, which at this stage 
we understand is subject to agreement with TfL but likely to its permanent location to the south of the street.

The space provided by the removal of the cycle stands will be used to locate triple stacked modular cabins which 
will house the main and sub-contractors offices, toilet and canteen facilities accessed

3.2.4 St Chad’s Street

As part of the proposals, the section of St. Chad’s Street between Crestfield and Belgrove Street will be closed 
to public motor vehicles, road users other than pedestrians and cyclists wishing to travel from east to west will 
be directed to use Argyle Square and Argyle Street to gain access back to Euston Road.  The space provided 
by the closure of this section of the street will be used to locate off street vehicle unloading location smaller ‘white 
van type deliveries’ that will be required through the project.

Due to the extent of the canopies to the trees located within Argyle Square it is not envisaged that the tower 
crane will pick up from this location, instead materials will be distributed from this location via the hoist positioned 
on the south west corner.

To ensure pedestrian and cycle route along St Chad’s Street is maintained, the east-west hoarding adjacent to 
Argyle Square will be located to maintain the existing footpath and provide a 2m cycle lane.

It should be noted that, through prior approval from Camden Council, the existing motorcycle parking bay and 2 
vehicle parking bays would need to be temporarily suspended to achieve this.

3.3 Logistics Management and Neighbourhood Liaison Manager

The successful contractor shall provide a nominated directly employed member of staff to act as Logistics and 
Neighbourhood Liaison Relationship Manager. This individual will be responsible for managing and co-ordinating 
the material access / egress to the site through the operation of a vehicle / material booking in system. It will be 
their responsibility to manage and update the contractors Construction Traffic Management Plan in conjunction 
with the Project Construction Phase Health and Safety Plan. Both documents will be reviewed, updated and 
distributed as necessary.

As part of the role, early contact will be made with key neighbours, particularly with the management team of 
adjacent  Derbyshire House Offices, Kings Cross Methodist Church and the various independent Hotels and 
other adjoining properties, to ensure regular contact is maintained throughout the demolition and construction 
process. This will allow the site team to log any complaints received by the neighbours or any other affected third 
parties.  Responses to those complaints can then be managed. To facilitate this, a Freephone contact number 
will be displayed on the external hoarding.

The cleanliness of the site boundary will be maintained. The areas adjoining and used for access to cross the 
public highway will be kept clean and free from obstructions.  Where there is a need to run cables, hose or any 
other potential hazard for the users of the footway, suitable ramping together with appropriate signage must be 
employed.

These external areas will be the responsibility of the banksmen and outside of their role of policing deliveries to 
and from the site they will be on hand to offer help and assistance to vulnerable users of the footway.
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With the exception of vehicles unloaded by tower crane, deliveries outside of the site hoardings will be 'by 
exception'. All other deliveries will take place within the confines of the site and not off the highway. All deliveries 
crossing the footway and entering the site will be managed into the site using trained banksmen who will maintain 
the flow of the footway, particularly during peak times. Suitable well maintained 'Chapter 8' barriers will be used 
to segregate the public from construction traffic movements wherever necessary.

3.4 Condition and Party Wall Surveys

As soon as the Contractor is appointed a series of photographic condition surveys will be carried out to the 
surrounding area during the lead in period before the start on site date.

Adjoining properties will be surveyed but it is not envisaged that other than engagement with LUL and TfL in 
relation to the Underground Entrance works, any Party wall awards need to be entered into. 

Surveys will take place to the immediate highway including local access routes and adjoining properties where 
appropriate.

3.5 Site Security, Access & Traffic Management

Where appropriate, external CCTV cameras may be located around the site perimeter. During working hours 
entrances and exits will be manned by security personnel throughout the project period. Energy efficient, 
sympathetically located lighting will also be provided to the hoarding to enhance security.

All staff and visitors to the site will use an electronic system to access / exit from the site.
The site is well served by local public transport bus links on Euston Road and the following nearby rail connections 
are available;

 Kings Cross and St. Pancras Station (Main Line, London Underground Northern, Piccadilly and Victoria 
Lines) a 1-minute walk.

 Euston Station (Main Line, London Underground Central and Jubilee Lines) a 11-minute walk.

There will be no parking for staff or workforce construction vehicles on site and staff and operatives will be 
encouraged to employ active methods of travel to the site.  

Any deliveries not booked into this system or arriving outside the permitted working hours will not be permitted 
onto site and will be turned away. Waiting vehicles in the local residential streets will not be permitted.

3.6 Delivery / Vehicle Management

3.6.1 General Vehicle Movements

In order to minimise the impact the increase on local construction traffic will have on the local area; all vehicle 
movements both to and from the site will be managed and monitored by the Logistics Manager who will ensure 
vehicles do not, other than in the defined pit lanes, wait on Belgrove Street, Crestfield Street, St Chad’s Street, 
Argyle Street or other local highways, at any time.

All vehicle movements to and from the site will be subject to a delivery booking system managed by the 
contractor’s Logistics and Neighbour Liaison Manager and this system will incorporate any special events for the 
neighbours. The system will also ensure that material deliveries are rationalised to reduce vehicle movements 
to the site generally. To ensure bottle necks and waiting vehicles are avoided a system will be implemented to 
ensure that each delivery calls into the site.

The appointed Contractor must have a proven track record for developments for this nature and operate an 
online booking in system for ALL deliveries and material removal from the site.
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A detailed heavy goods vehicle analysis has been undertaken and programmes to support this can be found 
within the Section 5.0 of this report. Based upon the resource loading of the programme, we expect peak vehicle 
numbers during the basement retention excavation a to reach 75 for a limited period of time with this dropping 
to an average of 19 per day.

One vehicle movement relating to a single vehicle entering and existing the site via the previously noted primary 
HGV routes.

To ensure that all vehicles leaving the site are suitably cleaned at the key demolition and sub-structure stages 
of the programme, a dedicated logistics team will be in place to wash down vehicles prior to re-entry to the 
highway. This team will use jet-wash lances at a specific ‘wash down area’ to prepare the vehicles before they 
enter the highway together with regular road sweeper visits to sweep and wash the primary egress route local 
to the site.

3.6.2 General Vehicle Movements

The appointed contractor must have a proven track record for developments for this nature and operate an online 
booking in system for ALL deliveries and material removal from the site.

Contractors working on the development will be required to Silver or Gold members of TfL FORS (Freight 
Operator Recognition Scheme), participate in CLOCS (Construction Logistics and Community Safety) schemes 
and ensure compliance with Euro 6/VI vehicle emission standards.

In addition to the requirements of FORS and CLOCS schemes, contractors must operate DVS (Direct Vision 
Standard) to a minimum of three stars.

In conjunction with these initiatives, construction vehicles should be fitted with cycle specific safety equipment, 
Fresnel lenses, side scan equipment which results in an audible beep in the driver’s cab when a cyclist is on the 
left inside space. Under-run guards are also required to prevent cyclists from coming into contact with lorry 
wheels. Vehicles must also carry signs to warn cyclists and pedestrians to help reduce the risk of collisions on 
the capital’s road.

To prevent mud, dust and waste being deposited on the highway the contractor shall ensure that all vehicles 
leaving the site are suitably cleaned and watered down as necessary.  A logistics team will be in place to wash 
down vehicles prior to re-entry to the highway. The logistics team will use jet-wash lances at a specific ‘wash 
down area’ to prepare the vehicles before they enter the highway together

3.7 Existing Incoming Services

Other than the electrical sub-stations noted specific details of the existing site services are not known at this 
stage, however, prior to the demolition works commencing existing statutory services will be isolated and 
arrangements in place for them to be relocated to suit the new construction.
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4.0 Details of the Works
The Belgrove House site comprises ground plus 9 storeys with 2 basement levels fronting Euston Road and 4 
storeys fronting Argyle Square. 

Outline Demolition and Construction Sequence

 Vacant possession

While not yet determined, for programme purposes we are assuming a notional Vacant Possession date of 04th  
January 2021.

 Site Set Up and Asbestos Removal

Initial activities will comprise Site Set Up (Hoardings, early welfares and offices and decommissioning). In parallel 
with the Site Set Up, the asbestos process kicks off with the R&D Survey. 

 Soft Strip and Demolition

Following the asbestos removal and completion of the encapsulated scaffold, demolition can start.

Demolition will be carried out from top down using plant lifted onto the roof slab (subject to loading capacity 
checks; and will progressively be undertaken down to ground floor level.  Roof mounted plant will be removed 
during the initial crane lift where possible.

When the demolition is completed up to GF, the works for the secant wall can start. These works have been 
planned to be carried out from the GF slab.

Once the horizontal loads have been transferred to the secant wall through the king posts, the demolition below 
ground can be carried out.

 Foundations and Substructure [RC - Excluding Core]

During the second half of the excavation process, the works to form the new raft slab can commence. And once 
a sufficient amount of raft slab has been poured, the basement box (lining walls and basement slabs) kicks off.

Once the basement box is complete, the horizontal loads are transferred to the basement slabs/walls and the 
temporary props can be removed.

During the basement excavation works the interface with the Kings Cross Underground entrance will be 
progressing and the link between the new basement and existing pedestrian tunnels made.  The precise 
methodology of these activities is subject to ongoing discussions with Transport for London (Tf) and London 
Underground (LUL).
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 Superstructure

This is based on a high quality precast concrete frame with two reinforced concrete cores located to the east and 
west of the floor plates. Construction programme and methodology currently assumes a slip formed core.

The following sequence is proposed for the construction of the main frame:

Each floor is split into two halves that run in parallel. The overlapping starts when the first activity of Precast 
columns installation is complete in the first half, and we start with this activity in the second half. This construction 
sequence is driven by the hook time with a maximum of 2 “craned activities” running at the same time.

The starting point of the following level is driven by the completion of the first half of the floor below.

 Envelope

The installation innovative envelope initially comprising the precast elements is planned to start by levels once 
the superstructure has been completed up to Level 04 slab. Once the precast elements of the envelope have 
been installed up to level 9, this will allow the installation of the internal layers of the façade to commence.

 Fit-Out – Laboratory Levels 01 to 03 – By Specialist Contractor

We have assumed that the fit out to these levels will be carried out by a specialist contractor and therefore work 
will complete to a shell and core specification. 

 Fit-Out – Office Levels 01 to 09 - Cat A

Once the cladding is installed to Level 01, the fit out on these levels starts. 

 Fit Out – Risers, Lifts & Core Areas

The fit out works on the core are planned to be carried out “separately” from the office works. As the core is built 
following the main structure, the office areas are ready for fit out earlier than the core areas. The fit-out works 
are planned to start once the core is waterproofed.

Risers and lift shafts need to be formed in the core by levels. Following the shafts formation, the risers and lifts 
installation can start.
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 Plant Rooms / Areas

There are two plant room areas in the building. One is located on the basement levels and the other at roof level. 
Due to the core being built after the main structure, the starting point for the main works on the basement’s plant 
room area have been linked to the core being completed to Level 05. The works for the upper level plant 
commence once Level 10 roof slab and associated upstands are complete and waterproofed.

Final Clear Commissioning Period and Practical Completion

16 weeks have been allowed for commissioning following Power On. 8 weeks have been allowed for final 
completions once all the fit-out works have been completed.
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4.2 Site Set Up and Welfare Facilities

Immediately following vacant possession and to allow the initial works to commence, a fully decorated and 
suitably illuminated 2.4m hoarding will be provided to the site boundary; this will run from the around the Euston 
Road , down Belgrove Street and across the junction with St. Chad’s Street.  This will require an application to 
LBC Highways Dept to close the section of road.  The hoarding will extend to the boundary with Argyle Square 
and return north up Crestfield Street and join Euston Road.  Vehicle access gates will be provided at the east 
and western faces of the hoarding across St Chad’s Street to provide construction vehicle access with the 
combined pedestrian footpath and cycle route maintained along St. Chads Street between Crestfield and 
Belgrove Street.

With the exception of the area to St Chad’s Street noted above and the interface with the underground entrance 
on Euston Road, where an access width of 2m will be provided; the line of the hoarding will generally follow the 
site land registry and stopping up boundary line. 

The initial location for the project welfare and accommodation will be within during the site demolition, with the 
main project welfare and accommodation to be provided on Belgrove Street as the development progresses.  As 
noted previously this will require the early relocation of the cycle stand to the north of the Street.

The hoardings will be lit with energy efficient LED lighting and the access points illuminated so to minimise visual 
intrusion and light spillage/ pollution at the nearby properties but will comply with regulations to ensure safe 
passage around the perimeter. The hoarding is to include (where appropriate) public viewing panels that allow 
children as well and adults to observe operations and a Freephone contact number to the Neighbourhood Liaison 
Manager. 

The site hoarding line will remain in place throughout the project and in the main will only be removed as the 
external finishing works require it, in particular the interface with the public realm upgrades to Belgrove and 
Crestfield Streets.  As the façade and external works are completed, the interface with hoardings will be locally 
sequentially relocated.  

Finite details of progressive hoarding moves will be provided within the contractors detailed logistics and phasing 
plans as part of the Construction Phase Health and Safety Plan.
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5.0 Outline Logistics Plan
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5.1 Summary Programme
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5.2 Vehicle Movement Programmes 
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5.3 TfL CLP Tool Information
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6.0 Environmental Considerations during Construction

6.1 Site Working Hours

The programme is based upon the following proposed working hours;

 Monday to Friday 0800hrs – 1800 hrs.*
 Saturday 0800hrs - 1300hrs.*
 No noisy works between 0800hrs and 0900hrs.
 No Sunday or Bank Holiday working planned unless by prior approval for specific works. i.e. Mobile 

crane for demolition plant install and removal, tower crane and installation and removal activities.  
These will generally be carried out using rigid vehicles, but some may require delivery using articulated 
vehicle.

Noisy operations will not take place outside these times.

*With the scope of demolition and piling planned, it is expected that the Principal Contractor will make an 
application to the LBC Environmental Protection Team for prior consent for works through Section 61 of the 
Control of Pollution Act 1974. The demolition and piling programme have already taken these hours into account.

6.2 Electric and Hybrid Vehicles (E&HVs)

The use of electric and hybrid plant and vehicles both within the site and undertaking deliveries to and from the 
site will be encouraged.

6.3 Non-Road Mobile Machinery (NRMM)

In accordance with the Mayor London’s Planning Guidance on ‘The Control of Dust and Emissions during 
Construction and Demolition’ all non-road mobile plant and machinery used on the project will be registered on 
the NRMM register and comply with the emission criteria of Directive 97/68/EC covering net power between 
37kW and 560kW.

6.4 Considerate Constructors Scheme

The development will be undertaken in accordance Considerate Constructor Scheme (CCS) with target set for 
minimum performance for the project, contractors and suppliers.

The Contractor will be required to register the Project under the Considerate Constructor Scheme with a minimum 
target score of 7 in each section of the Schemes site code for Considerate Practice.

As part of the CCS scheme regular inspections will be carried out and subsequent reports will be distributed as 
part of the contractor’s monthly report.

6.5 Noise, Vibration and Dust

In order to mitigate construction noise vibration and dust the works will employ the ‘Best Practicable Means’.  
Including application of methods recommended in BS 5228: Noise Control on Construction and Open sites, for 
example, undertaking works to ensure minimum disturbance, using muncher attachments to excavators in lieu 
of pneumatic breaker and utilising separation cut lines to minimise vibration transfer where applicable.

Construction processes will be monitored using air quality monitors to record particulates and the results 
compared to London wide monitoring stations. A site action level measured over 15 minutes will be agreed 
through consultation with LBC Environmental Team, once set appropriate mitigating action would be taken if this 
level is approached.
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The following measures are to be undertaken for the control and monitoring of dust, fine particles and odours:

The contractor will develop a Code of Construction Practice (CoCP) in relation to construction noise and 
fugitive dust which must detail:

 The type of works to be undertaken.
 Construction techniques to be used.
 The site layout and access arrangements.
 Times and duration of site operations.
 An inventory and timetable of all dust-generating activities.
 Principle Contractor(s) Statutory Obligations and duties.
 How staff will be trained in the use of noisy machinery.
 How materials are to be handled to minimise the potential for noise nuisance.
 Times and durations of any abnormal noise and how the public will be kept informed.
 The appropriate range of dust suppression and control measures to be implemented in accordance 

with a ‘high risk’ site as defined under the Best Practice Guidance for ‘The Control of Dust and 
Emissions from Construction and Demolition’ (Greater London Authority and London Councils)

 The on-site storage of fuels or chemicals.
 Identify the Site Environmental Management Representative (SEMR).

All vehicle loads entering / departing the site are to be covered and material sprayed with water on all unsealed 
or exposed areas via watering carts at regular intervals during dry weather.

Erect temporary solid hoardings along all site boundaries to act as a windbreak and to limit lateral dust ‘escape’.

Ensure that suitable training and awareness are provided to construction personnel so that they understand their 
responsibilities regarding environmental management, particularly the control of fugitive dust.

The appointed neighbourhood liaison/relationship manager will undertake regular liaison to ensure all residents 
and users of adjacent premises have been given advance notice to minimise dust concerns. 

Where appropriate, the following measures to minimise noise and vibration levels will be adopted:

 Using modern, quiet and well-maintained equipment;
 Using low impact techniques, such as munchers where applicable;
 Using electrically powered equipment (mains or super silenced generators);
 Use of screws and drills rather than nails installing the hoarding;
 Careful material handling such as lowering rather than dropping items;
 Isolating the deconstruction works from sensitive neighbours, to minimise the transfer of vibration and 

structure borne noise;
 Avoidance of unnecessary noise between operations, shouting, loud radios or excessive revving of 

engines by effective site management;
 The use of radios on site, shouting, swearing, singing; sitting outside the site is not to be permitted at 

any time. 
 No idling engines to reduce noise and pollution.

The distance between noise and vibration sources and sensitive neighbours will be maximised and the sound 
path obstructed, where practical, by considerate siting of stationary plant and loading/unloading areas.

The suitability of specific noise limits is highly dependent upon the individual situation. The factors to be 
considered include the characteristics of the potentially affected neighbours, baseline ambient noise levels and 
the nature and duration of the works.
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6.6 Neighbour and Community Liaison

The appointed Logistics and Neighbourhood Liaison Relationship Manager will liaise with the LBC, local 
residents, businesses and other interested parties to keep them informed of progress on site and forthcoming 
activities which may affect them.

As part of the demolition and construction processes, the Principal Contractor will meet with the LBC 
Environmental Health and Highway representatives and key members of from the local community to fine tune 
methods of working and the measures to minimise disruption. As part of this liaison, regular meetings will be held 
to ensure they are kept informed of the progress and any comments received logged and actioned as a result of 
the works.

To mitigate disturbance the Principal Contractor will identify all residential properties and other sensitive 
occupiers in close proximity to the site prior to commencing work.

Prior to starting work, all occupiers in the vicinity of the site will be informed of the start date, the duration and 
nature of the project, the principal stages of the project and contact names and numbers of appropriate 
personnel via hand delivered mailed Project newsletter.

Further newsletters notifying neighbours of progress and forthcoming activities, particularly those which may 
cause disturbance, access difficulties and the like, are to be hand delivered to all adjoining occupiers and other 
neighbouring occupiers who may be affected by the works, on a monthly basis throughout the duration of the 
works.

A 'display board' will be erected outside the site, which will identify key personnel, contact addresses and 
telephone numbers as well as a full copy of the planning permissions and any forthcoming activities relating to 
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Appendix 1 - TfL Primary Road Network Plan
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Appendix 2 – TfL Congestion Charge Zone Map
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Appendix 3 – ULEZ Map
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Appendix 4 – Major Plant Examples
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Piling Rig
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Passenger/Goods Hoist
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Tower Crane – Wolffkran 355B
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Typical Mobile Crane (will vary for demolition and tower crane operations) 
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