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INTRODUCTION

This Promoter’s Response Document (PRD) forms the Promoter’s response to 
Petition 321, from Westminster City Council. 

The purpose of the PRD is to advise you and the Select Committee of the Promoter’s 
position in relation to the petitioning points raised.  It is intended that the PRD will 
alleviate many of the concerns raised in the petition. 

Appendix A contains a plan(s) showing the proposed Crossrail works as marked on 
the Parliamentary Plans, together with coloured land parcel numbers.  The purpose 
of the plan is to locate plots of land or premises that the petitioner has quoted in their 
petition in relation to the Crossrail works. 

The Table of Contents overleaf lists the page number, petitioning points in the order 
they appear in the petition, and a summary statement of the issue(s) contained in the 
petition for quick reference.   Other supporting material (e.g. drawings and 
Information Papers) are referred to in the response points where necessary and 
contained in the Appendices.  

Department for Transport 
Cross London Rail Links Limited 
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 7, 8 

ISSUE RAISED: Provision of information, environmental statement adequacy 

PETITION
PARAGRAPH: 

(7) Your petitioners have serious concerns over the provision of 
information supplied by the Promoter, both prior to the deposit of 
the Bill and up to the date of the deposit of this petition. This has 
meant that thorough and detailed assessments of the proposed 
project, its impacts and benefits have been impossible to 
compile. Your petitioners are concerned that requests for further 
information and responses to specific requests remain 
outstanding.  In particular, your petitioners are still to be satisfied 
about the adequacy of the Environmental Statement and its 
Supplement. Baseline assumptions made over a number of 
generic issues have still to be substantiated. Ancillary 
documentation such as the proposed Construction Code remains 
in a draft form which is neither acceptable in principle, nor in its 
presumptions, proposals and extent of detail.

(8) Your petitioners remain to be convinced that the proposals 
set out in the Bill for all engineering and construction activity 
have been designed to take account fully of the needs of 
residents and businesses across your petitioners’ City, or that all 
options have been explored, or that all available mitigation 
measures are incorporated. 

PROMOTER’S RESPONSE: 

1. Cross London Rail Links (CLRL) has carried out extensive stakeholder and 
public consultation in advance of the submission of the Bill.  In 2003 and 2004 
CLRL held 150 days of exhibitions to explain the proposals at over 30 
different locations. Over 200,000 invitations were distributed to the properties 
of residents and businesses along the proposed route.  CLRL has held 
exhibitions and attended many meetings with councillors, local residents 
associations and businesses in the petitioners Borough.  This is explained 
further in Information Paper F2, Pre-Bill Consultation Process.   

2.  CLRL’s consultation activities have been planned to comply with: 

 the Code of Practice on the Dissemination of Information During Major 
Infrastructure Developments; 

 the Code of Practice on Access to Government Information; 
 the Cabinet Office Code of Practice on Government Consultations; and 
 the Transport and Works Act (Applications and Objections Procedure 

Rules) 1999 and the associated Guide to Procedures for Applications.  
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3.  During the pre-Bill consultation, in accordance with the ODPM Code of 
Practice on the Dissemination of Information during Major Infrastructure 
Developments, an independent Referee was appointed to whom consultees 
could make representation if they felt that CLRL had not acted according to 
that Code.  The Referee received 86 representations, 5 of which were at least 
partly supported by the Referee and remedial action was recommended by 
him.  58 of the representations were not supported by the Referee and the 
remaining 23 were referred directly to CLRL as they were the first contact 
from the consultee. 

4. At the current time, the Promoter is unaware of any outstanding information 
requests, but will respond positively to any further requests received. 

5. At the same time as the Crossrail Environmental Statement was deposited, 
Specialist Technical Reports were also published.  As stated in various 
consultation fora including the Environmental Health Officers Forum, the 
Promoter will provide any relevant information that the petitioner feels would 
assist in further understanding the assessment carried out for the 
Environmental Statement.  Several local authorities have availed themselves 
of this offer and additional information such as model files, raw modelling data 
have been provided as well as specific seminars arranged to take local 
authority officer's and/or their consultants through the assessment process. 

6. It is the intention of the Secretary of State to carry out the project so that its 
impact is as assessed in the Crossrail Environmental Statement (ES).  This is 
explained further in Information Paper D2, Control of Environmental Impacts.  
The Information Paper explains that the controls contained in the Bill and in 
general legislation, along with undertakings given by the Promoter, will ensure 
that impacts which have been assessed will not be exceeded so as to depart 
from the ES assumptions unless this: 

•  results from a change in circumstances which was not likely at the time of 
the ES; or 

•  would not be likely to have significant environmental effects (meaning 
significant adverse effects where the change is a modification to the 
current project); or 

•  would be subject to a separate consent process (and therefore further 
Environmental Impact Assessment (EIA) if required). 

7. This ensures that where EIA is legally required, works will not take place 
unless they have been assessed already as part of the ES or are subject to a 
further EIA and consent process.  

8. Furthermore, in designing and constructing Crossrail, any nominated 
undertaker will be contractually bound to comply with the controls set out in 
the Environmental Minimum Requirements (EMRs) (as may be developed 
during the passage of the Bill) and to take such opportunities, as may be 
reasonably practicable, to reduce significant adverse impacts. 

9. The Crossrail Construction Code is being developed to ensure it meets the 
current requirements of all relevant statutory legislation, appropriate codes of 
practice and industry standards in consultation with all the local authorities 
affected by Crossrail.  The Code was drafted drawing on the experience from 
various Codes, including those used by the Channel Tunnel Rail Link, London 
Underground, Network Rail and Westminster City Council.  The Code has 
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been reviewed through the Planning Forum and incorporates comments from 
the local authorities.  It will provide a consistent approach to construction 
operations for the entire Crossrail scheme.  Changes in industry standards 
will be regularly reviewed during the development of Crossrail and, as far as 
reasonably practicable, appropriate significant changes to industry standards 
and practices will be adopted at suitable stages within the overall programme.  
The principles of ISO14001 will be adopted for the management review of 
changing standards. 
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 9

ISSUE RAISED: Worksites – working hours 

PETITION
PARAGRAPH: 

Furthermore, your petitioners fear that the Promoter is 
currently proceeding on a flawed assumption regarding night 
time working. The Promoter appears to be assuming that it will 
be possible to continue with night time working on the project 
in an already relatively noisy area of your petitioners’ City 
based on a criterion that limits the amount by which the 
construction noise level can exceed the current baseline noise 
level.  Your petitioners are not convinced that this approach 
provides an adequate level of protection for residents and 
businesses in the areas likely to be affected by night time 
working.

PROMOTER’S RESPONSE: 

1. Discussions about working hours are ongoing with the local authorities led by 
the petitioner.   

2. The Promoter will require the nominated undertaker to obtain consents for 
surface works from local authorities under section 61 of the Control of 
Pollution Act 1974, which will include the detail of hours of working, 
appropriate monitoring and noise mitigation.  This will require contractors to 
utilise best practicable means (BPM) in their control of noise and vibration.   
Failure to comply with the conditions of a section 61 consent could result in 
criminal prosecution.  This is explained further in Information Paper D1, 
Crossrail Construction Code. 

3. In setting the appropriate working hours it is necessary to balance the needs 
of local residents by minimising night time working, against the fact that in 
some situations day time working may cause considerable disruption, for 
example to traffic, including buses. It is also necessary to take into account 
the needs of the construction process, for further explanation, Information 
Papers D11, 24 Hour Working and D6, Construction Traffic are relevant.  

4. The Crossrail Construction Code is being developed to ensure it meets the 
current requirements of all relevant statutory legislation, appropriate codes of 
practice and industry standards in consultation with all the local authorities 
affected by Crossrail. The Code was drafted drawing on the experience from 
various Codes, including those used by the Channel Tunnel Rail Link, London 
Underground, Network Rail and Westminster City Council.  The Code has 
been reviewed through the Planning Forum and incorporates comments from 
the local authorities. It will provide a consistent approach to construction 
operations for the entire Crossrail scheme. Changes in industry standards will 
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be regularly reviewed during the development of Crossrail and, as far as 
reasonably practicable, appropriate significant changes to industry standards 
and practices will be adopted at suitable stages within the overall programme. 
The principles of ISO14001 will be adopted for the management review of 
changing standards. 

5. The Crossrail Construction Code will require the nominated undertaker to 
prepare a series of plans, including, where appropriate, a Noise and Vibration 
Management Plan and it is intended that the Crossrail Construction Code will 
form part of the Environmental Minimum Requirements (EMRs) for Crossrail. 
This is explained further in Information Paper D1, Crossrail Construction 
Code.

6. The noise and vibration mitigation scheme that deals with the provision of 
noise insulation and/or temporary re-housing has been published separately. 
This is explained in more detail in Information Paper D9, Noise and Vibration 
Mitigation Scheme.  Prior to construction, the nominated undertaker will carry 
out a detailed noise assessment in areas likely to be affected by Crossrail 
construction noise. The findings will be presented to and discussed with the 
relevant local authority. Subsequently, the nominated undertaker will notify 
owners or occupiers of buildings which, on the basis of the assessment, the 
nominated undertaker considers qualify, and accordingly which type of 
assistance (noise insulation or temporary re-housing) they are eligible for.  
Where owners or occupiers do not receive a notice but believe they may be 
eligible, they can apply to the nominated undertaker to be considered as an 
individual case.  The final decision as to eligibility for noise insulation and/or 
temporary re-housing will be taken by the Secretary of State, who will adopt 
the normal procedures for dealing with any dispute, appeal or matter referred 
for approval. 

7. The airborne construction noise trigger levels for noise insulation and 
temporary re-housing adopted by Crossrail are identical to those for 
Thameslink and virtually identical to those for CTRL and are therefore in line 
with similar recent railway projects and are appropriate to use. It is necessary 
to limit construction noise to a margin above the current baseline noise level 
for reasons of enforceability as explained in Appendix D of Volume 1 of the 
Specialist Technical Report on Assessment of Noise & Vibration Impacts.
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 10, 11, 23 

ISSUE RAISED: Disruption to trade, compensation, blight 

PETITION
PARAGRAPH: 

(10) Your petitioners are concerned that the Promoter has 
failed to appreciate the economic value of property which may 
be affected in your petitioners’ City, particularly in the West 
End.  The West End is one of the Country’s major tourist 
destinations and the investment in it benefits the prosperity of 
the whole country.  The buildings of the West End are a core 
attraction of Westminster as a business and tourist 
destination.  Any disruption to trading patterns, including West 
End shopping, prejudices the Country’s economy.  Your 
petitioners are concerned that given the high rental and capital 
value of these buildings, compensation will be well beyond the 
means of the nominated undertaker should these buildings be 
damaged or businesses driven out.  

(11) As well as danger to the buildings from subsidence and 
deterioration, your petitioners are not convinced that sufficient 
account has been taken into the effect of the long period of 
construction which could create blight throughout the heart of 
the West End’s commercial area and in residential districts 
across the City.  This could have a serious impact on 
Westminster and London’s economy in general. 

(23)  Your Petitioners are concerned that the impacts of the 
project on businesses have not been considered in sufficient 
depth or detail. Furthermore, no mitigation measures have 
been proposed to deal with these impacts. The adverse 
impact on businesses arise from the land take associated with 
construction, which in some cases could extinguish the 
business, the loss of the viability of businesses affected by 
construction activities including traffic and other disturbances 
and by environmental impact created by the proximity of 
businesses to construction sites rendering them less attractive 
to customers or clients. 

PROMOTER’S RESPONSE: 

1. The Promoter does not accept that Crossrail will disrupt West End businesses 
to such an extent that businesses will be driven out. Disruption to trading will 
be minimised through the operation of the Crossrail Construction Code.  

2. The Crossrail Construction Code sets out the principles and standards that 
the nominated undertaker will abide by in constructing Crossrail. The
Crossrail Construction Code deals with general site operations (including 
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hours of working), public access and highways, noise and vibration, and air 
quality (including dust).  It will require the nominated undertaker to prepare a 
series of plans, including, where appropriate, a Noise and Vibration 
Management Plan and Dust Management Plan.  This is explained further in 
Information Paper D1, Crossrail Construction Code.  It is intended that the 
Crossrail Construction Code will form part of the Environmental Minimum 
Requirements (EMRs) for Crossrail.  This is explained further in Information 
Paper D2, Control of Environmental Impacts. 

3. Further information on how settlement of buildings will be mitigated, 
monitored and if necessary protected or repaired, including through the 
mechanism of a Settlement Deed, is given in the Promoter’s response to the 
petitioner’s paragraph 33. 

4. Notwithstanding the above controls it is inevitable that there will be some 
disruption experienced by business during the construction works. However, it 
is not envisaged that this would in any way prejudice the country’s economy. 
Moreover, in the long term Crossrail will help to sustain the West End 
economy. The additional capacity and journey time savings provided by 
Crossrail will enable employment growth in the City, West End and Isle of 
Dogs, as well as providing much wider benefits to the region and the UK 
economy by contributing an estimated £20 billion (present value) to GDP.  

5. Provisions for blight in the Town and Country Planning Act 1990 provide for a 
remedy where the prospect of compulsory acquisition of land interests falling 
within the provisions deter potential buyers to the extent that the property 
cannot be sold except at a substantially reduced price.  However, the 
acquiring authority may defend such an action by giving a counter notice on 
the grounds that either none or just a part of the property is to be acquired. 
Such a counter notice binds the acquiring authority and removes the threat of 
acquisition over the property (or the part not to be acquired). 

6. The Crossrail Environmental Statement (ES) assessed the adverse impacts 
on businesses arising from the impacts on employment and business through 
landtake and property acquisition required for the construction of the project. 
Powers to acquire land for the relocation of businesses are generally not 
contained in the Bill. Instead businesses will have recourse to compensation 
under the national compensation code (as explained in Information Paper C2, 
Operation of the National Compensation Code) and will be offered assistance 
with relocation (as explained in Information Paper C1, Information for 
Property Owners).

7. The noise sensitivity of a building is dependent on its use and on the design 
of the building including the design of the glazing and the ventilation 
provisions.  Residential buildings, by definition are all in the same use and in 
general do not have noise insulation, relying on open windows for natural 
ventilation.  Commercial buildings generally have less sensitive uses (no 
bedrooms for example) and in many cases have glazing that offers much 
higher sound insulation than a dwelling and do not rely on open windows for 
ventilation.  However, there are clearly some commercial buildings that are 
either used for sensitive purposes or that are constructed and/or ventilated in 
a way that makes them an exception.  These buildings need to be studied on 
a case by case basis as their circumstances become known.  The Crossrail 
Noise and Vibration Mitigation Scheme (see Information Paper D9) makes the 
provision for individual consideration of commercial properties by the 
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Secretary of State or his agent on the application to them by a commercial 
interest as being particularly sensitive to noise. 
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HOUSE OF COMMONS SELECT COMMITTEE

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 12

ISSUE RAISED: Passenger forecasting, pedestrian safety 

PETITION
PARAGRAPH: 

It is not clear to your petitioners whether the impact of a new 
major train route, potentially moving tens of thousands of 
people in the day into the heart of the West End has been 
correctly calculated.  Given the narrow nature of historic 
streets and your petitioners’ responsibility to its visitors and its 
citizens to ensure their safety and well-being, reassurance is 
needed that these issues have been considered and will be 
dealt with. 

PROMOTER’S RESPONSE: 

1. The Promoter’s passenger flow figures are based on London Plan forecasts 
of population and employment, and the demand matrix resulting from them 
produced by the London Transportation Study (LTS) model. LTS is the main 
multi-modal model of London, and has been owned by the Department of 
Transport, Government Office for London and now Transport for London 
(TfL). The LTS demand matrix is used in TfL’s Railplan model to produce 
more detailed assessments of scheme impacts. The Promoter considers that 
this process is the best available for predicting the effects of major rail 
schemes.

2. The Crossrail Environmental Statement includes an assessment of impacts 
on all highway users including pedestrians, cyclists, public transport 
passengers and vehicle occupants.  During detailed design, further work will 
be undertaken to minimise these impacts. This will include consideration of 
specific provisions to allow pedestrians to enter and leave the stations in 
safety.
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 13, 14, 15, 16 

ISSUE RAISED: Worksites – construction code 

PETITION
PARAGRAPH: 

(13) Your petitioners note that there will be site preparation 
and construction activities at some 18 work and construction 
sites within your petitioners’ City.  The matters with which 
your petitioners are particularly concerned are the problems 
of noise, vibration, dust and dirt, hours of working, visual 
impact and disruption to the safety of road traffic and 
pedestrians.  Your petitioners submit that the nominated 
undertaker should be subject to suitable standards in respect 
of each of these matters and that there should be a provision 
for a noise insulation policy and for compensation to be paid 
where these standards and policy are breached or other 
suitable mitigation or remedy put in place.  Accordingly, your 
petitioners submit that the nominated undertaker should be 
made subject to suitable standards in respect of each of 
these matters and that there should be provision for suitable 
mitigation measures (e.g. a noise and temporary rehousing 
policy). Mitigation proposals have been proposed by the 
Promoter but your petitioners are not confident that they are 
satisfactory.  Furthermore, as it is accepted in the 
Environmental Statement that such mitigation measures are 
disruptive and inconvenient for the occupants of affected 
buildings, and may not be wholly effective in eliminating the 
relevant impacts, your petitioners respectfully submit that 
there should be provision for compensation to be paid where 
the relevant standards and policy are breached. 

(14) Your petitioners respectfully suggest that they should be 
able to specify, in respect of any development authorised by 
the Bill, the hours and days of the week in which work may be 
carried out. Those hours should be a matter falling within the 
ambit of arrangements which are to be approved by your 
petitioners under clause 10 of and Schedule 7 to the Bill. The 
table set out in Paragraph 7 of Schedule 7 to the Bill should, 
in your petitioners’ respectful submission, be amended to 
include inappropriate proposed hours of working as a ground 
on which your petitioners may refuse to approve those 
arrangements. Hours of working are a crucial matter which 
your petitioners, as local planning authority, need to be able 
to modify in order to preserve the local environment and local 
amenity.

(15) Your petitioners note that the Bill and the supporting 
documents adopt similar regimes to those which were 
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established for the construction of the Channel Tunnel Rail 
Link.  Your petitioners are pleased to note that this regime will 
include the agreement of construction codes.  Your 
petitioners will wish to ensure that the construction codes are 
complied with properly, and in that respect, your petitioners 
will incur a great deal of expenditure.  Your petitioners wish to 
ensure that all of their reasonable expenses in monitoring 
construction sites are met by the nominated undertaker, 
together with expenditure incurred by your petitioners in 
planning and programming activities related to the 
construction codes and in enforcing them.   

(16) Your petitioners would hope and expect that through the 
process described in paragraph 14 above, uniform hours of 
operation for the different worksites will be agreed with the 
nominated undertaker.  Your petitioners will be seeking to 
ensure that the nominated undertaker agree to such 
requirements. If they do not, your petitioners submit that the 
nominated undertaker should be required to agree uniform 
hours.   Your petitioners are also concerned to ensure that 
the nominated undertaker is required to adopt the very 
highest standards in respect of mitigation of the effects of 
noise, dust and vibration caused during the construction 
period and in particular that the construction code replicates 
your petitioners’ best practice requirements imposed on other 
major construction projects in their City. There should also be 
a guarantee that any future changes to industry standards will 
also be complied with. The nominated undertaker should be 
required to carry out noise sensitive property surveys in 
advance of any construction works and notify your petitioners 
and seek their agreement to any proposed changes to 
uniform hours of working. 

PROMOTER’S RESPONSE: 

1. In addition to the controls in the Bill there are a range of other control 
mechanisms, including the Crossrail Construction Code, which seek to control 
the environmental impact of construction (although it should be noted that it is 
not intended to have site specific construction codes).  These controls are 
explained further in Information Paper D2, Control of Environmental Impacts. 
As explained in the Information Paper any nominated undertaker will be 
bound to comply with these control mechanisms. 

2. The Crossrail Construction Code sets out the principles and standards that 
the nominated undertaker will abide by in constructing Crossrail. The
Crossrail Construction Code deals with general site operations (including 
hours of working), public access and highways, noise and vibration, and air 
quality (including dust).  It will require the nominated undertaker to prepare a 
series of plans, including, where appropriate, a Noise and Vibration 
Management Plan and Dust Management Plan.  This is explained further in 
Information Paper D1, Crossrail Construction Code.  It is intended that the 
Crossrail Construction Code will form part of the Environmental Minimum 
Requirements (EMRs) for Crossrail.  This is explained further in Information 
Paper D2, Control of Environmental Impacts.
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3. The Crossrail Construction Code is being developed to ensure it meets the 
current requirements of all relevant statutory legislation, appropriate codes of 
practice and industry standards in consultation with all the local authorities 
affected by Crossrail.  The Code was drafted drawing on the experience from 
various Codes, including those used by the Channel Tunnel Rail Link, London 
Underground, Network Rail and Westminster City Council.  The Code has 
been reviewed through the Planning Forum and incorporates comments from 
the local authorities.  It will provide a consistent approach to construction 
operations for the entire Crossrail scheme.  Changes in industry standards 
will be regularly reviewed during the development of Crossrail and, as far as 
reasonably practicable, appropriate significant changes to industry standards 
and practices will be adopted at suitable stages within the overall programme.  
The principles of ISO14001 will be adopted for the management review of 
changing standards. 

4. Also relevant are the various provisions in the Bill and outside it that seek to 
control the environmental impact of construction.  Under the planning regime 
in the Bill, for example, a qualifying authority would have control over a range 
of detailed construction arrangements, such as lorry routeing, screening, the 
suppression of dust and mud on the highway and artificial lighting.  This is 
explained further in Information Papers B5, Main Provisions of the Planning 
Regime and D2, Control of Environmental Impacts.   

5. A noise and vibration mitigation scheme that deals with the provision of noise 
insulation and/or temporary re-housing, has been published separately. This 
is explained further in Information Paper D9, Noise and Vibration Mitigation 
Scheme.  Prior to construction, the nominated undertaker will carry out a 
detailed noise assessment in areas likely to be affected by Crossrail 
construction noise. The findings will be presented to and discussed with the 
relevant local authority. Subsequently, the nominated undertaker will notify 
owners or occupiers of buildings which, on the basis of the assessment, the 
nominated undertaker considers qualify, and accordingly which type of 
assistance (noise insulation or temporary re-housing) they are eligible for.  
Where owners or occupiers do not receive a notice but believe they may be 
eligible, they can apply to the nominated undertaker to be considered as an 
individual case.  The final decision as to eligibility for noise insulation and/or 
temporary re-housing will be taken by the Secretary of State, who will adopt 
the normal procedures for dealing with any dispute, appeal or matter referred 
for approval. 

6. The Promoter will also require the nominated undertaker to obtain consents 
for surface works from local authorities under section 61 of the Control of 
Pollution Act 1974, which will include the detail of hours of working, 
appropriate monitoring and noise mitigation.  This will require contractors to 
utilise best practicable means (BPM) in their control of noise and vibration.   
Failure to comply with the conditions of a section 61 consent could result in 
criminal prosecution.  This is explained further in Information Paper D1, 
Crossrail Construction Code. 

7. The working hours therefore will be subject to the agreement of the local 
authority through the mechanism of section 61. The Promoter is in the 
process of discussing general agreement as to working hours with all the 
local authorities concerned, through the Environmental Health Sub-Group of 
the Planning Forum. The intention is that this agreement will form the core 
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hours, which will then be varied in order to take account of particular local 
circumstances, and particular construction needs.  In these circumstances it 
would be unnecessary, and potentially confusing, for the hours to also be 
controlled through consents granted under Schedule 7 to the Bill.  To do so 
would duplicate controls already provided for in the Crossrail Construction 
Code and the section 61 consent process. 

8. As far as costs to the local authority are concerned (e.g. for monitoring 
construction sites), the Promoter is of the view that as Crossrail is a 
Government scheme predominately funded by the taxpayer, local authority 
costs should be treated as part of the generality of local authority expenditure. 
Providing for the reimbursement of local authority costs for processing 
highway consents and environmental health monitoring has not been done 
before in a Hybrid Bill. It should be borne in mind that ultimately the Council 
and its residents and businesses will gain greatly by the vastly improved 
public transport network provided by Crossrail.  
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 17

ISSUE RAISED: Worksites – traffic management, compensation, consultation 

PETITION
PARAGRAPH: 

Your petitioners are concerned about the potential effects on 
road traffic, pedestrians and property owners, residents and 
businesses near and en route to worksites.  Your petitioners 
are concerned to ensure that all of the residents, businesses 
and property owners in their City are properly compensated 
for damage caused by the construction and use of Crossrail 
and most importantly that they are consulted fully as regards 
the construction programme at worksites.   

PROMOTER’S RESPONSE: 

1. The Crossrail Bill contains provisions which require that the relevant local 
highway authority is consulted by the nominated undertaker before any 
highway, or the traffic on the highway, is interfered with.  This is in order to 
reduce, as far as is reasonably practicable, any inconvenience to the users of 
the highway, to ensure public safety and, as far as reasonably practicable, to 
maintain access to all property affected.  This is explained further in 
Information Papers D19, Highways and Traffic During Construction – 
Legislative Provisions, D20, Traffic Management During Construction and C7, 
Access to Residential and Commercial Property During Construction.  In 
addition, under the planning regime established in the Bill (Schedule 7) the 
nominated undertaker will be required to obtain the approval of a qualifying 
authority to specific construction arrangements.  This is explained further in 
Information Paper B5, Main Provisions of the Planning Regime. 

2. The provisions in the Bill will be reinforced by the Crossrail Construction Code 
which will require the nominated undertaker to prepare Traffic Management 
Plans (TMPs), in consultation with the local planning, highway and traffic 
authorities and the emergency services.  These TMPs will include, as 
appropriate, details of: 
 worksite boundaries and main access/egress points; 
 temporary and permanent closures and diversions of highways and 

public rights of way; 
 the strategy for traffic management; and 
 the local routes to be used by large goods vehicles including lorry 

holding areas, lorry route signing strategy, abnormal loads, means of 
monitoring lorry use and any routes prohibited from use. 

This is explained further in Information Paper D1, Crossrail Construction 
Code.
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3. The Promoter will require the nominated undertaker to provide reasonable 
access for pedestrians going to or from premises abutting on a highway 
affected by the construction of Crossrail.  

4.  Vehicular access to property and land will be maintained as far as reasonably 
practicable.  However there may be works which cannot be undertaken 
without hindering or preventing access to off-street parking and servicing 
areas.  The nominated undertaker will work to ensure that liaison takes place 
with the occupiers of premises whose access is liable to be particularly 
affected by the Crossrail works.  Reasonable notice will be given of planned 
alterations to access. This is explained further in Information Paper C7, 
Access to Residential and Commercial Property During Construction. 

5. Schedule 7 to the Bill establishes the consents regime for the approval of the 
plans, specifications and construction arrangements of the Crossrail works.  
As these are requests for approval of details which are the subject of 
application to local planning authorities in accordance with Schedule 7, it is 
not necessary for the Bill to require consultation with neighbouring 
landowners and occupiers.  Local planning authorities may, if they wish, 
consult and publicise such applications in accordance with normal planning 
procedures.  Arrangements both within and outside the Bill provide for an 
appropriate level of control of construction activities by local authorities (this is 
explained further in Information Paper D2, Control of Environmental Impacts). 
It would not be practical for these to be agreed with individual property 
owners.

6. The Promoter will require the nominated undertaker to have a detailed plan 
for community relations before and during construction. The framework and 
general details are set out in the Crossrail Construction Code. The Promoter 
will require the nominated undertaker to ensure that occupiers of nearby 
properties will be informed in advance of works taking place, including the 
planned duration. Further information will also be made available through the 
ongoing liaison and community relations programme.  This is explained 
further in Information Papers D1, Crossrail Construction Code and F3, 
Community Relations. 

7. The national compensation code deals with compensation issues and will 
apply to Crossrail as it does to any other public works project.  This is 
explained further in Information Paper C2, Operation of the National 
Compensation Code.  It will be possible to make claims for damages in 
respect of any negligent exercise of the statutory powers that are being 
sought for Crossrail.

8. The Promoter will establish a small claims scheme to deal with compensation 
for minor damage caused as a result of construction activity. This is explained 
further in Information Paper C4, Small Claims Scheme. Such a scheme has 
worked well on the Channel Tunnel Rail Link. 
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 18

ISSUE RAISED: Worksites – plans, consultation 

PETITION
PARAGRAPH: 

Your petitioners submit that the nominated undertaker 
should provide detailed plans, method statements, work 
programmes, and schedules of deliveries (particularly 
abnormal deliveries) in relation to each work site, well in 
advance of the commencement of operations.  Your 
petitioners should be notified well in advance of any 
alterations in methods of construction and construction 
operations, particularly in relation to site servicing and set up 
arrangements.   

PROMOTER’S RESPONSE: 

1. The Crossrail Construction Code deals with general site operations (including 
hours of working), public access and highways, noise and vibration, air quality 
(including dust), water resources, contaminated land, waste management and 
recycling, ecology and nature conservation, archaeology and heritage and 
settlement. This is explained further in Information Paper D1, Crossrail 
Construction Code. Specifically, the Crossrail Construction Code will require 
the nominated undertaker to hold discussions with local authorities in 
advance of submissions for approval and to prepare a series of plans, 
including, where appropriate: 

a)  Area Management Plan - to include general details of proposed 
controls on working hours, artificial lighting, screening and 
construction camps. 

b)  Traffic Management Plan - to outline proposed traffic control 
measures and routes that will be used during the construction, in 
accordance with specified traffic management principles. 

c) Noise and Vibration Management Plan - to outline proposed measures 
for noise and vibration mitigation including specifications and 
conditions for noise insulation and rehousing and procedures for 
implementation, and monitoring strategies. 

2. The plans will be discussed with the relevant local planning authorities and as 
far and as soon as reasonably practicable take account of their observations.  
It is envisaged that some or all of the plans may need to be updated, in 
consultation with any relevant planning authorities, as the detailed design of 
the works is developed.   

3. It is expected that Traffic Liaison Groups including the nominated undertaker, 
the Crossrail contractor(s), relevant highway authorities, the emergency 
services, and bus operators (and also taxi representatives as necessary) will 
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be established in advance of construction.  Regular meetings will be held to 
discuss construction traffic management issues, including the approval of 
abnormal loads by the relevant authorities.  It is not considered practical to 
inform the local authority of all deliveries to the work sites.  

4. The Promoter’s response to the petitioner’s paragraph 9 addresses the issue 
of working hours.   

5. General information regarding construction activities and their planned 
duration will be made available to the local authorities through the ongoing 
liaison and community relations programme.  This is explained further in 
Information Paper F3, Community Relations. 
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 19, 55c 

ISSUE RAISED: Trees

PETITION
PARAGRAPH: 

(19) Your petitioners do not want to see the loss of any trees 
due to construction activity.  In the event of site works leaving 
no alternative but to lose trees, a detailed mitigation strategy 
as regards tree loss should be provided by the nominated 
undertaker. Any trees lost should be replaced to the 
satisfaction of your petitioners. 

(55c) Your petitioners are concerned about the loss of trees 
which will be required by the construction of the ventilation 
shaft and seek assurances that the number of trees lost will 
be kept to a minimum and any that are lost should be 
replaced.

PROMOTER’S RESPONSE: 

1. The Promoter agrees that tree loss should be minimised where reasonably 
practicable. Worksites have been designed taking tree loss into account.  The 
Crossrail Construction Code will propose that appropriate protection 
measures for trees will be implemented as specified in BS 5837:2005, 
including protective fencing and prohibition of storing or dumping materials 
within the protected area.  This is explained further in Information Paper D1, 
Crossrail Construction Code. 

2. At Hyde Park, the Environmental Statement reports that construction will 
result in the loss of ornamental shrub vegetation near Victoria Gate and the 
loss of 36 trees, including a line of 17 semi-mature trees. One additional lime 
tree is at risk from the works, but will be retained, protected and monitored 
during construction. It will only be removed if its health is adversely affected 
by the works.

3. For specific worksites where mature tree loss is a concern, such as at Hyde 
Park and Hanover Square, a landscape management plan will be drawn up 
by the nominated undertaker as part of the environmental management plan 
process, and the plan will be discussed with the local planning authority and, 
as far as reasonably practicable, take account of their observations prior to 
any relevant construction activity. For Hyde Park, consultation will also take 
place with the Royal Parks Agency.  The plan will cover such issues as tree 
protection measures, monitoring during construction, replanting and post-
construction monitoring.  

4. It is intended that the trees which are lost at Hyde Park will be replaced by 
trees of the same species, or those appropriate to the local landscape and 
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ecological character. It is intended that the ornamental shrub vegetation will 
be similarly replaced. However, when a worksite is no longer needed for 
construction the nominated undertaker is required by the planning regime in 
the Bill to restore the site in accordance with a scheme agreed with the local 
planning authority.  This is explained further in Information Paper D5, Site 
Reinstatement. It is through this mechanism that, subject to local authority 
approval, provision will be made for the replacement of trees removed during 
construction.   
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 20

ISSUE RAISED: Worksites – impact on residents and businesses 

PETITION
PARAGRAPH: 

Your petitioners seek undertakings and assurances from the 
Promoter as regards the management of construction 
worksites so as to prevent loss of amenity to your residents 
and businesses in your petitioners’ City, including loss of open 
space during the construction period.  The physical area of 
each proposed worksite should be kept to a minimum with the 
safety of the public, whether pedestrians or other road users, 
being of paramount importance. This should also apply to 
potential impacts on residents and businesses who reside 
close to worksites. 

PROMOTER’S RESPONSE: 

1. The Promoter’s response to the petitioner’s paragraphs 13, 14, 15, 17 
provides further details regarding the provisions of the Crossrail Construction 
Code relating to worksite management. The response to petitioner’s 
paragraph 12 addresses the issue of public safety. 

2. Many of the worksites required for construction of the works, although not 
required permanently, are required for substantial periods of time beyond that 
for which "temporary" powers would be appropriate.  Furthermore, in many 
cases the temporary use of Crossrail worksites will require the demolition of 
existing buildings and hence the sites will be materially changed.  For these 
reasons the Promoter is seeking powers to acquire such land permanently.
The owner will receive compensation including the market value of his 
interest prevailing at the time of acquisition.  For further information see 
Information Paper C2, Operation of the National Compensation Code and C9, 
Land Acquisition Policy. 

3. The worksites permanently acquired will normally be offered back to the 
original owners in line with the Crossrail Land Disposal Policy.  In such cases, 
former owners of qualifying interests will have the opportunity to repurchase 
an interest in the sites at the market value.  This is explained further in 
Information Paper C10, Land Disposal Policy. 

4. The draft Planning Memorandum sets out the approach to mitigation of 
temporary and permanent loss of open space, and will require the nominated 
undertaker, in the first instance, to minimise the loss of public open space 
through the detailed design process.  
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 21

ISSUE RAISED: Traffic – congestion charge 

PETITION
PARAGRAPH: 

Your petitioners are concerned about the interrelationship 
between the implementation of the proposals and the 
congestion charge and, in particular, its proposed extension. 
This will have an impact particularly in the Paddington area, 
where Crossrail construction traffic will be using the boundary 
roads of the proposed extended congestion charge zone. The 
responsibilities that the Traffic Management Act 2004 places 
on Highway Authorities will require much more detailed 
information to be provided by the Promoter about volumes of 
construction traffic and proposed routes to and from site in 
order for your petitioners to be able to assess properly their 
impact. The Environmental Statement and its Supplement are 
severely lacking detail about base assumptions.   

PROMOTER’S RESPONSE: 

1. Under the planning regime in the Bill a qualifying authority will have powers of 
approval over lorry routeing.  This is explained in more detail in Information 
Paper B5, Main Provisions of the Planning Regime, Information Paper D19, 
Highways and Traffic During Construction – Legislative Provisions, and 
Information Paper D6, Construction Traffic.  Further relevant information is 
included in Information Paper D2, Control of Environmental Impacts.   

2. The Promoter’s response to the petitioner’s paragraph 17 provides further 
information relating to provisions in the Bill and outside it relating to traffic 
management. 

3. The Promoter has established a Highways and Traffic Sub-Group, reporting 
to the Planning Forum and the High Level Forum, to discuss common
highway and traffic issues with all the local highway authorities along the 
route and Transport for London (the latter in their capacity as a highway 
authority in their own right). The Highways and Traffic Sub-Group will 
consider, amongst other things, detailed procedures for the exercise of the 
above powers and the procedures by which the nominated undertaker will 
obtain the necessary consents from the relevant highway authority. This is 
explained further in Information Paper D6, Construction Traffic.  

4. The Highways and Traffic Sub-Group has addressed the issue of the 
interaction between the network management duty imposed on local highway 
authorities under the Traffic Management Act 2004 and Crossrail.  This is 
explained further in Information Paper D19, Highways and Traffic During 
Construction – Legislative Provisions. 
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5. It is intended that Traffic Liaison Groups will be established in advance of 
construction to discuss construction traffic management issues with the local 
highway and traffic authority. The Traffic Liaison Groups will include the 
nominated undertaker, the Crossrail contractor(s), relevant highway 
authorities, the emergency services, and bus operators (and also taxi 
representatives as necessary). 

6. The Mayor of London approved plans for the western extension of the central 
London Congestion Charging Zone on 30 September 2005.  It is planned to 
be operational in February 2007.  Eastbourne Terrace and Praed Street will 
be boundary roads, not in the zone.  If it proves necessary to temporarily 
divert traffic into the Zone as part of the traffic management necessary to 
facilitate the Crossrail construction works, application will be made to 
Transport for London to exclude the streets, which form the diversion routes, 
from the congestion zone charge.  

7. The Promoter would expect the petitioner, were it to become a qualifying 
authority, to take account of the implications that any western extension of the 
Congestion Charging Zone would have on suitable routes for Crossrail 
construction traffic when it considered the relevant requests for the approval 
of such details. The Promoter will continue to work closely with Transport for 
London and the petitioner on congestion charge issues.   
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 22

ISSUE RAISED: Air quality 

PETITION
PARAGRAPH: 

Your petitioners are concerned about the wider impact of 
construction related activities on the public realm, for example 
the impact that dust generated from worksites would have on 
properties in the vicinity. Property maintenance would need to 
be carried out on a more regular basis.  Your petitioners 
submit that the cost of this should be borne by the project.  
This is particularly important for the buildings in conservation 
areas.

PROMOTER’S RESPONSE: 

1. The Crossrail Construction Code includes provisions for the control and 
management of dust on construction sites (e.g. the requirement that lorries 
will be sheeted, where necessary, to avoid spillage and minimise dust 
nuisance, vehicle wash down points to clean vehicle wheels at each exit point 
onto the highway, the use of mechanical road sweepers combined with water 
sprays for the suppression of dust to clean site hardstandings and roads and 
footpaths in the vicinity of the site).  This is explained further in Information 
Paper D1, Crossrail Construction Code.  The Promoter will require the 
nominated undertaker, where appropriate, to prepare and implement dust 
management plans, including controls to limit dust emissions. A risk-based 
approach has been used in the Environmental Statement (ES) to identify 
construction sites with potential to generate significant quantities of dust near 
sensitive receptors and which require additional levels of control.  Three 
levels of control for dust effects are planned: Tiers 1, 2 and 3, with the 
standard level, Tier 1, as the minimum that will be implemented on any site. 
With this mitigation in place, the ES concluded that there would be no 
significant impact due to construction dust.  Details of the mitigation measures 
are presented in Appendix B1 of Volume 6a of the ES and are explained 
further in Information Paper D1, Crossrail Construction Code. 

2. Also relevant are the various provisions in the Bill and outside it that seek to 
control the environmental impact of construction.  Under the planning regime 
in the Bill, for example, a qualifying authority would have control over a range 
of detailed construction arrangements, such as the suppression of dust and 
mud on the highway.  This is explained further in Information Paper B5, Main 
Provisions of the Planning Regime.

3. These arrangements and controls are designed to suppress dust etc at 
source. In the unlikely event that additional cleaning of buildings is found 
necessary, the cost of such work would not qualify for compensation under 
the national compensation code which is applicable to Crossrail. This is 
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outlined further in Information Paper C2, Operation of the National 
Compensation Code. 
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HOUSE OF COMMONS SELECT COMMITTEE

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 24, 57b,e 

ISSUE RAISED: Ventilation shafts – general / Hyde Park vent shaft 

PETITION
PARAGRAPH: 

(24) It is proposed that there will be ventilation and escape 
shafts at Westbourne Bridge, Eastbourne Terrace, Hyde 
Park, Park Lane, Davies Street, Hanover Square and Dean 
Street in your petitioners’ City.  Your petitioners fully accept 
that an underground railway of this nature requires ventilation 
and escape shafts.  However, the proposals for such shafts 
need to be considered carefully in consultation with your 
petitioners and in particular your petitioners should, in their 
respectful submission, be entitled to prescribe requirements 
as to the design and appearance of the shafts, their precise 
location and relationship to existing buildings, etc. and the 
extent to which noise and vibration from the shafts should be 
reduced to an acceptable level.  Given these vent shafts are 
located in very different areas of the City, it is important for 
the specific impact of the proposal to be considered in that 
local context and not just a route-wide. 

(57b) Your petitioners recognise that the ventilation shaft is 
required for safety purposes, and that there will be some 
permanent structures required above ground.  Given the 
sensitive nature of the area, your petitioners wish to ensure 
that the proposed above ground structure causes minimal 
visual impact on the open space. 

(e) The nominated undertaker should have regard to the 
operational noise levels of the ventilation shafts. 

PROMOTER’S RESPONSE: 

1. The detailed design of ventilation, intervention and emergency escape shafts 
above ground will be subject to the planning regime in the Bill.  This is 
explained further in Information Paper B5, Main Provisions of the Planning 
Regime.  As such, a qualifying authority would be able to refuse to approve a 
request for the approval of plans or specifications for the above ground 
aspects of such shafts, or condition them, on the grounds that the design or 
external appearance of the works ought to be modified to preserve the local 
environment or local amenity, and is reasonably capable of being so modified, 
or that the development ought to, and could reasonably, be carried out 
elsewhere within the limits of land on which the works of which it forms part 
may be carried out under the Bill.  

2. Mechanical and electrical services, including those related to accesses and 
allied facilities in the vicinity of the proposed stations, will be designed and 
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constructed to ensure that, at locations relevant to neighbouring residential or 
other noise sensitive development, the difference between the Rating Level of 
the plant in normal operation and the existing LA90 background noise level is 
not more than +5 dB, assessed in accordance with BS 4142. 
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HOUSE OF COMMONS SELECT COMMITTEE

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 25

ISSUE RAISED: Construction traffic 

PETITION
PARAGRAPH: 

It is clear that each of the construction sites in your 
petitioners’ City will be centres to and from which large 
quantities of construction materials and equipment will be 
transported, together with staff.  There will also be the 
problem of removal of spoil from the working sites.  The 
matters which your petitioners submit should be subject to 
their control in this respect are the routeing of lorries and 
other vehicles, access to work sites, hours of operation, 
number of vehicle movements and size of vehicles and 
miscellaneous related matters.  This includes details of how 
the extra traffic and noise will impinge on trade in the world 
famous Oxford Street and related West End shopping areas.  
Your petitioners submit that the nominated undertaker should 
be required to use every endeavour to utilise rail, river and 
canal for transport purposes. The Promoter and subsequently 
the nominated undertaker should confirm the numbers and 
type of vehicles on specific routes and assess impacts 
accordingly, particularly cumulative impacts.  The nominated 
undertaker should also be required to minimise the 
cumulative impact of lorry movements by properly managing 
lorry movements, keeping the number of movements to a 
minimum, using the strategic road network and confining 
movements to normal worksite hours.  

PROMOTER’S RESPONSE: 

1. Under the planning regime in the Bill, a qualifying authority will have powers 
of approval over lorry routeing.  The Promoter’s responses to the petitioner’s 
paragraphs 17, 18 and 21 provide further information on construction traffic 
matters, including the requirement on the nominated undertaker to produce 
Traffic Management Plans (TMPs) and the role of the Highways and Traffic 
Sub-Group and the Traffic Liaison Groups in managing construction traffic-
related issues. 

2. The Promoter’s response to the petitioner’s paragraph 9 explains the 
provisions within the Crossrail Construction Code relating to proposed hours 
of working.  Discussions about working hours, including the hours in which 
lorry movements will occur are ongoing with the local authorities, lead by the 
petitioner.

3. The majority of construction materials and equipment to be moved in 
association with the construction of Crossrail will be surplus material, with the 
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majority being material excavated from the construction of the tunnels, 
underground stations and vent shafts.   

4. The Promoter has investigated the potential to utilise rail, river and canal for 
transport purposes and has concluded that rail and barge can be used for the 
transport of excavated material arising from the construction of the running 
tunnels.  In addition, rail and barge can be used for the transport of excavated 
materials from some underground station and shaft sites.   

5. As a result, it has been estimated that 45% of surplus material arising from 
the construction of Crossrail will be transported by rail and barge.  However 
there may be opportunities to increase the use of barge transportation and 
this will be investigated as part of the development of the Excavated Material 
and Waste Management Strategy (this is explained further in Information 
Paper D3, Excavated Material and Waste Management Strategy).  The 
requirements of the Materials Management Hierarchy to minimise generation 
of excavated materials and waste and re-use and recycle such material within 
the project is expected to result in reductions in lorry movements.

6. Within the City of Westminster, a railhead will be set up at the Royal Oak 
portal which will remove excavated material arising from the construction of 
the running tunnels driven from the Royal Oak Portal, as well as that arising 
from the construction of Paddington station.  Based on the Excavated 
Material and Waste Management Strategy presented in Volume 1 of the 
Technical Report, this represents some 80% of excavated material generated 
by worksites in the City of Westminster. In addition, at the Royal Oak portal, 
construction materials such as tunnel segments, ballast, sleepers and rails 
will be brought in by rail where practicable.   

7. In respect of materials to be moved by road, the Transport Assessment (at 
volume 8b of the main ES) sets out the anticipated numbers of lorries 
generated from each worksite, the lorry routes used for the purposes of the 
assessment and the cumulative numbers of lorries to be carried by local 
roads.  The cumulative impact of lorry movements on the Transport for 
London Road Network (TLRN) was assessed and is described in Volume 8a.  
The methodology for the calculation of lorry numbers is set out in Annexe 8a-
1 to Volume 8a.

8. The principle underlying the definition of routes proposed to be used by large 
goods vehicles (“lorry routes”) is that vehicles will be routed from local roads 
to the designated strategic road network over as short a route as possible and 
then onto the TLRN, unless otherwise advised/required by the local highway 
authority.

9. The Promoter’s response to the petitioner’s paragraph 10, 11 and 23 
addresses the issue of impact on trade in the West End.  The movement of 
lorry traffic was assessed as part of the noise and vibration assessment that 
informed the main ES.  Construction traffic in the Oxford Street and West End 
areas was predicted to result in no significant noise or vibration impacts. 

10. The impact of traffic generated by Crossrail on the operation of the local road 
network in the West End was assessed in the Transport Assessment.  The 
potential for local congestion and delays, the impact of Crossrail’s worksites 
on existing servicing arrangements and potential loss of parking were all 
considered as part of the assessment.  These matters will be considered in 
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further detail in the Traffic Management Plan and when the detailed traffic 
management arrangements are considered by the Traffic Liaison Group. 
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 26, 27, 28, 29 

ISSUE RAISED: Alteration of highways 

PETITION
PARAGRAPH: 

(26) Your petitioners are anxious about the consequences of 
surface road working and temporary and permanent stopping 
up and alteration of highways.  Your petitioners’ anxieties 
relate to the impact on pedestrian and vehicular traffic flows, 
safety aspects, damage to the highway and loss of parking.  
Your petitioners are particularly concerned for the mobility 
impaired.  Your petitioners submit that the nominated 
undertaker should be required to carry out such reasonable 
measures as your petitioners may specify, to allay their 
anxieties.

(27) In particular, your petitioners as highway and traffic 
authority require that they must be fully consulted on all 
proposals to make temporary or permanent road closures and 
traffic diversions and changes to traffic flow and about any 
physical alterations to the highway. 

(28) The powers under the Bill to close highways temporarily 
are very wide. The nominated undertaker would be able to 
close any street in your petitioners’ area for the purpose of 
the works. The closure of most highways would require the 
consent of the highway authority, but for a number of 
highways only consultation with the highway authority is 
required. Your petitioners wish to secure that consultation is 
carried out properly, with a minimum period agreed between 
your petitioners and the nominated undertaker for notification 
of intended closures (with exceptions for emergencies).   

(29) Similar arrangements should be put in place for 
proposed diversions, changes to traffic flow and physical 
alterations to highways.  Overall, procedures should be put in 
place to ensure proper highway management throughout the 
City.  All such measures should take proper account of the 
safety of the public and ensuring adequate access and 
egress to and from premises. 

PROMOTER’S RESPONSE: 

1.   The Bill includes provisions which allow the nominated undertaker to stop up 
streets temporarily, under paragraph 5 of Schedule 3 to the Bill.  In addition to 
the duty to minimise disruption under paragraph 3 of Part 1 of Schedule 14 to 
the Bill, where a street is to be stopped up temporarily and is listed in the 
table in that paragraph the nominated undertaker must consult the highway 
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authority.  Where the street is not so listed the consent of the highway 
authority is required to the stopping up, that consent not to be unreasonably 
withheld.

2. The Crossrail Bill contains provisions which require that the relevant local 
highway authority is consulted by the nominated undertaker before any 
highway, or the traffic on the highway, is interfered with.  This is in order to 
reduce, as far as is reasonably practicable, any inconvenience to the users of 
the highway, to ensure public safety and, as far as is reasonably practicable, 
to maintain access to all property affected.  This is explained further in 
Information Papers D19, Highways and Traffic During Construction – 
Legislative Provisions; D20, Traffic Management During Construction and C7, 
Access to Residential and Commercial Property During Construction.  In 
addition, under the planning regime established in the Bill (Schedule 7) the 
nominated undertaker will be required to obtain the approval of a qualifying 
planning authority to specific construction arrangements. This is explained 
further in Information Paper B5, Main Provisions of the Planning Regime. 

3. The provisions in the Bill will be reinforced by the Crossrail Construction Code 
which will require the nominated undertaker to prepare Traffic Management 
Plans (TMPs), in consultation with the local planning, highway and traffic 
authorities and the emergency services.  These TMPs will include, as 
appropriate, details of: 

 worksite boundaries and main access/egress points; 

 temporary and permanent closures and diversions of highways 
 and public rights of way; 

 the strategy for traffic management; and 

 the local routes to be used by large goods vehicles including 
 lorry holding areas, lorry route signing strategy, abnormal 
 loads, means of monitoring lorry use and any routes prohibited 
 from use. 

This is explained further in Information Paper D1, Crossrail Construction 
Code.

4. The Promoter has established a Highways and Traffic Sub-Group, reporting 
to the Planning Forum and the High Level Forum, to discuss common 
highway and traffic issues with all the local highway and traffic authorities 
along the route and Transport for London (the latter in their capacity as a 
highway authority in their own right).  The Highways and Traffic Sub-Group 
will consider, amongst other things, detailed procedures for the exercise of 
the above powers and the procedures by which the nominated undertaker will 
obtain the necessary consents from the relevant highway authority.  This is 
explained further in Information Paper D6, Construction Traffic. 

5. It is intended that Traffic Liaison Groups will be established in advance of 
construction to discuss construction traffic management issues with the local 
highway and traffic authority.  The Traffic Liaison Groups will include the 
nominated undertaker, the Crossrail contractor(s), relevant highway 
authorities, the emergency services, and bus operators (and also taxi 
representatives as necessary).  



                                         Page 37 of 86 

6. The response to petition paragraph 31 provides further information relating to 
the temporary loss of on-street parking. 

7. The nominated undertaker will be committed to ensuring the health, safety 
and welfare of its employees and people who may be affected by its 
construction activity. The nominated undertaker will establish appropriate 
industry standards for health and safety and will seek continuous 
improvement in safety performance, in accordance with the principles of 
HSG65 ‘Successful health and safety management’, published by the Health 
and Safety Executive. This is explained further in Information Paper D14, 
Worksite Security. 

8. Provisions for the mobility impaired during construction are explained further 
in Information Paper D21, Access for People with Restricted Mobility During 
Construction.  

9. Also relevant are the various provisions in the Bill and outside it that seek to 
control the environmental impact of construction.  Under the planning regime 
in the Bill, for example, a qualifying authority would have control over a range 
of detailed construction arrangements, such as lorry routeing, screening, the 
suppression of dust and mud on the highway and artificial lighting.  This is 
explained further in Information Papers B5, Main Provisions of the Planning 
Regime and D2, Control of Environmental Impacts.   
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 30

ISSUE RAISED: Highways – remedial and repair work 

PETITION
PARAGRAPH: 

Your petitioners submit that the nominated undertaker should 
be required to carry out and fund all necessary remedial and 
repair works to the highway and any necessary bridge 
strengthening to a standard specified by your petitioners in 
respect of all highways and bridges for which they and others 
in the City are the responsible authority. Your petitioners 
submit that the nominated undertaker should be required to 
carry out detailed condition surveys before and after the 
construction period on land in their ownership which is to be 
and is affected by the proposals, particularly on highways 
which are to be used as worksites or which will be heavily 
used by construction traffic. 

PROMOTER’S RESPONSE: 

1. The Promoter’s response to the petitioner’s paragraph 26, 27, 28, 29 provides
further information about the reinstatement of highways.  

2. The Promoter is not aware of any bridges within the City of Westminster that 
would require strengthening works to support Crossrail construction traffic. 
Therefore, the Promoter does not intend to carry out any strengthening works 
to the petitioner’s structures.   

3. Paragraph 6 of Part 1 of Schedule 14 to the Bill requires any new bridge, or 
any extension or alteration of an existing bridge, carrying a highway over the 
railway or the railway over a highway where the highway is interfered with to 
be carried out (amongst other matters) in accordance with plans and 
particulars approved by the highway authority.  By virtue of paragraph 13 of 
Schedule 3 to the Bill, such bridges must also meet prescribed loading 
requirements; and by virtue of paragraph 7 of Part 1 of Schedule 14, any 
underground Crossrail works must also meet these loading requirements.  
Where a highway is broken up or disturbed and not permanently stopped up 
or diverted the nominated undertaker is under an obligation to reinstate it to 
the reasonable satisfaction of the highway authority.  Where by virtue of traffic 
diversions traffic is diverted to a road of a lower standard from a road of a 
higher standard the nominated undertaker is to repay the highway authority 
any additional repair costs incurred in consequence (see paragraph 11 and 
14 of Part 1 of Schedule 14 to the Bill) 

4. As regards condition surveys relating to public highways, paragraph 4.4.2 of 
the draft Crossrail Construction Code states:  
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“Surveys will be used to establish the condition of the highway prior to the 
commencement and after the completion of Crossrail’s works.  The locations 
where surveys will be undertaken will be identified in the Traffic Management 
Plan.”
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 31

ISSUE RAISED: Highways – on-street parking 

PETITION
PARAGRAPH: 

A significant number of on-street parking places, for which 
your petitioners are responsible, will be lost temporarily during 
the construction period and permanently, on completion of 
construction.  The nominated undertaker should ensure that 
alternative spaces (including bays for residents, pay and 
display, parking meters, taxis, motorcycles and coaches) 
should be made available nearby to replace lost spaces 
where this is practicable, and to compensate your petitioners 
for lost revenue. 

PROMOTER’S RESPONSE: 

1. Temporary loss of on-street parking (for cars and motorcycles) is an 
inevitable impact of major developments in central London.  The Promoter will 
work with the petitioner to develop a reallocation of kerbside space in this 
area, giving priority to parking facilities for priority users as identified by the 
petitioner.

2. The national compensation code deals with compensation issues, and will 
apply to Crossrail as it does to any other public works project.  This is 
explained further in Information Paper C2, Operation of the National 
Compensation Code.  It does not, however, provide for compensation to be 
payable for lost on-street parking. 
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 32

ISSUE RAISED: Acquisition of Council land 

PETITION
PARAGRAPH: 

A great deal of land in the ownership of your petitioners is 
liable to compulsory acquisition under clause 6 of the Bill.  
Most, if not all of this land is highway land.  The limits of 
deviation and of land to be acquired and used are drawn 
very widely in certain cases and your petitioners are unsure 
in every case as to why that is.  Your petitioners may seek 
undertakings from the Promoter that the extent of 
compulsory purchase should be limited in certain cases 
either geographically or so that acquisition and use of your 
petitioners’ land is on a temporary basis only.  Your 
petitioners also wish to ensure that they are properly 
compensated as respects the acquisition and use of their 
land, and are concerned to note that by virtue of Schedule 3 
to the Bill the subsoil of some of their highway land can be 
taken and used by the Secretary of State without the need 
for him to acquire it.

PROMOTER’S RESPONSE: 

1. The provisions of paragraph 15 of Schedule 3 of the Bill would allow the 
nominated undertaker to take and use the subsoil beneath a highway for the 
purpose of the works without being required to purchase an interest in the 
subsoil. Such provisions are standard in Hybrid and Private Bills and Orders 
under the Transport and Works Act 1992. They reflect the fact that such 
subsoil has no material value since the existence of the highway effectively 
sterilises the land beneath it. In the same way utilities have powers to place 
apparatus in a street without purchasing an interest in the land.  

2.  The only cases under which a public highway will be permanently stopped-up 
under the Bill are those set out in the table in paragraph 1 of Schedule 3 to 
the Bill.  In other cases only a subsoil interest can be taken and the cases in 
which subsoil interests can be so taken are further limited by paragraph 15 of 
Schedule 3 to the Bill.  

3. Where land is acquired from Westminster City Council the national 
compensation code will apply.  The national compensation code deals with 
compensation issues and will apply to Crossrail as it does to any other public 
works project.  This is explained further in Information Paper C2, Operation of 
the National Compensation Code.  It will be possible to make claims for 
damages in respect of any negligent exercise of the statutory powers that are 
being sought for Crossrail.  
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 33

ISSUE RAISED: Tunnelling – settlement impact 

PETITION
PARAGRAPH: 

The proposed excavation and tunnelling of main running 
tunnels and of station tunnels is likely to have an adverse 
settlement impact which may cause damage to buildings and 
structures.  Your petitioners have general concerns about 
those impacts on all buildings in their City, but have particular 
concerns as regards certain categories. The areas in which 
your petitioners are particularly concerned are first, listed 
buildings above the running tunnels and station tunnels, and 
secondly, properties in which your petitioners have a legal 
interest.  In your petitioners’ respectful submission, the 
nominated undertaker should be required to provide, in 
advance of commencement of tunnelling, details of the 
expected impact on each listed building and buildings in 
conservation areas, as well as each property in which your 
petitioners have an interest.  This information should be 
supplied to your petitioners and, in the case of listed 
buildings, to English Heritage, other land owners and other 
interested parties as appropriate, and should be accompanied 
by a statement of the method by which the impact is to be 
monitored before, during and after construction.  Furthermore, 
the nominated undertaker should be required to carry out 
appropriate safeguarding works including full condition 
surveys and monitoring and the proposals for these works 
should be submitted to your petitioners and land owners and, 
in the case of listed buildings, also to English Heritage and 
implemented in an agreed form. 

PROMOTER’S RESPONSE: 

1. This response is concerned with the position of the petitioner as landowner.  
As regards listed buildings, see the response to petition paragraphs 44, 45 
and 62 below. 

2. A number of major tunnelling projects have been undertaken in London in 
recent years, including the London Water Ring Main, Heathrow Express, the 
Jubilee Line Extension, extensions to the Docklands Light Railway and the 
Channel Tunnel Rail Link.  As a result, there is extensive experience of how 
the ground behaves when tunnels are constructed and how to minimise 
settlement affecting buildings above.  Information Papers D8, Tunnel 
Construction Methodology and D23, Sprayed Concrete Lining contain further 
information on tunnelling methods. 
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3. As set out in the Crossrail settlement policy published in February 2005 and 
further explained in Information Paper D12, Ground Settlement, the Promoter 
has undertaken that any material physical damage arising from ground 
settlement associated with the nominated undertaker’s works will be made 
good.  The policy in the Information Paper describes the approach to be taken 
to assessing ground settlement and explains how settlement of buildings will 
be mitigated, monitored and if necessary protected or repaired, including 
through the mechanism of a Settlement Deed where applicable (a Settlement 
Deed will not be necessary to benefit from the Promoter’s promise to make 
good any material physical damage arising from ground settlement 
associated with the nominated undertaker’s works, and for the policy for the 
carrying out of settlement assessments, monitoring and defects surveys in 
accordance with the Information Paper to come into effect). 

4. The qualifying criteria, which set out the circumstances in which the 
nominated undertaker will be required to enter into a Settlement Deed, and 
the terms of the draft Deed, which are subject to change following further 
discussions whilst the Bill is in Parliament, are attached to Information Paper 
D12, Ground Settlement. 

5. An assessment of settlement for all listed buildings based on the Bill 
alignment was carried out for the Environmental Statement.  There are no 
residual significant impacts on any of these buildings due to either low 
settlement/damage forecasts or by mitigation through further assessment or 
scheduled protective works.  English Heritage have been consulted in the 
course of this assessment work and have been supplied with a full set of 
assessment reports.  This consultation is on-going.  These reports were also 
sent to the petitioner. These reports will be reviewed by the nominated 
undertaker and where necessary revised as detailed design work progresses. 

6. For cases which move to a Stage 3 assessment (which includes all listed 
buildings predicted to experience greater than 10mm of settlement), the 
requirement for any protective works will be established and the design and 
implementation of any protective works and associated specialised monitoring 
will be determined.  If the assessment finds the building to be in risk category 
3 or above and the petitioner does not accept the proposals in the settlement 
report, the petitioner has recourse to independent adjudication where a 
Settlement Deed has been entered into. 

7. Moreover, it is the intention an agreement for Westminster City Council will be 
prepared for the listed buildings set out in the table in paragraph 1 of 
Schedule 8 to the Crossrail Bill.  These agreements will ensure that 
appropriate safeguarding measures are in place. This is explained further in 
Information Paper D18, Listed Buildings and Conservation Areas. 
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HOUSE OF COMMONS SELECT COMMITTEE

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 34

ISSUE RAISED: Tunnelling – hours of working, excavated material removal 

PETITION
PARAGRAPH: 

Your petitioners are also concerned to ensure that the hours 
during which tunnelling and spoil removal from tunnelling 
takes place are programmed and minimised so as to prevent 
undue noise and vibration to residents and businesses during 
sensitive times.  Your petitioners are also particularly 
concerned about the effects of reradiated noise at those 
worksites where spoil is to be removed and your petitioners 
wish to ensure that the nominated undertaker complies with 
the strictest standards as regards minimising such noise and 
vibration.

PROMOTER’S RESPONSE: 

1. The Promoter’s response to the petitioner’s paragraph 9 addresses the issue 
of working hours and the response to petitioner’s paragraph 12 addresses the 
issue of construction noise and vibration impacts. 
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 35, 37 

ISSUE RAISED: Groundborne noise and vibration/ track design 

PETITION
PARAGRAPH: 

(35) There are a number of buildings in your petitioners’ City 
which are above the proposed line of the railway or nearby 
and which are likely to be sensitive to noise and vibration 
during the construction period and when the railway comes 
into operation.  These buildings include residential and 
commercial properties, theatres and buildings with occupied 
basements.  Not only are there issues concerning the quality 
of life for residents, but businesses could suffer significant 
financial loss, for example, the numerous recording studios 
and other noise sensitive media businesses in Soho.  Your 
petitioners respectfully submit that the nominated undertaker 
should be required to ensure that groundborne noise and 
vibration during the construction period is kept to an absolute 
minimum by the use of the most advanced tunnelling 
technology and machinery.  Your petitioners are concerned 
that noise and vibration, while meeting design standards put 
forward by the Promoter, may still be radiated into buildings to 
an unacceptable extent.  In your petitioners’ submission the 
nominated undertaker should be subjected to stringent design 
standards and where the railway passes near to noise 
sensitive buildings, the nominated undertaker should be 
required to install additional appropriate procedures and 
design methods to inhibit the transmission of noise and 
vibration into such buildings. Those standards should adopt 
your petitioners’ own best practice approach in relation to 
these matters.   In your petitioners’ submission, the Bill should 
also provide that the nominated undertaker should put in 
place a comprehensive consultation exercise with regard to 
noise and vibration monitoring. Such a scheme should be 
subjected to a compensation code where agreed noise and 
vibration standards are breached.  

(37) Your petitioners share the concerns of businesses likely 
to be adversely affected by unacceptable levels of 
groundborne vibration.  Their principal concern is the effect 
on the economy of Central London and in particular their city, 
should groundborne vibration make businesses untenable. 

PROMOTER’S RESPONSE: 

1. Groundborne noise could arise from the movement of trains in Crossrail 
tunnels, during construction of the railway, during commissioning of the 
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railway, or once the railway is operating passenger services.  There are no 
UK legislative standards or criteria that define when groundborne noise 
becomes significant.  Crossrail has therefore drawn upon available 
experience in constructing new underground railways, e.g. the Jubilee Line 
Extension, Thameslink and the Channel Tunnel Rail Link.  All of these 
projects adopted a threshold of significance for groundborne noise in 
residential properties of 40dBLAmax,s.  This criterion was therefore adopted to 
assess the significance of potential groundborne noise impacts in residential 
properties during both construction and operation of Crossrail. This is 
explained further in Information Paper D10, Groundborne Noise and 
Vibration.

2. In the case of buildings lawfully used as reference libraries, sound recording 
studios, courts, lecture theatres, auditoria, theatres, hospitals, laboratories, 
churches, colleges, schools, the use of which is particularly sensitive to noise 
or vibration, either the same or more stringent assessment criteria were 
adopted.  The thresholds of significance used to assess the groundborne 
noise impacts of Crossrail are presented in Table 1 in Information Paper D10, 
Groundborne Noise and Vibration. 

3. These criteria will be adopted as the performance specification for the railway 
as the detailed design is developed.  They do not apply to the noise of the 
tunnel boring machine (TBM) passage, including other tunnelling related 
activities, which is short-term and transitory and which was therefore 
qualitatively described in the Crossrail Environmental Statement (ES) and 
assessed as likely to have no significant impact.  

Mitigation during construction 

4. The ES assessment assumes that where necessary, the potential impact is 
mitigated.  For the temporary railway during construction the mitigation 
measures available were assumed to be: 

 use of new rail (smooth track without corrugations or discrete 
irregularities) will be installed at the start of the works with joints 
achieving variation in rail height of not more than 2mm; 

 where appropriate the use of resilient rail pads to fasten rails to the 
sleepers, or adequate elasticity to the support of the track system, 
between the rail foot and the sleeper, or tunnel invert, in order to 
reduce the transmission of vibration and groundborne noise from the 
passage of rail vehicles; 

 a speed limit on construction trains of 15km/h; 

 all diesel locomotives used will be fitted with efficient exhaust 
silencers; and 

 a maintenance programme that ensures the condition of the track 
does not deteriorate over time thereby causing noise in breach of the 
agreed threshold. 

5. The findings of the assessment (reported in the ES) show that adoption of 
these measures is likely to result in the criteria for the performance 
specification for residential buildings, offices, hotels, schools, colleges, 
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hospitals, laboratories and libraries not being breached at any location during 
the construction of Crossrail.

6. The Promoter will require the nominated undertaker to endeavour to ensure 
that the groundborne noise from the operation of the temporary construction 
railway that is experienced by any theatre, large auditorium/concert hall, 
studio, church, court, lecture theatre or small auditorium/hall, does not exceed 
levels greater than those it is already subject to by the presence of London 
Underground, other railway and road transport operations, or the levels listed 
in Table 1 in Information Paper D10, Groundborne Noise and Vibration, 
whichever is the higher noise level during the periods for which the buildings 
are in use.

Mitigation during operation 

7.   During operation, the following measures were assumed to be available: 

 standard trackform design to use continuously welded rail; 

 the rails in tunnels will be supported on resilient mountings, and track 
installation will be carried out using modern technology to achieve 
very much more accurately laid and smoother track than exists in 
traditional tube tunnels. 

 floating slab track or similar technology, where it is predicted that 
standard trackform would result in the criteria in Table 1 in Information 
Paper D10, Groundborne Noise and Vibration being breached. 

8.  The Promoter will require the nominated undertaker to design the permanent 
track support system so that the level of groundborne noise near the centre of 
any noise-sensitive room is predicted in all reasonably foreseeable 
circumstances not to exceed the levels in Table 1 in Information Paper D10, 
Groundborne Noise and Vibration.  The nominated undertaker will be required 
to install the permanent track using a standard rail and/or track support 
system for the Crossrail tunnel sections.  In any location where the standard 
system is predicted during detailed design to cause levels of groundborne 
noise exceeding the relevant assessment criterion an enhanced track support 
system will be installed.   

9.   The Promoter will require the nominated undertaker to put in place measures 
that will ensure that the new underground sections and the wheels of vehicles 
operating the Crossrail passenger service are maintained in a state which 
under all reasonably foreseeable circumstances will lead to adequate control 
of groundborne noise and vibration arising from the railway.  Prior to opening, 
the nominated undertaker will ensure that the rails of the underground 
sections of Crossrail are conditioned by grinding, or other suitable means, 
and are appropriately maintained thereafter. 

10.   The findings of the assessment (reported in the ES) show that adoption of 
these measures is likely to result in the criteria for the performance 
specification not being breached at any location during the operation of 
Crossrail.

11.   Finally, the Promoter will require the nominated undertaker to provide to the 
local authorities through which the Crossrail tunnels pass details of the type of 
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rail and/or track support system proposed and its predicted performance with 
respect to vibration and groundborne noise. 

Vibration

12.   The potential impact of Crossrail trains running through tunnels during 
construction and operation of the railway has been assessed and the findings 
reported in the ES. The running of both the construction and permanent 
railways is not forecast to cause vibration impacts which will be felt by those 
occupying the buildings above. Vibration from the passage of the tunnel 
boring machines may be perceptible.  However, this will be a transient effect 
lasting only a few days at any one location and will not cause damage to 
buildings. As set out in the Crossrail settlement policy, the Promoter has 
undertaken that any material physical damage arising from ground settlement 
associated with the nominated undertaker's works will be made good.  
However, as noted above, no such damage due to vibration from Crossrail 
trains running in the tunnels during either construction or operation is 
expected to arise.

13.   The Promoter will also require the nominated undertaker to obtain consents 
for surface works from local authorities under section 61 of the Control of 
Pollution Act 1974, which will include the detail of hours of working, 
appropriate monitoring and noise mitigation.  This will require contractors to 
utilise best practicable means (BPM) in their control of noise and vibration.  
Failure to comply with the conditions of a section 61 consent could result in 
criminal prosecution.  This is explained further in Information Paper D1, 
Crossrail Construction Code. 

Noise and Vibration Mitigation Scheme 

14. A noise and vibration mitigation scheme, that deals with the provision of noise 
insulation and/or temporary re-housing, has been published separately.  This 
is explained further in Information Paper D9, Noise and Vibration Mitigation 
Scheme.



                                         Page 49 of 86 

HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 40, 54l 

ISSUE RAISED: Operational Railways – station modelling, capacity 

PETITION
PARAGRAPH: 

(40) Your petitioners have more general concerns about the 
modelling and capacity of all new stations within their City.  
Your petitioners are particularly concerned to ensure that the 
nominated undertaker takes the opportunity to make the best 
possible provisions for interchange between Crossrail and 
other existing lines and that the stations are designed to cater 
for projected passenger growth in the future.  They are also 
concerned about the impact of pedestrian movements of 
passengers entering and exiting the stations and would seek 
assurances that new stations are served by two entrances / 
exits.  Your petitioners require that the station designs should 
ensure that sufficient provision is made in relation to footway 
widths, pedestrian crossings and other pedestrian amenities. 
This must ensure safe transit without impinging on listed 
buildings and the surrounding environs. 

(54l) Your petitioners wish to ensure that effective pedestrian 
links to Crossrail both at grade and also through to all London 
Underground lines are provided. In addition, the operation of 
Paddington Station should not be prejudiced during and after 
construction of the Eastbourne Terrace Station. 

PROMOTER’S RESPONSE: 

1. The Promoter’s passenger flow figures are based on London Plan forecasts 
of population and employment, and the demand matrix resulting from them 
produced by the London Transportation Study (LTS) model. LTS is the main 
multi-modal model of London, and has been owned by the Department of 
Transport, Government Office for London and now Transport for London 
(TfL). The LTS demand matrix is used in TfL’s Railplan model to produce 
more detailed assessments of scheme impacts. The Promoter considers that 
this process is the best available for predicting the effects of major rail 
schemes.

2. The new Crossrail central area underground stations have been designed to 
comply with London Underground Ltd’s (LUL) source document on space 
planning in stations (“Station Planning Standards and Guidelines” (SPSG), 
LUL, 4th edition).  The construction and planning of the central area stations 
will be taken forward in close co-operation with LUL. 

3. The Promoter has worked closely with both LUL and Network Rail to ensure 
that all station works proposed by the Crossrail Hybrid Bill will provide 
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integrated station complexes which will meet the needs of all passengers, 
including those interchanging between Crossrail and both the LUL and other 
mainline services.  

4. LUL’s PEDROUTE passenger simulation model has been used to test the 
performance of the Crossrail and LUL sections of Paddington, Bond Street 
and Tottenham Court Road stations under a range of future levels of 
passenger demand, for both the morning and evening peak periods.  As well 
as testing the performance of the station with future year demand forecast for 
2016, sensitivity tests, on demand levels of up to +20% have also been 
carried out.  

5. The PEDROUTE analysis carried out for Tottenham Court Road, Bond Street 
and Paddington stations shows that the proposed Crossrail infrastructure, 
including links to LUL, will perform within acceptable operational standards, 
even at higher levels of passenger demand in general.  The analysis also 
demonstrates that Crossrail will provide overcrowding relief to the existing 
LUL areas of these stations.  At Bond Street, a number of congestion impacts 
arising from Crossrail have been identified in the LUL area of the station; 
discussions are currently underway with LUL to overcome these very 
localised impacts. There will be some localised areas in stations where 
increased demand associated with Crossrail will lead to a minor deterioration 
of conditions. Where appropriate, the Promoter will address these effects with 
LUL during detailed design. 

6. Public access areas of stations are subject to the approval of design and 
external appearance by a qualifying local planning authority under Schedule 7 
to the Bill.  This is explained further in Information Paper B5, Main Provisions 
of the Planning Regime.

7. In respect of the petitioners concerns regarding the provision of effective 
pedestrian links to Crossrail both at grade and also through to London 
Underground lines, see the response to paragraphs 55 and 56. 



                                         Page 51 of 86 

HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 44, 45, 62 

ISSUE RAISED: Listed buildings 

PETITION
PARAGRAPH: 

(44) Your petitioners are responsible for a number of 
important functions and are under certain duties as respects 
listed buildings under the Planning (Listed Buildings and 
Conservation Areas) Act 1990.  A number of listed buildings 
within your petitioners’ City are liable to be adversely affected 
by the proposals under the Bill.  These include important 
Grade I buildings (for example Paddington Station and St 
Marks, North Audley Street) and others all in either residential 
or business use.  Your petitioners are concerned to ensure 
that the impact on all listed buildings is minimised and that 
demolition is carried out only as a last resort.  

(45) It is important to emphasise the richness of the heritage 
in your petitioners’ City.  There are many listed buildings that 
could suffer serious negative impact.  Demolition of any such 
building would only result in a net loss to Westminster and the 
heritage of London as a world City.  Proper safeguarding 
measures should be carried out to all listed buildings and 
buildings within conservation areas, having particular regard 
to their special interest, and special interest should be paid to 
the desirability of preserving or enhancing the character or 
appearance of conservation areas in accordance with the 
said 1990 Act.  Information only recently made available to 
your petitioners about settlement impact is still being 
assessed and does not allay your petitioners’ concern on 
impacts and mitigation.  Your petitioners are also concerned 
about the impact of construction works and permanent new 
buildings on the setting of existing listed buildings and their 
environs.  All such new buildings should be designed 
sympathetically with special regard to their impact on the 
surrounding areas.  In particular, your petitioners are opposed 
to the demolition of 94 Dean Street.  A brief inspection has 
revealed a staircase that should be safeguarded in the event 
of demolition and stored off-site with a view to reinstatement 
elsewhere. A detailed survey of the building is still required to 
ascertain whether there are any other features that require 
any further consideration and to ensure its proper recording. 

(62) As mentioned in paragraph 45 of this petition, your 
petitioners object to the demolition of 94 Dean Street, 
particularly in the absence of detailed justification for it.   Your 
petitioners wish to discuss and agree a system for recording 
the structure and preserving the 18th century staircase. 
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PROMOTER’S RESPONSE: 

1. In the City of Westminster the construction of the Crossrail Paddington station 
requires alterations to the Grade I listed Paddington Station and the Grade II 
listed Paddington Underground Station.  The construction of the Crossrail 
Tottenham Court Road Station requires demolition of the Grade II listed 94 
Dean Street and the temporary removal of the Grade II listed bollards on the 
corner of Fareham Street and Great Chapel Street.  These are set out in 
Table 1 of Schedule 8 to the Bill.  The rationale for demolition of 94 Dean 
Street is set out in Information Paper G4, Tottenham Court Road – 94 Dean 
Street.

2. It is the intention that an agreement will be prepared to include the listed 
buildings set out in the table in paragraph 1 of Schedule 8 to the Bill to ensure 
that appropriate safeguarding measures are in place. This is explained further 
in Information Paper D18, Listed Buildings and Conservation Areas.  It is 
proposed that the agreement will cover, amongst other things, the proposed 
arrangements for survey and recording of 94 Dean Street prior to demolition 
and for the careful removal and storage of items of significant interest.  

3. Potential impacts from construction works on listed buildings which are not 
covered by a separate agreement will be controlled via mechanisms set out in 
the Crossrail Construction Code. This is explained further in Information 
Paper D1, Construction Code.   

4. The table in paragraph 2 of Schedule 8 to the Bill sets out the listed buildings 
for which protective works may be required in relation to settlement (including 
for example the Grade I listed St Marks, North Audley Street).  An 
assessment of settlement for all listed buildings based on the tunnel 
alignment set out in the Bill plans was carried out for the Crossrail 
Environmental Statement (ES). The methodology for the settlement 
assessment was prepared in consultation with English Heritage.  The ES 
reports that there are no residual significant impacts on any of listed buildings 
due to either low settlement/damage forecasts or by mitigation through further 
assessment or scheduled protective works.  English Heritage and the 
petitioner have been supplied with a full set of assessment reports.   

5. As detailed design progresses, these reports will be reviewed by the 
nominated undertaker to revise the assessment as required and will set out 
protective works where these are deemed necessary. The Promoter will 
require the nominated undertaker to consult with the petitioner (in addition to 
English Heritage for those buildings in which English Heritage has an interest) 
on the results of the assessment. This is explained further in Information 
Paper D12, Ground Settlement, which sets out the procedure for the 
qualifying owner of a relevant building to require a Settlement Deed to be 
entered into by the nominated undertaker. In addition, it is proposed that an 
agreement will be prepared for the listed buildings in the City of Westminster 
falling within the table in paragraph 2 of Schedule 8 to the Bill, which would 
require protective works proposed by the nominated undertaker affecting the 
special character of such listed buildings to be approved by the petitioner 
after consultation (in a case where English Heritage have an interest) with 
English Heritage.  The draft of this agreement is under discussion with the 
petitioner and English Heritage. 
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6. The detailed design of public access areas of Crossrail stations and the 
above ground aspects of ventilation, intervention and emergency escape 
shafts will be subject to the planning regime in Schedule 7 of the Bill. This is 
explained further in Information Paper B5, Main Provisions of the Planning 
Regime. As such, a qualifying authority would be able to refuse to approve a 
request for the approval of plans or specifications for the above ground 
aspects of works, or condition them, on the grounds that the design or 
external appearance of the works ought to be modified to preserve the local 
environment or local amenity or a site of archaeological or historic interest, 
and is reasonably capable of being so modified, or that the development 
ought to, and could reasonably, be carried out elsewhere within the limits of 
land on which the works of which it forms part may be carried out under the 
Bill.

7. In respect of over-site development, the Bill seeks powers only for 
construction of the operational railway. It does not seek powers for the 
construction of replacement buildings not forming part of the Crossrail 
infrastructure (known as over-site development (OSD)).  On completion of the 
works to construct the railway infrastructure, it will be possible to construct 
non-operational structures on the remainder of the site (OSD).  Planning 
permission for OSD will be sought through the normal processes. Information 
Paper D2, Control of Environmental Impacts (paragraphs 4.11-4.14) further 
outlines the point.  

8. In addition, recognising the impacts resulting from demolitions, the Secretary 
of State has proposed an undertaking to Parliament relating to OSD in the 
following terms: 

“The Secretary of State will take steps to ensure that:  

(1) There is consultation with Local Planning Authorities prior to submission of 
a planning application for OSD on – 

a. the proposed use, quantum, layout, scale, access, appearance and 
response to context of the proposed OSD (including where appropriate 
co-operation in the preparation of a Planning Brief and/or SPD); and  

b. the means by which the fundamental design elements of the new 
development will be integrated with the Crossrail Works (including 
loadings, support and access).  

(2) OSDs in or adjacent to Conservation Areas will be designed in 
accordance with relevant national, regional, spatial and local planning 
policies, and in consultation with English Heritage. 

(3) In assessing the contribution that OSDs will make to the character or 
enhancement of conservation areas the quality of buildings that existed prior 
to demolition will be a material consideration.  

(4) A planning application and accompanying environmental statement for the 
proposed OSD is submitted as soon as reasonably practicable and in any 
event no later than 2 years after the commencement of construction of the 
Crossrail Works on the site unless the Local Planning Authority agree to a 
deferral or agree that an application is not required.  
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(5) The planning application progresses by using reasonable endeavours to 
obtain planning consent by the date structural works for the new railway on 
the site are completed or as soon as reasonably practicable thereafter.  

(6) Development commences in accordance with the planning consents 
granted as soon as reasonably practicable having regard to all the 
circumstances.”
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 46

ISSUE RAISED: Archaeology

PETITION
PARAGRAPH: 

Your petitioners have perceived a need for the nominated 
undertaker to provide adequate opportunity and funding for 
archaeological investigation in respect of each of the 
construction and work sites.  In your petitioners’ submission 
the appropriate authority should be required to agree a 
programme of such work with your petitioners, and English 
Heritage. Your petitioners also submit that the funding of this 
should be borne by the nominated undertaker. 

PROMOTER’S RESPONSE: 

1. The Promoter’s approach to archaeological mitigation is set out in Information 
Paper D22, Archaeology.  This sets out the approach to consultation with the 
relevant statutory authorities.  The costs of undertaking archaeological 
mitigation works will be borne by the nominated undertaker.  
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 47, 48 

ISSUE RAISED: Authorisation procedures 

PETITION
PARAGRAPH: 

(47) In line with the Channel Tunnel Rail Link Act, the Bill 
contains provisions which provide outline planning permission 
for the development authorised by the Bill and disapply a 
number of other statutory regulation regimes which would 
normally apply in relation to the construction of works, 
including the listed buildings and conservation area controls 
in the Planning (Listed Buildings and Conservation Areas) Act 
1990, the Control of Pollution Act 1974 and the London Lorry 
Ban.  Your petitioners wish to ensure that, if those controls 
are to be removed or suspended, then in their place there is a 
robust alternative approval mechanism in each case, in which 
your petitioners play a full part.  Your petitioners will, in 
conjunction with other local authorities affected by the Bill, be 
seeking to ensure that such arrangements are put in place, 
but if that is not achieved then your petitioners would 
respectfully request that the Promoter be required to accept 
satisfactory arrangements, including realistic timescales for 
the consideration of applications.   

(48) As part of the alternative consent regimes mentioned 
above, your petitioners must be able to recover from the 
Promoter or the nominated undertaker their full costs of 
processing applications.  Your petitioners note that the Bill 
provides the Secretary of State with the power to make an 
order relating to the payment of fees to the local planning 
authority in respect of requests for detailed planning consent.  
Your petitioners are pleased to note this, but seek assurances 
from the Promoter about the level of those fees and the ability 
of the Promoter to cover their costs of dealing with all 
applications and taking enforcement action where necessary.  

PROMOTER’S RESPONSE: 

1. The Bill disapplies various legislative provisions.  An explanation of these is 
set out in Information Paper B1, Disapplication of Legislation. The Bill will also 
grant the nominated undertaker deemed planning permission for the 
authorised works, subject to the condition that they are carried out in 
accordance with the planning regime established through clause 10 and 
Schedule 7 to the Bill. This is explained further in Information Paper B5, Main 
Provisions of the Planning Regime. 
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2. Schedule 7 to the Bill will establish a robust planning regime that will give the 
petitioner, should they become a qualifying authority, the power to refuse to 
approve, subject to appeal, the plans and specifications of the Crossrail works 
on the grounds set out in the Schedule.   

3. In addition to the controls contained in the planning regime there are a range 
of other controls and approvals which any nominated undertaker will be 
bound to comply with. These controls are explained further in Information 
Paper D2, Control of Environmental Impacts.  

4. Also relevant is the Planning Memorandum which has been developed in 
consultation with local authorities and sets out the process by which the 
consents required under Schedule 7 of the Bill are to be obtained and the role 
of a qualifying authority.  The Bill sets a period of eight weeks from the date 
on which the request for approval is received for a decision to be reached.  
This may be extended in agreement with the nominated undertaker.  This is a 
realistic timescale for the consideration of applications.   

5. The Bill enables a regime for planning fees to be established which is 
intended to deal with local planning authority costs associated with 
processing planning consents under Schedule 7 to the Bill. The intention is 
these fees would be agreed between the nominated undertaker and the 
relevant planning authority and the planning fees established by Statutory 
Instrument under the Bill would only apply in the absence of such agreement.  
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 49, 50 

ISSUE RAISED: Social, economic and community impact 

PETITION
PARAGRAPH: 

(49) Your petitioners recognise and warmly welcome the fact 
that the Crossrail proposals will provide a large number of 
employment opportunities during both the construction and 
operation phase.  Your petitioners are keen to ensure that the 
nominated undertaker takes steps to seek to promote 
employment of local residents both temporarily and 
permanently. They would also wish to advocate and promote 
contact with local businesses to provide goods and services. 
More information and assistance needs to be given to 
affected businesses to help them understand the impact of 
constructing and operating Crossrail, both through the 
process of obtaining consent, its construction and operation.   
This should also be extended to community facilities 
throughout the area such as medical centres, churches, 
education centres, community centres and the Territorial 
Army which will be affected and details should be provided of 
how the users of these facilities will be catered for during 
construction and the character of the communities retained. 

(50) Your petitioners have been concerned that the 
consultation so far carried out by the Promoter with local 
residents and businesses has not met the standards which 
your petitioners would expect.  They respectfully submit that 
the Promoter should be required to ensure that the nominated 
undertaker will put in place a comprehensive public relations 
strategy ensuring that information about the construction and 
operation of Crossrail is disseminated to those residents and 
businesses who will be most affected.  This should include 
the setting up of local information centres during the 
construction period to be staffed at reasonable and 
accessible hours, given the size of the project.

PROMOTER’S RESPONSE: 

1. The Promoter’s position on local labour is explained in Information Paper 
D16, Use of Local Labour.  

2. The procurement strategy for Crossrail has not yet been developed.  
However, it will have to comply with UK and EU legislation on competitive 
tendering.
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3. General information regarding construction activities and their planned 
duration will be made available in advance to occupiers of nearby properties 
through the ongoing liaison and community relations programme.  This is 
explained further in Information Paper F3, Community Relations. The draft 
Construction Code requires the nominated undertaker and contractors to 
commit to providing community relations personnel, who will be focussed on 
engaging with the community to provide appropriate information and to be the 
first line of response to resolve issues of concern. In addition, an independent 
Complaints Commissioner will be appointed to investigate complaints against 
the nominated undertaker.  This is explained further in Information Paper F5, 
Complaints Commissioner. 

4. The Promoter’s response to petition paragraphs 7 and 8 also addresses 
issues raised by the petitioner.  
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HOUSE OF COMMONS SELECT COMMITTEE

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 51

ISSUE RAISED: Planning briefs 

PETITION
PARAGRAPH: 

Your petitioners have developed, over a long period, detailed 
planning briefs in respect of each of the main construction 
sites in their City.  These planning briefs have been approved 
by the City Council’s Planning and City Development 
Committee as draft Supplementary Planning Guidance and 
have been subject to public consultation.  Your petitioners 
seek to ensure that the recommendations contained in those 
planning briefs are adopted by the Promoter and eventually 
by the nominated undertaker. 

PROMOTER’S RESPONSE: 

1. Cross London Rail Links Ltd set out in its response of 8 April 2005 its position 
regarding Westminster City Council’s consultation draft planning briefs.   

2. Any over-site development will be the subject of a separate application to the 
planning authority in accordance with the proposed undertaking from the 
Secretary of State, and will be determined in the usual way.   See also the 
response to petition paragraphs 47 and 48. 
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 57a, 57d 

ISSUE RAISED: Hyde Park Ventilation shaft – traffic impacts 

PETITION
PARAGRAPH: 

(57) The Bill would authorise the construction of a ventilation 
and escape shaft in Hyde Park close to Victoria and 
Clarendon Gates.  Your petitioners’ main concerns are as 
follows – 

(a) North Carriage Drive, a road for which your petitioners are 
not the highway authority, will be closed for a prospective 
period of four years during the construction of the shaft which 
would result in increased traffic flows on Bayswater Road and 
other local residential roads.  Your petitioners seek 
assurances from the Promoter that an alternative location for 
the worksite can be provided so that the closure of North 
Carriage Drive will be avoided.  In addition your petitioners 
seek an undertaking that West Carriage Drive will not be 
closed even temporarily during the construction period.   

(d) Your petitioners are concerned to ensure that the 
movement of construction vehicles to and from the worksite 
has a minimal effect on traffic flows at Marble Arch and the 
surrounding roads. 

PROMOTER’S RESPONSE: 

1. To comply with HMRI requirements (i.e., a shaft required every 1 km along 
the route), Crossrail will construct two shafts between Paddington and Bond 
Street stations (2.2 km tunnel stretch). One facility is needed in the Hyde 
Park/Sussex Gardens area, which is 660m from Paddington station.    

2. Eight main options were considered for the location of the shaft in Hyde Park, 
and compared against the safety requirements of HMRI and the requirements 
of Royal Parks (i.e., no intrusive new surface structures, no loss of mature 
trees, no new access roads). 

3. The Hyde Park vent shaft provides emergency access and mechanical 
ventilation to the tunnels between Paddington station and Park Lane shaft. 
The main shaft is to be sunk beneath North Carriage Drive between the 
Crossrail tunnels where they pass under Hyde Park. However the permanent 
air intake/extract outlet will be a raised structure set above ground level. For 
aesthetic reasons, it is to be sited some 220 metres away in an existing 
shrubbery next to the pet cemetery to the west of Victoria Gate. 

4. The only way to construct the access to the shaft is by closing North Carriage 
Drive.  The intention is to keep West Carriage Drive open during the works, 
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except for short term possessions, although for a period the road will be 
temporarily realigned. The only alternative to the use of North Carriage Drive 
is to put the worksite into Hyde Park on the grassed area.  Discussions with 
the Royal Parks during the 1990’s resulted in the need to minimise the use of 
the grassed areas of the Park.  The Royal Parks are also extremely reluctant 
to allow structures to be built beneath the grass of the park, as a result of 
significant problems they had with the quality of the grass over the 
underground car park constructed in the 1960s/1970s.  Using North Carriage 
Drive to construct the shaft and related structures minimises impact on the 
grass of the park. 

5. As described in Volume 8d of the Crossrail Environmental Statement (ES), 
the peak lorry movements anticipated during the construction of the Hyde 
Park shaft would be 98 (i.e. 49 lorries), with access and egress taken from 
Marble Arch via North Carriage Drive.  North Carriage Drive does not 
currently carry heavy flows of traffic.  The temporary closure of the road will 
result in the transfer of most of this traffic to Bayswater Road.  This is not 
anticipated to result in a significant impact on Marble Arch and the 
surrounding roads.   

6. The Promoter’s response to the petitioner’s paragraph 17 provides further 
information relating to provisions in the Bill and outside it relating to traffic 
management.  In addition, under the planning regime in the Bill a qualifying 
authority will have powers of approval over lorry routeing.  This is explained in 
more detail in Information Paper B5, Main Provisions of the Planning Regime, 
Information Paper D19, Highways and Traffic During Construction – 
Legislative Provisions, and Information Paper D6, Construction Traffic.  
Further relevant information is included in Information Paper D2, Control of 
Environmental Impacts.  

7. The Promoter’s response to petitioner’s paragraph 21 describes the role of 
the Highways and Traffic Sub-Group and the Traffic Liaison Groups in 
managing construction traffic-related issues with all the local highway 
authorities along the route.  Since Marble Arch forms part of the Transport for 
London Road Network, Transport for London will be consulted about lorry 
routes and traffic management matters generally through the local Traffic 
Liaison Group. 

8.  As the design of the Hyde Park shaft is progressed, work is taking place to 
look at the possibility of removing the need for the 120 metre adit, which 
would in turn reduce the size of the worksite and the permanent structures on 
North Carriage Drive. 
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 58

ISSUE RAISED: Park Lane ventilation shaft 

PETITION
PARAGRAPH: 

The Bill would authorise the construction of a ventilation and 
emergency shaft in the central reservation of Park Lane 
immediately south of Marble Arch.  Whilst recognising that the 
shaft will be constructed on an island site in a busy main 
road, your petitioners are concerned to ensure that the above 
ground permanent development is designed sensitively and 
that the design is sympathetic to other buildings in the vicinity, 
including Marble Arch.  Proposals have been mooted for a 
number of schemes that, if implemented, could radically 
change the use of the surrounding highway. Although there is 
no formal agreed scheme, consideration on the structural 
elements of the construction of the shaft should give due 
consideration to future development. Your petitioners are also 
concerned to ensure that the movement of construction 
vehicles to and from the worksite has a minimal effect on 
traffic flows on Park Lane and the surrounding roads and on 
the retail vitality and character of Oxford Street. The 
nominated undertaker should have regard to the operational 
noise levels of the ventilation shafts. 

PROMOTER’S RESPONSE: 

1. The detailed design of ventilation, intervention and emergency escape shafts 
above ground will be subject to the planning regime in the Bill. This is 
explained further in Information Paper B5, Main Provisions of the Planning 
Regime.

2. As such, a qualifying authority would be able to refuse to approve a request 
for the approval of plans or specifications for the above ground aspects of 
such shafts, or condition them, on the grounds that the design or external 
appearance of the works out to be modified to preserve the local environment 
or local amenity, and is reasonably capable of being so modified, or that the 
development ought to, and could reasonably, be carried out elsewhere within 
the limits of land on which the works of which it forms part may be carried out 
under the Bill, this is explained further in Information Paper B5, Main 
Provisions of the Planning Regime.   

3. The Promoter’s response to the petitioner’s paragraph 57a,d and 24/57b 
provides further details regarding the issue of operational noise from the 
ventilation shaft.
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4. The Promoter’s response to the petitioner’s paragraphs 17, 25 and 57a,d 
provides further information about the construction traffic management 
regime.  The impact of the operation of a worksite in the central reservation of 
Park Lane on traffic flows was considered as part of the Transport 
Assessment.  It was concluded that whilst Park Lane could accommodate the 
lorry movements generated by Crossrail, the movement of lorries onto and off 
the Park Lane worksite would need careful management.  Arrangements 
have been agreed in principle with Transport for London, the detail of which 
will be agreed prior to the commencement of the works.  
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 59a

ISSUE RAISED: Bond Street Station – West One shopping centre 

PETITION
PARAGRAPH: 

Bond Street Station lies within your petitioners’ City. The 
existing London Underground Station provides an 
interchange between the Jubilee and Central Lines.  A new 
Crossrail station will be constructed at Bond Street, and the 
western ticket entrance will be located at the site of No 65 
Davies Street.  Your petitioners’ concerns in relation to this 
site include the following – 

A scheme should be put forward providing for the 
incorporation with the Crossrail Station at the West One 
Shopping Centre, which is located above the existing London 
Underground Station. This would enable the provision of an 
interchange to serve jointly Crossrail and the existing Central 
and Jubilee Underground Lines.  It would provide passengers 
with much simpler and more convenient interchange between 
rail services and access to Crossrail directly from Oxford 
Street. The Promoter should be required to respond to this 
request, set out in the current draft planning brief for the site, 
and review this further with the City Council and relevant 
landowners.

PROMOTER’S RESPONSE: 

1. The interchange route between the Crossrail platforms and the Jubilee and 
Central lines at Bond Street will not be made more convenient by a ticket hall 
which combines 65 Davies Street with the West One shopping centre. A 
below ground link between the lines is already planned which will be quicker 
for passengers to use than a route which would take them via the ticket halls 
at or near to ground level. The construction of a combined ticket hall scheme 
would require the existing Bond Street station to close for about 3 years and 
need additional property acquisition.  

2. The policy for construction of Crossrail is to avoid existing station closures 
where possible and the construction of a new ticket hall on the site of 65 
Davies Street avoids major impact on Bond Street and the knock-on effect of 
increased congestion at Oxford Circus and Marble Arch stations. Moreover, a 
working Crossrail ticket hall nearby would make the future redevelopment of 
West One an easier operation because it could offer alternative passenger 
routes.

3. A separate ticket hall for Crossrail at Bond Street will not preclude future 
linkages into a redeveloped shopping centre at West One. The additional 
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property costs at West One would be considerable. It would not avoid the 
acquisition of 65 Davies Street because that property is needed anyway to 
allow the elements of vertical circulation such as lifts, escape routes and 
ventilation shafts to be included in the scheme. 

4. In the Promoter’s view, the benefits of a combined ticket hall are not justified 
by the disruption and expense that would result. A ticket hall entrance at the 
corner of Davies Street and Weighouse Street will be visible from Oxford 
Street and would not prevent a connection to the West One shopping centre 
at a future date. The Promoter is in discussion with Grosvenor Estates (the 
owner/developer of West One) and London Underground, and would consider 
some form of joint venture development if funding and construction phasing 
allowed.
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 59b

ISSUE RAISED: Bond Street Station – noise and vibration, air quality, 
ventilation shaft design 

PETITION
PARAGRAPH: 

(59b) Your petitioners are concerned that noise, vibration, 
dust and pollution from construction of the station will have 
very significant impact on residents of the area, many of 
whom live in multiple occupancy housing blocks.  Your 
petitioners are also concerned that residents should not be 
impacted by noise and vibration from the operating railway, 
as residents in the area already suffer disturbance from 
existing Underground trains which are at a deeper level than 
proposed for Crossrail.  Your petitioners also wish to ensure 
that the proposed ventilation shaft at this station will be 
designed so that the above ground structure causes minimal 
visual impact on this sensitive area and does not deprive 
inhabitants of their rights to light or give them a sense of 
enclosure and loss of amenity.  It should be operated in such 
a way as to avoid noise disturbance to residents. Your 
petitioners’ aspirations are that the vent shaft should be fully 
integrated with any subsequent over-site development.    

PROMOTER’S RESPONSE: 

1. The Crossrail Construction Code sets out the principles and standards that 
the nominated undertaker will abide by in constructing Crossrail. The
Crossrail Construction Code deals with general site operations (including 
hours of working), public access and highways, noise and vibration, and air 
quality (including dust).  It will require the nominated undertaker to prepare a 
series of plans, including, where appropriate, a Noise and Vibration 
Management Plan and Dust Management Plan.  This is explained further in 
Information Paper D1, Crossrail Construction Code.  It is intended that the 
Crossrail Construction Code will form part of the Environmental Minimum 
Requirements (EMRs) for Crossrail.  This is explained further in Information 
Paper D2, Control of Environmental Impacts.

2. Also relevant are the various provisions in the Bill and outside it that seek to 
control the environmental impact of construction.  Under the planning regime 
in the Bill, for example, a qualifying authority would have control over a range 
of detailed construction arrangements, such as lorry routeing, screening, the 
suppression of dust and mud on the highway and artificial lighting.  This is 
explained further in Information Papers B5, Main Provisions of the Planning 
Regime and D2, Control of Environmental Impacts.   
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3. Groundborne noise could arise from the movement of trains in Crossrail 
tunnels, during construction of the railway, during commissioning of the 
railway, or once the railway is operating passenger services.  There are no 
UK legislative standards or criteria that define when groundborne noise 
becomes significant.  Crossrail has therefore drawn upon available 
experience in constructing new underground railways, e.g. the Jubilee Line 
Extension, Thameslink and the Channel Tunnel Rail Link.  All of these 
projects adopted a threshold of significance for groundborne noise in 
residential properties of 40dBLAmax,s.  This criterion was therefore adopted to 
assess the significance of potential groundborne noise impacts in residential 
properties during both construction and operation of Crossrail.  This is 
explained further in Information Paper D10, Groundborne Noise and 
Vibration.

4. In the case of buildings lawfully used as reference libraries, sound recording 
studios, courts, lecture theatres, auditoria, theatres, hospitals, laboratories, 
churches, colleges, schools, the use of which is particularly sensitive to noise 
or vibration, either the same or more stringent assessment criteria were 
adopted.  The thresholds of significance used to assess the groundborne 
noise impacts of Crossrail are presented in Table 1 in Information Paper D10, 
Groundborne Noise and Vibration. 

5. These criteria will be adopted as the performance specification for the railway 
as the detailed design is developed.  They do not apply to the noise of the 
tunnel boring machine (TBM) passage, including other tunnelling related 
activities, which is short-term and transitory and which was therefore 
qualitatively described in the Crossrail Environmental Statement (ES) and 
assessed as likely to have no significant impact.  

Mitigation during construction 

6. The ES assessment assumes that where necessary, the potential impact is 
mitigated.  For the temporary railway during construction the mitigation 
measures available were assumed to be: 

 use of new rail (smooth track without corrugations or discrete 
irregularities) will be installed at the start of the works with joints 
achieving variation in rail height of not more than 2mm; 

 where appropriate the use of resilient rail pads to fasten rails to the 
sleepers, or adequate elasticity to the support of the track system, 
between the rail foot and the sleeper, or tunnel invert, in order to 
reduce the transmission of vibration and groundborne noise from the 
passage of rail vehicles; 

 a speed limit on construction trains of 15km/h; 

 all diesel locomotives used will be fitted with efficient exhaust 
silencers; and 

 a maintenance programme that ensures the condition of the track 
does not deteriorate over time thereby causing noise in breach of the 
agreed threshold. 
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7. The findings of the assessment (reported in the ES) show that adoption of 
these measures is likely to result in the criteria for the performance 
specification for residential buildings, offices, hotels, schools, colleges, 
hospitals, laboratories and libraries not being breached at any location during 
the construction of Crossrail.

8. The Promoter will require the nominated undertaker to endeavour to ensure 
that the groundborne noise from the operation of the temporary construction 
railway that is experienced by any theatre, large auditorium/concert hall, 
studio, church, court, lecture theatre or small auditorium/hall, does not exceed 
levels greater than those it is already subject to by the presence of London 
Underground, other railway and road transport operations, or the levels listed 
in Table 1 in Information Paper D10, Groundborne Noise and Vibration, 
whichever is the higher noise level during the periods for which the buildings 
are in use.

Mitigation during operation 

9.   During operation, the following measures were assumed to be available: 

 standard trackform design to use continuously welded rail; 

 the rails in tunnels will be supported on resilient mountings, and track 
installation will be carried out using modern technology to achieve 
very much more accurately laid and smoother track than exists in 
traditional tube tunnels. 

 floating slab track or similar technology, where it is predicted that 
standard trackform would result in the criteria in Table 1 in Information 
Paper D10, Groundborne Noise and Vibration being breached. 

10.  The Promoter will require the nominated undertaker to design the permanent 
track support system so that the level of groundborne noise near the centre of 
any noise-sensitive room is predicted in all reasonably foreseeable 
circumstances not to exceed the levels in Table 1 in Information Paper D10, 
Groundborne Noise and Vibration.  The nominated undertaker will be required 
to install the permanent track using a standard rail and/or track support 
system for the Crossrail tunnel sections.  In any location where the standard 
system is predicted during detailed design to cause levels of groundborne 
noise exceeding the relevant assessment criterion an enhanced track support 
system will be installed.   

11.   The Promoter will require the nominated undertaker to put in place measures 
that will ensure that the new underground sections and the wheels of vehicles 
operating the Crossrail passenger service are maintained in a state which 
under all reasonably foreseeable circumstances will lead to adequate control 
of groundborne noise and vibration arising from the railway.  Prior to opening, 
the nominated undertaker will ensure that the rails of the underground 
sections of Crossrail are conditioned by grinding, or other suitable means, 
and are appropriately maintained thereafter. 

12.   The findings of the assessment (reported in the ES) show that adoption of 
these measures is likely to result in the criteria for the performance 
specification not being breached at any location during the operation of 
Crossrail.
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13.   Finally, the Promoter will require the nominated undertaker to provide to the 
local authorities through which the Crossrail tunnels pass details of the type of 
rail and/or track support system proposed and its predicted performance with 
respect to vibration and groundborne noise. 

Vibration

14.   The potential impact of Crossrail trains running through tunnels during 
construction and operation of the railway has been assessed and the findings 
reported in the ES. The running of both the construction and permanent 
railways is not forecast to cause vibration impacts which will be felt by those 
occupying the buildings above. Vibration from the passage of the tunnel 
boring machines may be perceptible.  However, this will be a transient effect 
lasting only a few days at any one location and will not cause damage to 
buildings. As set out in the Crossrail settlement policy, the Promoter has 
undertaken that any material physical damage arising from ground settlement 
associated with the nominated undertaker's works will be made good.  
However, as noted above, no such damage due to vibration from Crossrail 
trains running in the tunnels during either construction or operation is 
expected to arise.

15. A noise and vibration mitigation scheme that deals with the provision of noise 
insulation and/or temporary re-housing, has been published separately. This 
is explained further in Information Paper D9, Noise and Vibration Mitigation 
Scheme.  Prior to construction, the nominated undertaker will carry out a 
detailed noise assessment in areas likely to be affected by Crossrail 
construction noise. The findings will be presented to and discussed with the 
relevant local authority. Subsequently, the nominated undertaker will notify 
owners or occupiers of buildings which, on the basis of the assessment, the 
nominated undertaker considers qualify, and accordingly which type of 
assistance (noise insulation or temporary re-housing) they are eligible for.  
Where owners or occupiers do not receive a notice but believe they may be 
eligible, they can apply to the nominated undertaker to be considered as an 
individual case.  The final decision as to eligibility for noise insulation and/or 
temporary re-housing will be taken by the Secretary of State, who will adopt 
the normal procedures for dealing with any dispute, appeal or matter referred 
for approval. 

16. The Promoter will also require the nominated undertaker to obtain consents 
for surface works from local authorities under section 61 of the Control of 
Pollution Act 1974, which will include the detail of hours of working, 
appropriate monitoring and noise mitigation.  This will require contractors to 
utilise best practicable means (BPM) in their control of noise and vibration.  
Failure to comply with the conditions of a section 61 consent could result in 
criminal prosecution.  This is explained further in Information Paper D1, 
Crossrail Construction Code. 

17. The Promoter’s position relating to the detailed design of ventilation, 
intervention and emergency escape shafts is set out in the response to
petitioner’s paragraph 58.   
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 59c, 59d 

ISSUE RAISED: Bond Street Station – Davies Street closure, impact on 
Oxford Street 

PETITION
PARAGRAPH: 

(59c) Your petitioners respectfully point out that the impact of 
the proposed sewer diversion in Oxford Street and any other 
utilities works should be given close attention, particularly with 
regard to adverse effects on what is one of the country’s main 
shopping streets.   

(59d) Your petitioners are concerned about the proposed 
closure to southbound traffic of Davies Street between St. 
Anselm’s Place and Oxford Street, adjoining the proposed 
worksite.  Your petitioners are as yet unsure of the proposals 
for the rerouting of the No. 8 bus which will be required as 
consequence of this temporary closure and are concerned 
that the rerouting should provide a direct and convenient 
route and service.  Your petitioners seek confirmation from 
the Promoter as to their proposals. 

PROMOTER’S RESPONSE: 

1. Major utilities works, such as those required in Davies Street were assessed 
and reported in the Crossrail Environmental Statement (ES), but it was not 
possible at that stage of the design process to assess the impact of other 
utilities works such as those in Oxford Street in the vicinity of Crossrail’s Bond 
Street station (refer to paragraph 2.1.1 of the Addendum of the ES).   

2. Since the ES was published in February 2005 the design of the project has 
moved on sufficiently to enable the assessment of the likely significant 
impacts associated with utilities works in this location. The second 
Supplementary Environmental Statement addresses these issues.  The 
nature and function of Oxford Street will be an important consideration in the 
assessment of potential impacts arising from the works and the consideration 
of mitigation measures. 

3. Although pedestrian access to retail premises and businesses will be 
maintained at all times, the utility works in Oxford Street will disrupt 
pedestrian movement.  The Promoter will require the nominated undertaker to 
work closely with Westminster City Council, through the Traffic Liaison Group 
(as described in response to the petitioner’s paragraph 21), to plan and stage 
the works in such a way which will minimise disruption impacts for businesses 
and pedestrian and traffic flow in Oxford Street.   The Promoter’s policy on 
local consultation before and during construction is set out in Information 
Paper F3, Community Relations. 
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4. The assumed temporary re-routing of the No 8 bus required during the 
relevant stages of Crossrail’s works was described in Volume 8b of the ES. 
This is shown on drawings 1E0323-C1E00-E00-F00041 and 2 in Appendix A.
The temporary re-routing was the subject of consultation with London Buses.  
It has been designed to be as direct and convenient as possible, subject to 
the constraints of the existing traffic management in the area.   

5. The final arrangements would be determined by Transport for London 
(London Buses) and the bus company concerned, having regard to 
passenger usage and other information relevant at the time the diversion is 
necessary.  The Promoter will require the nominated undertaker to provide 
advanced notice of the commencement of the works to enable the matter to 
be considered by the local Traffic Liaison Group (as described in response to 
the petitioner’s paragraph 21) and the required measures to be put in place. 
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 60

ISSUE RAISED: Bond Street Station – Hanover Square worksite impacts 

PETITION
PARAGRAPH: 

(60) Your petitioners observe that it is intended to use 
Hanover Square Gardens as a worksite for the Bond Street 
Station tunnels, passages, etc.  In your petitioners’ 
submission, this would cause unacceptable severe 
environmental impact on the gardens, including the loss of 
mature trees, complete disruption to the historic garden 
square for over 5 years with the loss of a popular local public 
amenity, the threat to a listed statue, the loss of parking 
spaces and disruption to traffic and pedestrian flows.  Your 
petitioners are pleased to see that the Promoter is intending 
that 18-19 Hanover Square will be used as a worksite for the 
station, but they object strongly to the use of any part of the 
historic gardens as a worksite, particularly as early purchase 
of 18-19 Hanover Square would obviate the need of the use 
of the gardens for construction purposes.  Your petitioners 
ask that the nominated undertaker should be required to 
adopt this, or any other option, to avoid any use of the 
gardens, even for a temporary period.

PROMOTER’S RESPONSE: 

1. Cross London Rail Links Ltd (CLRLL) draft report “Bond Street Station – 
Construction Options” was issued to Westminster City Council in February 
2004. This report described three options for constructing Bond Street 
Station, as follows: 

 Option 1 – from the two proposed ticket hall sites. 
 Option 2 – use of two temporary construction access shafts within the 

road on the western side of Hanover Square. 
 Option 3 – use of two temporary construction access shafts located 

within the western part of Hanover Square Gardens. 

2. Option 2 was considered to be unacceptable by the Promoter and by 
Westminster City Council. 

3. The Promoter has reviewed the project construction programme and can 
confirm that they currently do not intend to temporarily acquire Hanover 
Square Gardens for the construction of the two temporary shafts as 
envisaged in Option 3. The current intention is to locate these shafts on the 
site of the permanent ticket hall (18/19 Hanover Square) as envisaged in 
Option 1.
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 60a-g

ISSUE RAISED: Bond Street Station (Hanover Square) – trees, parking, traffic, 
loss of revenue, storage of sculptures, restoration 

PETITION
PARAGRAPH: 

(60) In addition, your petitioners have the following particular 
points in relation to the proposals at Hanover Square: 

(60a) Under the proposals in the Bill there will be significant 
loss of trees in Hanover Square Gardens. Your petitioners 
require that there should be no loss of these mature trees.  
However, if there is to be tree loss, it should be kept to a 
minimum and replaced to the satisfaction of your petitioners.  

(60b) There will be significant loss of on-street parking in and 
around Hanover Square and your petitioners submit that the 
nominated undertaker should provide alternative parking in 
the area and mitigate your petitioners for loss of revenue 
from parking charges. 

(60c) The whole of the western side of Hanover Square will 
be closed to traffic during the construction period and there 
will be a reduction in the width of other roads surrounding the 
square.  The nominated undertaker should be required to 
ensure that in programming the works and carrying them out, 
traffic and pedestrian flow is maintained as much as 
possible.   

(60d) Your petitioners have concerns with regard to the 
proposed reconfiguration of the traffic flows and seek 
assurances to enable the City Council to continue to service 
the gardens. 

(60e) The gardens generate considerable revenue for your 
petitioners through events held within the square.  Your 
petitioners therefore seek compensation for the loss of 
revenue.

(60f) The nominated undertaker should pay the full costs for 
the off-site storage of the sculptures currently located within 
the gardens. 

(60g) Your petitioners would seek full restoration to a high 
specification should any part of the gardens be affected 
during construction works. 

PROMOTER’S RESPONSE: 
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1. The Promoter’s response to petitioners paragraphs 19/55c provides 
information on the provisions in the Crossrail Construction Code for 
minimising impact on trees. 

2.  Regarding the construction options at Hanover Square (as outlined in the 
Promoter’s response to the petitioners paragraph 60), under Option 3, two 
mature London Plane trees within the Gardens would need to be removed. A 
third mature London Plane within the Gardens is at risk from the works and 
whilst efforts would be made to retain the tree, it may require removal. 
Outside the gardens, another London Plane, but of lower quality, would 
require removal, as well as two Italian Alder trees and a Sweet Gum tree.  

3. If Option 1 were chosen, then only the lower quality London Plane outside the 
Gardens would require removal.  

4. The Promoter’s response to the petitioner’s paragraph 31 provides further 
information relating to the temporary loss of on-street parking. 

5. The Promoter’s response to the petitioner’s paragraph 17 provides general 
information on construction traffic issues, including the role of Traffic Liaison 
Groups and requirement on the nominated undertaker to produce Traffic 
Management Plans to minimise the impact on the local areas surrounding 
worksites.

6. The Hanover Square worksite will require the complete closure to traffic of the 
western side of the Square and partial closures on the northern and southern 
side.  It is proposed that traffic arrangements will be altered so that the 
eastern side of the Square will become one-way northbound and the southern 
side two-way.  Lorries accessing the worksite will approach from Park Lane 
via Brook Street and leave via Harewood Place and Cavendish Square.  
During peak construction periods totalling some 11 months the number of 
lorries is expected to be 60-70 per day and at other times this number will 
reduce to some 24 per day.  With the revised traffic arrangements in place 
these lorry movements are not expected to have a significant impact on traffic 
movements in the area. 

7. In respect of the reconfiguration of the traffic flows, the Promoter’s response 
to the petitioner’s paragraph 21 describes the role of the Highways and Traffic 
Sub-Group and the Traffic Liaison Groups in managing construction traffic-
related issues with all the local highway authorities along the route.  At 
Hanover Square, the Promoter will require the nominated undertaker to 
maintain access to the gardens for the petitioner’s service vehicles as far as 
reasonably practicable.  However there may be works which cannot be 
undertaken without hindering or preventing access to off-street parking and 
servicing areas.  The nominated undertaker will work to ensure that liaison 
takes place with the occupiers of premises whose access is liable to be 
particularly affected by the Crossrail works.  Reasonable notice will be given 
of planned alterations to access.  This is explained further in Information 
Paper C7, Access to Residential and Commercial Property During 
Construction. 

8. With respect to the loss of revenue from events held on the Gardens, the 
national compensation code deals with compensation issues and will apply to 
Crossrail as it does to any other public works project.  This is explained 
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further in Information Paper C2, Operation of the National Compensation 
Code.

9. The Promoter proposes that the mitigation strategy for both above ground 
and below ground historic features are considered together.  It is intended 
that the framework for archaeological mitigation will also incorporate the 
consideration of above ground structural elements of historical interest, 
including for example buildings, structures or standing remains.  The process 
of detailed assessment, evaluation and consultation will ensure that 
appropriate site mitigation works are identified and undertaken.  For example 
this may include detailed recording of the structure before works commence 
or where appropriate, storage of items for reuse either within the site or 
elsewhere.  This is explained further in Information Paper D18, Listed 
Buildings and Conservation Areas and the Crossrail Construction Code 
(Chapter 11 of which includes provisions relating to archaeology and 
heritage).  Further information can be found in Information Paper D22, 
Archaeology.

10. The heritage furniture affected by the works will be defined during detailed 
design work.  The Promoter will agree with the petitioner an inventory of the 
heritage street furniture that the nominated undertaker will be required to 
safely remove, store and replace upon completion of the works. 

11. When a worksite is no longer needed for construction the nominated 
undertaker is required by the planning regime in the Bill to restore the site in 
accordance with a scheme agreed with the local planning authority.  This is 
explained further in Information Paper D5, Site Reinstatement.   
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 61, 63, 64g 

ISSUE RAISED: Tottenham Court Road station – western ticket hall, traffic 

PETITION
PARAGRAPH: 

(61) The existing Tottenham Court Road Underground Station 
lies partly within your petitioners’ City.  It currently serves as 
an interchange between the Central Line and the Northern 
Line.  It is proposed that a new station for Crossrail will be 
constructed with station entrances at Dean Street to the west 
and Charing Cross Road to the east.  The Promoter proposes 
that there will be alterations to the direction of traffic flow in 
Newman Street, Great Chapel Street and Dean Street itself, 
in order to accommodate lorry movements between a 
proposed holding area and the proposed Fareham Street 
worksite.  Your petitioners object to these proposed 
alterations in traffic flow, and are particularly concerned to 
ensure that there are safe pedestrian routes at all times, as a 
result of any traffic flow changes.

(63) The Dean Street site would be served by a proposed 
lorry holding area and the worksite in Newman Street.  Your 
petitioners are concerned about the effect of construction 
traffic servicing the site on pedestrians and for businesses in 
Newman Street and the Oxford Street area. 

PROMOTER’S RESPONSE: 

1.  The provision of lorry holding areas on-site or off-site is a fundamental part of 
good worksite management for ensuring minimum disruption to traffic flow on 
local highways.  Off-site lorry holding areas are necessary where on-site 
worksite space is restricted, such as is the case in the majority of inner and 
central London Crossrail worksites, where it is generally not possible to 
accommodate the required number of waiting vehicles on-site.  Such off-site 
areas accommodate peak lorry movements and allow vehicles to wait safely 
and in a manner which will enable control by the contractor prior to entering 
the worksites.  Holding areas will allow management of waiting rather than 
haphazard waiting in unsuitable locations. 

2. Construction traffic issues are dealt with under the planning regime in the Bill 
and in the Construction Code, this is explained further in Information Paper 
D6, Construction Traffic and in the Promoter’s response to the petitioner’s 
paragraph 17.

3. The Fareham Street worksite for the Western Ticket Hall is very constrained 
with limited space to accommodate lorries and a lorry holding area will be 
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required nearby.  There are no suitable sites to the south of Oxford Street 
either off-street or on-street.  The Post Office vehicle park on Newman Street 
provides a convenient area to hold lorries close to the Fareham Street 
worksite.  For lorries to reach the worksite it will be necessary to change 
Newman Street from one-way northbound to two-way operation between 
Oxford Street and Eastcastle Street.  South of Oxford Street, Great Chapel 
Street will be changed from one-way northbound to one-way southbound and 
Hollen Street from one-way eastbound to one-way westbound.  These 
proposals have been discussed with the petitioner’s officers on a number of 
occasions and will be subject to the approval of the petitioner under Schedule 
7 of the Bill.  This will include appropriate warning measures for the protection 
and safety of pedestrians on the highway. Warnings of these changes for 
pedestrians will be included when the detailed proposals are developed. 

4. The Transport Assessment for the works at Tottenham Court Road station 
(chapter 6 of volume 8b of the Crossrail Environmental Statement) recognises 
the complexity of the works and sets out the proposed work stages and their 
impacts on all users, including pedestrians, cyclists, public transport users, 
delays to vehicles, disruption to interchange, and effect on parking and 
servicing.  All stages of these complex works and the associated traffic 
management arrangements are continuing to be developed and modelled 
using traffic modelling software (TRANSYT).  This will be considered further 
as the detailed design is developed.

5. The Promoter’s response to the petitioner’s paragraph 21 describes the role 
of the Highways and Traffic Sub-Group and the Traffic Liaison Groups in 
managing construction traffic-related issues with all the local highway 
authorities along the route. 

6. It is intended that Traffic Liaison Groups will be established in advance of 
construction to discuss construction traffic management issues with the local 
highway and traffic authority.  The Traffic Liaison Groups will include the 
nominated undertaker, the Crossrail contractor(s), relevant highway 
authorities, the emergency services, and bus operators (and also taxi 
representatives as necessary).   
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 64a, 64b, 64g 

ISSUE RAISED: Tottenham Court Road station – eastern ticket hall, traffic 

PETITION
PARAGRAPH: 

(64a) A section of the Charing Cross Road at its northern end 
will be closed during the construction period and there will 
inevitably be major effects on vehicular and pedestrian flows 
in the area as it forms part of one of the main routes in central 
London.  Your petitioners’ preferred option would be for 
Charing Cross Road to remain open during the construction 
period, but if it is necessary to close it in order to 
accommodate the proposed worksite, then access must be 
maintained to properties in the surrounding area and 
alternative traffic arrangements must take account of public 
safety.

(64b) There will be a considerable number of lorry 
movements to and from the worksites during the construction 
period and the nominated undertaker must put in place 
sufficient provisions to ensure the safety of the general public, 
particularly pedestrians, during this period. 

(64g) The Eastern Ticket Hall would be served by a proposed 
lorry holding area and the worksite in Newman Street.  Your 
petitioners are concerned about the impact of construction 
traffic servicing the site on pedestrians, businesses and 
residents.

PROMOTER’S RESPONSE: 

1. It is proposed that the Crossrail station works will be combined with 
improvement works for the LUL Tottenham Court Road station.  The new 
Eastern Ticket Hall will be partly under the northern end of Charing Cross 
Road.

2. The Transport Assessment for the works at Tottenham Court Road station 
(chapter 6 of volume 8b of the Crossrail Environmental Statement) recognises 
the complexity of the works and sets out the proposed work stages and their 
impacts on all users, including pedestrians, cyclists, public transport users, 
delays to vehicles, disruption to interchange, and effect on parking and 
servicing.  This includes an assessment of the closure of the northern end of 
Charing Cross Road and diversion of traffic via St Giles High Street during 
one stage of the works for up to 3 years. All stages of these complex works 
and the associated traffic management arrangements are continuing to be 
developed and modelled using traffic modelling software (TRANSYT).  This 
will be considered further as the detailed design is developed.  
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3. The Promoter will require the nominated undertaker to provide reasonable 
access for pedestrians going to or from premises abutting on a highway 
affected by the construction of Crossrail.  Vehicular access to property and 
land will be maintained as far as reasonably practicable.  However there may 
be works which cannot be undertaken without hindering or preventing access 
to off-street parking and servicing areas.  The nominated undertaker will work 
to ensure that liaison takes place with the occupiers of premises whose 
access is liable to be particularly affected by the Crossrail works.  Reasonable 
notice will be given of planned alterations to access.  This is explained further 
in Information Paper C7, Access to Residential and Commercial Property 
During Construction. 

4. The nominated undertaker will be committed to ensuring the health, safety 
and welfare of its employees and people who may be affected by its 
construction activity. The nominated undertaker will establish appropriate 
industry standards for health and safety and will seek continuous 
improvement in safety performance, in accordance with the principles of 
HSG65 ‘Successful health and safety management’, published by the Health 
and Safety Executive. This is explained further in Information Paper D14, 
Worksite Security. 

5. Construction traffic issues are dealt with under the planning regime in the Bill 
and in the Construction Code, this is explained further in Information Paper 
D6, Construction Traffic and in the Promoter’s response to the petitioner’s 
paragraph 17. In respect of the petitioners concern regarding Newman Street, 
reference should be made to the Promoter’s response to paragraphs 61, 63 
and 64g.
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 64c

ISSUE RAISED: Tottenham Court Road station – entrances 

PETITION
PARAGRAPH: 

Your petitioners are yet to be convinced that the proposed 
station entrances for the Crossrail station will be adequate for 
the demands placed upon them and your petitioners consider 
that there may be a need for additional station entrances to 
be provided and that adjoining footways and carriageways 
are improved to meet the demands of Crossrail. 

PROMOTER’S RESPONSE: 

1. The Promoter’s design proposals for an eastern ticket hall at Tottenham Court 
Road have evolved over a number of years.  In this time consultation with 
stakeholders has been ongoing and the design and the location of entrances 
have been refined.  The entrances have been designed to reflect a number of 
criteria including:  

 Requirements to serve forecast passenger demand using both London 
Underground and Crossrail lines with additional capacity for longer term 
growth

 Physical constraints such as the ticket hall boundary 
 Operational design standards  
 The need to keep the station and ticket hall in operation throughout 

construction 
 To reflect a balance between the demand for access to the wider street 

network and physical constraints/opportunities at street level to allow for 
good access 

 The need to strengthen pedestrian links towards Oxford Street as well as 
to the south and east (Soho and St Giles) 

2. The proposed station entrances at street level will have a positive overall 
impact on the locality.  The main features and benefits of the new entrances 
include:

 A prominent new ‘main’ entrance located to the south west of St Giles 
Circus at the junction of Oxford Street and Charing Cross Road.   This will 
provide the main gateway to Oxford Street with three escalators and a lift 
to ticket hall level. This entrance will, aside from a generous run-off or 
‘lobby’ space, emerge into a widened pavement area at the prominent 
corner.

 The existing north east entrance of St. Giles Circus, adjacent to the 
Dominion Theatre will be retained and refurbished maintaining the popular 
route to the British Museum.  Work to this entrance will include a new 
canopy and entrance matting. 
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 Two new entrances on the plaza area in front of Centre Point will be 
created.  The southern entrance will be served by escalators and stairs 
and will lead to the south end of the plaza area, and the northern entrance 
containing both stairs and a lift providing step-free access from street to 
ticket hall level directly into New Oxford Street at the southeast corner of 
St Giles Circus. 

 The St Giles Circus entrances will be well served by a high capacity 
crossing with an all red traffic aspect signalling further improving the 
passage of pedestrians to and from the entrances at street level. 

 Improvements to pedestrian circulation around the new entrances will 
benefit further from the closure of Andrew Borde Street and the creation of 
public space in the Plaza area. 

3. The station and entrances have been modelled using London Underground 
Ltd’s PEDROUTE and perform adequately under long term forecast demand.  

4. Public access areas of stations are subject to the approval of design and 
external appearance by a qualifying local planning authority under Schedule 7 
to the Bill.  This is explained further in Information Paper B5, Main Provisions 
of the Planning Regime. 
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 64d

ISSUE RAISED: Tottenham Court Road station – Chelsea Hackney Line 

PETITION
PARAGRAPH: 

There are proposals for the construction of a second Crossrail 
line which, if constructed, would also connect at Tottenham 
Court Road Station.  Your petitioners are concerned to 
ensure that the construction of the proposed station does not 
prejudice future plans for Crossrail Line 2.   

PROMOTER’S RESPONSE: 

1. The Crossrail station at Tottenham Court Road has been designed to 
accommodate the Chelsea-Hackney line at a later date. The construction of 
the station escalators and platform tunnels of the new Chelsea-Hackney line 
Tottenham Court Road station could be completed without further significant 
disruption to the existing station infrastructure. 
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 64e

ISSUE RAISED: Tottenham Court Road station – cumulative impact 

PETITION
PARAGRAPH: 

Your petitioners are aware of other development proposals in 
the immediate vicinity of Tottenham Court Road Station and 
they are particularly concerned about the cumulative impact 
of those proposals with the Tottenham Court Road station 
proposals.  Your petitioners believe that the nominated 
undertaker should take account of the impact of those other 
proposals when developing the construction methodology so 
as to ensure that accumulative impacts of all of the 
development schemes in the area are kept to a minimum. 

PROMOTER’S RESPONSE: 

1. The Crossrail Environmental Statement and Supplementary Environment 
Statement has already assessed cumulative impacts of those projects known 
to be programmed at the same time as Crossrail. 

2. The Promoter will require the nominated undertaker to take account of, as far 
as reasonably practicable, the cumulative impact of development proposals 
by others. This will be best carried out through ongoing liaison with the local 
planning authority and the developers of adjacent sites. 

3. Under the Crossrail Safeguarding Directions the local planning authority will 
notify Cross London Rail Links of proposed developments within the 
safeguarded area.  Where possible, CLRL will seek to work with developers 
to accommodate their proposals and to minimise any cumulative 
environmental impacts.  

4. With regard to projects yet to come forward, the Promoter would welcome the 
opportunity to discuss the cumulative impacts of any planning applications 
made in the area with the local planning authorities.   
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 64f

ISSUE RAISED: Tottenham Court Road station – impact on Soho Square 
Gardens

PETITION
PARAGRAPH: 

Your petitioners are concerned about the impact that 
construction traffic may have on the use of Soho Square 
gardens and the effect this may have on the level of 
enjoyment currently afforded by the environment. 

PROMOTER’S RESPONSE: 

1. Soho Square does not form part of the lorry routeing proposed to serve the 
main Tottenham Court Road Eastern Ticket Hall worksite.  The worksites in 
Soho Square will be primarily required for the proposed compensation 
grouting shafts and the associated enabling works such as utility diversions.  
Whilst the works will utilise the highway, thereby resulting in loss of parking 
and necessitating temporary changes to servicing, traffic management and 
access arrangements, the worksites in Soho Square will not generate large 
quantities of construction materials, excavated materials, equipment, staff or 
traffic.
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HOUSE OF COMMONS SELECT COMMITTEE 

CROSSRAIL BILL

PROMOTER’S RESPONSE TO PETITION OF: Westminster City Council 

PETITION NUMBER: 321

PARAGRAPH NUMBER: 64h

ISSUE RAISED: Tottenham Court Road station – impact on LUL proposals 

PETITION
PARAGRAPH: 

Your petitioners seek confirmation that in the event of 
substantial delays to the construction of Crossrail, there 
should be no adverse impact on any London Underground 
proposals to upgrade Tottenham Court Road station. 

PROMOTER’S RESPONSE: 

1. Internal approvals are in place within London Underground Ltd (LUL) to 
progress design development of the LUL works at Tottenham Court Road to 
Royal Institute British Architecture Stage D and budget provision is in place 
within LUL’s five year Underground Investment Plan to implement enabling 
works prior to Royal Assent and to commence construction work closely 
following Royal Assent. 

2. It should be noted that if for any reason the LUL and Crossrail works are 
required to be completed concurrently, any delay in the construction of 
Crossrail will inevitably impact adversely on the date of completion for LUL’s 
proposals to upgrade Tottenham Court Road station.  



Appendix A 

















































































Appendix B 





Information Paper 

B1 – DISAPPLICATION OF LEGISLATION 

APPROVED
Version 1 – 09/12/05 - 1 - 

1. Introduction 

1.1 The Crossrail project is a project of national and regional importance which the 
Promoter, Parliament and indeed many petitioners wish to see completed as 
soon as possible.  There is a danger however in that if the numerous conditions, 
controls, assurances, undertakings and so on that are sought by some petitioners 
are acceded to, the shared underlying objective of getting the Crossrail system 
open sooner rather than later might be defeated.  There have been a number of 
petitions which seek to reapply some of the detailed statutory controls that the 
Crossrail Bill (the Bill) disapplies.  The Bill by contrast seeks to create a tailor-
made regime, based on that successfully applied to the Channel Tunnel Rail Link 
(CTRL), which recognizes that the project is urgent and necessary, against the 
background that the whole scheme is under consideration by and would (if the Bill 
is enacted) be specifically approved by Parliament itself. 

2. Legislation not Disapplied 

2.1 No disapplication or modification is made of national health and safety legislation, 
either particularly as it applies to railways or generally.  Accordingly, the Health 
and Safety Executive (which incorporates the Railways Inspectorate) retains all 
its usual powers in respect of the construction and operation of Crossrail.  
Similarly, environmental protection legislation continues to apply (for example, the 
Control of Pollution Act 1974 and the Environmental Protection Act 1990).  This 
includes controls on the treatment and deposit of waste.  Note, however, that this 
is subject to the modification contained in clauses 19 and 20 of the Bill (explained 
below).  The requirement for consents where appropriate under the Planning 
(Hazardous Substances) Act 1990 continue to apply. 

3. Special Regime  

3.1 An outline of the special control regime which applies to Crossrail, and which 
gives a ‘birds eye’ view of the various controls which apply both outside and 
inside the Bill, is set out in Information Paper D2 entitled Control of Environmental 
Impacts.

4. Planning Controls 

4.1 By virtue of clause 10 of the Bill, planning permission is deemed to be granted for 
the development comprised in Crossrail.  As a result, the nominated undertaker 
does not have to apply to the relevant local planning authority for planning 
permission, with the exception of any supplementary development relating to 
Crossrail (that is, development which does not comprise one of the specific 
“scheduled works” set out in Schedule 1 to the Bill), where that supplementary 
development is not fully assessed in the Crossrail Environmental Statement (ES) 
submitted with the Bill and it would be likely to have significant effects on the 
environment.  To require the nominated undertaker to apply for planning 
permission in respect of the scheduled works would be inappropriate, since upon 

B1
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enactment of the Bill the project will have been authorized by Parliament.  The 
fact that it will generally be inappropriate to require development authorized by an 
Act of Parliament to obtain express planning permission is reflected in part 11 of 
Schedule 2 to the General Permitted Development Order 1995 (GPDO), which 
treats development authorized by a private Bill or certain orders as permitted 
development, subject to the approval of certain details. 

4.2 The Bill includes a series of provisions requiring the nominated undertaker to 
submit details of the project to the relevant local planning authority for approval.  
These provisions are modelled on the GPDO.  They give non-qualifying 
authorities controls similar to those contained in part 11 of Schedule 2 to the 
GPDO; qualifying authorities are given greater powers, based on those available 
to qualifying authorities for the purposes of the construction of the Channel 
Tunnel Rail Link.  In general terms, the procedures under the Planning Regime 
established by the Bill can be likened to that in respect of ‘ordinary’ development 
(that is, which does not have statutory approval), under which a local planning 
authority approves the details of the development, the principles of which have 
been established by the grant of outline planning permission. 

4.3 Local planning authorities which choose to subscribe to the planning 
memorandum, and thus become qualifying authorities, will need to sign the 
memorandum on or before the day on which the Bill is reported from the select 
committee in the House of Lords.  This is set out on Schedule 7, paragraph 1 (1) 
(a), to the Bill.   

4.4 The planning memorandum will comprise the entirety of the undertakings referred 
to in that paragraph of Schedule 7 to the Bill.  Those local authorities who 
undertake to abide by its terms will therefore be included by the Secretary of 
State in the relevant order specifying those authorities which have been granted 
qualifying status.   

4.5 The operation of the special Planning Regime established by Schedule 7 to the 
Bill and an explanation of qualifying and non-qualifying Authorities is set out 
Information Paper B5 Main Provisions of the Planning Regime.

4.6 The draft Planning Memorandum recognises that Crossrail is an infrastructure 
project of national and regional importance, and a qualifying authority accordingly 
undertakes that it will not seek to impose any unreasonably stringent 
requirements upon requests for approval of construction arrangements or plans 
and specifications which might frustrate and delay the project.  It also undertakes 
in recognition of the tight construction programme to use its best endeavours to 
determine any request for approval within eight weeks or, whenever possible, a 
lesser period. 

5. Heritage Provisions 

5.1 It was earlier the practice in railway Bills promoted by British Rail or London 
Underground Ltd to contain blanket clauses which disapplied the usual statutory 
controls over demolition and alteration of listed buildings and the demolition of 
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buildings in conservation areas.  The reason for this disapplication was to prevent 
railway projects approved by Parliament being frustrated or delayed because of 
difficulties in obtaining the heritage consents which would otherwise be 
necessary.  However, the practice caused concern in Parliament and elsewhere.  
Thus, clause 19 of the King’s Cross Railways Bill was struck out in committee, 
while the committee which considered the London Underground (Safety 
Measures) Bill produced a special report because it was concerned about clause 
28; both clause 19 and clause 28 were blanket disapplication clauses of the old 
type. 

5.2 Against this background, in March 1991 the Government announced for most 
works projects approved by private Bill it would expect a listed building consent to 
be obtained through the local planning authority.  The Government recognized 
however that for strategically important developments promoted in pursuance of 
Government policy objectives, a requirement to seek listed building consents 
separately could result in a decision at variance with the decision of Parliament 
on a proposal as a whole; and that this might cause unreasonable delay or even 
put the development at risk.  As regards such strategically important 
developments, the Government stated that it would expect that: 

i) the Bill will contain details of buildings which would be affected by disapplying 
listed building controls; 

ii) the ES deposited with the Bill will contain an account of the effect of the 
scheme on the built heritage; 

iii) the Promoter would consult English Heritage during the preparation of the Bill; 

iv) English Heritage would have the right to appear before the select committee 
on the Bill on matters within its competence.   

5.3 In the light of this policy, the Bills for the Lewisham extension of the Docklands 
Light Railway and the Jubilee line extension met these requirements.  The 
committee which considered those Bills, having satisfied themselves of the detail 
of what was proposed in respect of the listed buildings which were specifically 
identified in the Bills, required no further provision to be made.  

5.4 The Bill for CTRL built on this experience.  As well as meeting the requirements 
set out in paragraph 5.2, there was also a heritage agreement establishing new 
consultation and agreement procedures in place of the general statutory 
procedures, entered into by the nominated undertaker with the relevant local 
planning authorities and, where appropriate, English Heritage. 

5.5 It is proposed that the CTRL model should also be adopted in the case of 
Crossrail.  The listed buildings or buildings in conservation areas principally 
affected by the Crossrail works are those set out in the table in paragraph 1 of 
Schedule 8 to the Bill.  In addition, there is a longer table of listed buildings set 
out in paragraph 2 of Schedule 8 to the Bill, but the latter are ones in relation to 
which protective works (such as works to remedy or mitigate settlement) may be 
carried out for the purpose of maintaining or restoring the character of the 
building concerned as a building of special architectural or historical interest.  It is 
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proposed that relevant heritage agreements will be entered into setting out the 
detail of the works and requiring relevant consultations and approvals of detail 
and of mitigation arrangements. 

5.6 Paragraph 4 of Schedule 8 to the Bill disapplies certain sections of the Ancient 
Monuments and Archaeological Areas Act 1979, most notably those relating to 
powers of entry and the requirement to secure consent for any works affecting a 
scheduled monument.   

5.7 Paragraph 5 of Schedule 7 to the Bill modifies the powers of entry (to obtain 
information about ancient monuments and historic buildings of records kept by 
English Heritage) under section 36 of the National Heritage Act 1983.  In its 
place, new rights of entry are conferred by Schedule 9 to the Bill which are 
specifically tailored to the circumstances of Crossrail. 

6. Building Act 1984 and London Building Acts (Amendment) Act 1939 

6.1 Paragraph 9 of Schedule 12 to the Bill disapplies part 1 of the Building Act 1984 
in relation to a building held by the Secretary of State or the nominated 
undertaker and used, or intended for use, by the nominated undertaker for the 
purposes of the Crossrail undertaking.  Paragraph 4 of Schedule 12 does the 
same in relation to relevant provisions of the London Building Acts (Amendment) 
Act 1939.   

6.2 The need for these disapplications follows from the manner in which it is 
proposed that the nominated undertaker should construct Crossrail under the 
development agreement which will in due course be entered into between him 
and the Secretary of State.  By virtue of section 4 (1) (b) of the Building Act 1984, 
statutory undertakers such as railway undertakers have an exemption from Part 1 
of that Act in relation to any building belonging to them and held or used by them 
for the purposes of their undertaking, unless it is a building used as offices or 
showrooms and not forming part of a railway station or a house.  Sections 149 (i) 
and 150 (d) of the London Building Acts and Amendments Act 1939 contains 
similar (though not identical exemptions) in relation to certain premises belonging 
to a railway company.  

6.3 Under the proposed development agreement mentioned above, the nominated 
undertaker may not obtain ownership of or a lease in the railway until after it has 
been built and a permit to use it has been issued.  Until then the nominated 
undertaker may only have a license.  Accordingly it is necessary to extend the 
exemptions to cover these circumstances, and Schedule 12 to the Bill does this. 

7. Party Wall etc Act 1996 

7.1 Paragraph 17 of Schedule 13 disapplies parts of sections 1 and 2 of the Party 
Wall etc Act 1996.  These provisions relate to party walls, and amongst other 
matters, enable an owner to put footings and foundations on neighbouring land, 
and to carry out strengthening and repair work and certain other work to party or 
boundary structures.  It is inappropriate that adjoining owners should have such a 
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right to carry out work to, or enter on, boundary structures provided for the new 
railway system.   

7.2 Paragraph 17 of Schedule 13 also disapplies section 6 of the Party Wall etc Act 
1996.  That section gives a person proposing to excavate for and erect a building, 
or otherwise to make an excavation, certain rights to underpin adjacent buildings, 
and also requires approval of the plans of a new building or excavation by an 
adjacent owner in certain cases.  The provisions are of uncertain effect in relation 
to underground tunnelling, and in any event the right of the nominated undertaker 
to underpin is unnecessary in the case of Crossrail because of the express 
provisions of the Bill dealing with underpinning (paragraphs 5 to 7 of Schedule 2).  
The interests of petitioners affected by settlement from underground works and 
similar matters are intended to be dealt with by means of undertakings to be 
given by the nominated undertaker, which are specifically designed for the 
purpose (for further information see Information Paper D12 Ground Settlement).

8. Ecclesiastical Law and Burial Grounds  

8.1 Clause 48 of the Bill and paragraph 1 of Schedule 12 disapply enactments 
relating to burial grounds and restrictions applying under ecclesiastical law.   

8.2 In their place, in the case of burial grounds, where human remains require to be 
moved for the purpose of constructing Crossrail, specific provision is set out in 
Schedule 13 to the Bill dealing with how this is to be done.  It is modelled on the 
regime applying to CTRL.  In the case of any ecclesiastical buildings affected by 
the Crossrail works arising from settlement, these will be catered for in the 
proposed undertaking relating to the making good of settlement referred to in 
paragraph 7.2 above (for further information see Information Paper D12, Ground 
Settlement).

9. Greater London (Restriction of Goods Vehicles) Traffic Order 1985 

9.1 The Promoter seeks a consistent and realistic regime for lorry movements, and 
one which recognizes the need in some potential cases — particularly associated 
with tunnelling — for night time movements. 

9.2 Under the Planning Regime established in Schedule 7 to the Bill, lorry routing is 
subject to approval of the local planning authority (in a non-unitary area, the 
county planning authority) with respect to the routes by which anything is to be 
transported on a highway by a large goods vehicle to a work or storage site, a 
site where it would be reused or a waste disposal site, except in the case of 
transportation on a motorway or a trunk road, or transportation to a site where the 
number of large goods vehicle movements to or from the site does not exceed 24 
in any day.   

9.3 Paragraph 11 of Schedule 12 to the Bill provides that a permit under the 1985 
Traffic Order is to be granted if reasonably required for the purpose of enabling 
the Crossrail works to be carried out in accordance with lorry routing 
arrangements approved under Schedule 7, or for the purpose of enabling the 
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Crossrail works to be carried out in a timely and efficient manner.  Paragraph 11 
also makes provision for appeals on this to be determined by the Secretary of 
State.  Paragraphs 12 and 13 make provision for how applications for emergency 
permits under the 1985 Traffic Order are to be dealt with in a way which does not 
unnecessarily hinder the carrying out of the Crossrail works.  These provisions 
are modelled on those successfully operated in relation to CTRL. 

10. Modifications of Section 60 and 61 of the Control of Pollution Act 1994 
and Section 82 of the Environmental Protection Act 1990 by Clauses 19 
and 20 of the Bill 

10.1 Clause 19 of the Bill modifies subsection (7) of sections 60 and 61 of the 
Control of Pollution Act 1994 so that appeals against a construction noise 
notice under section 60, or a refusal or conditioning of a consent to 
construction arrangements under section 61 is determined by the Secretary of 
State instead of by the magistrates’ court.  Crossrail will be a significant linear 
work, passing through the areas of many petty sessional divisions.  Whilst 
magistrates’ courts comprise an appropriate forum for the resolution of 
disputes in relation to schemes and activities which have discrete local effects, 
the Promoter is of the view that the use of such courts and appellate bodies is 
not likely to secure the kind of co-ordinated and unified approach to 
construction activities which will be desirable for the effective management of a 
project of the size of Crossrail.   

10.2 As regards clause 20 of the Bill, the Environmental Protection Act 1990 
provides that where construction activities are carried on in accordance with a 
notice issued by a local authority under section 60 of the 1974 Act or a consent 
under section 61 or 65 of that Act, the notice or consent has effect as a 
defence in any proceedings for failure to comply with a noise abatement notice 
issued by a local authority under section 80 (1) (a) of the Environmental 
Protection Act 1990.  The purpose of clause 20 is to provide that such a notice 
or consent also comprises a defence against proceedings brought by an 
individual alleging a noise nuisance under section 82 of the 1990 Act.  This will 
enable the nominated undertaker to carry out his works, as approved by the 
local authority, with greater certainty.   

11. Modification of section 8 of the Compulsory Purchase Act 1965 

11.1 By virtue of section 8 of the Compulsory Purchase Act 1965, in certain 
circumstances an owner of land can require the whole of his land to be 
required even though the acquiring authority only want to acquire part of it.  
Thus for example, if a garden of a house is proposed to be acquired, the 
landowner can require the house to be acquired as well if taking only a part 
would be seriously detrimental to the remainder of the holding. 

11.2 By virtue of paragraph 11 of Schedule 4 to the Bill, the Secretary of State is, in 
relation to most of the tunnelled sections of the Crossrail route, only 
empowered to acquire an interest in the subsoil of the relevant land, being land 
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which is required for the running tunnels for the railway at a depth of more than 
nine metres below the surface.  By virtue of paragraph 12 of Schedule 6, in 
respect of certain other land comprised in the tunnelled sections the Secretary 
of State is only empowered to acquire either subsoil more than nine metres 
below the surface, or a right of way at surface level for the passage of persons 
or vehicles.  The Secretary of State also has powers in other areas to acquire 
subsoil only, but he would not expect to use that power for underground works 
if substantial physical effects were expected to be caused by the works 
concerned to the property above. 

11.3 If the operation of section 8 to the Compulsory Purchase Act 1965 were not 
modified, it might be open to the owners of land above the tunnels to argue 
that the Secretary of State was obliged to acquire the whole of this land (that is 
the subsoil occupied by the tunnel and the land and buildings above the 
subsoil).  Accordingly, in all recent Acts that authorize underground railways, it 
has been provided that on the acquisition of the subsoil, the acquiring authority 
cannot be required to acquire a greater interest.  A similar effect is achieved by 
paragraph 11 (3) of Schedule 6 to the Bill. 

11.4 The construction of an underground railway would now generally proceed by 
way of an order made under the Transport and Works Act 1992, where the 
underground railway is not promoted by way of a hybrid Bill.  The model 
clauses contained in the Transport and Works (Model Clauses for Railways 
and Tramways) Order 1992 made under that Act likewise provide that, on the 
acquisition of subsoil, the acquiring authority cannot be required to acquire a 
greater interest. 

12. Modification of powers in relation to trees 

12.1 Clauses 17 and 18 make special provision in relation to trees.  It is necessary 
that a nominated undertaker should have power to remove, top or lop any tree 
overhanging land needed for the purposes of the nominated undertaker’s 
undertaking, since otherwise the proposed construction or functioning of 
Crossrail could be jeopardised. 

12.2 The circumstances in which clause 17 powers (concerning trees on land 
adjoining Crossrail property) may be used are circumscribed.  They may be 
used only when necessary to enable the Crossrail works to be maintained, or 
for reasons connected with the safe operation of Crossrail.  The power is not of 
itself a novel one; for example, telecommunications operators have powers to 
require the lopping of trees to prevent interference with their apparatus.   

12.3 Clause 17 sets down a procedure, similar to that for telecommunication 
operators, before the powers can be used.  After the nominated undertaker has 
served notice on the landowner concerned, the landowner may serve a counter 
notice objecting to the proposal, in which event the matter is referred to the 
county court.  If the nominated undertaker causes damage in carrying out the 
work, the landowner will be entitled to compensation. 
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12.4 Clause 18 makes supplementary provision for the removal, topping or lopping 
of trees on land used for the construction or operation of Crossrail, or 
overhanging such land and which are protected by tree preservation order or 
which are in a conservation area, for the reasons mentioned below: 

 clause 18(2)(a) is necessary because the exemption in the model forms for 
tree preservation orders relating to certain works of a statutory undertaker 
does not apply outside the operational land of the undertaker.  The effect of 
clause 18(2)(a) is limited to the cases mentioned in clause 17(1), that is to 
cases where the tree works are necessary to be done to enable 
maintenance of Crossrail or to ensure safety in the running of Crossrail; 

 clause 18(2)(b) is necessary to ensure that the exemption in the model 
forms for tree preservation orders relating to tree works necessary to 
enable a planning permission to be implemented applies to the special 
Planning Regime for Crossrail established by the Bill; and 

 although there is a similar exemption in the model form of Tree 
Preservation Order to that appearing in clause 18(2)(c) for works on 
operational land of a statutory undertaker, it is desirable that all relevant 
exemptions should appear in a single provision rather than having to be 
deduced piecemeal from different enactments and instruments. 

13. Coast works

13.1 A licence from the Secretary of State for the Environment, Food and Rural 
Affairs is required in certain circumstances under section 5 and Environmental 
Protection Act 1985 for the deposit of substances (including construction 
materials and structures) in the sea or seabed and tidal waters.  Consent is 
also required in certain circumstances from the Secretary of State under 
section 34 of the Coast Protection Act 1948 for works affecting coast protection 
works or navigation.  The construction of the Thames tunnel for Crossrail may 
involve activities requiring such consents. 

13.2 Similarly, a licence may be required from the Port of London Authority under 
section 66 or 73 of the Port of London Act 1968 for the construction of the 
Crossrail tunnel under the Thames, and for any associated dredging work.   

13.3 The purpose of paragraphs 5, 6 and 10 of Schedule 12 to the Bill is to remove 
the need for such licences and consents, having regard to the approval of 
Crossrail which would have been given by the Bill if enacted.  As regards 
section 5 of the 1985 Act, the exemption is restricted in the case of excavated 
or dredged materials, to deposit in the course of use as a construction material 
(in particular, the requirement for a licence to dispose of dredged material at 
sea is maintained).  In addition, in a case of the Port of London Authority, 
specific provision tailored to Crossrail is made in Part 6 of Schedule 14 for 
relevant matters to be approved by the Authority.  Furthermore, these 
exemptions do not affect the requirement for planning approval of details under 
Schedule 7 to the Bill. 
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14. Electricity Act 1989

14.1 Under section 37 of the Electricity Act 1989, subject to certain exemptions, 
consent is required from the Secretary of State in order to install or keep an 
overhead electric line.  The construction of Crossrail will require a few 
diversions of overhead lines, most of which are specified in the table in 
paragraph 3 of Schedule 2 to the Bill.  The purpose of clause 4 is to remove 
the need for approval under section 37 of the 1989 Act, and instead to 
substitute the consent regime set out in Schedule 4 to the Bill more specifically 
tailored to Crossrail. 

15. London Overhead Wires etc. Act 1933 

15.1 Section 17(b) of this Act contains relevant exemptions for railway companies 
which are of uncertain application in relation to Crossrail because of the 
circumstances described above in relation to the London Building Acts 
(Amendment) Act 1939 in paragraph 6.3 above.  The purpose of paragraph 2 
of Schedule 12 to the Bill is to remove this uncertainty.   

16. London Squares Preservation Act 1931 

16.1 The construction of Crossrail requires the use at surface level of certain land 
comprised in London squares protected by the London Squares Preservation 
Act 1931.  Section 3 of the 1931 Act restricts the things which may be done in 
the London squares specified in the Act.  As Crossrail will, if the Bill is enacted, 
be a scheme approved by Parliament, the purpose of paragraph 3 of Schedule 
12 to the Bill is to remove the restrictions in the 1931 Act with respect to the 
carrying out of the Crossrail works.  Crossrail will not result in any permanent 
taking of land at surface level comprised in protected London squares, but 
Finsbury Circus and Hanover Square will be used temporarily for worksites and 
for the sinking of shafts for the construction of below ground stations. 

16.2 This exclusion does not affect the requirement to obtain approvals of details 
under the planning Schedule to the Bill (Schedule 7).  

17. New Roads and Street Works Act 1991 

17.1 Part 3 of the New Roads and Street Works Act 1991 includes various 
provisions allowing the street authority to make directions about the timing of 
proposed or subsisting street works, and about the placing of apparatus in a 
street, the imposing of restrictions on the execution of works following 
completion of substantial road works or substantial street works, the placing of 
apparatus in a protected street or a street having special engineering 
difficulties and the resurfacing of streets. 

17.2 Paragraph 15 of Schedule 12 to the Bill excludes these provisions of the 1991 
Act.  In part this is because the special regime for Crossrail established by the 
Bill already makes provision for the approval of the highway authority where 
appropriate to works affecting highways and the reinstatement of highways (in 
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particular under paragraphs 9 and 10 of Schedule 2 and Part 1 of Schedule 14 
to the Bill).  The controls in the 1991 Act with respect to the timing of street 
works are also inappropriate to Crossrail. Crossrail is a large linear project 
crossing many different traffic authority boundaries and it is necessary that the 
Crossrail works be carried out as a single co-ordinated exercise. 

18. Section 106 of the Water Industry Act 1991 

18.1 Under section 106 of the Water Industry Act 1991 (as amended by the 
Competition and Service (Utilities) Act 1992 and the Water Act 2003), an 
owner or occupier of premises has a right to connect private drains and sewers 
serving the premises to the public sewer belonging to the sewerage undertaker 
so as to discharge foul water and surface water from the premises.   

18.2 Outside Greater London the sewerage undertaker may only refuse to permit 
the connection if it appears to the undertaker that the drain or sewer does not 
satisfy standards reasonably required by the undertaker, or that the making of 
the connection would be prejudicial to the undertaker’s sewerage system.  By 
virtue of subsection (8) of section 106, within Greater London the sewerage 
undertaker may refuse to permit a connection on any grounds it wishes and 
there is no right to have a dispute referred to Director of Water Services as to 
whether the connection should be allowed. 

18.3 Paragraph 16 of Schedule 12 to the Bill applies the national rule to all of the 
Crossrail works, not just those falling outside Greater London.  The right of the 
sewerage undertaker to refuse a connection, on the grounds that standards 
are not satisfied or that it would prejudice the undertaker’s sewerage system, 
remains. 

19. Works Under Streets in Greater London 

19.1 Section 5 of the Greater London Council (General Powers) Act 1986 requires 
the consent of the relevant borough council to the demolition of any vault, arch 
or cellar or other part of a building under a street, and section 6 requires a 
similar consent to the erection of any structure which would prevent access to 
such a vault, arch or cellar or other part of a building.  Section 7 requires a 
consent to the filling in of a vault, cellar or underground room under a street. 

19.2 The construction of the works authorised by the Bill may involve works which 
would require consent under these provisions.  There is an exemption in the 
1986 Act from the requirement for consent in respect of “code regulated works” 
(which will cover most statutory undertakers’ works in a street) and highway 
works undertaken by a highway authority.  The purpose of paragraph 10 of 
Schedule 9 is to extend this exemption to meet the particular circumstances of 
Crossrail.

19.3 In place of consent provisions such as these, the Bill provides other control 
mechanisms intended to strike a proper balance between the approval (if 
given) of Parliament to the project on the one hand and the later approval of 
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details of the scheme in a timely manner by relevant regulatory bodies on the 
other hand.  In the context of sections 5 to 7 of the 1986 Act, these control 
mechanisms include the requirement in paragraph 4 of Part 1 of Schedule 14 
to the Bill for the approval of the highway authority to works undertaken within 
8 metres of the surface of any highway comprising a carrriageway, and the 
Planning Regime in Schedule 7. 

20. Miscellaneous Highway Matters 

20.1 Paragraph 7 of Schedule 12  to the Bill makes provision for certain other 
exemptions from highway legislation, as follows– 

 Section 15(1) of the Greater London Council (General Powers) Act 1970 
and section 169(1) of the Highways Act 1980 (Scaffolding, etc, in highway): 
similar provisions have effect under the duty to consult or obtain consent in 
paragraph 5 of Schedule 3 to the Crossrail Bill read with the duty to 
minimise disruption in paragraph 3 of Part 1 of Schedule 14 to the Bill and 
in paragraph 12 of Part 1 of that Schedule. 

 Section 141 of the Highways Act 1980 (planting of trees and shrubs): 
similar powers are provided by paragraph 4 of Schedule 3 to the Crossrail 
Bill.

 Section 167 of the Highways Act 1980 and sections 8(2) and (5) of the 
Greater London Council (General Powers) Act 1986 (retaining walls): 
railway undertakers have generally been exempt from these provisions, but 
the exemption is of uncertain application in relation to Crossrail because of 
the circumstances described in relation to the Building Acts mentioned in 
paragraph 6.3 above.  The intention is to remove this uncertainty. 

21. Landlord and Tenant Law

21.1 Clause 49 of the Bill excludes any enactment or rule of law regulating the rights 
and obligations of landlords and tenants from having certain effects on the 
rights and obligations between parties to a lease granted by the Secretary of 
State in pursuance of a development agreement.  

22. Railway regulatory provisions

22.1 This Information Paper does not deal with the railway regulatory regime 
provided in the Bill with respect to Crossrail (clauses 21 to 44 of the Bill). 
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1. Introduction

1.1 The Crossrail Bill (the Bill) when enacted will give the nominated undertaker 
appointed to construct Crossrail deemed planning permission for the authorized 
works, subject to the condition that they are carried out in accordance with the 
planning regime established through clause 10 and Schedule 7 to the Bill.  

1.2 A Crossrail design has been drawn up to provide the level of detail necessary for 
the purposes of the Bill and the requirements of the Environmental Impact 
Assessment.  The level of detailed design necessary to take Crossrail through the 
process of construction has yet to be carried out, and this will not be done until 
after the Bill has secured Royal Assent.  Once the detailed design work 
necessary has been done, the nominated undertaker will need to apply for 
approval from local planning authorities along the route (London boroughs, 
district councils and county councils), to the plans, specifications and construction 
arrangements, in accordance with the provisions of Schedule 7. Broadly 
speaking, part 2 of Schedule 7 sets out the regulatory regime applicable in 
relation to the London boroughs and part 3 of Schedule 7 sets out a similar 
regime in relation to counties and districts outside Greater London.   

1.3 The Bill gives each local authority a choice between having a wide or narrow 
range of controls over details.  Local authorities opting for a wide range of 
controls will be required to sign the Planning Memorandum, which is currently in 
draft form and which sets out rules of conduct and administrative arrangements 
for them and the nominated undertaker.  Such authorities are referred to in the 
Bill as qualifying authorities.  Qualifying authorities will be specified by the 
Secretary of State in accordance with part 1 of Schedule 7.  Those not choosing 
to sign (referred to in the Bill as non-qualifying authorities) will have the same 
controls as might be available to them for other railway schemes authorized by a 
local Act of Parliament.  This paper sets out the main provisions of the planning 
regime established for Crossrail. 

2. Context Report 

2.1 Part 4 of Schedule 7 to the Bill requires the nominated undertaker to deposit with 
a relevant local authority a document setting out its proposed programme of 
requests for approval, and requires that the requests themselves be 
accompanied by a document which explains how the matters to which the 
request relates fit into the overall scheme of the works.  It intended that these 
requirements will be met by the nominated undertaker producing a document 
which contains this information for each local planning authority, and these 
documents will be referred to as context reports. 

3. Consultation 

3.1 The nominated undertaker will be required under the planning memorandum to  
engage in forward discussions with local authorities about prospective requests 
for approval.  This is in order to facilitate effective consultation and help ensure 
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that requests for the approval of the plans and specifications and to ensure the 
construction arrangements are determined within the timetables referred to in 
Schedule 7.

4. Environmental Minimum Requirements (EMR) 

4.1 The various documents which form the EMR and which have to be taken into 
account by the nominated undertaker and the local planning authorities when 
preparing and considering requests for approval are described in Information 
Paper D2 Control of Environmental Impacts.

5. Approval of Detailed Design 

5.1 Schedule 7 to the Bill defines the planning regime which will apply to local 
planning authorities.  A local planning authority that becomes a qualifying 
authority under paragraph 1 of Schedule 7 will have control, subject to appeal, 
over specific aspects of the plans and specifications submitted to it by the 
nominated undertaker in accordance with the provisions of Schedule 7.   Those 
provisions cover matters such as buildings and road vehicle parks, terracing, 
cuttings, embankments and other earthworks, fences, walls or other barriers, 
transformers, telecommunication masts, pedestrian access to the railway line, 
artificial lighting, waste and spoil disposal and borrow pits.  

5.2 The planning authority can only refuse to approve (or impose conditions in 
respect of) the plans and specifications on the grounds specified in Schedule 7.   
There are, in broad terms, two main sets of grounds on which the work may be 
refused or conditioned by a qualifying authority: 

 that the design or external appearance of the work ought to be modified to 
preserve the local environment, local amenity or designated sites of 
conservation or ecological value, or to prevent or reduce prejudicial effects on 
road safety or the free flow of traffic in the local area, and is reasonably 
capable of being so modified, or 

 that the development ought to, and could reasonably, be carried out 
elsewhere within the relevant limits shown in the deposited plans that 
accompanied the Bill.  

5.3 In determining whether or not to grant approval to a request or to impose 
conditions upon an approval, a local planning authority should consider, amongst 
other things, whether the proposals are consistent with the EMR, including the 
draft Environmental Memorandum, which sets out principles that the nominated 
undertaker should follow in developing the detailed design and that may be taken 
into account by planning authorities when considering requests for approvals of 
the plans and specifications. 

6. Construction controls 

6.1 The nominated undertaker will be bound, through the EMR, to adopt and 
implement the Crossrail Construction Code (the Code).  Several drafts of the 
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Code have been circulated to the relevant local authorities and statutory bodies 
and have been the subject of extensive consultation.  Other commitments in the 
EMR will govern construction, including a commitment that the nominated 
undertaker will be required to seek consents under section 61 of the Control of 
Pollution Act 1974 in relation to noise generating activities and hours of working. 

6.2 Under Schedule 7 to the Bill, the nominated undertaker will have to obtain the 
approval of a qualifying authority to specific construction arrangements.  
Qualifying authorities will have control, subject to appeal, over road transport, 
handling of re-useable excavated material and top soil, storage sites, construction 
camps, screening, artificial lighting, suppression of dust and mud on a highway. 

6.3 In broad terms there is one main set of grounds on which the proposed 
construction arrangement may be refused by a qualifying authority, namely that  
the arrangements ought to be modified to preserve the local environment or local 
amenity or to prevent or reduce the prejudicial effects on road safety or on the 
free flow of traffic in the local area, and are reasonably capable of being so 
modified.  Unlike operations and works, a qualifying authority can only impose 
conditions on construction arrangements with the agreement of the nominated 
undertaker.    

6.4 So, for example, as far as lorry routes are concerned, under Schedule 7 the 
nominated undertaker has to submit, for approval by the qualifying local planning 
authority, details relating to the routes by which anything is to be transported on a 
highway by a large goods vehicle to a working or storage site, a site where it will 
be reused, or a material disposal site.  No approvals are required under Schedule 
7 in relation to transportation on a motorway or trunk road, or in relation to a site 
where the number of large goods vehicle movements, whether to or from, does 
not exceed 24 on any day.   

6.5 Other parts of the Bill also offer control over related construction arrangements.  
Paragraph 2 of Schedule 2 to the Bill allows the nominated undertaker to form 
and lay out means of access, and improve existing means of access.  However, 
where this would require the opening of an access onto, or the alteration of, a 
highway used by vehicular traffic they must be carried out in accordance with 
plans and specifications approved by the highway authority, and if at a location 
other than that shown on the deposited plans, with the consent of the highway 
authority (such consent and approval not to be unreasonably withheld).

6.6 Finally, under the provisions of the Code, the nominated undertaker will have to 
prepare a Traffic Management Plan which will outline the traffic control measures 
and routes on public highways that will be used during construction.   This plan 
will take account of the requirements and advice of the highway authority and 
other authorities, and will provide a framework for the preparation of submissions 
under Schedule 7. 

7. Approval of Other Matters 



B5 – MAIN PROVISIONS OF THE CROSSRAIL PLANNING REGIME     B5 

 - 4 - 

7.1 Schedule 7 to the Bill also gives qualifying local planning authorities regulatory 
control over a number of other matters.  These include a requirement that where 
development involves the disposal of waste or excavated material, or the 
excavation of bulk materials from borrow pits, the work shall not be begun unless a 
scheme for restoration of the land on which the development is to be undertaken 
has been approved. 

7.2 They also include a requirement that where development involves operations 
ancillary to the construction of any scheduled works, these operations shall be 
discontinued as soon as reasonably practicable after completion of the relevant 
scheduled works and the sites shall be restored in accordance with a scheme to be 
agreed with the local authority. 

7.3 The bringing into use of any scheduled work or depot, except for stations and any 
work constructed in a tunnel that is at least nine metres below the surface, is 
subject to prior approval by the local planning authority.  The local planning 
authority must grant prior approval if it considers that there are no reasonably 
practicable measures which need to be taken for the purposes of mitigating the 
impacts of the work or its operation or if it has approved a mitigation scheme for 
that purpose submitted by the nominated undertaker.  The local authority cannot 
refuse or impose conditions upon such a scheme unless it is satisfied that it is 
expedient to do so on the grounds that the scheme ought to be modified, and is 
reasonably capable of being so modified, in order to preserve the local 
environment, local amenity, a site of archaeological or historic interest or in the 
interests of nature conservation.   

8. Appeals 

8.1 Under part 4 of Schedule 7, the nominated undertaker has the right of appeal to the 
appropriate Ministers against any local planning authority decision to refuse a 
request for relevant approval or against the conditions which an authority has 
imposed in granting approval.  For this purpose, references to the appropriate 
Ministers are to the First Secretary of State (the Office of the Deputy Prime Minister) 
and the Secretary of State for Transport, acting jointly.  The nominated undertaker 
can also appeal if no decision has been made within eight weeks of the receipt of 
the request by the authority or such extended period as may be agreed between the 
parties.  Under the Bill non-determination is treated as refusal.  Notice of the appeal 
must be given within 42 days of the decision or of the last day of the appropriate 
period.  Part 4 of Schedule 7 provides for the handling and determination of such an 
appeal.  The appropriate Ministers may allow or dismiss the appeal or vary the 
decision of the local planning authority, but may only make a determination involving 
the refusal of or imposition of conditions on an approval on grounds which were 
open to the authority itself under Schedule 7. 

8.2 The Mayor of London’s role in the control of development of potential strategic 
importance for Greater London is limited to determining whether a planning 
application for such development should be refused by the local planning authority, 
on the grounds that it prejudices the spatial development strategy (the London Plan) 
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or good strategic planning in Greater London.  He does not determine planning 
appeals.  Accordingly the appropriate Minister’s appeal function under Schedule 7 is 
not one which may be devolved to the Greater London Authority under clause 53 of 
the Bill.

9. Compliance & Enforcement 

9.1 Overseeing compliance with approvals and planning conditions falls to the local 
planning authority as an integral part of its planning responsibilities.   Approvals 
given by the local planning authorities under the planning regime in the Bill will be 
enforceable under the Town and Country Planning Act 1990.   It will be for the local 
planning authorities to decide whether and to what extent it is expedient to take 
action to enforce planning control in relation to a breach of condition or approval 
which they consider has taken place within their area. 

9.2 Compliance with the planning regime will be achieved through supervision by the 
nominated undertaker, monitoring by the local planning authority and observation 
by the public. 
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1. Continuing Communication 

1.1 Following Royal Assent the Secretary of State, will undertake a continuing 
communications exercise with the owners and occupiers of property which is 
expected to be subject to compulsory acquisition for Crossrail. 

1.2 As a minimum, this communications exercise will include a letter sent to property 
owners and occupiers, at a stage when Crossrail has reached an appropriate level 
of detailed design, giving them: 

 an indication of whether the property which they own or occupy is likely to be 
required, and if part only of the property is likely to be required, which part; 
and

 the best estimate available of the date on which such property is likely to be 
required.

This procedure will not apply in cases where property is subject to an agreement 
to purchase under the discretionary purchase scheme, or to compulsory 
acquisition in relation to a subsoil interest only. 

1.3 This communication will be in addition to the information bulletins which the 
Secretary of State will continue to send periodically to all who have communicated 
to the Secretary of State/ the nominated undertaker their wish to be kept updated 
on the progress of Crossrail. 

1.4 The Secretary of State will also maintain a 24-hour helpdesk which will enable all 
property owners and occupiers to contact Crossrail and its property advisers. 

2. Assistance to Businesses 

2.1 Businesses displaced by Crossrail will be compensated within the provisions of the 
relevant compulsory purchase legislation (for further information see Information 
Paper C2 Operation of the National Compensation Code).  The national 
compensation code recognises the importance to businesses displaced from their 
existing premises, by compulsory purchase of those premises for public works, of 
being able to relocate to another site.  The national compensation code normally 
provides for the cost of such relocation to be taken into account under the heading 
of disturbance compensation. 

2.2 The Secretary of State considers that the national compensation code provides a 
fair basis for compensation in respect of such costs.  He will expect the nominated 
undertaker to take all reasonably practicable steps to limit the impact of Crossrail 
upon existing businesses, thereby keeping to a minimum the need to incur liability 
for disturbance compensation to such businesses under the national compensation 
code. 

2.3 With a view to assisting those existing businesses which do face the prospect of 
displacement from their existing premises in relation to Crossrail in their search for 
suitable alternative accommodation, the Secretary of State will establish an agency 
service at his expense (or that of his nominated undertaker). The agency service 
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will help firms ascertain their property requirements and advise them on what 
suitable property might then be available to meet their reasonable accommodation 
needs.  Close contacts will be established with property agents, landowners, 
developers and local authorities to ensure that reliable and effective information is 
provided. 

2.4 This agency will not act as adviser to displaced businesses in formulating their 
claims for compensation. 

2.5 The agency scheme is expected to be established to commence work at least one 
year before construction of the main Crossrail works begin. 

2.6 The Secretary of State recognises the importance for existing businesses of being 
able to plan their relocations with as much advance information as is reasonably 
practicable, to ensure a smooth transition of their operations from one location to 
another.  Therefore, once the Crossrail Bill has received Royal Assent, and the 
necessary funding arrangements are in place, the Secretary of State or his 
nominated undertaker will make arrangements to provide businesses with a longer 
period in which to relocate than the three months specified in the Bill, where this is 
practicable.  In such cases, the Secretary of State’s overall aim will be to provide 
as long a period as is practicable, commensurate with the co-ordinated progress of 
the Crossrail works. 
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1. Nature and Purposes of the National Compensation Code

1.1 The national compensation code is not a single document, but comprises a 
collection of various enactments, now consisting primarily of the Land 
Compensation Act 1961, the Compulsory Purchase Act 1965 and the Land 
Compensation Act 1973 (as amended by the Planning and Compensation Act 
1991 and the Planning and Compulsory Purchase Act 2004), and supplemented 
by a number of decided cases on the effect of these provisions and their 
predecessors1.

1.2 Aspects of the law of compulsory purchase have recently been reviewed by the 
Government, and in consequence of that review, the changes to the 
compensation code and compulsory purchase procedures set out in part 8 of the 
Planning and Compulsory Purchase Act 2004 have been enacted2.  The Law 
Commission also reported on compulsory purchase compensation in December 
2003 (Law Comm. 286) (Cm. 6071) as part of its comprehensive proposals for a 
code of compulsory purchase compensation and procedure, and the Government 
will respond to that report in due course. 

1.3 The code applies to compulsory acquisition of land by compulsory purchase order 
made or confirmed by Ministers under the Acquisition of Land Act 1981.  Such 
orders may be made for such projects as road schemes, housing schemes, 
development and regeneration schemes, the provision of utility plant and 
services, the provision of hospitals and the provision of schools.  The code is also 
applied to compulsory purchases for proposals authorized by local or hybrid Act 
(the most recent hybrid Act being the Channel Tunnel Rail Link Act 1996) and 
also, by virtue of the Transport and Works (Model Clauses for Railways and 
Tramways) Order 1992, to compulsory purchase under orders made under 
sections 1 and 3 of the Transport and Works Act 1992. 

1.4 Paragraph 2 of part 2 of Schedule 6 and paragraph 3 of Schedule 10 to the 
Crossrail Bill (the Bill) adopt this approach, by respectively applying Part I of the 
Compulsory Purchase Act 1965 as if the Bill were a compulsory purchase order 
under the Acquisition of Land Act 1981 and applying the provisions relating to 
injurious affection in section 6 of the Railways Clauses Consolidation Act 1845.  
Relevant provisions of the Land Compensation Acts 1961 and 1973 automatically 
apply to the assessment of compensation without any necessity for their explicit 
application by the Bill3.  The Bill does not seek to alter the principal ingredients of 
the compensation code in applying the code to Crossrail.   The Government is 
satisfied that in general the compensation code is appropriate for application to 
the Crossrail project. 

                                                
1 See the account in Appendix C to the Law Commission Report “Towards a Compulsory Purchase Code – (1) 

Compensation: Final Report” (Law Comm 286) (December 2003) available on www.lawcom.gov.uk/lc_reports.htm. 
2 Part 8 of the Planning and Compulsory Purchase Act was brought into force on 31 October 2004. 
3 Section 1 of the Land Compensation Act 1961 and section 6 of the Compulsory Purchase Act 1965. 
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1.5 The purpose of the compensation code is to provide a uniform code for the 
payment of fair compensation for land to a landowner whose land is compulsorily 
purchased for public works. The compensation payable is determined by 
reference to the open market value of the land acquired, supplemented where 
appropriate by (a) payments in respect of disturbance, (b) compensation for loss 
of value of land retained by the dispossessed landowner due to it being severed 
or otherwise harmfully affected  as a result of the compulsory purchase and (c) 
certain additional top-up payments claimable by a person who owns or occupies 
land  subject to compulsory purchase irrespective of any particular loss; together 
with compensation in certain cases for interference with other legal and related 
rights.  The code also gives landowners whose land is not acquired but is 
nevertheless devalued by the construction or operation of public works the right 
to claim land compensation.  This is set out in more detail below. 

2. Cases Where Land is Acquired From the Claimant

2.1 Where land is taken from a claimant, the claimant is entitled to payment based 
upon the open market value of the land taken from him, that value being 
determined as at the relevant valuation date4.  Open market value is assessed 
subject to a number of valuation assumptions, the principal of which are (a) that 
the land is for sale in what is known as ‘the no-scheme world’, that is to say, 
ignoring the fact that the land may be used or is required for the particular 
purposes of the scheme to which the compulsory purchase relates; and (b) 
ignoring the fact that the purchase is compulsory and instead assuming a willing 
seller and a willing purchaser5.

2.2 In valuing the land certain assumptions are also made about the likelihood of 
alternative uses being permitted and carried out on the land (in other words, the 
development potential of the land is taken into account)6.  In exceptional cases, 
where there is no general market for the use of the land in question, 
compensation can be assessed by reference to the cost of equivalent 
reinstatement on another site7.

2.3 The valuation date is the date on which the compensation is agreed or 
determined by the Lands Tribunal, or if earlier, the date on which possession is 
taken by the acquiring authority8.  If the acquiring authority takes possession in 
advance of completion of the purchase, it is obliged to pay interest at a statutorily 
prescribed rate to the seller on the assessed or agreed purchase price from the 
date of entry.  In addition, if possession is taken before completion, the claimant 

                                                
4 Sections 5 (Rule 2) & 5A of the Land Compensation Act 1961. 
5 Sections 5 to 9 of the Land Compensation Act 1961, and see also Pointe Gourde Quarrying and Transport Co v The 

Sub-Intendent of Crown Lands [1947] AC 565 and Waters v Welsh Development Agency [2004] 1 WLR 1304. 
6 Sections 14-16 of the Land Compensation Act 1961. 
7 Section 5 (Rule 5) of the Land Compensation Act 1961. 
8 Section 5A of the Land Compensation Act 1961 (inserted by section 103 of the Planning and Compulsory Purchase 

Act 2004). 
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is entitled to ask for an advanced payment of 90 per cent of the acquiring 
authority’s estimate of compensation due9.

2.4 Where a landowner is in occupation and therefore physically dispossessed by the 
acquiring authority, the landowner is also entitled to a payment in respect of 
disturbance10.  Such payments will cover, for example, the reasonable cost of 
finding alternative premises and of removal, including relevant professional fees, 
and losses arising from damage to goodwill.  To qualify, the losses must result 
from and be a reasonably foreseeable consequence of the dispossession11.

2.5 Where part only of a person’s land is acquired (that is, the owner retains part of 
the land) the owner may be entitled to a payment12 in respect of injurious 
affection (for example, if the presence of, or the activities carried out in respect of, 
the scheme for which the purchase is made devalues the land the person 
retains13); and for severance, if the value of the land taken and the land retained 
is less when assessed separately than the value of the whole as a single unit (for 
example, because the taking of part renders the remainder less developable). 

2.6 The rules for compensation mentioned above are based on the principle of 
equivalence or fair compensation; that is, a person from whom land has been 
compulsory purchased is put so far as practicable in the same position in money 
terms after purchase that the person would be in if there were no project calling 
for compulsory purchase.  They therefore represent losses suffered14.

2.7 However in addition the compensation code makes provision for certain 
additional payments in recognition of the inconvenience to a person of being 
subject to compulsory purchase, which do not require any particular loss to be 
demonstrated in order to be claimed.  If a dwelling is acquired, the occupier may 
be entitled to a home loss payment15, being 10 per cent of the value of the 
interest acquired subject to a maximum and minimum.  In other cases, a “basic 
loss payment” may be payable16, representing 7.5 per cent of the value of the 
interest subject to a maximum, and if the claimant is in occupation, the claimant 
may be entitled to an additional occupier’s loss payment17 of 2.5 per cent of the 
value of the interest (subject to adjustment depending on the value of the land 
and buildings on it). 

3. Cases Where No Land is Acquired From the Claimant 

3.1 Where no land is acquired from a claimant, compensation is payable in a case 
where the execution or presence (rather than operation) of the public works 

                                                
9 Section 52 of the Land Compensation Act 1973. 
10 Section 5 (Rule 6) of the Land Compensation Act 1961. 
11 See Director of Buildings and Lands v Shun Fung Ironworks Ltd [1995] 2 AC 111. 
12 Section 7 of the Compulsory Purchase Act 1965. 
13 See in particular section 44 of the Land Compensation Act 1973. 
14 See Director of Buildings and Land  v Shun Fung Ironworks Ltd [1995] 2 AC 111 at 125 and Waters v Welsh 

Development Agency [2004] 1 WLR 1304 at 1306,  para.1. 
15 Sections 29 to 33 of the Land Compensation Act 1973. 
16 Section 33A of the Land Compensation Act 1973. 
17 Sections 33B and 33C of the Land Compensation Act 1973. 



C2 – OPERATION OF THE NATIONAL COMPENSATION CODE     C2 

 - 4 - 

interferes with the landowner’s enjoyment of or diminishes the value of his land, 
either permanently or temporarily, in a manner for which he could sue the 
promoters, had they not the immunity conferred by their statutory authority to 
carry out the public works18.  For example, the performance of the public works 
may interfere with and obstruct the claimant’s access to his land over a private 
right of way, such interference or obstruction giving rise to an action for nuisance 
in the absence of the promoters’ statutory powers to carry out the public works.     
Compensation is assessed by reference to any loss of value of the claimant’s 
interest in land caused by the interference with his private right. 

3.2 In addition, compensation can be payable if land is devalued by virtue of noise, 
vibration and certain other physical factors arising from the operation of the works 
for which the compulsory purchase was authorised.  However, claims for such 
compensation can only be made following the expiration of twelve months from 
the opening of the works19.

3.3 No compensation is payable to those in respect of whom no land is taken for loss 
of profits as such20.  For example, a petrol station owner or other local businesses 
in a town are not entitled to compensation for loss of business if the Highways 
Agency were to construct a bypass around the town. 

4. Compensation Where Land Taken Temporarily 

4.1 Schedule 5 to the Bill confers powers to occupy certain land temporarily.  Where 
land is occupied temporarily under these powers, the Bill provides for 
compensation to be paid to any owner or occupier for the loss arising. 

5. Advance Blight Purchases 

5.1 In relation to the land within the Bill limits, which has been safeguarded for 
planning purposes, residential owner-occupiers and certain businesses can 
require a purchase of their interest in advance of the Bill being enacted21.

5.2 The Crossrail project also has a discretionary purchase scheme in cases of 
hardship where the interest concerned is not covered by the statutory blight 
purchase scheme (for further information see Information Paper C8 Purchase of 
Property in Cases of Hardship).

6. Disputes 

6.1 In the event of a dispute as to entitlement to compensation, or as to its amount, 
the dispute is determined by the Lands Tribunal22. Claims for compensation are 

                                                
18 Section 10 of the Compulsory Purchase Act 1965, as explained in Metropolitan Board of Works v McCarthy (1874) 

LR 7 HL 243 and Wildtree Hotels Ltd v Harrow London Borough Council [2001] 2 AC 1. 
19 Part 1 of the Land Compensation Act 1973. See also the Information Paper “Policy on Advance Claims Under Part 

I of the Land Compensation Act 1973” [or whatever its title now is]. 
20 Loss of profits may feature indirectly in the calculation of compensation, where the loss of profits causes a loss in 

the value of the land on which the business is conducted and results from an interference with some legal or similar 
right: see Argyle Motors (Birkenhead) Ltd v Birkenhead Corporation [1974] 1 All ER 201.

21 Chapter 2 of Part 6 of the Town and Country Planning Act 1990, and paragraph 6 of Schedule 13 to that Act. 
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subject to a time bar and application to the Tribunal must be made within a six-
year limitation period beginning on the date when the right to compensation 
arises23.

7. Indemnity 

7.1 Petitioners against hybrid Bills sometimes suggest that the Secretary of State be 
required to give an indemnity in respect of the carrying out of the Bill works.  Such 
an indemnity would be inappropriate, and in any case gives no greater comfort 
than properly formulated compensation arrangements. 

7.2 It will be possible to make claims for damages in respect of any negligent 
exercise of the statutory powers sought in the Bill.  Compensation in respect of 
non-negligent construction of the works is provided for in the national 
compensation code.  The national compensation code does not include an 
indemnity and to do so would put those affected by the works for Crossrail in a 
better position than others similarly affected by other public works such as the 
construction of new roads. 

                                                                                                                               
22 See www.landstribunal.gov.uk.
23 Hillingdon LBC v. ARC Ltd. [1999] Ch. 139. 
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1. Introduction 

1.1 The Promoter will establish a small claims scheme, modelled on those operated 
for the construction of the Channel Tunnel and the Channel Tunnel Rail Link, to 
provide a positive and clear mechanism for minor construction related 
residential, business or agricultural claims up to a value to be determined at the 
time.

1.2 The scheme is an informal approach to handling small claims that is designed to 
give a prompt response at minimum cost and inconvenience to claimants.  It is a 
voluntary arrangement that does not affect statutory rights of redress. 

2. Operation 

2.1 The nominated undertaker will be required to appoint an administrator to deal 
with small claims; the person will be known as the small claims administrator, 

2.2 If a member of the public considers that he or she has a claim for physical 
damage arising from construction related activity, the claimant must first address 
the claim to the person advertised as the point of contact officer by the 
nominated undertaker in relevant local authority offices and at site boundaries, 
as provided for in the Crossrail Construction Code (for further information see 
Information Paper D1 Crossrail Construction Code).

2.3 The point of contact officer will be responsible for receiving any complaint. If 
immediate action can not be taken to resolve or settle the small claim, it will be 
passed to the small claims administrator for resolution and settlement. 

2.4 The small claims administrator will be responsible for investigating the claim, 
setting up a meeting with the claimant to discuss the claim, deciding whether the 
claim is warranted, assessing the damage and arranging payment to the 
claimant. 

2.5 It will be possible for claims to be referred to the small claims administrator by 
the Complaints Commissioner, though the normal procedure is likely to be as 
described above. 

2.6 If a claimant considers that the award of the small claims administrator is 
inadequate then he will be able to write to the Complaints Commissioner 
requesting arbitration. 

3. Claims 

3.1 The scheme will deal with claims up to a value to be determined at the time of 
the start of construction.  It is expected that this value would be up to £5,000. 

3.2 The scheme will cater for claims related to damage to property and effects 
arising from the construction of Crossrail, but not for personal injury. 

3.3 The scheme will not apply to local authorities, Government Departments or 
agencies.
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4. Remedies 

4.1 The operation of the scheme will be monitored by the Crossrail Complaints 
Commissioner who will report performance to the Crossrail High Level Forum 
annually and at other times as he considers necessary.  The Complaints 
Commissioner will determine requests for arbitration under the scheme (see 
Information Paper F5 Complaints Commissioner).
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1. Introduction

1.1 To construct Crossrail it will sometimes be necessary to temporarily close or 
otherwise alter a highway and temporarily to divert traffic, pedestrians and/or 
other users from passing along the highway. The term “highway” is used here to 
include footways and footpaths, as well as carriageways. 

1.2 The Crossrail Bill (the Bill) sets out provisions to ensure that alternative routes for 
traffic, pedestrians and other highway users are as safe and convenient as 
reasonably practicable.  The intention is to maintain a reasonable level of access 
to all property (residential, commercial, public buildings, schools etc) and land 
(eg, parks and public squares) during construction. 

1.3 Where a highway is specified within the Bill, the nominated undertaker must 
consult the relevant highway authority prior to exercising the powers.  Where the 
powers are to be exercised in relation to a highway not specified within the Bill, 
the nominated undertaker must obtain the consent of the highway authority 
before exercising the powers. The nominated undertaker must ensure that 
pedestrians have reasonable access to any premises affected by the interference 
(see paragraph 5 of Schedule 3 to the Bill). 

1.4 These provisions will ensure that the safety and convenience of the travelling 
public is appropriately addressed during the design and construction of Crossrail 
works. 

1.5 For further information on the provisions in the Bill, refer to Information Paper D19
Highways and Traffic During Construction - Legislative Provisions.

2. Crossrail Construction Code 

2.1 The provisions of the Bill are to be reinforced by the Crossrail Construction Code 
(further detail available in Information Paper D1 Crossrail Construction Code)
which will require existing public access routes to be preserved as far as 
reasonably practicable during construction.  Where this cannot be achieved, 
alternative signposted routes will be provided.

2.2 A reasonable level of access to all property and land will be maintained 
throughout the period of construction of Crossrail, although this may involve 
diversions, temporary traffic controls and the use of temporary footways and 
roadways. 

2.3 The nominated undertaker will work to ensure that liaison takes place with the 
occupiers of premises whose access is liable to be particularly affected by the 
Crossrail works.  Reasonable notice will be given of planned alterations to 
access.  Local media will be used to inform the public of works which could 
significantly affect journeys. 

2.4 The nominated undertaker will work pro-actively with those affected by Crossrail 
works, and with the local community, to ensure that proposals for planned works 
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are effectively communicated in advance.  In the event that residents or 
businesses are dissatisfied with this process, they can address their concerns to 
the independent Complaints Commissioner (see Information Paper F5 
Complaints Commissioner).
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This Information Paper reproduces the text of the policy on land acquisition as 
published in November 2005. 

1. Land Acquisition Policy 

1.1 Whilst the Crossrail Bill generally includes full land acquisition powers, the 
exercise of these powers will, in any individual case, operate on the basis that the 
Secretary of State will acquire no greater amount of land than appears to him to 
be reasonably required following detailed design. If it should be possible and 
practicable to acquire a smaller area of land without compromising his ability to 
secure the construction and implementation of the project in a timely and 
economic manner, and in accordance with any undertaking given by the 
Secretary of State in respect of the Bill, agreement will be sought with the 
landowner where reasonable terms can be reached.

1.2 The Bill seeks powers for the compulsory acquisition of land within limits of 
deviation for the works. These limits are intended to ensure sufficient flexibility in 
the detailed design of the scheme. The full extent of land within the limits will not 
necessarily be acquired. Where it becomes clear, following detailed design work, 
that not all the land within the limits is required, the Secretary of State will not 
seek to acquire this land and will be prepared to give the necessary assurances 
to the landowners in question.

2. Compensation 

2.1 Payment of compensation for land compulsorily acquired will be in accordance 
with the general statutory framework incorporated within the Crossrail Bill (and as 
interpreted by the Courts and the Lands Tribunal; for further information see 
Information Paper C2 Operation of the National Compensation Code). The 
general purpose of the statutory framework is to provide fair compensation for a 
person whose land has been compulsorily taken. Where applicable, 
compensation payable will be the open market value of the land acquired 
(assuming it is sold by a willing seller) plus home loss payments, or basic and 
occupier's loss payments, disturbance, diminution in value of retained land and 
other losses arising as a direct and reasonable consequence of the acquisition.

2.2 For further information, see the ODPM booklet 'Compulsory Purchase and 
Compensation, Compulsory Purchase Procedure '1.

3. Working Sites 

3.1 The Crossrail Bill generally contains permanent acquisition powers to acquire the 
freehold interests in working sites due to the length of occupation for these major 
infrastructure works. 

                                                

1 Available from the ODPM website at www.odpm.gov.uk 
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3.2 Working sites are often formed from a number of different land parcels in different 
ownership and can be split into two 2 categories: 

(i) Where Crossrail will not materially change the nature of the sites and no new 
railway works will be constructed on the site. Often these sites can be returned 
to their original use. 

(ii) Where Crossrail will materially change the nature of the site through 
demolition of existing buildings or construction of railway works on the site. 
Many of these sites will be suitable for development or redevelopment in line 
with planning policies. 

In considering the question of “material change” the Secretary of State will apply 
the approach to “material change” set out in the Crichel Down Rules contained in 
Part 2 of the Memorandum to ODPM Circular 06/20042.

3.3 Where work sites are not materially changed in character as outlined in 3.2(i) 
above, the Secretary of State will normally be willing to enter into an agreement 
to acquire lesser rights provided this can be obtained on reasonable terms with all 
land owners and before financial close on any contract to construct the Crossrail 
works. 

3.4 Where work sites will be materially changed in character as outlined in 3.2(ii) 
above the freehold interest will be acquired, in order to demolish buildings as 
necessary and construct these major infrastructure works. 

3.5 The working sites permanently acquired will normally be offered back to the 
original owners in line with the Crossrail land disposal policy (contained in 
Information Paper C10 Land Disposal Policy), and in such cases, former owners 
of qualifying interests will have the opportunity to repurchase an interest in the 
sites at market value. 

4. Utilities 

4.1 Where rights over land only are required for utilities diversions, although the Bill 
provides for powers to acquire the freehold of the land outright, the Secretary of 
State is prepared to consider acquiring a lesser right where this is appropriate 
and suitable terms can be arrived at by agreement.

5. General 

5.1 The land acquisition policy and powers sought for Crossrail as outlined above 
together with the Crossrail land disposal policy are considered proportionate and 
in the public interest. 

                                                
2 See Rules 10 and 11 in particular, and paragraph 8 of the accompanying “Guidance for Departments”. The Circular 
is available on the ODPM Website; www.odpm.gov.uk 
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This Information Paper reproduces the text of the policy on land disposal as 
published in November 2005. 

1. Land Disposal Policy 

1.1 This Policy sets out the basis upon which, subject to key guiding principles to 
protect the public interest and qualifying conditions, landowners will be offered 
the opportunity to reacquire a beneficial interest in land that has been 
compulsorily acquired from them to carry out the works required by the Crossrail 
scheme where that land is not required for the operation of Crossrail. 

1.2 Nothing in this Policy is intended to affect the rights to compensation of owners of 
an interest in land that is compulsorily acquired for the Crossrail scheme. 

2. General Approach 

2.1 Where any land which has been acquired and used for the construction of 
Crossrail is; 

i) no longer required for the satisfactory completion of the Crossrail works; 

ii) not required in connection with the operation of Crossrail; 

it will be sold subject firstly to the Crichel Down Rules 2004 and to the extent that 
this does not apply, then in accordance with this policy.1

2.2 The Crichel Down Rules 2004 provide for the circumstances in which land 
acquired under threat of compulsion, but no longer required for public purposes, 
will be offered back to the former owner. It should be noted that the requirement 
under the Rules to offer land back is not unqualified but is subject to limitations 
and exceptions set out in the Crichel Down Rules 2004 themselves. In particular, 
by virtue of rule 10 of the Crichel Down Rules 2004, there will be no obligation to 
offer the land back to the former owner where the Crossrail works have materially 
changed its character. 

2.3 At station and working sites, there will be works involving the demolition of 
existing buildings and the construction of the railway works at ground level or 
below. Following completion of the railway works these sites will become 
available for redevelopment above and around the Crossrail Works (Over Site 
Development – “OSD”). In such circumstances, it is unlikely that the Crichel Down 
Rules would require an offer back, as there will have been a material change in 
character of the land. 

3. The land to which this policy applies 

                                                
1 Crichel Down Rules 2004 (set out in Part 2 of the Memorandum to Office of the Deputy 
Prime Minister Circular 06/2004. The Circular is available on the ODPM Website; 
www.odpm.gov.uk 
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3.1 This Policy applies to any sites where the original land interests will have been 
acquired compulsorily or under the threat of the exercise of compulsory powers 
currently contained in the Crossrail Bill and which subsequently become available 
for disposal after construction of the Crossrail works. 

3.2 The site boundaries of such land for disposal will be determined by the Secretary 
of State having regard to the former property boundaries, the works which have 
been carried out and the Guiding Principles referred to below. 

3.3 Where larger sites have been assembled from a number of individually owned 
land parcels, it is expected that these sites will be disposed of as a whole, rather 
than in a fragmented manner, in order to meet the Guiding Principles referred to 
below. 

3.4 The policy as set out in this document will be followed in all cases where land is 
available to be disposed of (except for those referred to in section 8 below). 

3.5 This Policy does not apply where the Secretary of State disposes of any interest 
in land to a nominated undertaker for the purposes of the construction, operation 
or maintenance of Crossrail. 

3.6 Where the Secretary of State uses his powers under the Crossrail Bill as enacted 
to appoint a “nominated undertaker” or devolve the project to another public body, 
he will require the nominated undertaker and/or public body to adhere to this 
Policy.  Accordingly, references in this document (including the Appendix) to the 
Secretary of State should be taken to refer to any such nominated undertaker or 
public body except where the context otherwise requires. 

3.7 This Policy will not apply to land which becomes surplus, and available for 
disposal, more than 25 years after the date of acquisition.  The date of acquisition 
is the date of the conveyance, transfer, or vesting. 

4. The interest to be offered back

4.1 Where the Secretary of State intends to dispose of an interest in a site to which 
this policy applies, holders of Qualifying Interests will, subject to the provisions of 
this Policy, be given first opportunity to acquire that interest at the market value 
before it is offered to the general market. 

4.2 The Secretary of State will determine the nature of the interest to be offered and 
the terms of any transfer. In doing so, he will have regard to the following guiding 
principles. (“the Guiding Principles”)

4.2.1 the proper completion and operation in the public interest of the Crossrail 
Works as authorised by the Bill as enacted; 

4.2.2 the paramount requirement to protect the future safe and efficient 
operation of the railway; 

4.2.3 the need to fulfil any undertaking given by the Secretary of State in 
respect of the Bill or comply with any legal obligations to which he is 
subject; 
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4.2.4 the need to secure in the public interest the carrying out of development 
or redevelopment associated with the Crossrail Works to meet the 
planning, environmental and heritage considerations applicable to the 
sites affected; and 

4.2.5 the need for the land disposal to achieve the best value reasonably 
obtainable in so far as this is consistent with the principles outlined above. 

4.3 Where it is considered necessary, the terms of the disposal may include 
provisions for forfeiture, step-in rights, clawback and other mechanisms to ensure 
that the Secretary of State can meet his obligations. 

4.4 Where considered necessary, the Secretary of State may require holders of 
Qualifying Interests to demonstrate that they either have or can secure the 
necessary financial and development expertise to fulfil the terms of the transfer 
and to meet the Guiding Principles. 

5. Interests qualifying for offer back 

5.1 The holders of the following interests (“Qualifying Interests”) may qualify for the 
offer back of an interest under the terms of this Policy: 

i) former freehold owners of the whole or part of a site; or 

ii) those who, but for the acquisition for the Crossrail scheme, would have an 
unexpired lease of the whole site or part of the site with an unexpired term of 
more than 21 years at the time the property is being disposed of; or 

iii) the successors of anyone who would have fallen into category (a) or (b) 
where, had the property not been acquired, the land interest would clearly 
have devolved upon those successors under a former owner’s will or 
intestacy; or 

iv) where there was fragmented ownership of the site at the date the property 
was acquired or occupied for railway works under the provisions of the 
Crossrail Bill as enacted, a consortium of former owners who have indicated a 
wish to purchase the land collectively.  

5.2 Where only one expression of interest from a former owner or long leaseholder 
with a Qualifying Interest is made to acquire a site, that person will be given the 
opportunity to acquire the site at market value within the timescales set. 

5.3 If there are competing bids for a site from former owners, it will be disposed of on 
the open market. 

6. Timescale and procedure for offer back 

6.1 Before offering any interest for sale under this Policy, the Secretary of State will 
wish to be satisfied that he can secure compliance with the Guiding Principles.

6.2 The general approach, therefore, will be for the site to be offered for disposal only 
when planning consents for development have been obtained, in accordance with 
the undertaking that the Secretary of State proposes to give on oversite 
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developments, and when the Crossrail works are sufficiently advanced to permit 
development.

6.3 The procedures for offer-back and the timescales are set out in Appendix 1 to this 
Policy. Holders of Qualifying Interests will be notified of the intention of the 
Secretary of State or nominated undertaker to dispose of an interest in the 
relevant site and will be provided with details. Failure to comply with the relevant 
timescales may result in the Secretary of State or nominated undertaker 
withdrawing the offer-back. 

6.4 The price paid by the holder of a Qualifying Interest will be the market value of 
the interest being transferred at the date of the transfer.  Where it would not be 
practicable or appropriate to take action to establish the planning position at the 
time of disposal, or where it seems that the likelihood of obtaining planning 
permission (including a more valuable permission) is not adequately reflected in 
the current market value, the terms of sale should include clawback provisions in 
order to fulfil the Government’s obligation to the taxpayer to obtain the best price. 
The precise terms of clawback will be a matter for negotiation in each case. 

7. Prior Agreement 

7.1 The Secretary of State may in his discretion enter into prior agreements with 
existing holders of Qualifying Interests that will provide for the earlier transfer of 
an appropriate interest in the OSD subject to conditions that enable the Secretary 
of State to implement the Crossrail scheme and meet the Guiding Principles.  

7.2 This discretion will be exercised by the Secretary of State where both the 
Secretary of State and a single owner of a site (or a consortium of owners of a 
site) wish to progress development plans to achieve the Guiding Principles 
outlined in paragraph 4.2. 

8. Exceptions 

8.1 In the following circumstances the Secretary of State or nominated undertaker 
may decide that the provisions of this Policy shall not apply: 

i) where it is decided by the Secretary of State that all or part of the surplus 
land forming a site is needed for railway purposes by either a Railway 
Authority, Infrastructure Company, Operator or otherwise;  

ii) to sites that, in the opinion of the Secretary of State, are of such a nature or 
so small that their sale would not be commercially worthwhile; 

iii) where the Secretary of State or nominated undertaker concludes that it is 
advantageous to include land in adjoining ownerships in a joint disposal to 
achieve the Guiding Principles; 

iv) where planning consent has not been obtained by the Secretary of State at 
the date of disposal and the value of the surplus land is so uncertain that 
clawback provisions would be insufficient to safeguard the public purse and 
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where competitive sale is advised by the department’s professionally 
qualified valuer and specifically agreed by the Secretary of State  

v) where former owners are not prepared to commit to provisions that protect 
the future safety and operation of Crossrail or any railway (including the 
London Underground) with which Crossrail interconnects both during 
construction and thereafter; 

vi) where holders of Qualifying Interests are not prepared to comply with the 
details of any undertakings given by the Secretary of State or nominated 
undertaker to planning authorities; 

vii) where former owners are not prepared to pay the market value of the site or 
are not prepared to offer terms that the Secretary of State or nominated 
undertaker considers to represent best value having regard to all the 
circumstances. 
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Sites Materially Changed in Character by Crossrail 

Where the former owner's address is known 

1.  Where the address of a former owner of a Qualifying Interest in the whole or part of 

a site is known, a recorded delivery letter will be sent by or on behalf of the 

Secretary of State, inviting the former owner to purchase an interest in the whole 

site at the valuation made by the Secretary of State's professionally qualified 

valuer.  The former owner will be given two months from the date of that letter to 

indicate an intention to purchase.  Where there is no response or the former owner 

does not wish to purchase the property or there are competing bids from former 

owners, it will be sold on the open market and the former owner will be informed by 

a recorded delivery letter that this step is being taken.   

2. If the former owner wishes to purchase the site and there are no competing bids 

there will be a further period of two months to agree terms, other than value, from 

the date of an invitation made by or on behalf of the disposing department.  After 

these terms are agreed, there will be six weeks to negotiate the price.  If the price 

or other terms cannot be agreed within these periods, or within such extended 

periods as may reasonably be allowed (for example, to negotiate appropriate 

clawback provisions), the property will be disposed of on the open market. 

Where address is unknown 

3.  Where the former owner is not readily traceable the Secretary of State will contact 

the solicitor or agent who acted for him or her in the original transaction.  If a 

present address is then ascertained, the procedure described in paragraph 1 

above should be followed.  If the address is not ascertained, however, the 

department will attempt to contact the former owner by advertisement, as set out in 

paragraph 4 below, informing the solicitor or agent that this has been done. 

4.  Advertisements inviting the former owner to contact the Secretary of State will be 

placed as follows: 

1) for all land (including dwellings), in the London Gazette, in the Estates Gazette, 

in not less than two issues of at least one local newspaper and on the Secretary 
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of State's web site; 

2) in addition, for agricultural land, advertisements will be placed in the Farmer's 

Weekly.

Site notices announcing the disposal of the land will be displayed on or near the 

site and owners of the adjacent land will also receive notification of the proposed 

disposal. 

Responses to invitation to purchase where address is unknown 

5. Where no intention to purchase is indicated by or on behalf of former owners within 

two months of the date of the latest advertisement which is published as described 

in paragraph 4 above, the site will be disposed of on the open market. 

6.  Where an intention to purchase is expressed by or on behalf of a former owner of 

all or part of the site within two months of the date of the latest advertisement 

without competing bids from other interested former owners of part of the site, he 

or she will be invited to negotiate terms and agree a price within the further 

periods, as may reasonably be extended, which are described in paragraph 2 

above.  If there is no agreement, the property will be disposed of on the open 

market.
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1. Introduction 

1.1 This Information Paper outlines the Promoter’s policy with regard to the Crossrail 
Construction Code (the Code). The current draft of the Code is attached as 
Appendix A. 

1.2 The Code sets out a series of objectives and measures to protect the 
environment and limit disturbance from construction activities as far as 
reasonably practicable.  The topics covered by the Code include working hours, 
traffic management, noise and vibration, air quality, waste management, 
recycling, ecology, archaeology and settlement. 

1.3 When the Crossrail Bill (the Bill) receives Parliamentary approval it is expected 
that the Secretary of State will appoint one or more nominated undertakers to 
construct Crossrail.  The nominated undertaker will be required to comply with the 
Code by the Secretary of State and will be responsible for ensuring that the 
relevant provisions of the Code are observed by its contractors and 
subcontractors. 

1.4 The Code will form part of the environmental minimum requirements (EMR) for 
Crossrail and has been issued to the Crossrail planning forum and statutory 
agencies forum (further information is available in Information Paper F4 High 
Level Forum) established by the Department for Transport to encourage early 
discussion with the local authorities and other statutory agencies.  The EMR will 
cover a number of issues related to the design and construction of Crossrail and 
its environmental impacts and it will be finalised during the passage of the Bill 
through Parliament. 

2. Position 

2.1 The Code will require the nominated undertaker to produce a number of 
environmental management plans (EMPs) as appropriate.  It is proposed that the 
Code would require the preparation of the following EMPs: 

 area management plan, providing general details implementation; 
 health & safety plan; 
 traffic management plan; 
 emergency plan, including pollution incident controls; 
 noise and vibration management plan; 
 dust management plan; 
 site waste management plan; 
 ecology management plan; 
 community liaison plan; 
 green travel plan; and 
 water management plan. 

2.2 Two drafts of the Code have been issued to the Crossrail fora, with the second 
draft incorporating comments received from local authorities and statutory 
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agencies on the first draft.  The Code will be subject to further discussion during 
the progress of the Bill through parliament. 

3 Provisions of the Code 

3.1 The Code presents health and safety principles and the nominated undertaker 
will be committed to ensuring the health, safety and welfare of its employees and 
people who may be affected by the conduct of its undertaking.   The nominated 
undertaker will require that all contractors, appointed to carry out design or 
construction work on the Crossrail project, produce a Health and Safety Plan, 
defining how their work and associated risks to health and safety will be 
managed. 

3.2 It describes the working hours which are being reviewed with the local authorities.   
The normal or core working hours are proposed to be from 0800 to 1800 on 
Monday to Friday and 0800 to 1300 on Saturday with a one hour start up and 
shut down period either side of the core hours.  It is proposed that there would be 
limited activities allowed during the start up and shut down periods.  Certain 
activities are required to be completed outside these periods for safety or 
operational requirements and these are detailed in Information Paper D11 24-
Hour Working.

3.3 The Code provides requirements for the control and layout of site facilities, site 
security, site lighting and emergency planning and response.  The Code details 
requirements for the control of works affecting public highways, including lorry 
controls and road cleanliness.  See also Information Papers D19 Highways & 
Traffic During Construction – Legislative Provisions and D14 Worksite Security
for further information. 

3.4 The Code requires that the nominated undertaker will, as far as reasonably 
practicable, seek to control and limit noise and vibration levels so that affected 
properties and other sensitive receptors are protected from excessive noise and 
vibration levels associated with construction activities. The nominated undertaker 
will apply Best Practicable Means (BPM), as defined under Section 72 of the 
Control of Pollution Act (CoPA) 1974, to all excessively noisy activities. 

3.5 The Code requires that the nominated undertaker will, as far as reasonably 
practicable, seek to control and limit emissions to the atmosphere in terms of 
gaseous and particulate pollutants from vehicles and plant used on the site and 
dust from construction activities. The nominated undertaker will identify potential 
sources and apply appropriate control techniques, which will include dust 
management plans, which will be prepared and implemented for each worksite, 
including controls to limit dust emissions.   

3.6 The Code also provides controls for water resource issues and dealing with 
contaminated land.  The Code promotes the waste management hierarchy with 
minimisation and reuse at the head of the hierarchy.  The nominated undertaker 
will ensure that procedures are implemented to control and limit disturbance to 
areas of nature conservation interest and protected species in accordance with 
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relevant legislative requirements and accepted industry practice. See Information 
Papers D2 Control of Environmental Impacts and D17 Ecological Impacts.

3.7 The nominated undertaker will carry out the works in such a way as to ensure 
that disturbance to scheduled monuments, archaeological sites and deposits, 
buildings of historical and architectural interest (“listed buildings”) will be 
managed in accordance with accepted industry practice and, where disturbance 
is unavoidable, is controlled and limited as far as reasonably practicable.  See 
also Information Paper D18 Listed Buildings & Conservation Areas.

3.8 The Code will also cover provisions for People with Restricted Mobility (for further 
information see Information Paper D21 Access for People with Restricted Mobility 
During Construction).

3.9 The nominated undertaker will design and undertake construction of the scheme 
in a manner that will minimise the damage to land and property as a result of 
ground movement.  See Information Paper D12 Ground Settlement for further 
information. 

4. Application of the Code 

4.1 All of the contractors appointed to construct the nominated undertakers works will 
be contractually required to comply with the provisions of the Code.  The 
nominated undertaker will put in place processes to ensure that the relevant 
requirements are fully implemented.  This process will be supported by 
community consultation and the Complaints Commissioner (See Information 
Papers F3 Community Relations and F5 Complaints Commissioner).
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1.1.1

1.1.2

1 INTRODUCTION

1.1 GENERAL

Crossrail will provide a railway system from Maidenhead and Heathrow in 
the west through central London to Shenfield and Abbey Wood in the east. 
The project consists of new tunnels and stations on an east-west alignment 
under central London and the modification of existing National Rail 
infrastructure to the east and west of central London.  

If the Crossrail Bill receives Parliamentary approval it is expected that the
Secretary of State for Transport will appoint one or more nominated 
undertakers to implement Crossrail.  Subsequent references to the nominated 
undertaker will be deemed to cover one or more organisations in this role.  
The nominated undertaker will be responsible for ensuring that the relevant 
provisions of this Code are observed by bodies exercising its functions, 
including any of its contractors and sub-contractors. 

1.1.3

1.1.4

1.1.5

1.1.6

The intention of the Secretary of State is that this Construction Code will apply 
to control possible impacts arising from the construction of Crossrail and that 
it will be applied to all construction works.  Accordingly, it is expected that 
the Secretary of State will take steps to ensure that any nominated undertaker 
complies with this code and is responsible for ensuring that the relevant 
provisions of this Code are observed by bodies exercising its functions, 
including any of its contractors and sub-contractors.  The following provisions 
of this Code should be read accordingly. 

The Code is intended to form part of the Environmental Minimum 
Requirements for Crossrail and is presented here to facilitate early discussion 
with the local authorities and other statutory agencies.   These minimum 
requirements will cover a number of issues related to the design and 
construction of Crossrail and its environmental impacts.  The Code may be 
revised from time to time in light of discussions with consultees and any 
changes made to the project by Parliament during the passage of the proposed 
Crossrail Bill. 

“Construction” in the Code includes all site preparation (including site 
investigation and remediation, where appropriate), demolition, material 
delivery, excavated material disposal, waste removal and all related 
engineering and construction activities. 

The nominated undertaker will hold discussions with local authorities and 
other statutory agencies in advance of submissions for approval. 
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1.2 GENERAL REFERENCES

Crossrail Bill as placed on Deposit 
Crossrail Construction Mitigation Measures-  Appendix B1 to Environment 
Statement (Volume 6a) 
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2.1.1

2.2.1

2.2.2

2.3.1

2.3.2

2.3.3

2 GENERAL PRINCIPLES 

2.1 CONSTRUCTION STRATEGY

A construction strategy has been developed with the following objectives: 

(a) to meet the requirements of all relevant statutory legislation, codes of 
practice and standards; 

(b) to limit adverse impacts upon local communities and the environment so 
far as reasonably practicable; 

(c) to carry out the planning and delivery of the project in the most cost 
effective manner;

(d) to limit impacts on the operations of Network Rail, London Underground 
and other rail companies; 

(e) to implement a community liaison plan including a complaints help-line 
and an independently appointed Complaints Commissioner; 

(f) to remove, where reasonably practicable, excavated material by rail and 
water transport and import construction materials by rail; 

(g) to implement a green travel plan for construction workers; and 
(h) to co-operate with adjacent projects as far as practicable to reduce the 

combined impacts. 

2.2 ENVIRONMENTAL PRINCIPLES

The nominated undertaker will develop and implement an environmental 
policy and an Environmental Management System (EMS) for the project.  

The Secretary of State and the nominated undertaker (as relevant) will review 
environmental performance in the selection process for tenderers and will 
require tenderers for the main construction contracts to have an EMS which is 
consistent with the principles of BS EN ISO14001 before being included on 
tender lists. 

2.3 HEALTH AND SAFETY PRINCIPLES

The nominated undertaker will be committed to ensuring the health, safety 
and welfare of its employees and people who may be affected by the conduct 
of its undertaking.

The nominated undertaker will establish appropriate industry standards for 
health and safety and will seek continuous improvement in safety 
performance, in accordance with the principles of HSG65 "Successful health 
and safety management", published by the Health & Safety Executive. 

The nominated undertaker will ensure that adequate arrangements are in 
place for the discharge of its duties as client and designer under the 
Construction (Design & Management) Regulations 1994 (CDM).  The 
nominated undertaker will assess the competence and resources for health 
and safety of organisations appointed as other dutyholders under CDM, and 
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2.3.4

2.3.5

2.3.6

2.3.7

2.4.1

2.4.2

2.4.3

will monitor compliance with discharge of its own and others' CDM duties 
throughout the project.  

The nominated undertaker will develop a health and safety management 
system in accordance with the principles of OHSAS 18001 "Occupational 
health and safety management systems". This system will include 
documentation defining the nominated undertaker's internal arrangements for 
managing health and safety on the project and the specific requirements for 
health and safety applying to all designers and contractors appointed to work 
on the project. 

The nominated undertaker will require that all contractors, appointed to carry 
out design or construction work on the Crossrail project, produce a Health 
and Safety Plan, defining how their work and associated risks to health and 
safety will be managed. 

The nominated undertaker's arrangements for health and safety will include a 
system for management of risks. This will require all hazards to be identified, 
and suitable and sufficient assessments made of the risk, followed by adoption 
of appropriate measures to eliminate the risk or to control the risk, so far as is 
reasonably practicable. Where risks to the public are involved, these will be 
reduced to as low as reasonably practicable, and will be managed in 
accordance with the guidance in HSG151 "Protecting the Public" published by 
the Health & Safety Executive. 

The nominated undertaker will continuously monitor the work of contractors 
and will conduct a programme of audits and inspections to ensure compliance 
with the requirements of this Code and other project health and safety 
requirements.

2.4 SITE MANAGEMENT

General 

It is expected that contractual arrangements will require all Crossrail 
contractors to provide suitably qualified staff to manage and execute works in 
which they are involved.  

The nominated undertaker will require that all contractors have an 
appropriate awareness and working knowledge of the legislation, codes of 
practice and guidance relevant to the various construction activities.  
Contractors should have an awareness  and working knowledge with 
environmental legislation relevant to the construction activities in which they 
are engaged. 

Environmental Management Plan 

This Code requires the production of a number of Environmental 
Management Plans. These plans will set out how the project will deliver the 
environmental requirements and how environmental issues that arise are 
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2.4.4

2.4.5

2.4.6

2.5.1

2.5.2

2.5.3

handled to ensure compliance with relevant legislation and regulations and in 
accordance with the nominated undertaker’s environmental policies.  It is 
intended that the requirement for environmental management plans will be 
reviewed with local authorities and other statutory agencies through the 
consultation process on this Code. 

The plans will define the approach to address all environmental issues.  The 
plans will set out how the nominated undertaker intends to operate the 
construction and work sites and will set out the specific control measures 
necessary to deliver the requirements of the Code. 

Training and Competence 

The nominated undertaker will require contractors to employ an 
appropriately qualified workforce, which may include holding a card from an 
appropriate recognised competence scheme, such as the Construction Skills 
Certification Scheme or the Personal Track Safety scheme for railways. The 
nominated undertaker will require Contractors to operate induction schemes 
for all personnel to ensure that they are aware of their individual 
responsibility to comply with the Code.    

The Contractor will be responsible for identifying the training needs of his 
personnel to ensure that appropriate training is provided.  The training will 
include “toolbox talks” for site operatives to maintain an appropriate level of 
awareness on health, safety and environmental topics and to advise 
employees of changing circumstances as work progresses.  Records will be 
kept of attendance. 

2.5 COMMUNITY CONSULTATION

The nominated undertaker and contractors will be committed to providing 
community relations personnel, who will be focussed on engaging with the 
community to provide appropriate information and to be the first line of 
response to resolve issues of concern.  The nominated undertaker will take 
reasonable steps to engage with residents of ethnic minority backgrounds and 
residents with disabilities, who may be differentially affected by construction 
impacts.

The nominated undertaker will ensure that occupiers of nearby properties will 
be informed in advance of works taking place, including the duration.  In the 
case of work required in response to an emergency, the LA and local residents 
shall be advised as soon as reasonably practicable that emergency work is 
taking place.  Potentially affected occupiers will also be notified of the 
Helpline number. 

A Complaints Commissioner will be appointed for Crossrail.  He will be 
employed in a consultancy capacity by the Secretary of State on behalf of the 
High level Forum.  The High level Forum will determine the precise terms of 
reference.
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2.5.4

2.6.1

The nominated undertaker will maintain and advertise a telephone helpline 
service staffed 24 hours per day to handle enquiries regarding construction
activities from the general public.   It will also act as a first point of contact and 
information in the case of any emergency.  All calls will be logged, together 
with the responses given and the callers' concerns actioned and a response 
provided promptly. The helpline will be widely advertised and displayed on 
site signboards.  It will also be possible to contact the helpline service via the 
Crossrail website. 

2.6 APPROVALS PROCESS

The Crossrail Bill sets out the mechanism by which approval for specific 
consents relating to Crossrail will be obtained from the local planning 
authorities.  The nominated undertaker will establish a project approval 
process to ensure that all appropriate approvals and clearances are obtained 
before a specific element of the works is started.   

2.7 REFERENCES

Construction (Design & Management) Regulations 1994 (CDM). 
OHSAS 18001: Occupational health and safety management systems. 
HSG151: Protecting the Public - published by the Health & Safety Executive. 
HSG65: Successful health and safety management, published by the Health & 
Safety Executive. 
BS EN ISO14001 - Environmental Management Systems. 
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3.1.1

3.2.1

3.2.2

3.2.3

3.2.4

3.2.5

3 GENERAL SITE OPERATIONS 

3.1 CONSTRUCTION PROCESS

The construction of Crossrail will extend across London and beyond and 
require works at about 100 work sites.  Crossrail is a major construction 
project and will involve many different types of construction activities.  These 
activities will include: demolition; site clearance; site investigation; 
remediation; tunnelling; piling; excavation; services diversion and new 
installations; bridge works; highway works; below ground and surface 
building works; new and alteration of railway track works; railway signalling, 
electrification and communication works; fit out; and provision of new trains 
and train maintenance facilities.

3.2 WORKING HOURS

Normal working hours are planned to be from 0700 to 1900 on weekdays and 
0700 to 1400 on Saturday.  Only non-disruptive preparatory work, repairs or 
maintenance will be carried out on Saturday afternoons or Sundays between 
0800 and 1700.  The nominated undertaker will adhere to these normal 
working hours for each site as far as reasonably practicable and where 
feasible, operations anticipated to cause disturbance would be limited to these 
hours.  There are certain exceptions to the normal working hours, which are 
described below. 

Certain operations are season and weather dependent and in these instances 
the nominated undertaker will seek, as is customary in the construction 
industry, to extend the working hours for such operations to take advantage 
of daylight hours, with the agreement of the relevant authorities. 

Tunnelling works together with directly associated activities (such as 
maintenance of tunnelling equipment, construction of cross passages, 
installation of tunnel linings and transportation, storage and removal of 
excavated material) will normally be carried out on a 24 hour per day, 7 days 
per week basis.  Track laying and internal fit out works within the stations and 
tunnels may also be carried out on a 24 hour per day, 7 days per week basis. 

In order to safeguard the works it may be necessary for certain items of plant 
and equipment to be kept running 24 hours per day, which would include 
pumps and generators.  Any such equipment will be shielded in order to 
provide appropriate noise attenuation.  Staff may be required to collect data 
and samples outside normal working hours at times.   

Certain works requiring temporary possession of roads and railways for 
safety or operational requirements, to limit disruption to the travelling public, 
and works in connection with utilities when demand is low will need to be 
undertaken outside normal working hours.  This will include Saturday 
afternoon, night-time, Sunday and/or bank holiday working from time to 
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3.2.6

3.2.7

3.2.8

3.2.9

3.2.10

3.3.1

time.  On occasion longer term possessions (in excess of one week) will be 
required for more major works. 

In the case of work required in response to an emergency or which if not 
completed would be unsafe or harmful to the permanent works, the relevant 
local authority will be informed as soon as reasonably practicable of the 
reasons for, and likely duration of, the works.  The local authority will provide 
a telephone number and nominate an office to receive such notification, which 
will be reviewed regularly. Examples of the type of work envisaged would 
include where pouring concrete takes longer than planned due to equipment 
failure or where unexpected poor ground conditions, encountered whist 
excavating, require immediate stabilisation. 

Where work has to be rescheduled for reasons not envisaged and is expected 
to extend beyond the agreed or normal working hours or exceed the agreed 
limits and dispensation to the Section 61 consent, the nominated undertaker 
will apply for a variation to the section 61 consent to the relevant local 
authority at least 14 days in advance of the start of those works.  

Where rescheduling relates to work of a critical nature (such as key activities 
likely to delay other key activities) applications will be made where 
practicable at least 48 hours in advance and at least 7 days in advance if the 
work is expected to last for a period of 5 days or more.  The variation will be 
sought by means of an application setting out the revised construction 
programme or method and the relevant noise calculations. 

Where such working outside normal hours has been discussed and accepted 
(as in 3.2.8 above) nearby occupiers who are likely to be affected by the works 
will be informed as soon as reasonably practicable by the nominated 
undertaker about the nature and likely duration of the works. 

Deliveries will be arranged to minimise impacts on the road system as far as 
reasonably practicable.  It is intended that deliveries could extend beyond the 
normal working hours up to 2200 from Monday to Friday.  Abnormal loads 
may be delivered outside normal working hours subject to the requirements 
and approval of the relevant authorities. 

3.3 SITE LAYOUT AND FACILITIES

The nominated undertaker will ensure, as far as reasonably practicable and 
appropriate, that the site layout and appearance will be designed using the 
following principles: 

(a) sites at prominent locations will be screened; 
(b) all sites will be fully secured; 
(c) existing features will screen the sites where appropriate; 
(d) storage sites, fixed plant and machinery equipment and temporary offices 

will be located to limit environmental effects, as far as reasonably 
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3.3.2

3.3.3

3.3.4

3.3.5

3.3.6

3.3.7

practicable, and having due regard to neighbouring accommodation, as far 
as allowed by the constraints of each site; 

(e) site lighting will be located and directed so as not to intrude into occupied 
residential properties, on sensitive areas or constitute a road hazard; 

(f) security cameras will be sited  and directed so that they do not intrude into 
occupied residential properties; and 

(g) site plant and facilities will be powered from mains electrical sources. 

The nominated undertaker will ensure, as far as reasonably practicable, that 
the visual intrusion of construction sites on nearby residents and users of local 
facilities and amenities is contained and limited. The nominated undertaker 
will ensure that, where appropriate, construction activities will be screened to 
protect the amenity value of nature conservation sites and recreational 
facilities.

The nominated undertaker will display a contact name, telephone number 
and address, and the Helpline number at appropriate locations on the 
boundaries of the sites. 

The type of hoarding or fencing used will vary from location to location but 
will accord with the following principles: 

(a) the standard hoarding will be 2.4 m minimum height, plywood faced, timber 
framed hoarding suitably painted; 

(b) the hoarding will be increased in height and possibly altered in form to 
enhance acoustic performance for specific locations ; 

(c) a 1.8 m high chainlink fencing may be used at more remote locations; 
(d) suitable measures  will be used for tree protection (see Chapter 10); 
(e) where possible existing walls, fences, hedges and earth banks will be 

retained; 
(f) notices will be displayed on all site boundaries, where appropriate, to warn 

of hazards on site such as deep excavations, construction access, etc; 
(g) appropriate sight lines/visibility splays will be maintained to ensure safety 

of both vehicles and pedestrians is preserved; and 
(h) temporary fences may be used in certain areas, such as for short term 

occupation of sites or at more remote locations. 

The extent and height of hoarding or fencing at a particular location will be 
selected to maintain effective security and achieve appropriate noise 
attenuation and visual screening.  

Hoarding will be painted and may include a Crossrail Logo and/or that of the 
nominated undertaker.  Hoarding will be maintained in good condition. 

All vehicle access and egress points will have gates positioned such that no 
gate will be permitted to open out onto the highway.  As far as reasonably 
practicable, gates will be located to allow vehicles to drive clear of any public 
highway. Where provided for noise control, gates will be of a similar material 
and construction to the boundary in which they are situated and will be closed 
except when being used for access. 
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3.3.8

3.3.9

3.4.1

3.4.2

3.5.1

3.5.2

3.5.3

3.6.1

The nominated undertaker will promote and enforce a “good housekeeping” 
policy on all the construction sites to ensure that clean, tidy and safe sites are 
provided.  Arrangements will be implemented to provide effective 
preventative pest control and prompt treatment of any pest infestation. 

The nominated undertaker will ensure that appropriate welfare facilities are 
provided at all major sites.  The facilities will include canteens, toilets, 
showers, locker rooms and first aid posts.  Any smoking areas within canteen 
facilities will be segregated.  The facilities will be connected to mains services 
and drainage, where reasonably practicable. 

3.4 SITE SECURITY

The nominated undertaker will ensure that all construction sites will be secure 

Large work sites will be staffed for security on a 24-hour basis.  Site gates will 
be closed and locked when there is no site activity.  Provision of alarms will 
follow HSE and relevant local authority standards. 

3.5 SITE LIGHTING

Site lighting and signage will be provided to ensure the safety and security of 
the construction sites and will be at the minimum luminosity necessary.
Where appropriate, lighting to site boundaries will be provided and 
illumination will be sufficient to provide a safe route for the passing public.  In 
particular, precautions will be taken to avoid shadows cast by the site 
hoarding on surrounding footpaths, roads and amenity areas. 

Appropriate industry standard procedures will be implemented at all 
construction sites for site lighting.  This will include lighting will also be 
positioned and directed so as not to unnecessarily intrude on adjacent 
buildings and land uses and so as to prevent unnecessary interference with 
local residents, railway operations, passing motorists, or the navigation lights 
for air or water traffic. This provision will apply particularly to sites where 
night working will be required. In addition, at construction sites where 
potentially significant impacts are identified, a lighting management plan will 
be prepared and implemented. 

The lighting will be designed to comply with the provisions of BS5489, Code 
of Practice for the Design of Road Lighting, where applicable.  Further 
guidance is contained within Guidance Notes for the Reduction of Light 
Pollution, 2000, published by the Institute of Lighting Engineers.

3.6 EMERGENCY PLANNING AND RESPONSE

Emergency Procedures 

The nominated undertaker will ensure that emergency procedures for each 
work site are developed.  The procedures will be standardised as far as 
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3.6.2

3.6.3

3.7.1

3.7.2

3.8.1

3.8.2

possible across the various work sites and will be appropriate to the 
anticipated hazards and the specific layout.  The emergency plan will include 
emergency pollution control measures that will take into account 
Environment Agency (EA) guidelines. 

The emergency procedure will contain emergency phone numbers and the 
method of notifying local authorities and statutory authorities.  Contact 
numbers for the key staff of the nominated undertaker will also be included. 

Emergency Access 

The nominated undertaker will ensure that the requirements of the London 
Fire and Emergency Planning Authority (LFEPA) or other relevant fire 
authority will be followed for the provision of site access points.  Where 
appropriate, the accesses will be designed to the requirements of LFEPA 
Publication: Fire Safety Guidance Note Number 29 "Access for Fire Appliances".
The accesses may vary over time and will also be suitable for ambulances.

3.7 FIRE PREVENTION AND CONTROL

All construction sites & associated accommodation or welfare facilities will 
have in place appropriate plans and management controls to prevent fires.  
The site fire plans will be prepared and will have due regard to the following 
documents:

(a) Fire Prevention on Construction Sites (Joint Code of Practice on the 
Protection from Fire of Construction Sites & Buildings Undergoing 
Renovation)

(b) Fire Safety in Construction Work (HSG 168) 

During project planning and design development, the nominated undertaker 
will look to reduce fire risk and potential fire load during construction, 
operation and subsequently during maintenance or repair.  The specification 
of non-combustible materials, products and packaging will be pursued 
wherever reasonably practicable.  The project will also have to comply with 
any third party requirements as may be appropriate at specific sites, such as 
those of London Underground or Network Rail. 

3.8 CRANES

Crane arcs will be confined within the site boundary unless agreed otherwise 
with the local authority and property owners/occupiers whose air space is 
affected.  The nominated undertaker will obtain the relevant permissions from 
the appropriate authority for cranes located adjacent to railways, roads or 
rivers.  Cranes will be operated in accordance with the requirements of BS 
7171, Code of Practice for Safe Use of Cranes.  

Any necessary approvals for cranes located at sites close to airports will be 
obtained from the CAA or the airport operator, as appropriate, before 
installation.   
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3.9.1

3.10.1

3.11.1

3.12.1

3.9 UNEXPLODED ORDNANCE

A risk assessment will be completed by the nominated undertaker for the 
possibility of unexploded ordnance being found on the various sites and a 
response process will be included in the emergency procedures.  An 
emergency response procedure will be prepared and implemented to respond 
to unexploded ordnance 

3.10 ELECTROMAGNETIC INTERFERENCE

The nominated undertaker will consider the effects of electromagnetic 
interference on wireless telecommunication systems during the design and 
construction of Crossrail, which will include site specific effects from the 
demolition of buildings and the installation of tower cranes 

3.11 GREEN TRAVEL PLAN

The nominated undertaker will produce a green travel plan for the project.
The plan will be developed to encourage the use of public transport by project 
staff.  Means to control nuisance “fly-parking” will also be included as part of 
the scheme. 

3.12 CONSTRUCTION CAMPS

The nominated undertaker will ensure that where workers temporary living 
accommodation is provided, it is confined to specific areas approved by the 
local authority and managed in accordance with a scheme to be agreed with 
them.  Such temporary living accommodation should comply with the 
standards adopted by the local environmental health authority as if the site 
required a license under the Caravan Sites and Control of Development Act 
1960. 

3.13 REFERENCES

BS5489-1: 2003  – Code of practice for the design of road lighting – Part 1: 
Lighting of roads and public amenity areas. 
Guidance Notes for the Reduction of Light Pollution, 2000, published by the 
Institute of Lighting Engineers. 
BS 7171, Code of Practice for Safe Use of Cranes. 
LFEPA Fire Safety Guidance Note Number 29 – Access for Fire Appliances 
Fire Prevention on Construction Sites – Joint Code of Practice on the 
Protection from Fire of Construction Sites and Buildings Undergoing 
Renovation published by the Construction Federation and the Fire Protection 
Association.
HSG 168: Fire Safety in Construction Work published by the Health & Safety 
Executive.
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4.1.1

4.1.2

4.1.3

4.2.1

4.2.2

4.3.1

4 PUBLIC ACCESS AND HIGHWAY 

4.1 GENERAL REQUIREMENTS

The nominated undertaker will ensure that legal requirements (including any 
modified by or arising under any Act resulting from the proposed Crossrail 
Bill) for works affecting highways are implemented and undertake the works 
in such a way as to maintain, as far as reasonably practicable, existing public 
access routes and rights of way during construction.  Alternative signposted 
routeing will be provided where required and feasible. 

The nominated undertaker will endeavour to carry out the works to limit 
undue inconvenience to the public arising from increased traffic flows and 
disruptive effects of construction traffic, as far as reasonably practicable. 

The Crossrail Bill will include provisions for stopping up and diversion of 
highways, together with protective provisions for highway authorities. 

4.2 TRAFFIC MANAGEMENT PLAN

A Traffic Management Plan (TMP), or plans, will be produced and 
implemented.  The plan(s) will be prepared in consultation with highway and 
traffic authorities and the emergency services. 

The TMP(s) will include, as appropriate: 

site boundaries and the main access/egress points for the worksites; 

temporary and permanent closures and diversions of highways and public 
rights of way; 

the strategy for traffic management; and 

local routes to be used by lorries generated by construction activity, 
including lorry holding areas, lorry route signing strategy, means of 
monitoring lorry use and any routes prohibited from use. 

4.3 WORKS AFFECTING HIGHWAYS AND PUBLIC RIGHTS OF WAY

The nominated undertaker or any contractor will comply with the 
requirements detailed in Schedule 3 of the Crossrail Bill before commencing 
works that will involve interference with a highway or public right of way.  
All necessary consents and licences will be obtained in advance.  [NOTE:  
‘Highway’ includes footways- definition of ‘highway’ will be provided in the 
glossary in the next draft of the Code] 
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4.3.2

4.3.3

4.3.4

4.4.1

4.4.2

4.5.1

4.5.2

All temporary closures of highways and public rights of way will be for as 
short a time as reasonably practicable.  Pedestrian access to premises will be 
maintained.

As far as reasonably practicable, diverted rights of way will be provided prior 
to the commencement of the relevant parts of the works and will be 
maintained to a comparable standard of those that they replace.  Suitable 
signage and barriers will be provided. 

Local residents and businesses will be informed in advance of the dates and 
durations of closures and will be provided with details of diversion routes a 
minimum of two weeks in advance, or when final details are available. 

4.4 HIGHWAY REINSTATEMENT

Where temporary alterations to the highway are required, the highway will be 
restored to the reasonable satisfaction of the local highway authority.

Surveys will be used to establish the condition of the highway prior to the 
commencement and after the completion of Crossrail’s works.  The locations 
where surveys will be undertaken will be identified in the Traffic 
Management Plan. 

4.5 ROAD CLEANLINESS

All reasonably practicable measures will be put in place to avoid/limit and 
mitigate the deposition of mud and other debris on the highway.  These 
measures will have regard to the nature and the use of the site and could 
include:

hardstanding at the access and egress points which will be cleaned at 
appropriate intervals; 

vehicle wash down points to clean vehicle wheels at each exit point on to 
the highway; 

the correct loading of vehicles and sheeting of loads where necessary to 
avoid spillage during their journeys; and 

the use of mechanical road sweepers combined with water sprays for the 
suppression of dust to clean site hardstandings and roads and footpaths in 
the vicinity of the site. 

After completion of any works affecting a highway, all surplus materials 
arising from the works will be cleared from the highway, leaving it in a clean 
and tidy condition in accordance with the reasonable requirements of the 
highway authority. 
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4.6.1

4.6.2

4.6.3

4.6.4

4.6 LORRY CONTROLS

Approval of local routes to be used by construction lorries will be sought in 
accordance with the requirements of any Act and associated procedures 
resulting from the Bill (refer Schedule 7 of the Bill as deposited). 

As far as reasonably practicable, there will be no parking of lorries on the 
highway in the vicinity of any worksite except in specified holding areas for 
lorries waiting to deliver or remove materials from the site. 

An appropriate control system will be implemented for the dispatch of all 
vehicles containing excavated material, demolition materials or other waste 
material.  Waste will be controlled and deposited in accordance with relevant 
legislation.

Signs will be displayed in a prominent position on vehicles on public roads 
which are dedicated to the Crossrail project.  The signs will uniquely identify 
the vehicle to Crossrail. 

4.7 REFERENCES

Transport Act 1968 
Highways Act 1980 
Road Traffic Regulation Act 1984 
Road Traffic Act 1988 
New Roads and Street Works Act 1991 
Traffic Management Act 2004 
BS 7121: Code of Practice for the Safe Use of Cranes. 
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5.1.1

5.1.2

5.1.3

5.2.1

5.2.2

5.3.1

5.3.2

5 NOISE AND VIBRATION 

5.1 GENERAL

The nominated undertaker will, as far as reasonably practicable, seek to 
control and limit noise and vibration levels so that affected properties and 
other sensitive receptors are protected from excessive noise and vibration 
levels associated with construction activities. The nominated undertaker will 
apply Best Practicable Means (BPM), as defined under Section 72 of the 
Control of Pollution Act (CoPA) 1974, to all activities. 

The nominated undertaker will obtain consents from the relevant local 
authority under the Control of Pollution Act 1974, Section 61 on noise limits 
(and vibration limits where relevant) for the proposed construction works.  
Site specific management and mitigation requirements for noise and vibration, 
both on and off-site, will be defined in the Section 61 consents. By exception 
certain activities not anticipated to be noise sensitive such as site investigation 
and site set up may be agreed with the local authority that a Section 61 will 
not be necessary. 

A noise and vibration policy has been published which defines trigger levels 
for noise insulation and temporary rehousing.

5.2 PROCEDURES

Monitoring

The nominated undertaker will undertake appropriate monitoring as agreed 
in advance with the relevant local authority.  
The results of any noise and vibration monitoring will be made available, as 
required, to relevant local authorities.  Access to the sites will be facilitated at 
all reasonable times for inspection and/or noise measurements by the local 
authority environmental health personnel, following appropriate site specific 
induction and/or health and safety training. 

5.3 SPECIFIC PROVISIONS

Selection and Use of Equipment 

The nominated undertaker will require that that each item of plant used on 
the project complies with the noise limits quoted in the relevant European 
Commission Directive 2000/14/EC/United Kingdom Statutory Instrument 
(SI) 2001/1701. 

The nominated undertaker will adopt the recommendations set out in Annex 
B of Part 1 of BS 5228 and Sections 7.3 and 9.2 of Part 4 of BS 5228 with regard 
to noise and vibration mitigation options.  Where alternative authoritative 
guidance and procedures are thought to be more reasonable and have been 
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5.3.3

5.3.4

5.3.5

5.3.6

5.3.7

5.3.8

agreed in advance with the relevant local authority, these may be adopted in 
place of the aforementioned. 

 Plant and equipment liable to create noise and/or vibration whilst in 
operation will, as far as reasonably practicable, be located away from sensitive 
receptors.  The use of barriers to absorb and/or deflect noise away from noise 
sensitive areas will be employed where required and reasonably practicable. 

All plant, equipment and noise control measures applied to plant and 
equipment shall be maintained in good and efficient working order and 
operated such that noise emissions are minimised as far as reasonably 
practicable.  Any plant, equipment or items fitted with noise control 
equipment found to be defective will not be operated until repaired. 

Where reasonably practicable, fixed items of construction plant should be 
electrically powered in preference to diesel or petrol driven. 

Vehicles and mechanical plant employed for any activity associated with the 
construction works will be fitted with effective exhaust silencers and shall be 
maintained in good working order and operated in a manner such that noise 
emissions are controlled and limited as far as reasonably practicable. 

Machines in intermittent use should be shut down or throttled down to a 
minimum during periods between work.  Static noise emitting equipment 
operating continuously will be housed within suitable acoustic enclosure, 
where appropriate. 

For underground activities, the following measures will be adopted, where 
reasonably practicable and appropriate:

Conveyor

(a) The mounting for conveyors used to remove excavated material from the 
tunnel face will be designed and installed so as to mitigate the 
transmission of groundborne noise and vibration to buildings above the 
tunnel.;

(b) A maintenance programme will be implemented to ensure that the noise 
generation of the conveyor does not deteriorate over time. 

(c) The surface conveyor systems will be of a similar standard to 
underground conveyors and will be acoustically enclosed where they run 
through or adjacent to noise sensitive areas.  They too will be the subject of 
a maintenance programme.  (Note: the conveyor will be covered 
throughout its length to prevent material spillage.) 

Temporary Construction Railway 

(a) The alignment, jointing and mounting of the temporary construction 
railway will be installed, maintained and operated in a manner so as to 
minimise the transmission of vibration and groundborne noise from the 
passage of rail vehicles. 
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5.3.10

(b) All diesel locomotives will be fitted with efficient exhaust silencers. 

Temporary Tunnel Ventilation 

(a) All tunnel ventilation plant with connections to the atmosphere in any 
noise-sensitive location will be subject to mitigation measures appropriate 
to its local environment. 

Notifications 

Occupiers of nearby properties shall be informed in advance of the works 
taking place, including the duration and likely noise and vibration effects.  In 
the case of work required in response to an emergency, the LA and local 
residents shall be advised as soon as reasonably practicable that emergency 
work is taking place.  Potentially affected residents will also be notified of the 
Helpline number. 

Provision of Noise Insulation or Temporary Rehousing 

The nominated undertaker will comply with the Crossrail Noise and 
Vibration Scheme for the provision of noise insulation or temporary 
rehousing.  The Noise and Vibration Scheme is attached at Annex 1. 

5.4 REFERENCES

Control of Pollution Act 1974 
BS5228:   Noise control on construction and open sites: 

Part 1 (1997) Code of Practice for basic information and procedures 
for noise control. 
Part 2 (1997) Guide to legislation for noise control applicable to 
construction and demolition, including road construction and 
maintenance. 
Part 4 (1992) Code of Practice for noise and vibration control 
applicable to piling operations. 

BS6472: 1992 Evaluation of human exposure of vibration in buildings (1Hz to 
80 Hz) 
BS7385  Evaluation and measurement for vibration in buildings: 

Part 1: 1990 Guide for measurements of vibrations and evaluation 
of their effects on buildings. 
Part 2: 1993 Guide to damage levels from groundborne vibration. 

SI 2001/1701: The Noise Emission in the Environment by Equipment for use 
Outdoors Regulations 2001 (EC Directive 2000/14/EC) 

SI 1985/1968: The Construction Plant and Equipment (Harmonisation of 
Noise Emission Standards) Regulations  
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6.1.1

6.2.1

6.3.1

6 AIR QUALITY 

6.1 BACKGROUND

The nominated undertaker will, as far as reasonably practicable, seek to 
control and limit emissions to the atmosphere in terms of gaseous and 
particulate pollutants from vehicles and plant used on the site and dust from 
construction activities. The nominated undertaker will identify potential 
sources and apply appropriate control techniques. 

6.2 VEHICLE AND PLANT EMISSIONS

The nominated undertaker will ensure that the adverse effects of vehicle and 
plant emissions are controlled.  Measures to be considered for limiting 
emissions and avoiding nuisance will include one or more of the following as 
appropriate and as far as reasonably practicable:  

(a) ensuring that the engines of all vehicles and plant on site are not left 
running unnecessarily; 

(b) using low emission vehicles and plant fitted with catalysts, diesel 
particulate filters or similar devices; 

(c) using ultra low sulphur fuels in plant and vehicles; 
(d) requiring that plant will be well maintained, with routine servicing of 

plant and vehicles to be completed in accordance with the manufacturers 
recommendations and records maintained for the work undertaken; 

(e) requiring that all project vehicle, including off-road vehicles, will hold 
current MOT certificates, where required due to the age of the vehicle, (or 
to be tested to an equivalent standard) and that they will comply with 
exhaust emission regulations for their class; 

(f) siting haul routes and operate plant away from potential receptors such as 
houses, schools and hospitals; 

(g) avoiding the use of diesel or petrol powered generators and using mains 
electricity or battery powered equipment; 

(h) maximising energy efficiency [this may include using alternative modes of 
transport, maximising vehicle utilisation by ensuring full loading and 
efficient routing]; and 

(i) all commercial road vehicles used in construction must meet the European 
Emission Standards pursuant to the EC Directive 98/69/EC (commonly 
known as Euro standards) of Euro 3 during any works. 

6.3 DUST

General 

The nominated undertaker will ensure that Crossrail will comply with the 
provisions of the Health and Safety at Work Act 1974, the Environmental 
Protection Act 1990, the Environment Act 1995 and the Clean Air Act 1993, 
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6.3.2

6.3.3

6.3.4

6.3.5

and the regulations made thereunder, including the Control of Substances 
Hazardous to Health Regulations (SI 2002/2677). 

The nominated undertaker will recognise that the duration of operations and 
the proximity of receptors cannot be significantly altered since the location 
and other site criteria will be dictated by issues such as availability of land, 
spatial requirements of the project and techniques available for specific 
construction activities. The nominated undertaker will require that measures 
to reduce the impact of dust are designed and implemented in an appropriate 
and timely manner. 

Dust Control  

The nominated undertaker will ensure that dust management plans will be 
prepared and implemented for each worksite, including controls to limit dust 
emissions.  Three levels of control for dust effects are planned, with the 
standard level, Tier 1, as the minimum that will be implemented on any site.  
A risk-based approach will be used to identify construction sites with 
potential to generate significant quantities of dust near sensitive receptors and 
which require additional levels of control, Tier 2 or 3.  The nominated 
undertaker will employ techniques detailed in the following paragraphs.  The 
techniques are cumulative, which means that for Tier 3 control, all of the 
techniques from Tiers 1 to 3 will be required.  These techniques are in line 
with the Building Research Establishments publication ‘Controlling particles, 
vapour and noise pollution from construction sites’ (2003), which will be used 
as a reference for dust control on site.  

Emergency control arrangements will be adopted in the event of a pollution 
incident arising from dust.  This will include appropriate liaison with the 
Local Authority EHO. 

Standard Dust Control Procedures on Sites with a Low Risk of Dust Emissions (Tier 
1)

The standard dust control procedures, Tier 1, will include, as appropriate, site 
controls to:

(a) ensure no burning of waste materials takes place on site; 
(b) ensure an adequate water supply on the site; 
(c) ensure disposal of run-off water from dust suppression activities, in 

accordance with the appropriate legal requirements; 
(d) maintain all dust control equipment in good condition and record 

maintenance activities; 
(e) keep site fencing, barriers and scaffolding clean using wet methods; 
(f) provide easily cleaned hardstanding for vehicles; 
(g) ensure regular cleaning of hardstandings using wet sweeping methods; 
(h) not allow dry sweeping of large areas; 
(i) provide and ensure the use of wheel-wash facilities near the site exit 

wherever there is a potential for carrying dust or mud off the site; 
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(j) fit wheel-washes with rumble grids to dislodge accumulated dust and 
mud prior to leaving the site wherever there is a potential for carrying 
dust or mud off the site and where reasonably practicable; 

(k) ensure there is an adequate area of hard surfaced road between the wheel 
wash facility and the site exit, wherever site size and layout permits; 

(l) install hard surfaced long term haul routes, which are regularly damped 
down with fixed or mobile sprinkler systems and regularly cleaned; 

(m)inspect haul routes for integrity and instigate necessary repairs to the 
surface as soon as reasonably practicable; 

(n) record all inspections of haul routes and any subsequent action in a site 
log book which may be in hard or electronic format; 

(o) ensure that un-surfaced haul routes and work areas are regularly damped 
down in dry conditions; 

(p) routinely clean public roads and access routes using wet sweeping 
methods;

(q) ensure vehicles working on site have exhausts positioned such that the 
risk of re-suspension of ground dust is minimised (exhausts should 
preferably point upwards), where reasonably practicable; 

(r) impose and signpost maximum speed limits of 5 mph on un-surfaced haul 
routes and work areas and 10 mph on surfaced haul routes and work areas 
(if long haul routes are required these speeds may be increased with 
suitable additional control measures provided, subject to the approval of 
the nominated undertaker and with the agreement of the local authority, 
where appropriate);

(s) ensure all vehicles carrying loose or potentially dusty material to or from 
the site are fully sheeted; 

(t) ensure bulk cement and other fine powder materials are delivered in 
enclosed tankers and stored in silos with suitable emission control systems 
to prevent escape of material and overfilling during delivery; 

(u) mix large quantities of cement, bentonite, grouts and other similar 
materials in designated areas which will be enclosed or shielded; 

(v) store materials with the potential to produce dust away from site 
boundaries where reasonably practicable; 

(w) ensure sand and other aggregates are stored in bunded areas and are not 
allowed to dry out; 

(x) minimise the amount of excavated material held on site; 
(y) sheet, seal or damp down unavoidable stockpiles of excavated material 

held on site, where required; 
(z) avoid double handling of material wherever reasonably practicable; 
(aa) ensure water suppression is used during demolition operations; 
(bb) ensure that any crushing or grinding plant used on the site, which falls 

within the definition in Section 3.5 Chapter 3 of the Pollution Prevention 
and Control (England and Wales) Regulations 2000 SI 1973, has an 
appropriate permit issued and is maintained according to the procedures 
set out in the Pollution, Prevention and Control Act 1999; 

(cc)ensure that any plant, identified above, is operated in accordance with the 
conditions set out in the permit and a copy of the permit is held on site; 

(dd) use enclosed rubble chutes and conveyors where reasonably practicable 
or use water to suppress dust emissions  from such equipment; 
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6.3.6

6.3.7

(ee)always use enclosed conveyors where crossing roads, other public areas 
and property which is not in the ownership or control of the nominated 
undertaker;

(ff) sheet or otherwise enclose loaded bins and skips; 
(gg) minimise drop heights from conveyors, loading shovels, hoppers and 

other loading or handling equipment and use fine water sprays on such 
equipment wherever appropriate; 

(hh) seal or re-vegetate completed earthworks as soon as reasonably 
practicable after completion; 

(ii) use design/prefabrication to reduce the need for grinding, sawing and 
cutting on site wherever reasonably practicable; 

(jj) only use cutting, grinding or sawing equipment fitted or in conjunction 
with suitable dust suppression techniques such as water sprays or local 
extraction;

(kk) carry out site inspections regularly to  monitor compliance with dust 
control procedures set out above and record the results of the inspections, 
including nil returns, in the log book detailed; 

(ll) increase the frequency of site inspections when activities with a high 
potential to produce dust are being carried out and during prolonged dry 
or windy conditions; and 

(mm) record any exceptional incidents causing dust episodes on or off the site 
and the action taken to resolve the situation in the log book detailed in 
above.

Enhanced Dust Control Procedures on Sites with an Medium or High Risk of Dust 
Emissions (Tier 2) 

Where a site has been identified as having a medium or high risk of emissions 
of dust due to the proximity of receptors, the type of activity on site or the 
duration of operations, a higher standard of dust control will be required.  In 
these cases, the minimum dust control procedures set out above will be used 
and the additional measures detailed below will also be adopted as 
appropriate. Alternatives may be proposed to suit specific circumstance 
providing the resulting control is at least as effective as that arrived at using 
the specified measures. 

The enhanced dust control procedures, Tier 2, will include, as appropriate, site 
controls to: 

(a) strip insides of buildings, as far as reasonably practicable, before 
demolition;

(b) bag and remove biological debris (such as birds nests and droppings) or 
damp down such material prior to demolition; 

(c) wherever reasonably practicable, retain walls and windows while the rest 
of the building is demolished to provide a screen against dust; 

(d) screen buildings, where dust producing activities are taking place, with 
debris screens or sheeting; 

(e) avoid carrying out earthworks during dry weather if possible or provide
and ensure appropriate use of water sprays to control dust; 

(f) seed or seal medium or long term excavated material and soil stockpiles; 
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6.4.1

6.4.2

(g) ensure slopes on stockpiles are no steeper than the natural angle of repose 
of the material and maintain a smooth profile; 

(h) ensure equipment is readily available on site to clean any spillages and 
clean up spillages as soon as possible after the event using wet cleaning 
methods;

(i) ensure mixing of cement, bentonite, grout  and other similar materials 
takes place in enclosed areas remote from site boundaries and potential 
receptors;

(j) where appropriate use increased hoarding height to protect receptors; and 
(k) consider full enclosure of sites or specific operations where there is a high 

potential for dust production and the site is active for an extensive period. 

 Advanced Dust Control Procedures on Sites with a High Risk of Dust Emissions 
(Tier 3) 

Where a site has been identified as having a high risk of dust emissions due to 
the proximity of receptors, the type of activity on site or the duration of 
operations, the highest standard of dust control reasonably achievable will be 
adopted. In these cases all the techniques set out above will be employed and 
will include additional measures to control the high risk. This may include 
having personnel on site to monitor and manage dust emissions or techniques 
such as total enclosure of certain operations to protect vulnerable receptors. 
The measures will be proportionate to the risk and will be site specific.   

6.4 ASBESTOS

A management system will be established, which will adopt measures 
complying with the Regulations and Code of Practices, to manage the risk 
from release of asbestos during alteration and demolition works and 
excavation work.  This system will ensure compliance with the Control of 
Asbestos at Work Regulations 2002 (SI/2002/2675) and associated Approved 
Codes of Practice, and will provide for inspection, survey sampling and 
analysis in accordance with HSE guidance MDHS100 “Surveying, sampling 
and assessment of asbestos-containing materials”. 

Measures for managing asbestos in alteration, demolition and excavation 
works will include: 

(a) employing competent contractors to carry out alteration and demolition 
works;

(b) contractors implementing a procedure for dealing with potentially suspect 
materials exposed requiring sampling and analysis by an independent 
specialist consultant; 

(c) formal exchange of information before start of work, including relevant 
information from the Asbestos Register to clearly identify location of 
asbestos-containing materials; and 
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6.4.3

6.5.1

(d) method statements for any works in the vicinity of asbestos-containing 
materials to avoid any disturbance to such materials. 

Measures for managing work involving asbestos-containing materials 
encountered in construction will include: 

(a) appointment of a specialist consultant independent of the asbestos 
treatment contractor; 

(b) ensuring any work with asbestos-containing materials is notified to the 
Health & Safety Executive; 

(c) ensuring any work with asbestos-containing materials is carried out by 
licensed specialist asbestos treatment contractors in accordance with 
Asbestos ( Licensing ) Regulations 1983 ( SI 1983/1649 ) as amended in 
1998 ( SI 1998/3233); 

(d) requiring method statement defining detailed control measures to be 
produced by the specialist asbestos treatment contractor and approved by 
the independent specialist consultant; 

(e) air sample monitoring by the independent specialist consultant of work to 
ensure required air quality standards are achieved; and 

(f) disposal of asbestos-containing materials to licensed waste sites in 
accordance with Special Wastes Regulations 1996 (SI 1976/972). 

(a)

6.5 ODOUR

The nominated undertaker will adopt appropriate measures so as to avoid the 
creation of statutory nuisance from odours. 

6.6 REFERENCES

Buildings Research Establishment. Controlling particles, vapour and noise 

pollution from construction sites, Parts 1 to 5, 2003. 

Department for the Environment Food and Rural Affairs: Air Quality Strategy 

for England, Scotland, Wales and Northern Ireland 2000. 

Environmental Protection Act 1990. 

Clean Air Act 1993. 

Pollution, Prevention and Control Act 1999. 

Pollution Prevention and Control (England and Wales) Regulations 2000 SI 

1973. 

SI 2002/2677: Control of Substances Hazardous to Health Regulations. 
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Asbestos

Control of Asbestos at Work Regulations 2002 (SI/2002/2675). 

Asbestos (Licensing) Regulations 1983 and their amendments. 

HSE guidance MDHS100: Surveying, sampling and assessment of asbestos-
containing materials. 

Asbestos ( Licensing ) Regulations 1983 ( SI 1983/1649 ) as amended in 1998 ( 
SI 1998/3233). 

Special Wastes Regulations 1996 (SI 1976/972). 
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7.1.4

7.2.1

7.2.2

7.2.3

7 WATER RESOURCES 

7.1 GENERAL

The nominated undertaker will undertake the works and implement working 
methods which will be developed to protect surface and groundwater from 
pollution and other adverse impacts including change to flow volume, water 
levels and quality.  This will be completed in accordance with relevant 
legislative requirements and appropriate industry guidance. 

The Crossrail Bill sets out protective provisions for the Environment Agency, 
under which the nominated undertaker will be required to obtain Agency 
approval for works, which would be likely to affect any surface or 
groundwater resource.  The nominated undertaker will prepare a strategy for 
handling water resources issues which will be agreed with the Environment 
Agency (EA) and will be based on accepted industry practice.   

Water Management Plans will be produced by the nominated undertaker for 
each of the construction sites, including water courses, and will take account 
of the guidance contained within the relevant Pollution Prevention Guides 
issued by the EA and other Construction Industry Research and Information 
Association (CIRIA) documents.  Specific receptors in the water environment 
will be listed in the plans.  Where appropriate, integrated aquatic ecology and 
water quality plans will be developed. 

Contingency plans to deal with major pollution incidents at the work sites will 
be included within the overall emergency planning.  EA guidance on 
pollution incident response planning will be reflected in the emergency plans.

7.2 PROCEDURES

Site Drainage 

Site drainage, including surface runoff and dewatering effluents, will be 
discharged to sewers where possible and relevant permissions will be 
obtained from the sewerage or statutory undertaker. Discharge to 
watercourses will only be permitted where discharge consent or other relevant 
approval has been obtained.  

The nominated undertaker will ensure that the site drainage meets the effluent 
standards required by the sewerage undertaker or EA as appropriate, and will 
provide holding or settling tanks, separators and other measures as may be 
required. The nominated undertaker will ensure that access is provided to the 
undertaker so that samples of discharge can be obtained and analysed and the 
flows verified as required. 

The relevant sections of BS6031: Code of Practice for Earthworks for the 
general control of site drainage will be followed. 
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7.3.1

7.3.2

7.3.3

7.3.4

7.3.5

7.4.1

7.3 PROTECTION OF WATERCOURSES

Approval will be obtained in advance for all crossings of, diversions to, and 
work within statutory buffer zones for watercourses from the EA and other 
appropriate body.

Protection measures for works in or adjacent to watercourses will be provided 
in accordance with appropriate requirements. 

Watercourses, including land and/or road drainage, within the construction 
sites will be maintained to provide effective working conditions at all times. 

All reasonably practicable measures will be taken to prevent the deposition of 
silt or other material in, and the pollution by sediment of, any existing 
watercourse, canal, lake, reservoir, borehole, aquifer or catchment area, arising 
from work operations.  The measures will accord with the principles set out in 
industry guidelines including as the EA’s note ‘PPG05: Works in near or liable 
to affect water courses’ and CIRIA’s report ‘C532: Control of water pollution 
from construction sites’.  Measures may include use and maintenance of 
temporary lagoons, tanks, bunds and silt fences or silt screens as well as 
consideration of the type of plant used and the time of the year for working in 
watercourses. 

Other than in the tidal Thames, sediment plumes from dredging in inland 
waterways, including those under control of British Waterways, will be 
controlled by measures in accordance with the principles set out in industry 
guidelines such as the CIRIA’s Report 169 ‘Inland Dredging – guidance on 
good practice’ and Section 6 of CIRIA’s Report C547 ‘Scoping the assessment 
of sediment plumes from dredging’.  Contaminated dredged material will be 
managed as described for other contaminated land materials. 

7.4 CONTROL OF POLLUTION OF SURFACE WATER

The nominated undertaker will ensure that protection measures to control the 
risk of pollution to surface water will be adopted and will include, where 
appropriate and reasonably practicable: 

(a) any containers of contaminating substances on site will be leakproof and 
kept in a safe and secure building or compound from which they cannot 
leak, spill or be open to vandalism. The containers will be protected by 
temporary impermeable bunds with a capacity of 110% of the maximum 
stored volume.  Areas for transfer of contaminating substances will be 
similarly protected; 

(b) all refuelling, oiling and greasing will take place above drip trays or on an 
impermeable surface which provides protection to underground strata 
and watercourses and away from drains as far as reasonably practicable.  
Vehicles will not be left unattended during refuelling;  
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7.5.2

7.5.3

7.6.1

(c) only construction equipment and vehicles free of all oil/fuel leaks will be 
permitted on site.  Drip trays will be placed below static mechanical plant; 

(d) all wash down of vehicles and equipment will take place in designated 
areas and washwater will be prevented from passing untreated into 
watercourses and will comply with EA’s Pollution Prevention Guidance 
(PPG)note PPG13; 

(e) EA note PPG 23 will be followed when carrying out maintenance of 
structures over water. As far as reasonably practicable, only biodegradable 
hydraulic oils will be used in equipment working in or over watercourses; 
and

(f) appropriate measures to be taken to protect erodable earthwork surfaces. 

7.5 CONTROL OF POLLUTION OF GROUNDWATER

The nominated undertaker will ensure that protection measures to control the 
risk of pollution to groundwater will be included within the overall strategy, 
these will in particular be consistent with the Groundwater Regulations 1998. 

Where reasonably practicable, the nominated undertaker will avoid using 
materials in the permanent or temporary works that could pollute 
groundwater, this will include special consideration for the use of substances 
contained within List I and II of the Groundwater Regulations SI 1998/2746 
(Groundwater Directive: 80/68/EEC). 

Hygiene Requirements to Protect Groundwater 

Personnel employed on hand excavation work of aquifer materials within a 
zone designated as an Inner Source Protection Zone or 50 Day Time of Travel 
Zone will be required to undergo prestart and ongoing health screening.
Inductions for these personnel will include the need for personal hygiene and 
the dangers of contamination to groundwater. 

7.6 MITIGATION OF IMPACTS AT ABSTRACTION BOREHOLES

The foregoing sections describe the measures used to minimise the risk of 
groundwater pollution.  However at any particular abstraction, there will be a 
residual risk that the water quality may become unusable by an abstractor. 
The following precautionary actions will be applied, where applicable and 
reasonably practicable, to limit and manage the residual risks; 

(a) where agreed by the nominated undertaker and well owners, some 
routine water quality monitoring may be undertaken at abstraction 
sources. The period of monitoring will be appropriate to the timing and 
type of work undertaken.   The need for intermediate monitoring holes 
and procedures for water and contaminant testing during construction 
and operation will be discussed with the owners; and 

(b) the nominated undertaker will arrange any necessary monitoring of water 
levels in areas where dewatering of the deep aquifer is planned. The 
nominated undertaker will recognise the rights of existing abstractors and 
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7.8.1

7.9.1

will consult them on measures to avoid loss or interruption of supply or 
provision of alternative supplies. 

7.7 DEWATERING

The foregoing provisions will also apply to dewatering, in addition to the 
following:

(a) records of water pumped will be kept at all major dewatering sites where 
wells are constructed in the deep aquifer or where required under the 
terms of a discharge consent; and 

(b) water quality at all major dewatering sites will be monitored weekly for 
the first 4 weeks of pumping and monthly thereafter. Monitoring will 
comprise a laboratory test of major ions and a field test of temperature and 
electrical conductivity as well as other parameters required under the 
conditions of an abstraction or discharge licence consent or permit. 

7.8 MONITORING AND MITIGATION OF WATER LEVELS IN THE SHALLOW AQUIFER

Additional site investigation (SI) will take place and some SI boreholes will be 
converted to standpipes where significant changes in water levels in the 
shallow aquifer are expected as a result of temporary dewatering or 
construction of major structures which cut off the shallow aquifer and could 
cause water levels to rise.   Selected water levels will be monitored for a 
maximum of twelve months after dewatering or construction of the cut off is 
completed.  The monitoring data will be analysed in relation to data on 
elevations of nearby basements and existing drains.  Additional drainage will 
be provided as mitigation where necessary. 

7.9 DREDGING

Dredging in the tidal River Thames will be carried out in accordance with the 
requirements set out by the Port of London Authority. 

7.10 REFERENCES

Water Resources Act 1991. 
Land Drainage Act 1991. 
Water Act 2003. 
BS 6031: Code of Practice for Earthworks. 
EA Pollution Prevention Guidance Notes. 
CIRIA, Control of water pollution from construction sites: Guidance for 
consultants and contractors (C532). 
CIRIA/Environment Agency Joint Guidelines: Concrete Bunds for Oil Storage 
Tanks.
CIRIA/Environment Agency Joint Guidelines: Masonry Bunds for Oil Storage 
Tanks.
EA Guidance Note: Piling into Contaminated Sites. 
SI1998/2746: The Groundwater Regulations (EC Groundwater Directive: 
80/68/EEC). 
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SI 2001/2954: Control of Pollution (Oil Storage) Regulations 2001.  
SI 2002/2677: Control of Substances Hazardous to Health Regulations. 
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8.1.2

8.2.1

8.2.2

8 CONTAMINATED LAND

8.1 INTRODUCTION

The nominated undertaker will assess contaminated land under guidance 
contained within the Environmental Protection Act 1990 (Part IIA).  This 
guidance, referred to as the Part IIA regime, came into force in England in 
April 2000 by enactment of Section 57 of the Environment Act 1995.  The 
accompanying Contaminated Land (England) Regulations 2000 (SI 2000/227) 
state the conditions under which land is defined as contaminated. The 
nominated undertaker will develop mitigation measures in accordance with 
these regulations. 

The main objective of Part IIA is to provide a system for the identification of 
land where contamination is causing unacceptable risks to human health or 
the wider environment, with respect to the current use and setting of the land. 
If contaminated land is identified, the guidance contained within Part IIA is 
intended to ensure that where it is reasonable to do so, mitigation is carried 
out so that the land no longer presents an unacceptable risk. 

8.2 SITE ASSESSMENT AND REMEDIAL PRACTICE

The nominated undertaker will carry out site assessments, investigations 
and/or risk assessments wherever construction work is planned in order to 
assess the potential for contamination in both soil and groundwater.  The 
necessary measures will be agreed with the Environment Agency and Local 
Authorities as part of the construction planning process. 

A set of criteria for site investigation will be developed prior to the 
commencement of any intrusive works.  Where site investigation reveals the 
presence of contaminated land an appropriate remedial strategy will be 
developed to identify the most appropriate option for dealing with the 
presence of contaminated land.  This strategy would include the following: 

(a) the nominated undertaker will liaise with the local authority, the 
Environment Agency and other relevant statutory bodies with a view to 
addressing their requirements and will agree control or protection 
measures necessary to provide appropriate mitigation.  This may involve 
the sealing, excavation and disposal of soil or on-site remedial works;

(b) the Consolidated European Waste Catalogue (EWC) lists those wastes that 
are ‘absolute entries’ (hazardous waste regardless of their concentration) 
and ‘mirror entries’ (hazardous waste only if ‘dangerous substances’ are 
present above threshold concentrations).  Contaminated soils are ‘mirror 
entries’ in the EWC.  This means that contaminated soils may be classified 
as either hazardous or non-hazardous depending on the concentrations of 
‘dangerous substances’ in the soil.  An assessment of the composition of 
the waste soil using appropriate techniques, which could include sampling 
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and laboratory analysis, will be undertaken to determine if the waste is 
classifiable as hazardous; 

(c) the nominated undertaker will also give consideration to alternatives to 
landfill disposal as the solution to treating contaminated soil.  This may 
include the use of remedial technologies (in-situ and ex-situ) to reduce the 
quantity of soil requiring disposal, and/or treatment of soils to a standard 
such that they can be re-used at a site or be disposed of as non-hazardous 
waste. On-site remedial works will be carried out under the Waste 
Management Licensing Regulations 1994; 

(d) contamination issues will be recorded in the project Health and Safety 
Plan in accordance with the Construction (Design and Management) 
Regulations 1994, to protect affected parties; 

(e) monitoring of excavation works will be undertaken to check for 
unexpected or unusual materials with a contaminative potential.  This 
material could consist of buried drums, tanks or containers, soil, 
groundwater or liquids with an unusual colour or odour, or other 
evidence of contamination.  If this type of material is encountered work 
will be stopped until the material has been properly identified and suitable 
precautions taken.  This approach will be included in the Health and 
Safety Plan; 

(f) the nominated undertaker will undertake specific precautions if materials 
containing asbestos are present or encountered during works, in order to 
comply with the Control of Asbestos at Work Regulations 1987 and 
Asbestos (Licensing) Regulations 1983 and their amendments, and 
adhering to relevant guidance including Asbestos: Exposure Limits and 
Measurement of Airborne Dust Concentrations (EH10 and MDHS 39/4) 
and Managing Asbestos in Workplace Buildings 1988; 

(g) the nominated undertaker will ensure that there are designated areas on 
site where contaminated materials can be separated from clean ones and 
stored in an appropriate environment.  Storage of contaminated materials 
may require specific facilities to prevent contaminants from leaching into 
the ground, nearby watercourses or neighbouring properties; 

(h) guidance provided in the Environment Agency’s Pollution Prevention 
Guidance Notes (PPG’s) in respect of water pollution in particular PPG01, 
PPG02, PPG05, PPG06, PPG21 and PPG23 will be followed as far as 
reasonably practicable.  Further guidance is provided in Planning Policy 
Statement 23: Planning and Pollution Control and Defra/Environment 
Agency’s Model Procedures for the Management of Contamination 
(CLR11).; and 

(i) on completion of any remedial works, a record will be kept of the works 
undertaken to comply with the remedial strategy. 

8.3 REFERENCES

Contaminated Land

Environmental Protection Act 1990 (Part IIA).
Contaminated Land (England) Regulations 2000 (SI 2000/227).
CIRIA (1996) A guide to safe working on Contaminated Sites Report 132 
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BSI (2001) Investigation of Potentially Contaminated Sites. Code of Practice. 10175. 
Planning Policy Statement 23: Planning and Pollution Control. 
Defra/Environment Agency’s Model Procedures for the Management of 
Contamination (CLR11). 

Asbestos

Control of Asbestos at Work Regulations 2002 (SI/2002/2675). 

Asbestos (Licensing) Regulations 1983 and their amendments. 

Asbestos: Exposure Limits and Measurement of Airborne Dust Concentrations 
(EH10 and MDHS 39/4). 

Managing Asbestos in Workplace Buildings 1988. 

Duty of Care 

Environmental Protection (Duty of Care) Regulations 1991.

Hazardous Waste  

Landfill (England and Wales) Regulations 2002 and Waste Acceptance Criteria 
(WAC).
Environment Agency Technical Guidance WM2 Interpretation and Classification 
of Hazardous Waste provides assistance in classifying wastes.  

Environment Agency Pollution Prevention Guidance Notes (PPG’s) 

PPG01 General guide to the prevention of water pollution. 
PPG02 Above ground oil storage tanks. 
PPG05 Works near or liable to affect watercourses. 
PPG06 Working at construction or demolition sites. 
PPG21 Pollution incident response planning. 
PPG23 Maintenance of structures over water. 
EA Guidance Note: Piling into Contaminated Sites. 

Other Regulations 

Waste Management Licensing Regulations 1994. 
EC Landfill Directive 1999. 
Special Waste Regulations 1996. 
Landfill Tax (Contaminated Land) Order 1996. 
Landfill (England and Wales) Regulations 2002. 
Construction (Design and Management Regulations) 1994 (SI 1994/3140). 
Water Resources Act 1991(WRA 1991). 
Groundwater Regulations 1998 (GR 1998). 
Animal Health Act 1981 Notifiable Disease Burial Sites. 
SI 2002/2677: Control of Substances Hazardous to Health Regulations. 
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9.1.1

9.1.2

9.1.3

9.2.1

9.2.2

9.2.3

9 WASTE MANAGEMENT AND RECYCLING 

9.1 GENERAL

The nominated undertaker will manage the excavated materials and 
demolition/construction wastes generated at worksites, so far as reasonably 
practicable, in accordance with the waste hierarchy and within the relevant 
regulatory controls and cost restraints under the general protocols described 
below.

The nominated undertaker will ensure that the management of excavated 
materials and waste will be in accordance with the waste hierarchy: 

(a) minimise generation of excavated materials and wastes; 
(b) re-use and recycle excavated materials and waste within the Crossrail 

project;
(c) re-use and recycle excavated materials and waste through 

environmentally beneficial use at sites outwith the Crossrail project; and 
(d) dispose of surplus excavated materials and waste at licensed landfill sites. 

The nominated undertaker will ensure that the requirements of the waste 
hierarchy are enforced and the duty of care placed on all parties to take 
responsibility for protecting the interests and safety of others from the 
potential effects of handling, storing, transporting and depositing of excavated 
materials and wastes.  The nominated undertaker will ensure that, for the 
relevant areas, waste is managed in accordance with Policy 4A.1 of the 
London Plan.

9.2 PROCEDURES

Site Waste Management Plan 

Site Waste Management Plans (SWMP) will be produced in accordance with 
appropriate industry practice. 

SWMPs will be produced in accordance with the Site Waste Management Plans -
– Guidance for Construction Contractors and Clients -Voluntary Code of Practice 
(Department of Trade & Industry – July 2004), which details a process, which 
will be, followed. 

Duty of Care

The nominated undertaker will comply with the duty of care to protect the 
interests and safety of others from the potential effects of handling, storing, 
transporting and depositing of excavated materials and demolition/ 
construction wastes arising under the project.   
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9.2.4

9.2.5

9.2.6

9.2.7

The guidance set out in Waste Management – The Duty of Care, Code of Practice
(HMSO March 1996) will be followed in addition to the obligations under the 
duty of care regulations. 

The SWMPs will include detailed procedures for compliance with the 
requirements for waste transfer notes in accordance with the Environmental 
Protection (Duty of Care) Regulations 1991 and arrangements for auditing the 
actions of other parties in the waste handling chain.  A sample waste transfer 
note document, together with details of the administrative arrangements for 
record keeping, will be included in the SWMPs. 

The arrangements for handling hazardous wastes will be followed in the 
context of duty of care and the specific consignment note procedures 
applicable under the Special Waste Regulations 1996 or any succeeding 
relevant legislation.

Specific Provisions 

Specific provisions/measures available for the handling of excavated 
materials and demolition/construction wastes will be reflected in the SWMPs 
and in the contractual requirements imposed by the nominated undertaker to 
meet the procedures outlined in Section 11.2, above. 

9.3 REFERENCES

Environmental Protection Act 1990 
Environmental Protection (Duty of Care) Regulations 1991 
Site Waste Management Plans -– Guidance for Construction Contractors and 
Clients -Voluntary Code of Practice (Department of Trade & Industry – July 
2004)
Waste Management – The Duty of Care, Code of Practice (HMSO March 1996). 
CIRIA Guidance. 
The London Plan, 2004, published by the Mayor of London. 
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10.2.1

10.2.2

10.2.3

10.3.1

10 ECOLOGY AND NATURE CONSERVATION 

10.1 GENERAL

The nominated undertaker will ensure that procedures are implemented to 
control and limit disturbance to areas of nature conservation interest and 
protected species in accordance with relevant legislative requirements and 
accepted industry practice.  

10.2 PROCEDURES

The nominated undertaker will ensure compliance with the relevant statutory 
provisions in respect of the protection of areas of nature conservation interest 
and of protected species.  Relevant provisions include the following: 

(a) Wildlife and Countryside Act 1981, as amended  
(b) Conservation (Natural Habitats &c) Regulations 1994, as amended 
(c) Countryside and Rights of Way (CRoW) Act 2000 
(d) Protection of Badgers Act 1992 
(e) Wild Mammals (Protection) Act 1996 
(f) Town and Country Planning (Trees) Regulations 1999 (SI 1999/1892)  

In addition, the nominated undertaker will ensure compliance, where 
appropriate, with other relevant nature conservation policy.

Where species are protected by specific legislation approved guidance will be 
followed to comply with the requirements and sufficient time will be allowed 
to obtain the required licences or consents. 

The nominated undertaker will ensure that Ecological Management Plans are 
prepared for the various sites where appropriate.  The plans will include, 
where appropriate and agreed in advance with the relevant statutory body, a 
programme for any outstanding surveys, methods for watching briefs, 
measures to be adopted in the event of the discovery of protected species and 
measures for the relocation of certain species. 

10.3 SPECIFIC PROVISIONS

Mitigation measures to protect species and habitats will be considered on a 
site by site basis and will include the following general principles which will 
be applied where applicable: 

(a) wildlife habitats which will be disturbed by construction work will be 
surveyed by an ecologist approved by the nominated undertaker prior to 
commencement of works to inform restoration work, if required and 
where appropriate; 

(b) prior to work commencing, sites will be checked, by an ecologist for 
protected species approved by the nominated undertaker.  Where 
protected species are identified, either prior to the works (through 
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surveys), or during the works, English Nature will be contacted to agree 
appropriate measures for implementation; 

(c) appropriate control measures will be adopted in the event that invasive 
alien species are found on site to ensure that they will not be inadvertently 
spread along the route; 

(d) procedures will be implemented to ensure that species specified in 
Schedule 9 of the Wildlife and Countryside Act 1981, as amended, are not 
knowingly introduced or caused to grow in the wild; 

(e) temporary work areas including site access will be situated, where 
possible, on previously used sites or amenity grassland of low 
conservation value; 

(f) habitat removal (particularly woodland and other trees) will take place 
outside the breeding bird season (approximately 1st March to the 31st 
July) to avoid effects on nesting birds.  Where this is not possible, all 
woodland and scrub will be checked by a specialist for nesting birds 
before removal.  If any are identified, appropriate mitigation measures will 
be agreed with English Nature and implemented;  

(g) after construction, habitats or ecological features that have been affected 
by construction activities will be reinstated or allowed to recolonise so that 
(so far as is reasonably practicable), they recover to their pre-construction 
condition;

(h) where possible, landscape planting (other than ornamental and specimen 
tree planting) will be undertaken using native species typical of the area, 
where possible obtained from local sources; 

(i) impacts on adjacent wetland habitats and watercourses will be avoided by 
appropriate design of site drainage and by use of construction techniques 
to maintain existing drainage patterns along appropriate sections of the 
route;

(j) topsoil and subsoil will be stripped and stored separately and reinstated 
appropriately as soon as reasonably practicable to minimise adverse 
impacts to the soil structure; 

(k) topsoil and the seed bank which it contains will be replaced along the 
works as close as reasonably practicable to the location from which it was 
taken.  This is particularly important for areas of nature conservation 
interest;

(l) appropriate construction management practices will be adopted on site to 
minimise the risk of indirect impacts to adjacent habitat (for example, 
direct incursions, pollution); 

(m)where appropriate, construction activities will be screened to protect the 
amenity value of nature conservation sites; and 

(n) where open spaces, sport and recreation facilities have been used as 
worksites during construction, as far as reasonably practicable, those sites 
will be reinstated to their former use in consultation with the local 
authority or other responsible statutory agency. 

10.4 PROTECTION OF TREES

Any essential remedial or protective work to trees adjacent to construction 
activity will be carried out by suitably trained or qualified personnel using 



CONSTRUCTION CODE – ISSUE 20 21/04/05 

PAGE 42 OF 45

10.4.2

recognised methods in accordance with BS 5837 "Guide for trees in relation to 
construction". 

Appropriate protection measures for tree protection will be implemented as 
specified in BS 5837: 1991.  This will include protective fencing and 
prohibition of storing or dumping materials within the protected area. 

10.5 REFERENCES

Wildlife and Countryside Act 1981, as amended  
Conservation (Natural Habitats &c) Regulations 1994, as amended 
Countryside and Rights of Way (CRoW) Act 2000 
Protection of Badgers Act 1992 
Wild Mammals (Protection) Act 1996 
Town and Country Planning (Trees) Regulations 1999 (SI 1999/1892) 
BS 3837:1991 Guide for Trees in Relation to Construction 
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11.2.1

11.2.2

11.3.1

11 ARCHAEOLOGY AND HERITAGE 

11.1 GENERAL

The nominated undertaker will carry out the works in such a way as to ensure 
that disturbance to scheduled monuments, archaeological sites and deposits, 
buildings of historical and architectural interest (“listed buildings”) will be 
managed in accordance with accepted industry practice and, where 
disturbance is unavoidable, is controlled and limited as far as reasonably 
practicable.

11.2 PROCEDURES

It is expected that a generic project wide Archaeological Written Scheme of 
Investigation (WSI) will be approved through the Crossrail Heritage Forum to 
control archaeological and heritage issues.  It is anticipated that procedures to 
control alteration to or demolition of listed buildings will subsequently be 
approved by English Heritage and the relevant local authorities. 

The nominated undertaker will produce archaeological and heritage 
procedures for each site.  The more detailed site-specific Written Scheme of 
Investigation will be based on the principles and methodologies laid down in 
the generic Written Scheme of Investigation. 

11.3 SPECIFIC PROVISIONS

The nominated undertaker will consider mitigation measures that address 
archaeology and heritage issues on a site by site basis, incorporating the 
requirements of the WSI and agreements on heritage issues and following 
these general principles, as appropriate: [It is anticipated that the 
Environmental Minimum Requirements will include a heritage component 
and this section will be updated to complement the requirements of that 
document.]

(a) An agreed mitigation programme for cultural heritage related work will 
be implemented prior to the commencement of construction works with 
additional monitoring during construction where appropriate. 

(b) Suitable precautions will be taken to avoid any unplanned impacts on 
identified cultural heritage resources. 

(c) Demolition and alteration of listing buildings will be undertaken in line 
with the agreed procedures. 

(d) The design of replacement buildings within conservation areas will be 
undertaken, taking the existing building as a baseline. 

(e) Procedures will be established and agreed for the dismantling and re-
erection of certain listed buildings and other historical structures.   

(f) Procedures will be established and agreed for the removal and storage for 
potential later re-use of fittings from certain listed buildings and other 
historical structures. 
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(g) Where necessary, suitable screening and other protective measures will be 
erected around archaeological mitigation works and around historic 
buildings within and adjacent to works areas. 

(h) Where archaeological remains are encountered unexpectedly during 
works, an appropriate programme of mitigation will be agreed with 
stakeholders and implemented. 

(i) Procedures will be established and agreed for the management and 
maintenance of historic buildings that may left empty during construction, 
until such times as these buildings are subsequently occupied or disposed 
of.

(j) Procedures will be established and agreed for the emergency repair of 
damage to historic buildings. 

(k) All temporary work areas including site accesses will be constructed with 
regard to minimising ground reduction.  Where possible such work areas 
will be established through the raising of ground levels. 

(l) Security procedures will be established and agreed to prevent 
unauthorised access to archaeological sites and historic buildings and the 
damage or theft of cultural heritage resources, including the use of metal 
detectors.

(m)Procedures will be established and agreed to be followed in the event of 
the discovery of human remains. 

(n) Procedures will be established and followed in the event of the discovery 
of artefacts that fall within the criteria identified in the Treasure Act 1996.  
These procedures will be in line with the Treasure Act Code of Conduct 
1997. 

(o) An appropriate level of analysis and publication of the results of 
archaeological investigations will be agreed and implemented in a format 
suitable for public dissemination. 

(p) A clear policy will be agreed and implemented regarding the deposition at 
appropriate public archives of artefacts, records, and data recovered from 
archaeological investigations. 

(q) Condition surveys will be undertaken to define appropriate vibration 
limits for cultural heritage resources that may be potentially affected by 
vibration from construction works.

(r) Where cultural heritage resources are very close to worksites, or attached 
to buildings or structures that form parts of worksites, detailed assessment 
will be undertaken prior to commencement of works to inform the 
selection of specific items of plant and working methods.  

(s) For cultural heritage resources that are attached or contiguous to buildings 
that are proposed for demolition, the attached buildings will be 
unattached, where practicable, using non-vibratory techniques, such as 
diamond sawing, before demolition commences.   

(t) Where necessary, appropriate vibration monitoring regimes will be 
adopted during demolition or other major activities.  This would, to 
provide full safeguarding, in the worst case, allow cessation of works 
should vibration levels exceed relevant limits. 



CONSTRUCTION CODE – ISSUE 20 21/04/05 

PAGE 45 OF 45

12.1.1

12.1.2

12.2.1

12 SETTLEMENT

12.1 GENERAL

The nominated undertaker will design and undertake construction of the 
scheme in a manner that will minimise the damage to land and property as a 
result of ground movement.

Techniques for controlling settlement of buildings and protecting buildings 
from irreparable damage are well developed, based on other tunnelling 
projects within London such as the Jubilee Line Extension and Channel 
Tunnel Rail Link. Appropriate techniques will be implemented in order to 
control and limit, as far as reasonably practicable, the effects of settlement.  

12.2 SPECIFIC PROVISIONS

The nominated undertaker will comply with the Crossrail Ground Settlement 
requirements, which are attached at Annex 2. 



Annex 1: 

Noise and Vibration
Mitigation Scheme 



1

CROSSRAIL

Noise and Vibration Mitigation Scheme

1. Introduction

The construction of Crossrail will cause noise and vibration impacts in some
locations.

During construction, the Secretary of State1 will seek, through design and
mitigation, to control the effects of noise and vibration.  Nevertheless, there
will be circumstances in which noise impacts will arise, particularly from
construction activity.  In certain circumstances explained below, the Secretary
of State will either provide and install free of charge, or provide grant aid for
noise insulation.  In certain cases where the level of noise created by
construction activity is predicted to be acute, the Secretary of State or his
agents will contact you to arrange temporary re-housing, or help residents to
arrange it for themselves and recoup the costs from the Secretary of State or
his agents.

The Secretary of State has adopted a set of noise and vibration limits in
relation to the provision of grant aid for noise insulation and, if appropriate,
temporary rehousing.  These limits follow the precedents established by
recent and similar major schemes.

The purpose of this booklet is to explain both how the Noise Insulation and
Temporary Re-housing Schemes work, and what you should do next if you
think that you may be eligible for either scheme.

2. Am I eligible for the Scheme?

Construction noise insulation and temporary rehousing arrangements apply to
dwellings and other buildings lawfully used for residential purposes.

To be eligible you must own or occupy a private dwelling and the dwelling
must be one in which the predicted or actual construction noise exceeds the
relevant “noise trigger level” for

• a period of 10 or more days of working in any 15 consecutive days; or

• for a total of 40 days or more in any 6 consecutive months.

On your behalf The Secretary of State will prepare the predictions and monitor
the actual noise levels in consultation with the relevant Local Authority.

1 Where the Secretary of State uses his powers under the Crossrail Bill as enacted to appoint
a “nominated undertaker” or devolve the project to another public body, he will require the
nominated undertaker and/or public body to adhere to this Policy. Accordingly, references in
this document to the Secretary of State or his agent should be taken to refer to any such
nominated undertaker or public body or their agents, except where the context otherwise
requires.
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Initially eligibility for the scheme depends on the predicted noise level.
However, the actual noise may turn out to be more or less than the prediction
and therefore the noise levels will be monitored as work progresses.  You will
be informed of any noise level changes.  Full details of the noise trigger
levels, for both noise insulation and temporary re-housing are set out in
Appendix A.

Some buildings and/or their occupants will be treated as special cases:

• Mobile homes and houseboats will be treated on a case by case basis.
• Night workers, those needing a particularly quite home environment to

work in, or those that have a medical condition which will be seriously
aggravated by construction noise, will also be considered on a case by
case basis.

• Whilst these discretionary arrangements only apply to residential
properties, buildings which may be particularly sensitive to noise
(including, commercial, educational and community) will be subject to
individual consideration by the Secretary of State or his agent on the
application of any body or person responsible for, or holding a legal
interest or estate in, any such building.

3. What is the Noise Insulation Package?

The package will include some or all of :

• Secondary glazing for living room and bedroom windows, plus
additional ventilation.

• Blinds, for south facing windows.
• Insulation treatment for external doors.

Secondary Glazing

Depending on the type of window you already have, the secondary glazing
will usually comprise another pane of glass in its own frame (wood, metal or
plastic) 4-8 inches inside the existing window.  This can be opened for
cleaning or ventilation.

Additional Ventilation

Secondary glazing works best when closed – so additional ventilation is
usually required.  The package includes an electric ventilator fan in a slim
metal cover, fitted inside the room in question, to an outside wall (a 3-4 inch
hole is drilled through the wall, through which the fan draws in air from the
outside).

Blinds
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On a south-facing window secondary glazing may make the room too hot. The
Secretary of State or his agent can fit blinds between the main window and
the secondary glazing to avoid this.

Doors

The Secretary of State or his agent may be able to install a “secondary” door
to improve noise insulation. If the design of your house prevents this, other
methods can be used, such as sealing strip between the existing door and its
frame.

4. Who does the Insulation work and on what terms?

Once the Secretary of State or his agent has conducted an initial survey and
the details of the insulation for your house are agreed with you, the Secretary
of State will either offer to do the work at their expense, or offer grant aid for
you to you to carry out the works.

The Secretary of State asks you to ensure that you provide adequate access
for the survey and installation; and if you should incur expense in arranging
access, the Secretary of State will reimburse you provided he has agreed the
amount before the cost is incurred.

In the cases where the Secretary of State offers you a grant so that you can
have the work done yourself. The grant would be made on the following
conditions:

• You must first obtain 3 independent written quotations.
• The amount of  the grant will be the lower of your chosen estimate and

the actual cost.
• The Secretary of State may pay 10% of the estimated cost in advance,

and the balance when the work is satisfactorily completed.
• The work must be completed within 12 months of any advance

payment, or before completion of the Crossrail construction works for
which insulation is needed, whichever is the earlier. If this condition is
not complied with, no further grant will be paid, and any payments
already made will have to be repaid to the Secretary of State.

• You must obtain the consent of any other person or body that may be
required to permit the carrying out of insulation work (e.g. your landlord
if you are a tenant, or any consents required from your local authority).

Please note that the Scheme cannot be used for work needed to remedy
existing building defects.

5. What is the Temporary Rehousing Package?

If the predicted or actual construction noise level exceeds the trigger level for
temporary rehousing, the Secretary of State will notify you that you are eligible
for alternative temporary accommodation.  There are two options:
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• Option A – to arrange temporary alternative accommodation to meet
your agreed needs, or

• Option B – to provide information and guidance to help you arrange
your temporary alternative accommodation.

If you choose Option A, the services provided by the Secretary of State will
include arranging for:

• Temporary alternative accommodation (which, where appropriate,
could be a local hotel or guest house).

• Removals.
• Storage and insurance of your personal effects.
• Insurance for the house you vacate.
• Where appropriate your pets to go into kennels, catteries etc.
• Where appropriate the disconnection and later reconnection of gas,

water, electricity etc.

If you choose Option B then, instead of actually identifying the alternative
accommodation and making the arrangements for you, the Secretary of State
will supply you with information and guidance on all the matters listed above,
to enable you to make the arrangements yourself; and the Secretary of State
will also help you ensure that the costs you incur can be agreed and paid to
you as soon as practicable.

Whether you choose Option A or Option B, the Secretary of State will bear (or
reimburse you with) the reasonable costs associated with your temporary
rehousing.  However, these will be borne or reimbursed only to the extent that
they exceed what you would have been paying anyway if you had stayed in
your own house, plus the continuing, unavoidable costs of maintaining your
own house while you are away.

6. What is the procedure for Noise Insulation and Temporary
Rehousing?

The procedure comprises 7 steps.

1. The Secretary of State will carry out an assessment in every area likely
to be affected by Crossrail construction noise, so as to predict what the
noise levels will be and will discuss and agree the findings with the
relevant Local Authority.

2. The Secretary of State will then notify owners or occupiers of buildings
which, on the basis of the assessment, the Secretary of State
considers qualify, and accordingly which type of assistance (noise
insulation or temporary rehousing) they are eligible for.  The Secretary
of State will also send an application form at this stage.
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3. If you receive such a notice and application form, you should complete
and return the form to The Secretary of State.  The Secretary of State
will then assess your application and if acceptable notify you in writing.

4. The Secretary of State or his agent will then arrange to visit you in
order to:

• discuss the application with you generally;

• view your home and in the case of noise insulation take any
necessary measurements; and

• identify any special issues or requirements.

5. The Secretary of State will then assess your case in detail and, if it is
accepted, notify you of:

• any further survey likely to be needed at your house, and (in
insulation cases) the work the Secretary of State thinks should be
done and our offer to do it; or

• (in rehousing cases) either his proposals to rehouse you temporarily
or the information and guidance you need to make your own
rehousing arrangements.

In either case the proposals will be discussed with you to make sure
you are in agreement.

6. The noise insulation package or temporary-rehousing plan (as the case
may be) is then put into effect.

7. The Secretary of State reimburses you for any agreed costs, which you
have incurred or (in grant cases) pay the balance of the grant.  Or the
Secretary of State pays for noise insulation or removal/rehousing costs
themselves, where he or his agent has done the work.

A noise insulation package will not be offered if the noise trigger level is
only exceeded whilst you are in temporary alternative accommodation.

7. How do I start making a request for assistance?

In the majority of cases where residents are eligible, they will receive from
The Secretary of State a notice and application form.  Once you receive a
notice, you simply complete and return the form.

If you do not receive a notice, but you believe you may be eligible (e.g.
because your neighbours have received notices, or you have some particular
reason to think you will be affected by construction noise even if you might not
strictly speaking be eligible under the Scheme) please contact the Secretary
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of State at the address given below, and he will then consider your position
individually.

Whilst every endeavour will be made to ensure all those who might be eligible
under this policy receive notices and application forms, some properties may
be inadvertently missed, particularly in relation to special cases where specific
circumstances may not be apparent.

Contact address for the Noise and Vibrations Mitigation Scheme:

The Secretary
Cross London Rail Links (“CLRL”)
1 Butler Place
London
SW1H 0PT

February 2005
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Appendix A

1. Noise Insulation

Where the construction of the railway causes, or is expected to cause,
construction noise levels, measured or predicted at a point one metre in front
of the most exposed of any windows and doors in any façade of a building
which is an eligible dwelling, to exceed whichever is the higher of either:

(a) any of the following criteria

Time Relevant
Time Period

Averaging
Time T

Noise
Insulation

Trigger Level
dB LAeq, T

Monday to
Friday

07:00 – 08:00
08:00 – 18:00
18:00 – 19:00
19:00 – 22:00
22:00 – 07:00

1 hr
10 hr
1 hr
3 hr
1 hr

70
75
70
65
55

Saturday 07:00 – 08:00
08:00 – 13:00
13:00 – 14:00
14:00 – 22:00
22:00 – 07:00

1 hr
5 hr
1 hr
3 hr
1 hr

70
75
70
65
55

Sunday and
Public Holidays

07:00 – 21:00
21:00 – 07:00

1 hr
1 hr

65
55

or

(b)  where the total noise (pre-existing ambient plus airborne
construction noise) is 5 dB above the existing airborne noise
level for the corresponding times of day, whichever is the higher;
and

for a period of 10 or more days of working in any 15 consecutive days
or for a total of days exceeding 40 in any six-month period.

2. Temporary Re-housing

Where the construction of the railway causes, or is expected to cause
construction noise levels, measured or predicted at a point one metre in front
of the most exposed of any windows and doors in any façade of an eligible
dwelling, to exceed whichever is the higher of either:

(a) 10 dB above any of the noise levels in the table above or

(b) 10 dB above the existing airborne noise level for the
corresponding time of day, whichever is the higher; and
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for a period of 10 or more days of working in any 15 consecutive days
or for a total number of days exceeding 40 in any six month period.
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CROSSRAIL

Ground Settlement

Introduction

A number of major tunnelling projects have been undertaken in London in
recent years, including the water ring main, Heathrow Express, the Jubilee
Line extension, extensions to the Docklands Light Railway and the Channel
Tunnel Rail Link.  As a result, there is extensive experience of how the ground
behaves when tunnels are constructed and how to minimise settlement
affecting buildings above.

Ground Movement

All sub-surface excavations give rise to ground movement.  These
movements manifest themselves, in particular, as settlement.  This settlement
has the potential to damage buildings and other infrastructure including
utilities.  This can range from small internal cracks in plaster to effects on the
structure, although in most cases there is no discernible effect.  The
application of the appropriate measures to control and mitigate against the
effects of settlement can reduce this impact to acceptable levels.

Assessment and Mitigation Measures

Settlement assessments will be undertaken for buildings, structures and
utilities within the zone potentially affected by settlement and will use
established methods to assess the need for mitigation.  The potential
implications of settlement are considered as part of the design process.

Buildings will be assessed using a three stage process similar to that
developed on other projects including the Jubilee line extension and the
Channel Tunnel Rail Link:

Prediction of settlement contours. Engineering information is used to
assess where and how much settlement will occur.

Building assessment.  Buildings that would be at risk of damage as a
result of the assessed  settlement will be identified.

Structural analysis.  An analysis of individual buildings that are assessed
as being at risk of serious damage will be undertaken.

In areas where significant settlement is expected to occur, appropriate
measures will be taken to limit the effects.  Surveys will be taken and, where
appropriate, buildings will be monitored during and for a period after the
construction takes place.
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The following mitigation measures will be undertaken during construction to
protect buildings from the effects of settlement that might otherwise affect their
structural integrity:

At-source measures.  These are actions taken from within the
excavation during its construction to reduce the magnitude of ground
movements generated.

Ground treatment measures.  These are methods of reducing or
modifying the ground movements by improving or changing the
engineering response of the ground.

Structural measures.  These methods reduce the impact of ground
movements by increasing the capacity of a building or structure to resist,
modify or accommodate those movements.

Pre-construction Defect Surveys

Defect surveys will be undertaken on all properties predicted to experience
greater than 10mm of settlement.  This is a written and photographic record of
any existing cracking and deterioration of finishes and structures carried out
by a chartered building surveyor.

Monitoring
The need for monitoring will be determined on a case-by-case basis.  Where
required, monitoring will commence prior to commencement of the works and
continue until significant settlement attributable to Crossrail has ceased.

Consultation and Commitment to Repair

Reasonable steps will be taken to consult the owners and occupiers of
buildings that are assessed to be vulnerable to settlement about the proposed
measures to limit the damage that might occur.  In the event that a building
experiences damage arising from settlement caused by tunnelling, repairs will
be paid for (subject to prior consultation about any such repairs).

Provisions in relation to Listed Buildings

Specific consideration has been given to buildings which are listed as being of
special architectural or historic interest (“listed buildings”) in order to protect
the building and any sensitive features or features of heritage value.

The specific mitigation measures to be used for each building will be
determined during the detailed design and construction planning phases.

February 2005
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1. Introduction

1.1 The Crossrail hybrid Bill (if enacted) will provide powers for the construction and 
operation of Crossrail.  Schedule 1 of the Bill describes the 'scheduled works' 
that the nominated undertaker will be authorised to carry out.  The descriptions 
provide a description of the type of work and their location, for example: 

'Work No 1/3A - A railway (10,809 metres in length, in tunnel) commencing by 
a junction with Work No 1/3 at its termination, passing eastwards and 
terminating beneath a point 140 metres west of the junction of Stepney Green 
with White Horse Lane.'  

1.2 The Bill provides for these works to be constructed on land within the lateral 
limits of deviation (LoD) for the work concerned shown on the deposited plans 
and provides for an upwards limit of deviation of 3 metres from the levels shown 
on the deposited sections (subject to any maximum level for any station, depot 
or shaft shown on the sections).  The deposited plans also show a further limit of 
land to be acquired or used outside the limits of deviation, which may be used 
for ancillary purposes.   

1.3 The Environmental Statement1 (ES) (see Chapter 3 of Volume 1 of the ES for an 
explanation of the Environmental Impact Assessment (EIA) process) identifies 
the likely significant effects that will arise from the construction and operation of 
Crossrail (and takes account of the practicable scope for variation within the 
limits described above), and identifies the range of mitigation measures that 
could be used to reduce or eliminate these effects in accordance with the 
Environmental Impact Assessment Directive (85/337/EEC, as amended).  The 
assessment is however of the likely significant effects and based on a number of 
assumptions about design and construction practices.  As the project is taken 
forward to detailed design and actual construction there may be some changes 
to assumed working practices and design. 

1.4 It is important however that reassurance is provided that the nominated 
undertaker will not simply be free to change the design and working practices at 
will or without any control.  There are therefore a number of mechanisms within 
the Act and supporting the Act that will control changes to the project and 
therefore provide reassurance as to the extent of the actual impacts of the 
construction and operation of Crossrail.   

1.5 There are three distinct components that taken together will effectively control 
the environmental impacts of the construction and operation of Crossrail, they 
are:

 arrangements within the Act for approving detailed design and construction 
arrangements;  

 policies, commitments and undertakings entered into outside of the Act; and 

                                                
1 The term 'Environmental Statement' refers to the Environmental Statement deposited with the Crossrail Bill on 22 
February 2005 and any Supplementary Environmental Statements submitted during the passage of the Bill. 

D2
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 Existing legislation, unless expressly or impliedly disapplied or modified by 
the Crossrail Bill. 

2.    Statement of Intent 

2.1 It is the intention of the Secretary of State to carry out the project so that its 
impact is as assessed in the ES. 

2.2 This paper sets out the controls contained in the Bill and in general legislation 
which, along with undertakings given by the Secretary of State, will ensure that 
impacts which have been assessed will not be exceeded so as to depart from 
the ES assumptions unless this: 

 results from a change in circumstances which was not likely at the time of 
the ES; or 

 would not be likely to have significant environmental effects (meaning 
significant adverse effects where the change is a modification to the current 
project; or 

 would be subject to a separate consent process (and therefore further EIA 
if required). 

2.3 This will ensure that where EIA is legally required, works will not take place 
unless they have been assessed already as part of the Crossrail ES or are 
subject to a further EIA and consent process. 

2.4 Any nominated undertaker will be contractually bound to: 

 comply with the controls set out in this paper and as may be developed 
during the passage of the Bill through Parliament. 

 take such opportunities as may be reasonably practicable to reduce 
significant adverse impacts. 

2.5 In addition, the Secretary of State will give an undertaking to Parliament that in 
so far as the Environmental Minimum Requirements (EMR) (see paragraph 4.2) 
are not directly enforceable against any person appointed as a nominated 
undertaker or to whom the powers of the Bill are devolved under clause 53 of 
the Bill, he will take such steps as he considers are reasonable and necessary 
to secure compliance with those requirements. 

3.    Controls within the Bill 

Planning Conditions (Schedule 7)

3.1 The Bill (by virtue of Clause 10) deems planning permission to be granted for 
the works authorised by it, subject to the conditions set out in Schedule 7.  
Schedule 7 includes conditions requiring various matters to be subject to the 
approval of the local planning authority, and the extent of these depends on 
whether or not any local authority becomes a qualifying authority, that is to say 
one that “has, on or before the day on which the Bill … was reported from Select 
Committee in the House of Lords, given him undertakings with respect to the 
handling of planning matters arising under the Schedule which he considered 
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satisfactory …”.  This note assumes that any particular local authority is a 
qualifying authority (in the case of the Channel Tunnel Rail Link, all local 
planning authorities along the route except one became a qualifying authority, 
and that one did not do so as it had no significant works in its area). 

3.2 It should be noted that in relation to works which are supplementary works 
rather than the scheduled works listed in Schedule 1 to the Act, the planning 
permission conferred by the Act does not apply if they are works which would 
require assessment under the 1999 EIA Regulations (ignoring any applicable 
Schedule 2 thresholds) and the relevant environmental effects were not 
assessed in the ES. 

FOR DEVELOPMENT WITHIN THE AREA OF A UNITARY AUTHORITY 

3.3 The following planning conditions apply to any development under the 
permission conferred by the Bill.  These conditions are enforceable under the 
Town and Country Planning Act 1990 in the ordinary way. 

Operation and Works 

3.4 To the extent that development consists of any operation or works as specified 
in column (1) of the table in Schedule 7, paragraph 6(4) of the Bill, i.e. 
construction works, minor construction works, fences and walls, artificial lighting, 
waste and spoil disposal and borrow pits, they are to be carried out in 
accordance with plans and specifications approved by the local planning 
authority.  The grounds on which the local planning authority can refuse to 
approve, or impose conditions upon such plans or specifications are specified in 
column (2) of the table.  These provisions do not apply to works of a temporary 
nature (see the comments on construction arrangements below for those), to 
anything underground except any part of a station available for use without a 
ticket, nor to any tunnel, earthwork or railway track bed. 

Construction Arrangements 

3.5 Development is also to be carried out in accordance with arrangements 
approved by the local planning authority on certain matters specified in column 
(1) of the table in Schedule 7, paragraph 7(2) of the Bill, i.e. routing of large 
goods vehicles, handling of re-useable spoil and top soil, storage sites, 
construction camps, screening, artificial lighting, suppression of dust and mud 
on the highway.  Again, the grounds on which the local planning authority can 
refuse to approve such arrangements are those specified in column (2) of the 
table or the ground that the arrangements relate to development which for the 
purposes of regulating the matter in question, ought to be and can reasonably 
be considered in conjunction with other development permitted by the Bill which 
is to be carried out in the authority's area. 

3.6 No approvals are required in relation to transportation on a special road or trunk 
road, or in relation to a site where the number of large goods vehicle 
movements (whether to or from) does not exceed 24 on any day (see paragraph 
7(3) of Schedule 7 of the Bill). 

Waste/Spoil Disposal and Excavation (paragraph 8 of Schedule 7) 
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3.7 The nominated undertaker is not to commence any development that consists of 
the disposal of waste or spoil or the excavation of bulk material from borrow pits 
unless a scheme for the restoration of the land on which the development is to 
be carried out has been approved by the local planning authority.  The ground 
on which the local authority can refuse to approve, or impose conditions on a 
scheme is that the scheme ought to be modified and is reasonably capable of 
being modified.

Bringing into use of Scheduled Works (paragraph 9 of Schedule 7)

3.8 Before bringing into use any scheduled work, except for stations and any work 
constructed in a tunnel that is at least 9 metres below the surface, the bringing 
into use must be approved by the local planning authority.  Approval is to be 
granted if the local planning authority considers that there are no reasonably 
practicable measures which need to be taken for the purposes of mitigating the 
impacts of the work or its operation or if it has approved a mitigation scheme 
submitted by the nominated undertaker.  The local authority cannot refuse or 
impose conditions upon such a scheme unless it is satisfied that it is expedient 
to do so on the grounds that the scheme ought to be modified and is reasonably 
capable of being so modified in order to preserve the local environment, local 
amenity, a site of archaeological or historic interest or in the interests of nature 
conservation.   

Restoration of Construction Sites (paragraph 11(2) of Schedule 7) 

3.9 Where a site is used for construction purposes (that is, “for operations ancillary 
to the construction of any of the scheduled works”) the site is to be restored in 
accordance with a scheme agreed with the local planning authority, or if no such 
scheme is agreed within six months of the completion of the relevant scheduled 
work, in accordance with a scheme determined by the appropriate Ministers. 

Programming of Requests for Approval (paragraph 25 of Schedule 7) 

3.10 Planning authorities are not required to entertain a request for approval required 
by the Bill unless the nominated undertaker has deposited with the authority a 
document setting out its proposed programme with respect to the making of 
requests or if the request is not accompanied by a document explaining how the 
matters to which the request relates fits into the overall scheme of the works 
authorised by the Act. 

FOR DEVELOPMENT NOT IN THE AREA OF A UNITARY AUTHORITY 

3.11 The district planning authority has a similar role to that of a unitary authority as 
described above, except that any required approvals relating to the following are 
given by the county planning authority: 

 approvals in relation to development consisting of the disposal of waste or 
spoil and the excavation of bulk materials for borrow pits; 

 approvals of the routing of large goods vehicles. 

Control of non-scheduled works (clause 10(2))
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3.12 In the case of any development authorised by the Act which consists of the 
carrying out of a work other than a scheduled work (that is to say, the work is 
one not described in Schedule 1 to the Bill), planning permission is only granted 
by the Bill if: 

 The development is not of a kind in relation to which it is necessary to take 
environmental information into account before granting planning permission 
(i.e. it is not development mentioned in Schedule 1 to the EIA regulations, 
nor development mentioned in Column (1) of the table in Schedule 2 to 
those regulations, ignoring any applicable Schedule 2 thresholds, which is 
likely to have significant effects on the environment by virtue of factors such 
as its nature, size or location, and is not exempt development within the 
meaning of those regulations), or 

 It is development in relation to which an assessment has been carried out 
within the ES. 

3.13 Any required works which do not benefit from the general deemed planning 
permission by virtue of not complying with the above criteria would have to be 
the subject of a new application for planning permission which would be subject 
to further environmental impact assessment.  

Construction of replacement buildings (Clause 14)

3.14 Although the Bill does not authorise the erection of buildings to replace those 
which require to be demolished for the construction of such things as new 
underground stations or vent shafts, it provides in clause 14 that when planning 
applications for such replacement buildings are submitted they must be 
accompanied by an environmental statement (even if one would not otherwise 
be required by the 1999 EIA Regulations) if: 

 the application is for the replacement of any of the major buildings to be 
demolished as listed in that clause; or  

 is for the replacement of any other building if there would be likely to be 
significant effects on the environment as a result of the replacement 
building.  

3.15 Further undertakings proposed to be given with respect to replacement buildings 
are also mentioned below. 

Accesses to highways affecting traffic (Paragraph 2 of Schedule 2)

3.16 This provision allows nominated undertaker to form and lay out means of 
access, and improve existing means of access.  However where this would 
require the opening of an access onto, or the alteration of, a highway used by 
vehicular traffic they must be carried out in accordance with plans and 
specifications approved by the highway authority, and if at a location other than 
that shown on the deposited plans, with the consent of the highway authority 
(such consent and approval not to be unreasonably withheld). 

Stopping up, Diversion and interference with a highway (Paragraph 5 of Schedule 3)
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3.17 This provision allows the nominated undertaker temporarily to stop up or alter or 
divert any highway, and for a reasonable time prevent any traffic (including 
pedestrians) from passing along a highway.  It also allows the nominated 
undertaker to interfere with any highway including any sewer, drain or tunnel in 
it.  Where a highway is specified within the Bill, the nominated undertaker must 
consult the highway authority about the exercising of the powers before doing 
so.  Where the powers are to be exercised in relation to a highway not specified 
within the Bill the nominated undertaker must obtain the consent of the highway 
authority. 

Completion of highways (Paragraph 10 ofSchedule 3)

3.18 Where the nominated undertaker constructs a new or alters an existing highway 
(other than by carrying out street works within the meaning of Part 3 of the New 
Roads and Street Works Act 1991), the construction or alteration must be 
completed to the reasonable satisfaction of the highway authority, who shall 
certify that fact in writing to the nominated undertaker.   

Construction and realignment of carriageways (Paragraph 11 of Schedule 3)

3.19 Where the nominated undertaker constructs or realigns a highway that is 
constituted or comprises a carriageway, it must be carried out in accordance 
with plans, sections and specification approved by the highway authority. 

Other supplementary provisions concerning highways (Part 1 of Schedule 14)

3.20 Paragraph 3 of Part 1 of Schedule 14 requires that the nominated undertaker in 
exercising the powers in the Act in relation to highways to have regard to the 
potential disruption of traffic and to seek to minimise such disruption so far as 
reasonably practicable. 

3.21 Paragraph 4 of Part 1 of Schedule 14 states that the nominated undertaker shall 
not without the consent of the highway authority, construct any part of the works 
authorised by the Act under and within 8 metres of the surface of any highway 
which comprises a carriageway, except in accordance with plans submitted to 
the highway authority. 

3.22 Paragraph 5 of Part 1 of Schedule 14 states that in the construction of any part 
of the works under a highway, no part of it shall be constructed in a way that 
interferes with the provision of proper means of drainage of the surface of a 
highway or be nearer than two metres to the surface of the highway without the 
consent of the highway authority. 

3.23 Paragraph 6 of Part 1 of Schedule 14 states that any works in connection with a 
bridge which involves interference with a highway must be carried out in 
accordance with plans, drawings and particulars submitted to and approved by 
the highway authority. 

3.24 Paragraph 8 of Part 1 of Schedule 14 states that the highway authority has 
rights to inspect any part of the works authorised by the Bill that are in, over or 
under a highway or which may affect any highway or property of the highway 
authority.  Where the construction of the works is attended with danger to any 
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highway or property of the highway authority, the nominated undertaker shall 
adopt such measures and precautions as may be reasonably practicable for the 
purpose of preventing any damage or injury to the highway. 

3.25 Paragraph 9 of Part 1 of Schedule 14 states that disturbance with the property 
of the highway authority or access to it requires the consent of the highway 
authority, not to be unreasonably withheld. 

3.26 Paragraph 12 of Part 1 of Schedule 14 states that consent of the highway 
authority required to the deposit of soil or materials or standing of any plant in a 
highway so as to obstruct it or render it less safe. 

3.27 Paragraph 13 of Part 1 of Schedule 14 states that the highway authority can 
require temporary bridges and ramps to prevent undue interference with the flow 
of traffic in the highway. 

3.28 Paragraphs 14 and 15 of Part 1 of Schedule 14 requires a highway to be 
reinstated to the reasonable satisfaction of the highway authority and damage to 
be made good. 

Overhead lines (Schedule 4)

3.29 The installation or keeping of any electric line above ground under the Bill must 
have consent granted by the Secretary of State for Trade and Industry and the 
Secretary of State for Transport acting jointly.  As part of the consent process, 
Ministers are required to invite the relevant planning authority to make 
representations. Where Ministers consider the application affects nature 
conservation, the conservation of natural beauty or amenity of the countryside or 
a site of archaeological or historic interest, representations will also be invited 
from the relevant bodies listed in the schedule. 

Restoration of land following temporary possession and use (Paragraph 2 of 
Schedule 5)

3.30 Before giving up land of which the nominated undertaker has taken temporary 
possession as provided for by the Act, the nominated undertaker shall return the 
land to a condition in accordance with a scheme agreed with the owners of the 
land and the relevant planning authority. 

Protection of other matters (Parts 2 and 4 to 6 of Schedule 14)

3.31 These Parts contains various provisions dealing with utility apparatus, 
communications networks, inland waterways and navigation on (and other 
matters relating to) the River Thames. 

Protection of land drainage, flood defence, water resources and fisheries (Part 3 of 
Schedule 14) 

3.32 Paragraph 2 of Part 3 of Schedule 14 states that before beginning to construct 
any “specified work” (in the main, those affecting drainage, flood storage and 
flood defence, the flow or purity of water, the passage of fish and conservation 
of water resources), the nominated undertaker is to submit to the Environment 
Agency plans of the works and any such works are not to be constructed except 
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in accordance with the plans approved in writing by them (or through the dispute 
mechanism provided for in the Act).  Consent is deemed to have been given if it 
is neither given nor refused within 28 days of the submission of plans for 
approval.   

3.33 The Environment Agency may, amongst other matters, make conditions 
requiring the nominated undertaker at its own expense to construct such 
protective works as are reasonably necessary to safeguard any drainage work 
against damage or to secure that its efficiency for flood defence purposes is not 
impaired during the construction of the specified works. 

4.   Controls outside the Bill 

4.1 In addition to the many controls provided for in the Act itself, there are a number 
of other mechanisms that will support the control of construction impacts.  They 
are described below.  

Environmental Minimum Requirements

4.2 This is a suite of documents that is being developed in consultation with local 
authorities and other relevant stakeholders in relation to the environmental 
impacts of the design and construction of Crossrail.  Any nominated undertaker 
will be contractually bound to comply with the controls set out in the EMRs.  
However, where it is considered necessary, these documents will be 
supplemented or varied in site specific undertakings in order to deal with specific 
issues around a particular site. The suite of documents comprises: 

Planning and Heritage memorandum 

4.3 The planning and heritage memorandum will set out in detail the responsibilities 
and requirements on planning matters in relation to those authorities that 
choose to become qualifying authorities. It will also contain details in relation to 
heritage issues such as archaeology, listed buildings and  conservation areas as 
described below. 

4.4 Where the construction of Crossrail requires the demolition or alteration of a 
listed building, it is proposed that a site specific agreement detailing the 
appropriate arrangements for the works and any mitigation will be entered into 
by the nominated undertaker and/or the Secretary of State with the relevant 
local authority and other stakeholders such as English Heritage. 

4.5 Where buildings are to be demolished in conservation areas, the Over Site 
Development Undertaking (see below) provides for the appropriate consultation 
arrangements with the local authority and English Heritage.  It also provides that 
the baseline for the new development will be the site pre demolition and not the 
cleared site. This helps bring the approval process back into line with normal 
planning practice where demolition would not normally be allowed before the 
replacement development had been approved.   

Construction Code 
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4.6 The Construction Code sets put specific details and working practices in relation 
to site preparation (including site investigation and remediation, where 
appropriate), demolition, material delivery, excavated material disposal, waste 
removal and all related engineering and construction activities.  These will be 
the arrangements by which the nominated undertaker and any sub-contractors 
will be required to work. 

Environmental memorandum  

4.7 An environmental memorandum relating to the environmental aspects of the 
design, construction and operation of Crossrail will be developed in consultation 
with local authorities and other stakeholders such as the Environment Agency, 
English Heritage etc.  

Property Mitigation Policies 

4.8 In order to provide reassurance to property owners, polices have been 
developed to provide for noise mitigation and for the prevention or repair of 
damage caused by settlement. There is also a policy in respect of hardship, 
which caters for specific requirements that are not encapsulated within the noise 
and settlement policies.

Undertakings

4.9 During the passage of the Bill, the Secretary of State will enter into a range of 
undertakings that will be made contractually binding on any nominated 
undertaker.  A register of all undertakings will be compiled and produced before 
Third Reading in the House of Lords.  Undertakings will range from being 
generic to the entire project to being site specific.   Below are details of the 
undertakings already envisaged. 

Control of Pollution Act 1974: construction noise and hours of working 

4.10 The nominated undertaker will be required to obtain consent under s.61 of the 
Control of Pollution Act 1974 in relation to control of working hours and noise 
(further information is available in Information Paper D1 Crossrail Construction 
Code).

Over site development2

4.11 The Bill seeks powers for the works which relate to the construction of the 
Crossrail railway, and the structures necessary for the operation of the railway. 
There are a number of locations where the Bill seeks powers to demolish listed 
buildings and buildings in conservation areas, but does not seek powers for the 
replacement of those buildings above or around the operational (including 
station) works. These locations effectively fall into two categories: 

 those where operational works are to take place, such as the construction 
of stations or shafts; and 

                                                
2 See also Chapter 3, Section 3.8 of Volume 1 of the Environmental Statement (February 2005). 
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 those where demolition is required for use as a work site, but there are no 
permanent operational works on the land. 

4.12 In all such instances the Bill does not seek permission for any non-operational 
development above the stations or structures (referred to as over-site 
development, or OSD). The intention is that the form of OSD should be applied 
for and determined through the normal planning process by the appropriate local 
planning authority (subject to call-in by, or appeal to, the First Secretary of 
State). The Bill contains provisions that modify the 1999 EIA Regulations and 
which require that any OSD which does not at present enjoy a planning 
permission will either require an EIA (where the works are integral to the new 
works) or will require it where the local planning authority determines that such 
development is likely to have significant environmental impacts. 

4.13 Although the Bill does not give powers for OSD, there is a very clear 
assumption, and indeed an overwhelming likelihood, that in these cases some 
form of OSD will take place at the same time as the construction of Crossrail, or 
very soon thereafter. It is unlikely, for the reasons set out below, that the only 
physical development on these sites will be the operational works authorised by 
the Bill. 

4.14 The draft of an undertaking to Parliament in respect of over site development 
(OSD), was published at the time of the Bill's deposit.  The undertaking will 
ensure that there is full consultation with the local planning authorise regarding 
OSD sites and that planning applications and accompanying environmental 
statements are submitted as soon as reasonably practicable and in any event 
no later than 2 years after the commencement of construction of the Crossrail 
works on the site unless the planning authority agrees to a deferral or that an 
application is not required. 

Private Landowner Undertakings 

4.15 Undertakings concerning the use or protection of land will be given to private 
landowners in order to meet their specific concerns.

5. Existing Legislation 

5.1 Unless a piece of legislation will be expressly or impliedly disapplied or modified 
by the Crossrail Bill it will continue to apply as normal to the design and 
construction of Crossrail.  For example, waste management licences or 
discharge consents will still be required. 
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1. Introduction 

1.1 This Information Paper outlines the strategy for managing surplus materials that 
will arise from the construction of the Crossrail project.  Surplus materials have 
been categorized as excavated materials and demolition and construction waste. 

1.2 The construction of Crossrail is likely to generate approximately eight million 
cubic metres of surplus material.  The majority of this will be clean material 
excavated from the tunnel sections of the Crossrail route, the remainder will 
mainly be construction and demolition waste.  The anticipated breakdown of 
surplus materials is provided in the following table.  These figures represent the 
bulked volume of material allowing for the increase in volume of material following 
extraction. 

Clean excavated material (non-contaminated): 6.0 million m3

Construction material: 1.2 million m3

Contaminated material: 0.5 million m3

Demolition material: 0.3 million m3

1.3 The project design has sought to minimize the generation of excavated material 
by keeping to a minimum: 

 the size of tunnels, shafts and stations; and 

 building demolition, 

without compromising the functioning of the railway. 

1.4 Contaminated material is material that will have been contaminated by previous 
activities or events and will require particular attention in handling and disposal.  It 
includes hazardous and non-hazardous material.  Information Paper D4 
Treatment of Contaminated Land is also available. 

2. Materials Management Hierarchy 

2.1 The nominated undertaker and any contractor will use a hierarchy (as below) to 
identify the most appropriate destination for excavated materials and construction 
and demolition waste.  In accordance with planning policy, the nominated 
undertaker will; 

 minimize generation of excavated material and waste; 

 reuse and recycle excavated material and waste within the Crossrail project; 

 reuse and recycle excavated material and waste through environmentally 
beneficial use (for example at registered exempt sites or as landfill restoration 
cover); and 

 dispose of excavated material and waste at licensed landfill sites. 
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3. Minimization of Excavated Material and Waste 

3.1 Through the design process, the project has sought to reduce the amount of 
waste that will be produced, within the constraints of the project specification. 

3.2 A well run construction site will minimize waste and its effect, for example, by 
ensuring the correct amount of construction materials are ordered and by 
minimizing and/or recycling packaging where possible.  Contractors will be 
required to adhere to appropriate industry standards in this respect so that 
construction waste will not have a major impact on the overall disposal 
requirements. 

3.3 The minimization of waste from the construction activities associated with 
Crossrail will be a requirement in the works contracts.  The successful application 
of waste minimization techniques and on-site segregation of surplus materials 
and packaging for recycling should reduce the residual waste from construction 
sites to a level that will be comfortably absorbed into the existing materials 
recovery and transfer infrastructure in London without a major impact on the 
waste management strategy.   

4. Re-use of Excavated Material and Waste 

4.1 The nominated undertaker and any contractors will re-use as much of the 
excavated material as practicable within the project area or near to the sites 
where it will be generated. 

4.2 Suitable projects or other opportunities for re use of the excavated material will be 
identified as the detailed construction planning of the project is progressed, 
preferably within the Greater London area.  Demolition waste will similarly be re-
used, where practicable.  Any contaminated material that can be re-used will be 
decontaminated prior to re-use, or if not suitable for re-use will be transported to 
appropriate treatment facilities or appropriated licensed landfill sites. 

5. Disposal to Landfill  

5.1 Notwithstanding the above approach, there is sufficient and available licensed 
landfill capacity within a reasonable distance of the Crossrail worksites to accept 
all of the excavated material generated by the project, should the need arise.  

5.2 Landfill sites have been selected on the basis of their proximity to Crossrail 
worksites; transportation methods available for the delivery of material to the site 
with preference given to sites accessible by rail and barge rather than lorry and 
potential capacity available to Crossrail. 

5.3 The 10 sites identified through this process include those at: 

 Pitsea (Essex); 

 Rainham (Havering); 

 Calvert (Buckinghamshire); 

 Stewartby (Bedfordshire); 
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 Colnbrook (Slough); 

 Shakespeare Farm (Kent); 

 Patteson Court, Redhill (Surrey); 

 Springfield Farm (Buckinghamshire); 

 Wapseys Wood (Buckinghamshire); and 

 Westmill (Hertfordshire). 

5.4 The majority of excavated material transported to these sites will be suitable for 
use in site engineering and restoration.  These sites all have planning permission 
and waste management licenses for the quantities and types of material that the 
project will generate.  The only landfill site included in the Crossrail Bill is Pitsea, 
where powers are being sought for the construction of temporary sidings so that 
excavated material from Crossrail worksites can be brought in by rail. 

6. Transportation of excavated materials 

6.1 The Crossrail Environmental Statement (ES) assumes that approximately 30 per 
cent of the excavated material will be transported to landfill sites by rail, 15 per 
cent by barge and the remainder by road to landfill sites. 

6.2 On this basis, material would be transported by rail from railheads at: 

 Royal Oak, the site of the western most portal close to Paddington; 

 Mile End (Devonshire Street) Sidings, which will accept material from 
Hanbury Street via a temporary tunnel to a shaft at Pedley Street and 
conveyor to the railhead; and 

 Bow Midland Yard which will take material from the north-eastern portal at 
Pudding Mill Lane. 

6.3 Landfill sites able to receive rail-borne material include Calvert, Stewartby and 
Pitsea with the construction of the temporary sidings. 

6.4 The ES assumes that excavated material will be removed by barge from 
worksites close to the Thames at the Limmo Peninsula shaft; Isle of Dogs station 
and Manor Wharf (serving Plumstead portal and the Warren Lane and Arsenal 
Way shafts).  Landfill sites likely to be able to accept material by brought in by 
barge include Rainham and Pitsea (subject to a barge facility being made 
available to the project). 

6.5 A review of this transportation strategy will be required as suitable projects or 
other opportunities for beneficial re-use of the excavated materials are identified. 
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1. Introduction 

1.1 A contaminated land assessment was carried out as part of the Crossrail 
Environmental Impact Assessment.  The results were reported in the Crossrail 
Environmental Statement submitted with the hybrid Bill. 

2. Impact Assessment 

2.1 A total of 635 sites were identified along the Crossrail route as having potential 
for existing contamination, ie prior to the construction of Crossrail.  Of these sites, 
144 are located on, or in close proximity to, areas where the project intends to 
disturb the ground (the digging of shafts, trenches, portals etc) and are 
considered to have potential for significant impacts upon either human health 
(mainly construction workers and site visitors during the construction period), 
groundwater, or surface water resources.  High-risk sites are located at: 

 The tunnel portal at Royal Oak, Paddington; 

 Isle of Dogs station; 

 Pudding Mill Lane portal; 

 Romford Depot; 

 North Woolwich portal; and 

 Arsenal Way shaft, Woolwich 

2.2 Overall, the construction of Crossrail is expected to generate a total of 
approximately eight million cubic metres of excavated material, demolition and 
construction waste.  It is estimated that approximately 530,000 cubic metres of 
this amount may be contaminated (approximately 7 per cent of the total).  Site 
investigations and quantitative risk assessments, to be undertaken as design 
progresses, will be used to provide further information on the precise level and 
nature of contamination that will be encountered and will identify appropriate 
mitigation measures to reduce the risk of harm arising from that contamination to 
acceptable levels. As a result, the final volume of contaminated waste that will 
have to be disposed of is likely to be substantially less than 530,000 cubic 
metres.

3. Management during Construction 

3.1 The risks associated with contaminated land will be mitigated through good 
practice during construction, soil disposal or remediation as necessary.  The 
Crossrail Construction Code will require the nominated undertaker to carry out 
site assessments, investigations and/or risk assessments in accordance with 
relevant legislation and guidance wherever construction work is planned.  These 
assessments will examine the potential for contamination in both soil and 
groundwater.
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3.2 Disposal of contaminated material will be subject to the strategy developed for 
surplus materials management which promotes waste minimization, re-use and 
recycling, before disposal at landfill (see Information Paper D3 Excavated 
Material and Waste Management Strategy).  For contaminated material, 
alternatives to landfill will include the use of remedial technologies (both in situ 
and ex situ) designed to reduce the quantity of soil requiring disposal, and/or 
treatment of soils to a standard such that they can be reused at a site or be 
disposed of as non-hazardous waste.  The degree to which alternative disposal 
methods for contaminated material will be promoted will be dependent on cost, 
practicability and programme constraints.  

3.3 In developing individual mitigation proposals, the nominated undertaker will have 
regard to the ODPM’s Planning Policy Statement 23, the Environment Agency’s 
Pollution Prevention Guidance Notes (PPG’s) in respect of water pollution 
(PPG01, PPG02, PPG05, PPG06, PPG21 and PPG23), and 
DEFRA/Environment Agency’s Model Procedures for the Management of 
Contaminated Land (CR11).   

3.4 On-site remedial works will be carried out under the Waste Management 
Licensing Regulations 1994.  Contaminated material which needs to be disposed 
of to landfill will be subject to the application of the Landfill Regulations 2002 
which prevent co-disposal of contaminated and non-contaminated waste. 

3.5 On completion of any remedial works, a record will be retained of the works 
undertaken to comply with the remedial strategy. 
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1. Introduction 

1.1 The Crossrail Bill (the Bill) includes powers for the Secretary of State to 
compulsorily acquire land shown on the deposited plans for the purposes of the 
scheduled works and other works described in the Bill.  Some of the land 
authorized for acquisition is required for worksites, and is not required 
permanently for Crossrail infrastructure.  (Information Paper D13 Restitution of 
Open Space is also available.) 

2. Site Restoration 

2.1 The Bill authorizes the temporary possession of land (under Schedule 5) and the 
acquisition of land through compulsory purchase (under Schedule 6) within limits 
shown on the deposited plans.  Sites required in connection with the construction 
of the works and for uses ancillary to the scheduled works, such as for worksites, 
will be acquired under these Schedules respectively. 

2.2 Paragraph 2 of Schedule 5 to the Bill requires that before giving up land which 
has been the subject of temporary possession under paragraph 1 of the 
Schedule, the nominated undertaker will restore the site in accordance with a 
scheme agreed with the owners of the land and the relevant planning authority.  
A scheme under Paragraph 2 of Schedule 5 must be agreed within six months of 
the completion of the relevant work(s) and if this does not occur the scheme will 
be determined by the appropriate Ministers. 

2.3 In the case of other land acquired or used for activities which are ancillary to the 
construction of any scheduled works, the Bill requires that these operations shall 
cease as soon as reasonably practicable after the completion of the relevant 
scheduled work.  The nominated undertaker will be required to restore the land in 
accordance with a scheme agreed with the relevant planning authority 
(Paragraphs 11 and 19 of Schedule 7 as appropriate), to be agreed within six 
months of the completion of the relevant work(s), and if not to be determined by 
the appropriate Ministers. 
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1. Introduction 

1.1 This Information Paper summarizes the proposed framework for the control of 
traffic associated with the construction of the Crossrail project.  It includes a brief 
summary of the assessment of construction traffic impacts included in the 
Crossrail Environmental Statement (ES). 

1.2 This paper should be read in conjunction with the following Information Papers  

 D1 Crossrail Construction Code; 

 D2 Control of Environmental Impacts; 

 D3 Excavated Material and Waste Management Strategy; and

 D19 Highways and Traffic During Construction — Legislative Provisions 

2. Background 

2.1 The construction of a project of the scale of Crossrail will require the removal and 
delivery of large quantities of materials throughout the route.  The project is 
expected to generate some eight million cubic metres of excavated materials and 
construction waste.  The project policy is to reuse and recycle as much of this 
material as possible.  On the assumption that material is taken to disposal sites, it 
is expected that about 30 per cent of the excavated material to be removed from 
worksites will be transported by rail, 15 per cent by barge and the remainder by 
road.

2.2 Deliveries will include an estimated 1.1 million cubic metres of concrete, 140,000 
tonnes of steel reinforcement and 140km of rail.  The delivery of materials such 
as ballast, sleepers and rails is expected to be mainly by rail. 

3. Environmental Impacts of Construction Traffic 

3.1 The ES identifies the environmental impacts of construction traffic.  Lorry 
numbers and frequency of lorry movements were forecast using estimated 
quantities of materials to be transported and the likely construction programme.  
Lorries were assigned to routes providing the most suitable links from worksites 
to the main road network.  These routes have been identified in consultation with 
relevant local authorities and Transport for London. 

3.2 The assessment of construction traffic focused on the following issues: 

 delays for drivers, pedestrians, cyclists and public transport users due to a 
temporary increase in vehicular traffic; 

 changes in accidents and safety, parking and loading and public transport 
interchange resulting from construction traffic; and 

 changes in noise levels and air quality as a result of additional vehicular 
traffic. 

3.3 Criteria were developed to identify significant impacts based on estimated 
increases in traffic levels resulting from construction traffic movements.  These 
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took account of current guidance and standards as well as criteria developed for 
recent major railway projects, in particular the Channel Tunnel Rail Link. 

3.4 Estimated numbers of lorry movements formed the basis for the assessment of 
community, noise and air quality impacts arising from lorry traffic.  Predicted 
changes in road traffic noise were made with reference to the Calculation of Road 
Traffic Noise (CRTN), published by the Department of Transport and the Welsh 
Office in 1988.  The assessment of changes in air quality resulting from vehicle 
emissions used the guidance set out in Volume 11 of the Design Manual for 
Roads and Bridges (DMRB) published by the Highways Agency in 2003. 

3.5 Where worksites are proposed to be in close proximity to each other, as in central 
London, cumulative traffic impacts on local roads were assessed.  As the majority 
of lorry movements will arise from the transfer of excavated and waste materials 
to disposal sites from the central London worksites, this assessment was 
extended to consider the possible cumulative impacts on the Transport for 
London Road Network and the strategic road network.  

4. The Framework for the Control of Construction Traffic  

4.1 The Crossrail Bill provides for the control of construction traffic by qualifying local 
authorities (refer to Information Paper D19 Highways & Traffic during 
Construction — Legislative Provisions for further details).  The routes to be used 
by large goods vehicles must be approved by qualifying authorities1.  The 
consent of the relevant highway authority is required for the provision of any new 
or altered worksite access to and from a highway if this is not as shown on the 
deposited plans (approval by the highway authority of plans and specifications is 
required in any case).  The highway authority must also be consulted (and in 
some cases consent sought) before works affecting highways or traffic can be 
undertaken. 

4.2 The Crossrail Construction Code (for further information see Information Paper 
D1 Crossrail Construction Code) will require traffic management plans to be 
prepared in consultation with highway and traffic authorities and the emergency 
services.  These will, as appropriate, include: 

 worksite boundaries and main access/egress points; 

 temporary and permanent closures and diversions of highways and public 
rights of way; 

 the strategy for traffic management; and 

 the local routes to be used by large goods vehicles including lorry holding 
areas, lorry route signing strategy, abnormal loads, means of monitoring lorry 
use and any routes prohibited from use. 

                                                
1

a vehicle which has a permissible maximum weight in excess of 7.5 tonnes) to a work or storage site, a site where 
the vehicle’s load will be reused, or a waste disposal site. No approvals are required in relation to transportation on 
motorways or trunk roads, or in relation to a site where the number of large goods vehicle movements, whether to or 
from, does not exceed 24 on any day
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The Code will also cover measures to control mud on the highway, vehicle 
parking (including parking by nominated undertaker and contractor staff) and the 
transfer of excavated material and waste to approved disposal sites. 

5 Consultation 

5.1 The Highways and Traffic sub-group of the Crossrail planning forum will act as an 
overarching focus for consultation.  It will consider general construction traffic 
issues and the procedures for obtaining necessary consents once construction 
commences.   

5.2 Liaison will continue on a more local basis during construction to discuss specific 
day-to-day construction traffic management issues as they arise through traffic 
liaison groups.  This will involve the nominated undertaker, the Crossrail 
contractor(s), relevant highway authorities, the emergency services, and bus 
operators (and also taxi representatives as necessary). 
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1. Introduction 

1.1 This information paper sets out the Promoters approach to minimising the 
disruption to utilities services. 

1.2 Crossrail will affect the equipment of a large number of utility companies – it is 
estimated that up to 12,500 utility mains and services are contained within the 
area affected by the Crossrail works. 

1.3 The Promoter has been in discussion with utility owners and operators during the 
development of the project and will seek to develop design and construction 
arrangements that keep the disruption experienced by utility operators and their 
customers to as low a level as is practicably possible. 

2. Assessment of Impact on Utilities

2.1 In developing the project, the Promoter has taken account of the extent of the 
utility (water, sewerage, electricity, gas, telephone and other underground 
services) equipment affected.  A sequence of actions to investigate and assess 
the impact of the scheme has been established; 

 develop a clear understanding of the infrastructure and services above and 
below ground in the area around the planned route; 

 overlay the planned Crossrail construction works, to understand exactly 
which utilities are affected and the extent of the impact; 

 investigate whether, by changing the design or the construction methods of 
the railway it is possible to avoid the impact on the utilities; and 

 where conflicts cannot be avoided, develop designs to strengthen or divert 
the affected utilities out of the way of the railway in partnership with the utility 
companies. 

2.2 These processes are expected to produce proposals for the diversion of a 
significant number of utility mains and services, but substantially below the total 
of 12,500. 

3. Implementation 

3.1 Where changes in utility infrastructure cannot be avoided, the nominated 
undertaker will agree arrangements with the owner of the equipment to be 
relocated either temporarily or permanently outside the area of the Crossrail 
works. In some instances the apparatus may be surplus to requirements and can 
be decommissioned. 

3.2 Wherever possible, when the work is carried out the new equipment will be 
installed and commissioned before the existing infrastructure is disconnected but 
there may be circumstances where a period of disconnection will be essential to 
allow safe completion of the work.  In these circumstances, the nominated 
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undertaken would agree appropriate arrangements (such as planned night-time 
or weekend closures) with the relevant utility operator. 

3.3 The nominated undertaker will endeavor to identify and protect all utility plant and 
equipment affected by the project.  On a site specific basis, this will include 
preliminary site investigations during the design phase to confirm the extent and 
exact location of underground infrastructure to confirm the accuracy of existing 
records.  Even with these precautions, there is a risk that unrecorded 
infrastructure will be encountered unexpectedly, in a city as densely developed as 
London.  Before starting construction the nominated undertaking will establish 
procedures with the utility operators for the management and mitigation of 
unforeseen events. 

4. Community Liaison 

4.1 The nominated undertaker will require contractors undertaking utility diversions to 
establish and maintain community liaison arrangements with the owners and 
occupiers of property affected by their work. This will be supported by the 
Crossrail 24-hour helpdesk. (For further information see Information Paper F3 
Community Relations.)
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1. Introduction 

1.1 The running tunnels for Crossrail will be constructed using tunnel boring 
machines (TBMs). These machines will excavate and support the ground until the 
tunnel lining which will be made from precast concrete or cast iron segments is 
erected.  The type of TBM required is dependent on the ground conditions.  For 
the proposed Crossrail tunnels, both closed face and dual mode semi 
open/closed faced shield TBMs (see section 4 below) will be used. 

2. Tunnelling Sites 

2.1 Worksites will be required in order to erect and launch the TBMs and to support 
the tunnelling activities.  This support includes removal of the excavated tunnel 
spoil and the supply of the tunnel lining segments and other materials required for 
tunnelling.  Some of the sites will also be used in the fit-out phase for installation 
of track and other rail systems. 

2.2 Six main worksites are proposed for the construction of the Crossrail tunnels.  
These will be at Royal Oak portal, Pedley Street, Pudding Mill Lane portal, Isle of 
Dogs station, Limmo Peninsula shaft and Plumstead portal. 

2.3 In general, separate TBMs will be used for the eastbound and westbound 
tunnels. The exception is the short tunnel drive from Hanbury Street to 
Whitechapel Station where the same TBM will be used twice.  This will result in 
three TBMs being installed and driven from Hanbury Street shaft, but serviced 
from the main tunnelling work site at Pedley Street. 

3. Ground Conditions 

3.1 A summary of the geological conditions for the tunnels is as follows: 

 working west to east along the alignment, the tunnels pass down the 
geological succession starting in London Clay then through the Lambeth 
Group into the Thanet Sands; 

 between Royal Oak portal and Fisher Street, the tunnel drives will be wholly 
within the London Clay Formation, with the majority of the drives being in 
Lower London Clay, occasionally close to or at the interface with the 
underlying Harwich Formation and Lambeth Group; 

 the central tunnels will largely be driven at the interface between the Lower 
London Clay and the underlying strata, though towards the east the geology 
rises through the alignment and the tunnels will be in the Thanet Sands at the 
Isle of Dogs; and 

 between the North Woolwich and Plumstead portals, the tunnel drives will be 
within the Chalk and Thanet Sands except for the sections at the tunnel 
portals where superficial deposits comprising alluvium and river gravels are 
expected. 
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4. TBM Type 

4.1 To achieve the rates of progress required to meet the overall programme for 
Crossrail, mechanical excavation by a TBM will be essential for the construction 
of the running tunnels. 

4.2 Tunnelling technology through London Clay is well proven and most of the old 
London Underground tunnels were successfully constructed in this medium.  
Advances in TBM technology have resulted in bored tunnels in previously difficult 
ground conditions being successfully driven through both the Lambeth Group and 
the Thanet Sands for the Jubilee line extension and the Channel Tunnel Rail Link 
into north-east London. 

4.3 For any underground project, the tunnelling methodology and tunnelling rate is 
dependent upon the ground conditions encountered.  The running tunnels will be 
lined with either precast concrete or bolted cast iron segments erected within the 
TBM.  For Crossrail, it is expected that the following types of TBM would be used 
depending on the ground conditions: 

1) Semi-mechanised Open Face shield: 

 Open face; 
 comprises an articulated 360 degree rotating excavator or centrally 

mounted boom header housed within a shield; 
 used when the ground can stand up unsupported for a sufficient period of 

time when compared to the rate of advance of the TBM eg London Clay; 
and

 provides the ability to close the face during periods of stoppage by the use 
of breasting plates or face rams. 

2) Earth Pressure Balance (EPB):  

 closed face; 
 provides continuous support to the full tunnel face, balancing the earth 

pressure against the thrust of the TBM by controlling excavation at the 
tunnel face;  

 comprises a full face rotating cutter head; and 
 used when the ground cannot stand up unsupported for a sufficient period 

of time eg the Lambeth Group, or the Thanet Sands. 

3) Dual Mode Earth Pressure Balance (EPB) 

 closed face; 
 allows the provision of continuous support to the full tunnel face, balancing 

the earth pressure against the thrust of the TBM by controlling excavation 
at the tunnel face in poor ground 

 can be operated in a semi closed mode which allows faster excavation than 
closed mode operation in good ground  

 comprises a full face rotating cutter head; and 
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 used when the ground cannot stand up unsupported for a sufficient period 
of time eg alluvium, the Lambeth Group or Thanet Sands. 

4) Slurry: 

 closed face; and 
 provides continuous support to the full tunnel face, balancing the ground   

and water pressure in the soil with pressurized slurry (liquid).  Tunnel spoil 
is removed hydraulically in pipes with “clean” slurry pumped to the tunnel 
face where the excavated material is added by the TBM and transported in 
the pipes within the slurry fluid.  A large separator plant is required at the 
tunnel portal worksite to separate excavated material from the slurry, 
allowing the “clean” slurry to be re-circulated to the face.  Used when the 
ground cannot stand up unsupported for a sufficient period of time eg the 
Lambeth Group, the Thanet Sands, or where an Earth pressure balance 
cannot be achieved within river terrace gravels or where high pressure 
water is likely within fissures within the chalk strata under the River 
Thames.

5. Tunnel Linings 

5.1 The majority of running tunnel linings will be made from precast concrete 
segments.  Expanded linings are proposed for tunnels in London Clay as the 
London Clay has sufficient strength to allow the ground to be exposed behind the 
tunnel shield and the segmental ring to be expanded against the ground. 

5.2 For all other poorer ground conditions a bolted gasketted grouted precast 
concrete lining is proposed. 

5.3 For openings within the running tunnel for connections to cross passages or 
ventilation/intervention shafts or adits special cast iron segments or fabricated 
steel members will be used. 

6. Tunnel Design 

6.1 A tunnel internal diameter of six metres is required to provide the physical space 
needed to accommodate the cross section of the train plus lateral movement 
tolerances, Network Rail standards for overhead electrification, evacuation and 
access walkways, slab track, signalling equipment and cable routes and 
construction tolerances.  The lining will be about 300mm thick and for non 
expanded linings there will be a layer of grout outside this giving a total excavated 
diameter of 6.8m. The tunnels will be designed in accordance with the 
appropriate regulatory standards and guidelines to carry loads from the 
surrounding ground, groundwater, surcharge loads, and to meet fire and 
durability requirements. 
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7. TBM Operation 

7.1 TBM operation will be as follows. 

1) Tunnel lining erection.  Irrespective of the type of TBM selected for each 
tunnel drive, excavation will be undertaken one ring at a time.  On completion 
of the excavation cycle, the segments will be erected in the tailskin of the 
TBM using a mechanical erector to form a complete ring.  The excavation 
cycle will then be repeated with the TBM propelled forwards by hydraulic 
jacks shoving off the ends of the previously erected tunnel lining ring. 

2) Grouting of tunnel lining.  For non expanded linings grout will be injected 
between the ring and the excavated surface of the ground to fill both the 
overcut required to steer the TBM and any voids behind the lining caused by 
ground movements. 

3) TBM support equipment.  To support the tunnelling operation, the TBM will 
tow behind it a back up train containing all the support equipment necessary 
for the construction activities. This typically includes, electrical transformers, 
segment handling equipment, grouting system, hydraulic power pack and 
tunnel guidance system.. 

4) Materials handling.  It is envisaged that the delivery of materials (tunnel lining 
segments, grout etc) to the TBMs will be by narrow gauge construction 
railway tracks.  Removal of excavated material may be by railway, conveyors 
or by pumping dependent on the type of tunnelling machine selected and 
lengths of the tunnel drive. 

7.2 TBM procurement and launch.  The time required to procure, manufacture and 
deliver a TBM is approximately one year, made up of some two months to place 
an order and 10 months to design manufacture and deliver.  A second TBM, of 
the same specification, delivered to the same worksite can be expected 
approximately two months after the first. 

7.3 Due to their size and weight (often over 1000 tonnes), the TBM’s will be 
manufactured to be delivered to site in smaller components (50 to 100 tonne) and 
assembled on site either adjacent to or within the launch chamber where 
possible.  Following assembly, the TBM will be craned into the launch chamber 
and pushed through a prepared eye in the launch structure using the thrust rams 
against a temporary retaining frame.  Depending on the ground conditions, some 
form of ground treatment may be required around the eye to form a plug of stable 
ground behind the launch chamber structure to allow the TBM to be buried into 
the ground.  Once the TBM has been progressed fully underground the erection 
of the tunnel lining segments will commence within the tailskin. 

7.4 Where space allows the TBM will be fully commissioned with all the back up plant 
in place prior to launch.  Where it is not possible the TBM will be advanced a 
sufficient distance to allow all the support equipment to be assembled in the 
tunnel required to enable the TBM to operate at maximum output.  Following the 
launch a regular cycle of excavation, erection of rings and grouting will be 
established with further grouting of the bolted rings – back grouting, being 
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undertaken on a regular basis to ensure that any voids left behind the lining after 
excavation and erection are filled. 

7.5 Following/during each excavation cycle, the tunnel boring machines and shields 
will be moved forward and ring erection will commence immediately after 
advancement of the shield is complete.  During the excavation and grouting cycle 
all TBM parameters will be monitored to enable an excavation/grout reconciliation 
to be carried out to ensure all voids have been filled to minimise the risk of 
settlement.  To ensure a steady state is achieved with these parameters, to 
enable any adverse trends to be identified and corrective actions to be taken to 
minimise ground movements and the risk of damage, it is essential that tunnelling 
is a continuous operation.  

7.6 Disposal of excavated material.  Excavated material generated from the running 
tunnels will usually be removed from the worksites by either main line train or 
river barge, the use of road transport being avoided wherever possible.  Removal 
of excavated material by rail is proposed from Royal Oak portal, Pedley Street 
shaft and Pudding Mill Lane portal, and river barge from the Isle of Dogs, Manor 
Wharf and Limmo Peninsula shaft sites. 

7.7 Removal of tunnelling machines.  On completion of each of the tunnel drives the 
TBMs will be dismantled and removed from the tunnel.  It has generally been 
assumed that the tunnel shields will be dismantled and removed via the tunnel 
reception chamber at the end of each drive with the TBM support equipment 
being towed back to the drive sites for removal. 
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NOTE: This information paper reproduces the text of the policy on noise and 
vibration mitigation (residential property construction noise insulation and temporary 
rehousing), published in February 2005.   Appended to it are some FAQ that did not 
form part of the policy published in February. 

1. Introduction 

1.1 The construction of Crossrail will cause noise and vibration impacts in some 
locations. 

1.2 During construction, the Secretary of State1 will seek, through design and 
mitigation, to control the effects of noise and vibration. Nevertheless, there will be 
circumstances in which noise impacts will arise, particularly from construction 
activity. In certain circumstances explained below, the Secretary of State will 
either provide and install free of charge, or provide grant aid for noise insulation. 
In certain cases where the level of noise created by construction activity is 
predicted to be acute, the Secretary of State or his agents will contact you to 
arrange temporary rehousing, or help residents to arrange it for themselves and 
recoup the costs from the Secretary of State or his agents. 

1.3 The Secretary of State has adopted a set of noise and vibration limits in relation 
to the provision of grant aid for noise insulation and, if appropriate, temporary 
rehousing. These limits follow the precedents established by recent and similar 
major schemes. 

1.4 The purpose of this booklet is to explain both how the Noise Insulation and 
Temporary Rehousing Schemes work, and what you should do next if you think 
that you may be eligible for either scheme. 

2. Am I eligible for the scheme?

2.1 Construction noise insulation and temporary rehousing arrangements apply to 
dwellings and other buildings lawfully used for residential purposes. 

2.2 To be eligible you must own or occupy a private dwelling and the dwelling must 
be one in which the predicted or actual construction noise exceeds the relevant 
“noise trigger level” for  

 a period of 10 or more days of working in any 15 consecutive days; or  

 for a total of 40 days or more in any 6 consecutive months. On your behalf 
The Secretary of State will prepare the predictions and monitor the actual 
noise levels in consultation with the relevant Local Authority. 

                                                
1

Where the Secretary of State uses his powers under the Crossrail Bill as enacted to appoint a “nominated 
undertaker” or devolve the project to another public body, he will require the nominated undertaker and/or public body 
to adhere to this Policy. Accordingly, references in this document to the Secretary of State or his agent should be 
taken to refer to any such nominated undertaker or public body or their agents, except where the context otherwise 
requires.
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2.3 Initially eligibility for the scheme depends on the predicted noise level. However, 
the actual noise may turn out to be more or less than the prediction and therefore 
the noise levels will be monitored as work progresses. You will be informed of 
any noise level changes. Full details of the noise trigger levels, for both noise 
insulation and temporary rehousing are set out in Appendix A. 

2.4 Some buildings and/or their occupants will be treated as special cases: 

 Mobile homes and houseboats will be treated on a case by case basis. 

 Night workers, those needing a particularly quite home environment to work 
in, or those that have a medical condition which will be seriously aggravated 
by construction noise, will also be considered on a case by case basis. 

 Whilst these discretionary arrangements only apply to residential properties, 
buildings which may be particularly sensitive to noise (including, commercial, 
educational and community) will be subject to individual consideration by the 
Secretary of State or his agent on the application of any body or person 
responsible for, or holding a legal interest or estate in, any such building. 

3. What is the Noise Insulation Package?

3.1 The package will consist of: 

 Secondary glazing for living room and bedroom windows, plus additional 
ventilation. 

 Blinds, for south facing windows. 

 Insulation treatment for external doors. 

3.2 Depending on the type of window you already have, secondary glazing will 
usually comprise another pane of glass in its own frame (wood, metal or plastic) 
4-8 inches inside the existing window. This can be opened for cleaning or 
ventilation. 

3.3 Secondary glazing works best when closed – so additional ventilation is usually 
required. The package includes an electric ventilator fan in a slim metal cover, 
fitted inside the room in question, to an outside wall (a 3-4 inch hole is drilled 
through the wall, through which the fan draws in air from the outside). 

3.4 On a south facing window secondary glazing may make the room too hot. The 
Secretary of State or his agent can fit blinds between the main window and the 
secondary glazing to avoid this. 

3.5 The Secretary of State or his agent may be able to install a “secondary” door to 
improve noise insulation. If the design of your house prevents this, other methods 
can be used, such as sealing strip between the existing door and its frame. 

4. Who does the Insulation work and on what terms? 

4.1 Once the Secretary of State or his agent has conducted an initial survey and the 
details of the insulation for your house are agreed with you, the Secretary of State 
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will either offer to do the work at their expense, or offer grant aid for you to you to 
carry out the works. 

4.2 The Secretary of State asks you to ensure that you provide adequate access for 
the survey and installation; and if you should incur expense in arranging access, 
the Secretary of State will reimburse you provided he has agreed the amount 
before the cost is incurred. 

4.3 In the cases where the Secretary of State offers you a grant so that you can have 
the work done yourself. The grant would be made on the following conditions: 

 You must first obtain 3 independent written quotations. 

 The amount of the grant will be the lower of your chosen estimate and the 
actual cost. 

 The Secretary of State may pay 10% of the estimated cost in advance, and 
the balance when the work is satisfactorily completed. 

 The work must be completed within 12 months of any advance payment, or 
before completion of the Crossrail construction works for which insulation is 
needed, whichever is the earlier. If this condition is not complied with, no 
further grant will be paid, and any payments already made will have to be 
repaid to the Secretary of State. 

 You must obtain the consent of any other person or body that may be 
required to permit the carrying out of insulation work (e.g. your landlord if you 
are a tenant, or any consents required from your local authority). 

4.4 Please note that the Scheme cannot be used for work needed to remedy existing 
building defects. 

5. What is the Temporary Rehousing Package?

5.1 If the predicted or actual construction noise level exceeds the trigger level for 
temporary rehousing, the Secretary of State will notify you that you are eligible for 
alternative temporary accommodation. There are two options: 

Option A – to arrange temporary alternative accommodation to meet your 
agreed needs, or 

Option B – to provide information and guidance to help you arrange your 
temporary alternative accommodation. 

5.2 If you choose Option A, the services provided by the Secretary of State will 
include arranging for: 

 Temporary alternative accommodation (which, where appropriate, could be a 
local hotel or guest house). 

 Removals. 

 Storage and insurance of your personal effects. 

 Insurance for the house you vacate. 
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 Where appropriate your pets to go into kennels, catteries etc. 

 Where appropriate the disconnection and later reconnection of gas, water, 
electricity etc. 

5.3 If you choose Option B then, instead of actually identifying the alternative 
accommodation and making the arrangements for you, the Secretary of State will 
supply you with information and guidance on all the matters listed above, to 
enable you to make the arrangements yourself; and the Secretary of State will 
also help you ensure that the costs you incur can be agreed and paid to you as 
soon as practicable. 

5.4 Whether you choose Option A or Option B, the Secretary of State will bear (or 
reimburse you with) the reasonable costs associated with your temporary 
rehousing together with the continuing, unavoidable costs of maintaining your 
own house whilst you are away. However, these will be paid less the costs that 
you would have paid if you had stayed in your own house over the same period. 

6. What is the procedure for Noise Insulation and Temporary Rehousing? 

6.1 The procedure comprises 7 steps. 

i) Secretary of State will carry out an assessment in every area likely to be 
affected by Crossrail construction noise, so as to predict what the noise levels 
will be and will discuss and agree the findings with the relevant Local 
Authority. 

ii) The Secretary of State will then notify owners or occupiers of buildings which, 
on the basis of the assessment, the Secretary of State considers qualify, and 
accordingly which type of assistance (noise insulation or temporary 
rehousing) they are eligible for. The Secretary of State will also send an 
application form at this stage. 

iii) If you receive such a notice and application form, you should complete and 
return the form to The Secretary of State. The Secretary of State will then 
assess your application and if acceptable notify you in writing. 

iv) The Secretary of State or his agent will then arrange to visit you in order to 
discuss the application with you generally; view your home and in the case of 
noise insulation take any necessary measurements; and identify any special 
issues or requirements. 

6.2 The Secretary of State will then assess your case in detail and, if it is accepted, 
notify you of: 

 any further survey likely to be needed at your house, and (in insulation cases) 
the work the Secretary of State thinks should be done and our offer to do it; or 

 (in rehousing cases) either his proposals to rehouse you temporarily or the 
information and guidance you need to make your own rehousing 
arrangements. 
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In either case the proposals will be discussed with you to make sure you are in 
agreement.

6.3 The noise insulation package or temporary rehousing plan (as the case may be) 
is then put into effect. 

6.4 The Secretary of State reimburses you for any agreed costs, which you have 
incurred or (in grant cases) pays the balance of the grant. Alternatively, the 
Secretary of State pays for noise insulation or removal/rehousing costs 
themselves, where he or his agent has done the work. 

A noise insulation package will not be offered if the noise trigger level is only 
exceeded whilst you are in temporary alternative accommodation. 

7 How do I start making a request for assistance? 

7.1 In the majority of cases where residents are eligible, they will receive from The 
Secretary of State a notice and application form. Once you receive a notice, you 
simply complete and return the form. 

7.2 If you do not receive a notice, but you believe you may be eligible (e.g. because 
your neighbours have received notices, or you have some particular reason to 
think you will be affected by construction noise even if you might not strictly 
speaking be eligible under the Scheme) please contact the Secretary of State at 
the address given below, and he will then consider your position individually. 

7.3 Whilst every endeavour will be made to ensure all those who might be eligible 
under this policy receive notices and application forms, some properties may be 
inadvertently missed, particularly in relation to special cases where specific 
circumstances may not be apparent. 

Contact address for the Noise and Vibrations Mitigation Scheme: 

The Secretary 
Cross London Rail Links (“CLRL”) 
1 Butler Place 
London
SW1H 0PT 
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FREQUENTLY ASKED QUESTIONS    APPENDIX A 

Revision A 

Introduction 
This leaflet contains answers to some of the more common questions that arise in 
respect of our Noise and Vibration Mitigation Scheme. You should read that 
document before reading this one. The Noise and Vibration Mitigation Scheme is 
available on our website at www.crossrail.co.uk in the “Property Policies” section of 
the “Crossrail Bill Supporting Documents”.  

If you do not have access to the internet you can get a copy of the Noise and 
Vibration Mitigation Scheme by writing to us at 

Helpdesk 
Cross London Rail Links Ltd 
1 Butler Place 
London
SW1H 0PT 

Alternatively you can request a copy to be sent to you by calling our helpdesk (open 
24 hours a day) on 0845 602 3813. 

You can also call our helpdesk if you have any queries regarding the Noise and 
Vibration Mitigation Scheme which are not answered here. 

Questions relating to Noise Insulation 
Q1. Is secondary glazing the same as double glazing? 
No. Secondary glazing is a separate pane of glass installed 100 – 200 mm inside the 
existing window, and the existing window remains in place. Double glazing consists 
of two panes of glass in the same casing, typically around 20mm apart which replace 
the existing window. Our Noise and Vibration Mitigation Scheme does not offer 
double glazing, which is primarily designed to reduce heat loss rather than noise. 

Q2. What if I already have double glazing? 
Our noise assessments are based on the expected noise immediately outside the 
building so the type of glazing you currently have installed would not affect your 
eligibility under the scheme (subject to Q3 below). You are not obliged to accept our 
offer of insulation if you do not think you need it. 

Q3. What if I already have secondary glazing? 
If your home has already had insulation work carried out or a grant for such work in 
respect of an another public works scheme (such as a road or earlier railway works) 
you will not be eligible for further work or grant from Crossrail. 

If you have already had secondary glazing installed privately, which meets the 
specification of the works we offer, the person who incurred the cost of those works 
can receive a grant in respect of the work already done. 
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Q4. Can I take the grant and not do the works? 
No. If a grant is offered and you accept it, you must have the works carried out to the 
specification in our offer. Otherwise you must repay the grant.  

You are not obliged to accept our offer if you do not think you need it. 

Q5. What if my landlord / tenant does not want the work carried out, but I do? 

We will try to reach agreement between all parties where possible. In the case of one 
party objecting, we have the legal power to carry out the works without that party’s 
consent if appropriate. 

Questions relating to Temporary Rehousing 
Q6. Do I have to move? 
No. Any offer of temporary rehousing is discretionary. You do not have to move if you 
do not want to. If you do decide to stay, you cannot claim compensation for disruption 
due to the noise of our works. 

Q7. Will I lose my tenancy if I move out? 
Our offer of temporary accommodation will be in addition to your current home. You 
will still be responsible for the rent, bills and other outgoings at your current home 
and you will still be a tenant there. We will meet the additional cost of the relocation 
accommodation. You are free to visit and use your current home as you wish during 
the relocation, subject to the terms of your existing tenancy.   

If your tenancy agreement expires during the relocation you should (if you want to) 
renew it with your landlord in the normal way. If you choose not to renew your 
tenancy, we will stop meeting the cost of the alternative accommodation when your 
tenancy expires. 

Q8. What about insurance, mail redirection etc? 
Most temporary relocations will be short term. In some areas, the relocation may be 
longer term and we will reimburse reasonable additional costs which you incur due to 
long term absence from your property.  

Q9. Will the temporary accommodation offered be of the same quality as my 
current home? 
The type of rehousing offered will depend on the duration of the relocation.  For short 
durations hotel accommodation may be appropriate.  For longer periods, alternative 
rented accommodation would be more suitable.  In all cases we will take account of 
your existing accommodation as far as possible.

Q10. How far away will I be moved? 
The accommodation we offer will be governed by what is available at the time and 
your reasonable requirements. Some people may be prepared to move to another 
area on a temporary basis if they would be nearer friends, family or work. Others may 
need to stay in the same area.  
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Q10. Can I have noise insulation and temporary relocation? 

This will depend on the circumstances. The noise generated by our works will vary 
over the course of the job. In some areas, the noise may qualify for temporary 
relocation for one period, and noise insulation only for a different period. In these 
circumstances you would receive a temporary relocation offer for one period and a 
noise insulation offer for the other period. 

In other areas, a home may qualify for temporary relocation for a given period, but 
outside that period the noise may not trigger a separate noise insulation offer. In such 
a case, a temporary relocation offer only would be made and noise insulation would 
not be offered. 

Q11. I am a landlord. Will you compensate me for lost rent if you temporarily 
relocate my tenant? 

No. Your tenant will remain your tenant and remain liable to pay rent in the normal 
way.  

Q12. I have further questions that are not answered here. Where can I get 
further information? 

Call our helpdesk on 0845 602 3813 (open 24 hours) 
Email us at: helpdesk@crossrail.co.uk 
Write to us at:  Helpdesk 

Cross London Rail Links Ltd 
1 Butler Place 
London
SW1H 0PT 
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1. Introduction 

1.1 This Information Paper explains the measures that will be put in place to control 
the effects of groundborne noise and vibration that might otherwise arise from the 
construction and operation of the railway. 

2. Groundborne Noise  

2.1 Groundborne noise could arise from the movement of trains in Crossrail tunnels, 
during construction of the railway, during commissioning of the railway, or once 
the railway is operating passenger services.  

2.2 There are no UK legislative standards or criteria that define when groundborne 
noise becomes significant.  Crossrail has therefore drawn upon available 
experience in constructing new underground railways, e.g. the Jubilee Line 
Extension, Thameslink and the Channel Tunnel Rail Link.  All of these projects 
adopted a threshold of significance for groundborne noise in residential properties 
of 40dBLAMax,s

1.  This criterion was therefore adopted to assess the significance of 
potential groundborne noise impacts in residential properties during both 
construction and operation of Crossrail.   

2.3 In the case of buildings lawfully used as reference libraries, lecture theatres, 
auditoria, theatres, hospitals, churches, schools and similar buildings, the use of 
which is particularly sensitive to noise or vibration, either the same or more 
stringent assessment criteria were adopted.  The thresholds of significance used 
to assess the groundborne noise impacts of Crossrail are presented in Table 1 
below. 

                                                
1 One of the properties of the simple time-varying sound level that is often of interest is the maximum 
level that it reaches, for example during the passage of a vehicle.  This gives rise to the LAmax index.  
However, instruments set to measure the time-varying sound level can be switched to two settings, 
"slow" or "fast".  These settings affect the way in which the sound pressure is averaged.  The time 
constant in the averaging circuit is 1 second in the case of "slow" or 1/8 second in the case of "fast".  To 
signify which time constant is used the letter "S" or "F" is added after LAmax to give either LAmax, S or LAmax, 

F.  The slow setting gives more repeatable results. 
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Table 1: Construction1, 2 and Operational Groundborne Noise Criteria 

Building Level/Measure 

Residential  buildings 40dB LAmax,S

Offices3 40dB LAmax,S

Hotels3 40dB LAmax,S

Theatres 25dB LAmax,S

Large Auditoria/Concert Halls 25dB LAmax,S

Sound recording studios 30dB LAmax,S

Churches 35dB LAmax,S

Courts, lecture theatres 35dB LAmax,S

Small Auditoria/halls 35dB LAmax,S

Schools Colleges 40dB LAmax,S

Hospitals, laboratories 40dB LAmax,S

Libraries 40dB LAmax,S

Notes

1. Excluding the groundborne noise from the passage of the tunnel boring machine (TBM) (refer to section 
2.4 in the main text below). 

2. Significance with respect to the construction railway is assessed subject to paragraph 2.11. 

3. Significance criteria not included in the Scope and Methodology set out in Appendix A2, Vol. 5 of the 
Crossrail Environmental Statement, added here for clarification. 

2.4 These criteria will be adopted as the performance specification for the railway as 
the detailed design is developed.  They do not apply to the noise of the tunnel 
boring machine (TBM) passage, including other tunnelling related activities, which 
is short-term and transitory and which was therefore qualitatively described in the 
Crossrail Environmental Statement and assessed as likely to have no significant 
impact. 

2.5 The potential impact for construction and operation of the railway is set out in the 
Environmental Statement.  The assessment assumes that where necessary, the 
potential impact is mitigated.  For the temporary railway during construction the 
mitigation measures available were assumed to be: 

 use of new rail (smooth track without corrugations or discrete irregularities) 
installed at the start of the works with joints achieving variation in rail height of 
not more than 2mm; 

 where appropriate the use of resilient rail pads to fasten rails to the sleepers, 
or adequate elasticity to the support of the track system, between the rail foot 
and the sleeper, or tunnel invert, in order to reduce the transmission of 
vibration and groundborne noise from the passage of rail vehicles; 

 a speed limit on construction trains of 15km/h; 
 all diesel locomotives used will be fitted with efficient exhaust silencers; and 
 a maintenance programme that ensures the condition of the track does not 

deteriorate over time thereby causing noise in breach of the agreed threshold. 



GROUNDBORNE NOISE AND VIBRATION       D10 

 - 3 - 

2.6 The findings of the assessment (reported in the Environmental Statement) show 
that adoption of these measures is likely to result in the criteria for the 
performance specification for residential buildings, offices, hotels, schools, 
colleges, hospitals, laboratories and libraries not being breached at any location 
during the construction of Crossrail. 

2.7 The nominated undertaker will endeavour to ensure that the groundborne noise 
from the operation of the temporary construction railway that is experienced by 
any theatre, large auditorium/concert hall, studio, church, court, lecture theatre or 
small auditorium/hall, does not exceed levels greater than those it is already 
subject to by the presence of London Underground, other railway and road 
transport operations, or the levels listed in Table 1, whichever is the higher noise 
level during the periods for which the buildings are in use.  

2.8 During operation, the following measures were assumed to be available: 

 standard trackform design to use continuously welded rail; 
 the rails in tunnels will be supported on resilient track support systems, and 

track installation will be carried out using modern technology to achieve very 
much more accurately laid and smoother track than exists in traditional tube 
tunnels. 

 floating slab track or similar technology, where it is predicted that standard 
trackform would result in the criteria in Table 1 being breached. 

2.9 The nominated undertaker will be required to design the permanent track support 
system so that the level of groundborne noise near the centre of any noise-
sensitive room is predicted in all reasonably foreseeable circumstances not to 
exceed the levels in Table 1.  The nominated undertaker will be required to install 
the permanent track using a standard rail and/or track support system for the 
Crossrail tunnel sections.  In any location where the standard system is predicted 
during detailed design to cause levels of groundborne noise exceeding the 
relevant assessment criterion an enhanced track support system will be installed.   

2.10 The nominated undertaker will put in place measures that will ensure that the 
track of the underground sections and the wheels of the vehicles operating the 
Crossrail passenger service are maintained in a state which under all reasonably 
foreseeable circumstances will lead to adequate control of groundborne noise 
and vibration arising from the railway.  Prior to opening, the nominated undertaker 
will ensure that the rails of the underground sections of Crossrail are conditioned 
by grinding, or other suitable means, and are appropriately maintained thereafter. 

2.11 The findings of the assessment (reported in the Environmental Statement) show 
that adoption of these measures is likely to result in the criteria for the 
performance specification not being breached at any location during the operation 
of Crossrail.  

2.12 The nominated undertaker will provide to the local authorities, through which the 
Crossrail tunnels pass details of the type of rail and/or track support system 
proposed and its predicted performance with respect to vibration and 
groundborne noise. 
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3.  Groundborne Vibration 

3.1 The potential impact of Crossrail trains running through tunnels during 
construction and operation of the railway has been assessed and the findings 
reported in the Environmental Statement.  The running of both the construction 
and permanent railways is not forecast to cause vibration impacts which will be 
felt by those occupying the buildings above.   

3.2 Vibration from the passage of the tunnel boring machines may be perceptible.  
However, this will be a transient effect lasting only a few days at any one location 
and will not cause damage to buildings. 

3.3 As set out in the Crossrail settlement policy, the Promoter has undertaken that 
any material physical damage arising from ground settlement associated with the 
nominated undertaker's works will be made good. 



Information Paper 

D11 – 24-HOUR WORKING 

APPROVED
Version 1 – 09/12/05 - 1 - 

1. Introduction 

1.1 For some of the major, safety critical works required to construct Crossrail, 
planning has been based on the assumption that work will be carried out on a 
continuous 24-hour cycle 7 days a week. 

1.2 These works include construction of the Crossrail running tunnels and 
underground stations for which two construction techniques are proposed: 

 Construction of running tunnels using tunnel boring machines (TBMs) with 
linings erected immediately behind the TBM cutter head. 

 Construction of underground stations using sprayed concrete lining (SCL) 
techniques. 

1.3 Other major construction works that may include some 24-hour working are: 

 Basement boxes at shafts and stations, and portal structures.  

 Shafts and adits constructed using precast linings or sprayed concrete lining 
(SCL). 

1.4 Some works that interface with Network Rail or London Underground 
infrastructure will need to be carried out outside normal railway operational hours 
to ensure continued operation of rail services. 

1.5 Tunnel fit out activities may require 24-hour working including construction of the 
trackbed, cable laying and general materials delivery by train and installation. 

1.6 Some utility diversions will not be able to be carried out during normal working 
hours.

2. Rationale for 24-hour tunnel working 

Primary Considerations 

2.1 Limiting settlement and the risk of damage to adjacent infrastructure 
Appropriate control of the tunnelling process requires continuous working during 
TBM or SCL works.   

For TBM tunnels, all the tunnel machine parameters will be automatically 
monitored by a data logger to allow real time assessment of the tunnel 
processes.  A continuous process is required to enable any adverse trends to be 
identified and corrective actions taken.  This enables the tunnelling to be 
undertaken as a continuous factory process, to reduce the risks to As Low as 
Reasonably Practical (ALARP) and minimize ground movement and the risk of 
damage to adjacent infrastructure. 

For SCL tunnels 24 hour working is required to ensure a continuous process of 
staged excavation, application of sprayed concrete and real time monitoring is 
achieved to provide continuous validation of the design by the measurement of 
convergence movements.  This minimises ground movements and the risk to 
damage to adjacent structures whist ensuring the tunnel face is always manned.  

D11 
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2.2 Safety  
By working continuously during TBM and SCL works, the risk of tunnel face 
instability is significantly decreased, minimising risks to the tunnelling workforce 
and third party infrastructure from ground collapse and build up of water behind 
the tunnel face leading to inundation. 

Secondary Considerations 

2.3 Programme 
Construction of the Crossrail running tunnels and underground stations is 
planned to be carried out over a period of approximately six years.  Changing 
from 24-hour working would significantly increase the duration of construction, 
delaying the benefits of the Crossrail scheme and prolonging the effects of 
construction. 

2.4 Limitation of cost 
Tunnelling is both a very capital intensive operation and has high overheads.  By 
carrying out some of the major works 24-hours a day, costs are limited by using 
construction plant to greatest efficiency, minimising standing time thus reducing 
overall construction costs. 

2.5 Other recently constructed tunnelling projects in London have utilised 24-hour 
working.  These include: 

 the Channel Tunnel Rail Link;  
 the tunnels for Terminal 5 (T5) at Heathrow Airport;  
 the Jubilee Line Extension to the London Underground; and 
 the DLR extension to Lewisham and Bank 

2.6 Critical tunnel crossings 

For crossings of existing operational LUL railways 24/7 tunnelling is an LUL 
requirement to minimise risk to the existing infrastructure and it is also required 
for crossing under Network Rail infrastructure.  This requirement will be detailed 
in the assurance cases put together by Crossrail to gain approval for tunnelling 
under LUL/Network Rail infrastructure. 

3. Tunnelling support works

3.1 The Crossrail works planned to be carried out on a 24-hour basis will involve 
some 24 hour support operations within the worksites including: 

 Delivery of materials, consumables and plant to the tunnel face from the drive 
portal or access shaft and for tunnel fit out by train from tunnel logistics sites 
at Aldersbrook and Old Oak Common. 

 Removal of excavated material from the tunnel face to the drive portal, 
access shaft or material stockpile 

 Operation of key plant on the surface needed in support of underground 
construction (e.g. fans, compressors, generators, batching plant) 
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 Maintenance of key plant necessary for the safety of the works (underground 
or on the surface) 

 Surface support to the underground work, including welfare facilities, cranage, 
workshops and stores 

 Stockpiling of excavated material 

3.2 Deliveries to site and removal of excavated material from station and shaft sites 
will be limited to normal working hours and one hour start up and shut down 
periods either side of the normal working hours, unless otherwise agreed with the 
local authority or under exceptional circumstances for special deliveries; eg 
delivery of the TBMs.  Normal or core working hours will be set out in the 
Crossrail Construction Code.  Removal of excavated material and delivery of fit 
out materials by train will be subject to availability of train paths and will 
necessitate outside of normal hours operation. 

4. Other Works 

4.1 Certain railway or utility works will need to be undertaken outside normal working 
hours:

 works requiring temporary possession of roads and railways for safety or 
operational requirements, to limit disruption to the travelling public; 

 works in connection with utilities when demand is low.   

This will include Saturday afternoon, night-time, Sunday and/or bank holiday 
working from time to time.  On occasion longer term possessions (in excess of 
one week) will be required for more major works. 

4.2 In order to safeguard the works it will be necessary for certain items of plant and 
equipment to be kept running 24-hours per day, which would include pumps and 
generators.  Any such equipment will be shielded in order to provide appropriate 
noise attenuation.  Staff may be required to collect data and samples outside 
normal working hours at times.   

4.3 Internal fit out works will also be carried out on a 24-hour day, 7 day per week 
basis.  

5. Conclusion

5.1 24/7 working is essential for the safe construction of Crossrail and to mimimise 
the risks to adjacent infrastructure to ALARP. 

5.2 24-hour working is required for tunnelling works including tunnel fit out.  All recent 
tunnelling projects in London have adopted 24-hour working and it will be 
essential for the construction of Crossrail. 

5.3 Planning of Crossrail works has assumed 24-hour working for construction and fit 
out of the running tunnels and underground stations and continuous working 
could be required for basements at shafts and stations, and for tunnel portals, 
shafts and adits. 
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5.4 24 hour working is deemed essential for tunnelling works to ensure safety, 
minimise environmental impact, ensure efficiency and minimise construction 
duration and cost. 

5.5 Other works will need to be completed outside the normal working day for safety 
or operational reasons.  
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1. Introduction 

1.1 A number of major tunnelling projects have been undertaken in London in recent 
years, including the London Water Ring Main, Heathrow Express, Jubilee Line 
Extension, extensions to the Docklands Light Railway, the Channel Tunnel Rail 
Link and the Heathrow Express and Piccadilly Line extensions to Heathrow 
Terminal 5. As a result, there is extensive experience of how the ground behaves 
when tunnels are constructed and how to minimize settlement affecting buildings 
above. 

1.2 The construction of Crossrail tunnels, station boxes and shafts will lead to 
settlement of the ground at the surface. The amount of settlement will depend on 
a number of factors including the depth and volume of the works below ground, 
soil conditions and the presence and nature of building foundations. The amount 
of settlement will vary across the area affected and for some buildings the 
magnitude of settlement varies across the building, this is known as differential 
settlement.  If there is no differential settlement and all of a building settles the 
same amount then the building is very unlikely to be damaged, whereas 
differential settlement has the potential to damage buildings and other 
infrastructure, including utilities. If damage were to occur, it could range from small 
internal cracks in plaster to effects on the structural integrity of the building, 
although in most cases there is no discernible effect on the structure itself.  The 
Promoter has already begun an assessment of potential settlement along the 
route of the railway that will assess the risk of damage to all buildings within the 
zone affected by settlement.  Depending on the level of risk either no action will be 
required, buildings will be monitored during construction, or special protective 
measures will be implemented to protect the buildings. 

1.3 This paper covers the following issues: 

 a) Method of assessing settlement. 

 b) Monitoring. 

 c) Protective works. 

 d) Defects surveys. 

e) Repairs. 

f) Listed buildings. 

g) Settlement Deed. 

2. Settlement Assessments 

2.1 Buildings which may be affected by structural excavations1 carried out by the 
nominated undertaker are assessed using a three stage process similar to that 
developed on other projects including the Jubilee line extension and the Channel 

                                                
1 See Appendix A for the excavations to which this applies. 
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Tunnel Rail Link and this assessment consists of one, two or three stages as 
described below.   

2.2 STAGE 1

2.2.1 The Stage 1 assessment is based on “green-field” site conditions.  This 
means that the effect of building foundations on the pattern of settlement 
is ignored. 

2.2.2 For bored tunnels the settlement predictions for “green-field” site 
conditions are produced based on empirical methods such as those 
described by O’Reilly and New (1982) and Attewell and Woodman 
(1982) using parameters for ground loss determined from case histories 
and taking into account the method of tunnelling and ground conditions. 

2.2.3 For excavations comprising shafts, boxes and retained cuttings, a 
conservative2 methodology for predicting settlements has been 
developed specifically for use on Crossrail, based on relevant case 
studies of similar excavations in stiff clay. 

2.2.4 Where the predicted settlement from bored tunnels and from the 
excavations referred to above is less than 10mm and the predicted 
ground slope is less than 1/500 (equivalent to damage risk category 1 as 
defined by Rankin, 1988) buildings are not subject to further 
assessment.  Those for which predicted settlement is 10mm or more, or 
for which predicted ground slope is 1/500 or more, are subject to a Stage 
2 assessment. 

2.3 STAGE 2

2.3.1 In Stage 2 the settlement calculated for “green-field” conditions is 
imposed on buildings, i.e. it is assumed that buildings behave completely 
flexibly and their own stiffness has no influence on the settlement 
behaviour.  In addition the deformation due to horizontal ground 
movement is taken into account.  This is a conservative assumption as, 
in reality, a building’s structure and foundations will modify the settlement 
effects and limit the development of horizontal strain, reducing the 
potential for damage. 

2.3.2 A generic area-wide assessment of settlement, which has been 
developed specifically for use on Crossrail, identifies zones in which 
buildings might be at risk of sustaining damage in excess of acceptable 
levels (that is, in which they may be in risk category 3 or above) based 
on correlation with the calculated maximum tensile strain values (see 
Harris and Franzius (2005)).  For the buildings within these zones, an 
individual assessment is required in Stage 3 of the assessment process 
(see paragraph 2.3.6). 

                                                
2 'conservative' in this paper means assessed ground movement and settlement effects are 
larger and more extensive; the real effects are likely to be much less. 
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2.3.3 The potential for damage in this area-wide assessment is defined using 
the procedure described by Burland (1995) and Mair et al (1996).  Each 
building is categorised into one of six risk categories by reference to 
maximum tensile strain as described in column 2 of Table 1.  This 
classification is conservative as it assumes a simple brick masonry 
construction, whereas other forms of construction, such as framed 
buildings, are more robust. 

2.3.4 This generic assessment is only sufficiently informative for buildings with 
relatively shallow foundations.  Buildings with a foundation level deeper 
than 4m, or greater than 20% of the depth to tunnel axis, automatically 
qualify for a Stage 3 assessment after the Stage 2 process. 

2.3.5 Subject to paragraph 2.3.4 above and 2.3.7 below, buildings assessed to 
be in risk category 0, 1 or 2 after the Stage 2 assessment are not subject 
to further assessment. 

2.3.6 All buildings which are placed in risk category 3 or above in the Stage 2 
assessment are subject to a Stage 3 assessment. 

2.3.7 Any building which does not qualify for further assessment in Stage 2 is 
subject to a Stage 3 assessment if: 

(a) the nominated undertaker considers it may require protective works, 
or

(b) it is on shallow foundations and is within a distance from a retained 
cutting, shaft or box equal to the excavated depth of superficial 
deposits.  In this context, superficial deposits are taken to be soils 
such as Made Ground, Alluvium or Terrace Gravels, or 

(c) it is a listed building. 

2.4 STAGE 3

2.4.1 In Stage 3 of the assessment procedure, each building is considered 
individually in contrast to the first 2 stages where the area of interest is 
analysed generically. 

2.4.2 The Stage 3 assessment consists of several sub-steps (referred to as 
“Iterations”), each refining the building and tunnel model to a higher 
degree.  In this stage both the strain developing within the building and 
the applicability of the standard risk categories (which are based on 
masonry structures) is reappraised.  In the first Iteration the same model 
is used as in the Stage 2 assessment.  This model is then successively 
refined in the following Iterations.  If necessary, the tunnel-excavation-
soil-building interaction problem is modelled numerically.  The approach 
is to use simplified assumptions in the first instance and refine the 
analysis to see if a more accurate approach results in the risk of damage 
reducing to an acceptable level. 
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2.4.3 A structural survey may be undertaken to determine the structural form 
and condition of the building where reasonably required for the 
assessment. 

2.4.4 As a result of the Stage 3 assessment, the risk category of the building is 
assessed or reassessed, the requirement for any protective works is 
established and the design and implementation of any protective works 
and associated specialised monitoring are determined.  These matters 
are stated in the settlement assessment report for the building.  

2.5 OTHER MATTERS

2.5.1 Settlement assessments for listed buildings have already been 
completed as far as the first iteration of Stage 3 as set out in paragraph 
2.4.2 above (and paragraph 7.2 below).  Non listed building 
assessments have been completed to the end of Stage 2.  Where 
buildings have qualified for further assessment, this will take place as 
part of the on-going detailed design process when the precise 
construction programme and methodology have been determined. 

2.5.2 Building owners may request a copy of the assessment report which 
Crossrail will supply and discuss with the owners if the building has 
progressed to at least Stage 2 of the assessment process. 

3. Monitoring 

3.1 Requirements for monitoring will be confirmed by the settlement report. 
Generally, however, all buildings in risk category 3 or above will be monitored 
during tunnel construction.  Monitoring for category 2 and below will be covered 
by the general background surface monitoring undertaken to confirm ground 
movements are within predictions.  If unexpected movements occur they will be 
fully investigated and, if necessary, modifications made to the tunnelling method 
and/ or protective works taken to safeguard the building.  In addition to this, 
general settlement monitoring will be carried out over the whole area affected by 
settlement. 

3.2 Where practicable, it is proposed to carry out a full 1 year of area background 
monitoring to establish seasonal trends, with building specific monitoring 
commencing at least 1 month prior to commencement of the works.  Monitoring 
will continue until all potentially damaging settlement due to the Crossrail works 
has ceased.  This is defined as when the rate of settlement is less than or equal 
to 2mm/annum. 

3.3 Generally, construction phase monitoring will consist of precise surveying of 
studs or targets installed on the outside of the building or inside subsurface 
structures.  Occasionally, dependent on structure size and extent of settlement, 
precise levelling will take place inside structures.  Other forms of monitoring may 
also be employed, which will be determined on a case by case basis. 

4. Protective Measures 
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4.1 It is intended that the primary form of mitigation will be to use good tunnelling 
practice, including continuous working, erecting linings immediately after 
excavation and providing tight control of the tunnelling process to reduce the 
magnitude of settlement.  Where these are considered insufficient to mitigate the 
risk of damage to buildings as forecast in the Stage 3 assessment, intrusive 
mitigation measures will be considered.  These include direct works on the 
building, as well as ground treatment around and beneath the building.  These 
three categories are described in more detail below: 

At-source measures.  These include all actions taken from within the tunnel, 
shaft or box excavation during its construction to reduce the magnitude of 
ground movements generated at source. 

Ground treatment measures.  These comprise methods of reducing or 
modifying the ground movements generated by tunnelling/box excavation by 
improving or changing the engineering response of the ground.  Categories of 
ground treatment include: compensation grouting, which involves injecting 
grout into the ground above the tunnel to compensate for the ground loss at 
the tunnel face;  permeation or jet grouting which involves the creation of 
stiffer ground to reduce settlement; and control of ground water to avoid 
changes which could potentially cause ground movement. 

Structural measures.  These methods reduce the impact of ground 
movements by increasing the capacity of a building or structure to resist, 
modify or accommodate those movements.  Typical measures would include 
underpinning or jacking.  Underpinning involves the introduction of a new 
strengthened foundation system to a building or structure potentially affected 
by settlement.  Jacking is a technique whereby a system is introduced 
between the structure and its existing foundations to compensate for the 
settlement. 

4.2 These mitigation measures are tried and tested. They have proven effective in 
mitigating potential settlement effects on other major projects involving a similar 
scale and complexity of tunnelling and excavation.  See Mair (2001). 

5. Survey 

5.1 Defect surveys will be undertaken on all properties assessed to experience 
greater than 10mm of settlement in the assessment carried out under section 2 
above with respect to the nominated undertaker’s structural excavations.  To 
capture the condition of the properties immediately prior to tunnel construction 
these surveys will typically be undertaken 1 month before construction starts in 
the area.  They are a written and photographic record of existing cracking and the 
state of the finishes and structures.  They will be carried out by a chartered 
building surveyor commissioned by the nominated undertaker at the nominated 
undertaker’s cost but in joint names with the building owner.  Owners are free to 
commission their own survey but this will be at their own cost since the Crossrail 
survey is an objective survey/record of pre existing defects and is not intended to 
draw any conclusions as to the cause. 
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5.2 An electronic copy of the report will be available to the owner on request. 

5.3 If, following the construction of the Crossrail tunnels, the owner responsible for 
repairing a building reasonably believes damage has occurred then he should 
notify the nominated undertaker in writing before the end of the period of two 
years from the date of opening for public traffic of the railway comprised in the 
authorised works, or if later, the end of the period of three months from the day 
on which any monitoring specific to the building ceased.  A second survey will 
then be undertaken by the nominated undertaker’s surveyor to record changes 
from the first survey.  The owner may request his own surveyor to attend when 
the second survey is undertaken and to comment on the draft survey report 
produced by the nominated undertaker.  Reasonable professional fees (agreed in 
advance) incurred by the owner in making a successful claim will be reimbursed 
by the nominated undertaker. 

5.4 A comparison of the 2 surveys may form the basis of any claim.  The nominated 
undertaker may appoint a loss adjuster to assess the extent to which the damage 
has been caused by Crossrail and agree the remedial works to be undertaken at 
the expense of the nominated undertaker. 

6. Repairs 

6.1 The Promoter will require the nominated undertaker to reimburse property owners 
for the reasonable cost they incur in remedying material physical damage arising 
from ground settlement caused by the authorised works, provided: 

 the damage is caused by the nominated undertaker’s works 

 advanced notice of the proposal to carry out the repair work is given to the 
nominated undertaker. 

 competitive quotes for the repairs are obtained beforehand where required by 
the nominated undertaker, and 

 any claim is made before the end of the period of two years from the date of 
opening for public traffic of the railway comprised in the authorised works, or if 
later, the end of the period of three months from the day on which any 
monitoring specific to the building ceased (see paragraph 3.2 above) 

6.2 The nominated undertaker may, on receiving the advanced notice of the proposal 
to carry out the repair work, elect to undertake the repair work itself. 

6.3 If there are any pre-existing defects which have worsened as a result of Crossrail 
then the recoverable loss will be limited to the additional cost of repair over and 
above that which would have been required to deal with existing defects. 

6.4 If it can be demonstrated that the undertaking to assess the compensation claim 
based on the reasonable cost of repairs does not compensate the claimant fully 
for the reduction in value of his interest in the property then this does not 
prejudice a further claim for compensation in accordance with the Crossrail Bill 
and the national compensation code within the normal limitation period applying 
to such claims.  
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7. Listed Buildings 

7.1 All listed buildings are subject to the provisions of this paper as set out in 
Sections 1 to 6 above.  In particular, as stated in paragraph 2.3.7, all listed 
buildings (with settlement greater than 10mm) automatically qualify for a detailed 
assessment at Stage 3. 

7.2 In the first Iteration of the Stage 3 assessment, the heritage value of a listed 
building is considered by reviewing the sensitivity of the building structure and of 
any particular features against the risk category assigned in Stage 2.  The 
heritage assessment examines the following: 

(a)  the sensitivity of the building / structure to ground movements and its ability 
to tolerate movement without significant distress. The potential for 
interaction with adjacent buildings / structures is also considered. A score 
within the range of 0-2 will be allocated to the building/structure in 
accordance with the criteria set out in Table 2.  

(b) the sensitivity to movement of particular features within the building / 
structure and how they might respond to ground movements. A score 
within the range of 0-2 will be allocated to the building in accordance with 
the criteria set out in Table 2. 

7.3 In addition, a score corresponding to the Stage 2 settlement assessment risk 
category within the range of 0-5 is allocated to the building. 

7.4 The scores for each of the three categories (7.2 (a), 7.2 (b) and 7.3) are added 
together to inform the decision making process. In general, listed buildings which 
score a total of 3 or higher are subject to further assessment as part of the Stage 
3 iterative process.  Buildings which score a total of 2 or less are predicted to 
suffer a degree of damage which will be easily repairable using standard 
conservation based techniques and hence no protective measures are required. 
However, ultimately the professional judgement of engineering and historic 
building specialists will be used to determine whether additional analysis is 
required.

7.5 The relevant local authority will be consulted on the results of the listed building 
assessment reports and the proposals for protective measures, if any are 
required.  English Heritage will also be consulted in relation to buildings where 
they would normally be notified or consulted on planning applications or listed 
building consent applications (as set out in DETR and DCMS Circular 1/01). 

7.6 When considering the need and type of protective measures, due regard will be 
given to the sensitivity of the particular features of the building which are of 
architectural or historic interest and the sensitivity of the structure of the building 
to ground movement.  Where the assessment highlights potential damage to the 
features of the building which it will be difficult or impossible to repair and/or if that 
damage will have a significant effect on its heritage value, the assessment may 
recommend appropriate measures to safeguard those features either in-situ or by 
temporary removal and storage off-site if those with relevant interest(s) in the 
building consent. 
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7.7 The form of monitoring of listed buildings will be determined based on the results 
of the assessment process. 

7.8 If repair works are necessary, the arrangements for their carrying out or for 
reimbursement referred to in section 6 above will apply.  Reimbursable costs will 
include the costs of any necessary expert advice from a person suitably qualified 
to advise on heritage issues.  The carrying out of the relevant works will however 
require the consent of those with relevant interest(s) in the building. 

8.  Settlement Deed 

8.1 The Promoter has developed a Deed which the owner of a building may request.  
This is a formal legal undertaking concerning settlement, giving effect to the 
matters set out in this paper. The qualifying criteria for the deed are attached as 
Appendix A and the Deed itself, the terms of which are subject to change 
following further discussions whilst the Bill is in Parliament, as Appendix B.  It is 
not necessary to enter into the deed in order to benefit from the process set out in 
this paper. 

9. References 

Attewell, P.B., and Woodman, J.P. (1982).  Predicting the dynamics of ground 
settlement and its derivatives caused by tunnelling in soil.  Ground Engineering, 
Vol. 15, No 8, pp. 13-22 and 36.

Burland, J.B., Broms, B.B., & de Mello, V.F.B. (1977).  Behaviour of foundations 
and structures.  Pages 495-546 of: Proc. 9th Int. Conf. Soil Mech. and Found. 
Eng., vol. 2. 

Burland, J.B. (1995).  Assessment of risk of damage to buildings due to tunnelling 
and excavation.  Invited Special Lecture: In: 1st Int. Conf. on Earthquake Geotech. 
Engineering, IS Tokyo ’95.

Harris, D. I. & Franzius, J. N. (2005). Settlement assessment for running tunnels 
– a generic approach.  Proc. International Symposium of Geotech. Aspects of 
Underground Construction in Soft Ground, Amsterdam, 2005.

Mair, R.J. (2001).  Theme Lecture, Research on tunnelling-induced ground 
movements and their effects on buildings – Lessons from the Jubilee Line 
Extension.  Proceedings of the international conference held at Imperial College, 
London, UK, on 17–18 July 2001 

Mair, R.J., Taylor, R.N. and Burland, J.B. (1996).  Prediction of ground 
movements and assessment of risk of building damage due to bored tunnelling.  
In: Proc. Of the Int. Symp. On Geotech. Aspects of Underground Construction in 
Soft Ground, 713-718, Balkema, Rotterdam.

O’Reilly, M.P. and New, B.M. (1982).  Settlements above tunnels in the United 
Kingdom – their magnitude and prediction.  Tunnelling ’82. Ed Jones, M.J. pp 
173-181. London, IMM.



D12 – GROUND SETTLEMENT        D12 

 - 9 - 

Rankin, W.J. (1988).  Ground movements resulting from urban tunnelling: 
predictions and effects.  Pages 79-92 of: Engineering geology of underground 
movements. The Geological Society, London.



D12 – GROUND SETTLEMENT        D12 

 - 10 - 

TABLE 1 

Building Damage Classification1

1

Risk Category 

2

Max Tensile 

Strain % 

3

Description of 

Degree of 

Damage 

4

Description of Typical Damage and Likely 

Form of Repair for Typical Masonry buildings 

5

Approx2 Crack 

Width (mm) 

0 0.05 or less Negligible Hairline cracks.  

1 More than 0.05 

and not 

exceeding 

0.075 

Very Slight Fine cracks easily treated during normal 

redecorations.  Perhaps isolated slight 

fracture in building.  Cracks in exterior 

brickwork visible upon close inspection. 

0.1 to 1 

2 More than 

0.075 and not 

exceeding 0.15 

Slight Cracks easily filled.  Redecoration probably 

required.  Several slight fractures inside 

building.  Exterior cracks visible; some 

repointing may be required for weather-

tightness.  Doors and windows may stick 

slightly. 

1 to 5 

3 More than 0.15 

and not 

exceeding 0.3 

Moderate Cracks may require cutting out and patching.  

Recurrent cracks can be masked by suitable 

linings.  Repointing and possibly 

replacement of a small amount of exterior 

brickwork may be required.  Doors and 

windows sticking.  Utility services may be 

interrupted.  Weather tightness often 

impaired. 

5 to 15 or a 

number of 

cracks greater 

than 3 

4 More than 0.3 Severe Extensive repair involving removal and 

replacement of sections of walls, especially 

over doors and windows required.  Windows 

and door frames distorted.  Floor slopes 

noticeably.  Walls lean or bulge noticeably, 

some loss of bearing in beams.  Utility 

services disrupted. 

15 to 25 but 

also depends 

on number of 

cracks 

5  Very Severe Major repair required involving partial or 

complete reconstruction.  Beams lose 

bearing, walls lean badly and require 

shoring.  Windows broken by distortion.  

Danger of instability. 

Usually greater 

than 25 but 

depends on 

number of 

cracks 

Notes

1. The table is based on the work of Burland et al (1977) and includes typical 
maximum tensile strains for the various damage categories (column 2) used in 
stage 2 settlement analysis. 
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2. Crack width is only one aspect of damage and should not be used on its own as a 
direct measure of it. 

TABLE 2

Scoring for the Sensitivity Assessment of Listed Buildings  

Criteria  
Score

Sensitivity of the structure to ground 
movements and interaction with 

adjacent buildings 

Sensitivity to movement of particular 
features within the building 

0

Masonry building with lime mortar 
not surrounded by other buildings. 
Uniform facades with no particular 
large openings.  

No particular sensitive features 

1

Buildings of delicate structural form 
or buildings sandwiched between 
modern framed buildings which are 
much stiffer, perhaps with one or 
more significant openings.  

Brittle finishes, e.g. faience or tight-
jointed stonework, which are 
susceptible to small movements and 
difficult to repair. 

2
Buildings which, by their structural 
form, will tend to concentrate all 
their movements in one location.  

Finishes which if damaged will have 
a significant effect on the heritage of 
the building, e.g. cracks through 
frescos. 
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APPENDIX A – Qualifying Criteria for Deed Concerning Settlement

1. Criteria for eligibility 

1.1 The person must have a legal estate in a building (which where relevant is 
treated as including any bridge, tunnel or major service media in which the 
person has a legal estate or interest and which is connected to the building) 
within 30 metres on plan of the tunnels, retained cuttings3, shafts4 and boxes5

forming part of the works authorised to be carried out under the Bill by the 
nominated undertaker concerned, as finally designed by the nominated 
undertaker. The legal estate he holds must be sufficient for him to comprise an 
“owner” within the meaning of the Acquisition of Land Act 1981. 

1.2 The person must give notice to the nominated undertaker concerned eight 
months before construction of the part of the tunnel, retained cutting, shaft or box 
concerned is intended to be begun by the nominated undertaker. After delivery of 
the deed to him executed by the nominated undertaker, he must within 21 days 
return his own part of the deed or a duplicate (as the nominated undertaker 
requires) to the nominated undertaker duly executed by him. This is to give 
sufficient time after completion of the deed for the nominated undertaker to 
prepare a settlement report and for its discussion where required under the deed. 

1.3 To ease administration, any person whose building falls within the limits of 
deviation for a part of a railway work which is shown on the deposited plans and 
sections as intended to be in tunnel, retained cutting, shaft or box, or which is 
within 30 metres of those limits, is to be able to give notice to the nominated 
undertaker in advance of final design of the works concerned by the nominated 
undertaker (or in the period before his appointment, to the Secretary of State). 
The procedures for doing this will be drawn up in due course. The nominated 
undertaker would then be under a duty to deliver the deed if, on final design 
within the relevant limits of deviation, it is found that the building is within 30 
metres of a tunnel, retained cutting, shaft, or box. 

2. Multiple owners of a building 

2.1 The operation of clause 2 of the draft deed depends on the agreed suspension of 
the right of those who are “owners” within the meaning of the Acquisition of Land 
Act 1981 or who are occupiers to refer the carrying out of proposed protective 
works to arbitration under paragraph 5(3) of Schedule 2 to the Bill.  Accordingly, if 
there are people other than the person seeking the agreement who are also 
“owners” (within the meaning of the Acquisition of Land Act 1981) or who are in 
occupation of the building concerned, the nominated undertaker may require that 
person to secure that the others waive their rights under paragraph 5(3) of 
Schedule 2 or (sofar as eligible under these criteria) join in the deed, within the 

                                                
3 In these criteria “retained cutting” means a retained cutting of a depth of 3 metres or more. 
4 In these criteria "shaft" means an excavated shaft of a depth of 3 metres or more 
5 In these criteria "box" means an excavated structural box of a depth of 3 metres or more
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period during which he is to deliver his counterpart or duplicate to the nominated 
undertaker. 

2.2 If the person seeking the agreement is not able to obtain the agreement of other 
owners and occupiers in this way, but he has repairing obligations in relation to 
the building, he is to be entitled to the benefit of all of the draft deed except 
clause 2, provided he is able to give access to the nominated undertaker which is 
sufficient for the nominated undertaker’s obligations to be met.  He is also to be 
entitled to the report referred to in clause 2(1) to (4) (again provided he is able to 
afford the necessary access to enable preparation of the report), even though 
clause 2(6) to (18) will not apply. 

3. Other matters 

3.1 Where there is more than one person responsible for repair of the building 
concerned the nominated undertaker is to be able to insert provision in clause 6 
of the draft deed limiting the application of that clause in relation to any particular 
owner to the damage for which the owner has a repairing responsibility. 

3.2 The notice mentioned in paragraph 1.2 above must give sufficient information to 
enable the nominated undertaker to prepare the relevant deed, and in particular 
must identify the building concerned, the nature of the interest in it of the person 
giving the notice and of his repairing obligations, and whether there are other 
owners within the meaning of the Acquisition of Land Act 1981 of the building or 
occupiers. 
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Draft 15.12.2005 

DEED 

between 

 [THE NOMINATED UNDERTAKER] 

and

[] 

______________________________________________________________ 

Deed concerning the mitigation of the effects of settlement 
arising from the construction of Crossrail 

______________________________________________________________ 
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THIS DEED is made on the      day of                   between [the nominated 
undertaker] whose principal office is at [      ] 
(hereinafter called “the Undertaker”) of the one part and [     ] 
(hereinafter called “the Owner”) of the other part 

WHEREAS 

(1) The Undertaker has been appointed a nominated undertaker under section [46] 
of the Crossrail Act [    ] (“the Act”) for the purpose of works authorised by the 
Act; 

(2)  Pursuant to the requirements of an agreement between the Undertaker and the 
Secretary of State the Undertaker is obliged to enter into this Deed with any 
person falling within certain qualifying conditions who so requires and who 
wishes to be a party to it; 

(3)  The Owner falls within those conditions and has required that this Deed be 
entered into. 

NOW IT IS HEREBY PROVIDED AS FOLLOWS:  

DEFINITIONS

1. (1)  In this Deed:  
   

“the authorised works” means the works authorised by the Act for which 
the Undertaker is the nominated undertaker 
under the Act; 

“the Owner” includes the Owner’s successors in title to and 
assigns of the Protected Property; 

“the Protected Property” means the lands and buildings comprising [insert 
a description of the Protected Property];

“the Surveyor” means the surveyor or engineer appointed by the 
Owner for the purposes of this Deed; 

“the Undertaker” includes any subsidiary of the Undertaker within 
the meaning of the Companies Act 1985; 

“the Secretary of State” means the Secretary of State for Transport or any 
successor Secretary of State or Minister holding 
the Transport portfolio and includes so far as 
relevant any person or body exercising powers or 
functions by virtue of an order under section [53] 
of the Act. 
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(2)  The Undertaker may appoint any of its contractors or sub-contractors for any 
of the authorised works as agent in relation to the exercise of any of its functions 
under this Deed (but without prejudice to any liability of the Undertaker in the event 
of a failure to comply with the terms of this Deed). 

SETTLEMENT AND PROTECTIVE WORKS 

2. (1) In this clause and clause 3 and the Appendix to this Deed: 

“the Assessment” means the Assessment described in paragraph (2) 
below;

“box” means an excavated structural box of a depth of 3 
metres or more; 

“the Building” means the building or structure forming part of or 
comprising the Protected Property, together with 
any bridge, tunnel or water, sewerage, gas, 
electricity or other major service media connected 
thereto in which the Owner has a legal estate or 
legal interest; 

“the Notice” means the Notice described in paragraph (8) 
below;

“the Owner’s Engineer” means the Engineer appointed in accordance with 
paragraph (14) below; 

“protective works” means underpinning, strengthening and other 
works relating to the Building or its foundations 
undertaken to minimise damage to the Building 
arising as a result of the relevant construction; 

“the relevant  
construction” 

in relation to the Building, means any part of: 

(a)  the bored tunnels, or 
(b)  the excavations comprising shafts, boxes and 

retained cuttings, 

comprised in the authorised works and which is 
within 30 metres on plan of the Building; 

“the Report” means the Report described in paragraph (3) 
below;

“retained cutting” means a retained cutting of a depth of 3 metres or 
more; 
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“sent” means (in relation to the sending to the Owner of 
the Report and of the notice mentioned in 
paragraph (14)(b) below) posted by ordinary first-
class post addressed to the address referred to in 
clause 10(1) below, and “send” shall be construed 
accordingly; 

“shaft” means an excavated shaft of a depth of 3 metres 
or more. 

Preparation of Assessment and Report

(2)  Before it commences the relevant construction, the Undertaker shall carry out 
an Assessment (to be undertaken by a suitably qualified person with appropriate 
experience) to predict any settlement to the Building that may result from that 
construction and any damage to the Building which may be caused by such 
settlement. 

(3)  The Assessment shall be carried out in accordance with the procedures in the 
Appendix to this Deed; and following the Assessment the Undertaker shall prepare a 
Report in respect of the Building which shall contain such of the following as may be 
applicable:- 

(i)  an assessment of predicted settlement to the Building caused by the 
relevant construction; 

(ii)  if the Building has been subject to a Stage 2 or Stage 3 assessment as 
described in the Appendix to this Deed, the assessed maximum tensile 
strain and an assessment of the predicted damage to the Building; 

(iii) the results of any structural inspection of the Building; 

(iv) any proposed monitoring specific to the Building; 

(v)  an assessment of the need for protective works, if any; and 

(vi)   details of any such protective works, including designs, method of 
working and programme of such protective works. 

(4)  The Report shall be sent to the Owner before commencement of the relevant 
construction, following which the Undertaker will (subject always to paragraphs (6) to 
(15) below in a case where those paragraphs apply) be entitled to proceed with that 
construction without prejudice to any claim for compensation which the Owner may 
have. 

(5)  Without prejudice to paragraphs 5(7), 6(7) and 9 of Schedule 2 to the Act the 
Undertaker may, as often as it may reasonably require and upon giving not less than 
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14 days’ notice in writing to the Owner, enter the Protected Property at any 
reasonable time for the purposes of carrying out the Assessment. 

Cases in risk category 2

(6)  Subject to paragraph (7) below, if following the carrying out of the 
Assessment (as described in the Appendix to this Deed) the assessment of the 
predicted damage to the Building concerned contained in the Report assesses that the 
Building falls into Risk Category 2, the Undertaker, if so requested by the Owner by 
notice given in writing to the Undertaker not later than 20 working days after the day 
on which the Report is sent to the Owner, shall seek to consult with the Owner 
regarding the Report following which the Undertaker shall be entitled to proceed with 
the relevant construction without prejudice to any claim for compensation which the 
Owner may have. 

Cases in risk category 3 or above

(7)  Paragraphs (8) to (16) below apply if following the carrying out of the 
Assessment the assessment of the predicted damage to the Building concerned 
contained in the Report assesses that the Building falls into Risk Category 3 or above 
or if the Report recommends that protective works should be carried out wholly or 
partly from within the Building. 

(8)  The Owner’s Engineer may, not later than 25 working days after the day on 
which the Report was sent to the Owner, give written Notice to the Undertaker stating 
whether or not the Report is agreed. 

(9)  If the Owner’s Engineer does not agree the Report the Notice shall contain 
comprehensive reasons for the Owner’s objections. 

(10)  In the event that the Notice contains reasonable objections the Undertaker and 
the Owner’s Engineer shall seek to agree such amendments to the Report as are 
reasonably necessary to address those objections. 

(11)  In the event that no Notice is served within the period specified in paragraph 
(8) above the Report shall be deemed to have been agreed. 

(12)  In the event that the Undertaker and the Owner’s Engineer fail to agree the 
Report within 25 working days of the giving of the Notice or in the opinion of the 
Undertaker the objections contained in the Notice are unreasonable, the dispute shall 
be referred in accordance with Clause 9 (Disputes) of this Deed. 

(13)  Upon the Report being agreed or deemed to be agreed or upon determination 
of the dispute (as the case may be) the Undertaker shall be entitled to proceed with the 
relevant construction and any protective works specified in the Report in accordance 
with the Report as so agreed or determined; but if the Notice contains objections to 
the Report and the Report has not been agreed or finally determined within the period 
of 90 working days after the day on which the Report was sent to the Owner then 
provided that the Undertaker has used its reasonable endeavours to agree the Report 
and facilitate the determination of the adjudicator the Undertaker shall be entitled to 
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proceed with the relevant construction and any protective works specified in the 
Report in accordance with its terms without prejudice to any claim for compensation 
which the Owner may have. 

 (14)  The Owner’s Engineer shall be appointed by the Owner but 

(a)  in the event of the Undertaker entering into a Deed with any other 
person (whether on, before or after the date of this Deed) containing 
provisions similar to this clause in relation to the whole or part of the 
Building, the Owner’s Engineer shall, as regards the Building, be 
appointed jointly by the Owner and that other person or persons (or, 
failing agreement between them, by the President of the Institution of 
Civil Engineers on the written application of either or, as the case may 
be, any of them); 

(b)  where the Undertaker enters into such a Deed as is mentioned in sub-
paragraph (a) above with another person, to enable the joint 
appointment referred to in that sub-paragraph to be made the 
Undertaker shall either send a notice in writing to the Owner specifying 
that other person before the beginning of the period of 35 working days 
ending with the day on which the Report is sent to the Owner under 
paragraph (4) above, or shall send that notice at some later time before 
the Report is sent (in which case the Report shall be deemed to have 
been sent for the purposes of paragraphs (4) to (13) above on the day 
35 working days after the day on which that notice is sent). 

(15)  The Undertaker shall repay to the Owner all reasonable costs, charges and 
expenses properly incurred by the Owner, including VAT thereon insofar as the same 
is not recoverable by the Owner (whether as a deduction against output tax or as a 
VAT credit or otherwise), in connection with:- 

(a)  the services of the Owner’s Engineer under paragraphs (8) to (10) 
above; and 

(b)  the services of architects, surveyors, engineers and other technical 
advisers to whom the Owner’s Engineer finds it reasonably necessary 
to refer in connection with paragraph (10) above. 

(16)  Subject to paragraph (17) below, the Undertaker shall not carry out the 
relevant construction unless it also carries out any protective works (including the 
method of working and programme therefor) which are described as necessary in the 
Report (whether as determined or agreed in accordance with this clause or as deemed 
to have been agreed under paragraph (11) above or in the form that the Undertaker 
prepared and sought to agree in accordance with paragraph (13) above, as the case 
may be), and which the Undertaker is able to carry out in accordance with that method 
and programme under paragraph 5 of Schedule 2 to the Act. 

(17)  The duty to carry out protective works under paragraph (16) above has effect 
subject to the obtaining of any necessary consents, agreements or other approvals 
(which the Undertaker shall use reasonable endeavours to obtain) required for the 



7

purpose, whether required under any provision having effect under statute, or under 
any undertaking or agreement given or entered into by the Secretary of State or the 
Undertaker which governs the exercise of the powers given by the Act, or otherwise. 

(18)  Protective works carried out in accordance with paragraph (16) above shall be 
treated as carried out under the powers conferred by paragraph 5 of Schedule 2 to the 
Act, save that the Owner agrees that: 

(a)  sub-paragraph (3) of that paragraph 5 shall not apply, and 

(b)  the reference to 28 days in sub-paragraph (2) of that paragraph 5 shall 
be treated as a reference to 14 days. 

MONITORING OF PROTECTED PROPERTY

3. (1)  If the Report prepared under clause 2(3) above recommends that monitoring 
specific to the Building should be carried out, the Undertaker shall, if it proceeds with 
the construction of the authorised works (but subject to obtaining any necessary 
consents, which the Undertaker will use its reasonable endeavours to obtain), 
undertake monitoring of the Protected Property. 

(2)  Except so far as further or different times or methods of monitoring are 
recommended in that Report, monitoring shall consist of precise surveying of studs 
and targets on the outside of the Protected Property, and shall take place prior to the 
commencement of the carrying out of the relevant construction and during the period 
that any settlement of the Protected Property arising from it is occurring until the 
monitoring indicates that building settlement arising in consequence of the relevant 
construction has reduced to a rate of 2mm per annum or less. 

(3)  As soon as practicable after the monitoring results have been obtained the 
Undertaker shall make them available for inspection by the Owner and those results 
shall remain available until the end of the period of three months from the date when 
the monitoring ceases; and the Undertaker shall send to the Owner a copy of such of 
those results as the Owner may before the end of that period request. 

(4)  Such monitoring will be recommenced at the written request of the Owner if: 

(a)  the Owner can show reasonable grounds for concluding that building 
settlement arising in consequence of the relevant construction of a rate 
greater than 2mm per annum has started again after the monitoring 
period specified in paragraph (2) above or a monitoring period under 
this paragraph has elapsed, and 

(b)  that request is made within two years from the date of opening for 
public traffic of the railway comprised in the authorised works; 

and any such recommenced monitoring shall continue until the monitoring indicates 
that building settlement arising in consequence of the relevant construction has 
reduced to a rate of 2mm per annum or less. 
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(5)  The Owner hereby agrees that prior to and during the construction of the 
authorised works the Undertaker may as often as it may reasonably require, upon 
giving not less than 7 days’ notice in writing to the Owner, enter the Protected 
Property to monitor the effect of the authorised works: Provided always that such 
inspection shall be conducted with a duly authorised representative of the Owner and 
at reasonable hours. 

COSTS

4. (1)  The Undertaker shall repay to the Owner all reasonable costs charges and 
expenses properly incurred by the Owner including VAT thereon, insofar as the same 
is not recoverable by the Owner (whether as a deduction against output tax or as a 
VAT credit or otherwise), in connection with:- 

(a)  the services of the Surveyor under clause 5(2) (Schedules of Defects) 
of this Deed; 

(b)  the services of the Surveyor in connection with the successful proving 
of a claim under clause 6(1) (Compensation for Damage) of this Deed; 
and

(c)  the services of architects, surveyors, engineers and other technical 
advisers to whom the Surveyor finds it reasonably necessary to refer in 
connection with the successful proving of a claim under sub-paragraph 
(b) above. 

(2)  Before any services in respect of which repayment may be claimed under 
paragraph (1)(b) and (c) above are undertaken, the Owner or the Surveyor shall give 
the Undertaker not less than 28 days’ notice in writing of the services proposed to be 
undertaken, the basis on which any costs charges or expenses are to be calculated, and 
an estimate of the total amount of those costs charges and expenses. 

(3)  Any amount payable under paragraph (1) above shall be paid by the 
Undertaker within 30 days of that amount being agreed between the Undertaker and 
the Owner or being determined in accordance with clause 9 (Disputes) of this Deed. 

SCHEDULES OF DEFECTS

5 (1)  In a case where the settlement assessed for the Protected Property under the 
Report prepared under clause 2(3) above is 10mm or more, before it commences 
construction of so much of the authorised works as will or may affect the property the 
Undertaker shall at its own expense appoint in the joint names of the Undertaker and 
the Owner (and such other persons as the Undertaker may determine so that the 
Undertaker shall not be obliged to prepare more than one such schedule for the 
Protected Property) a reputable firm of chartered building surveyors or chartered 
engineers to prepare a schedule of defects existing in the Protected Property 
(including, so far as relevant and it can be established from the visual inspection 
normally conducted in relation to the preparation of such schedules, a description of 
the apparent magnitude of any defect) and that firm shall submit a copy of the 
schedule of defects to the Undertaker and the Owner. 
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(2)  In a case where paragraph (1) above applies, after the Undertaker has 
constructed the authorised works and at the written request of the Owner a schedule 
shall be prepared by and at the expense of the Undertaker in consultation with the 
Surveyor similar to (and with similar inspection techniques as) the one prepared in 
accordance with that paragraph but setting out what changes of defects appear to have 
occurred to the Protected Property since the preparation of the schedule under that 
paragraph: Provided such request is made before the end of the period of 2 years from 
the date of opening for public traffic of the railway comprised in the authorised works 
or if later (and building-specific monitoring of the Protected Property is carried out 
under clause 3 above) the end of the period of three months from the day on which 
that monitoring ceased, and provided further that the Undertaker will not be obliged to 
prepare more than one such schedule for the Protected Property. 

COMPENSATION FOR DAMAGE

6 (1)  In addition to any claim which the Owner may make under the provisions of 
any enactments incorporated with or applied by the Act with respect to compensation 
for lands taken or injuriously affected, the Owner may (subject to paragraphs (2) and 
(3) below) make a separate claim upon the Undertaker for compensation for the 
reasonable and proper cost properly incurred by the Owner in remedying any material 
physical damage caused to any building then erected on the Protected Property by 
ground settlement arising from the construction of the authorised works: Provided that 
the claim is made before the end of the period of two years from the date of opening 
for public traffic of the railway comprised in the authorised works, or if later (and 
building-specific monitoring of the Protected Property is carried out under clause 3 
above) the end of the period of three months from the day on which that monitoring 
ceased. 

(2) For the avoidance of doubt, if the Protected Property suffers from a pre-
existing defect or defects which are worsened by the construction of the authorised 
works, the compensation payable under paragraph (1) above is limited to the 
additional costs of repair which go beyond those that would be incurred upon 
remedying the pre-existing defect or defects (assuming the authorised works had not 
been constructed). 

(3)  Before carrying out any work in respect of which a claim may be made under 
paragraph (1) above, the Owner shall give not less than 28 days’ notice in writing to 
the Undertaker, specifying the material physical damage concerned and the proposed 
remedial work; and if within the period of 28 days after the giving of such notice – 

(a) the Undertaker elects by notice in writing to the Owner to remedy all or 
part of that damage, then no claim may be made under that paragraph in 
respect of the damage or part, but the Undertaker shall be under a duty to 
remedy the damage or part to the reasonable satisfaction of the Owner as 
soon as reasonably practicable thereafter in accordance with a 
specification agreed with the Owner or in default of such agreement, 
determined under clause 9 below, 
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(b) the Undertaker by notice in writing to the Owner requires the Owner to 
obtain competitive quotes for all or any of the remedial work, then before 
entering into a contract for the carrying out of the work concerned the 
Owner shall (i) take reasonable steps to obtain not less than 3 competitive 
prices for the work and (ii) obtain the consent of the Undertaker to the 
quote to be accepted, such consent not to be unreasonably withheld. 

(4)  If it appears to the Owner or the Undertaker that any damage in respect of 
which notice is given by the Owner under paragraph (3) above is likely to be of a 
recurring nature by reason of the programme for or the nature of the authorised works, 
either of them may, in the relevant notice, require a timetable for the carrying out of 
the remedial work relating to the damage (including a timetable and specification of 
any interim repairs reasonably necessary in consequence of the damage) to be agreed 
or, in default of agreement, determined under clause 9 below; and for this purpose 
“the relevant notice” means – 

(a)  where the requirement is made by the Owner, the notice given by him 
under paragraph (3) above; 

(b)  where the requirement is made by the Undertaker, and the Undertaker 
gives a notice of election under paragraph (3)(a) above, the notice of 
election; 

(c) where the requirement is made by the Undertaker, and the Undertaker 
gives notice requiring competitive quotes under paragraph (3)(b) 
above, the notice requiring competitive quotes; 

(d)  where the requirement is made by the Undertaker and the Undertaker 
gives no such notice of election or notice requiring competitive quotes, 
a separate notice in writing stating the requirement, which is given 
within the period of 28 days after the giving of the notice by the Owner 
under paragraph (3) above. 

(5)  The Owner hereby agrees that the Undertaker may as often as it may 
reasonably require and upon giving not less than 14 days’ notice in writing to the 
Owner, enter the Protected Property at any reasonable time to carry out works in 
compliance with any duty under paragraph (3) or (4) above. 

(6)  For the avoidance of doubt, the Owner shall not be entitled to (and hereby 
accepts the fulfilment of the obligations of the Undertaker under this clause in 
satisfaction of any right to) compensation under any enactment as regards any damage 
or claim in respect of which the Owner is entitled to payment under paragraph (1) 
above or which the Undertaker is under a duty to remedy under paragraph (3) or (4) 
above. 

(7)  So far as concerns compensation payable by the Secretary of State under any 
enactment, the Owner acknowledges that the Undertaker holds the benefit of 
paragraph (6) above for, and may assign it to, the Secretary of State. 
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(8) In paragraphs (6) and (7) above, reference to “any enactment” includes 
reference to the Act. 

AS TO THE UNDERTAKER’S LIABILITY IN CERTAIN CASES

7.  The fact that any work or thing has been executed or done in accordance with 
a Report prepared or agreed under clause 2 above or in accordance with any decision 
of an adjudicator shall not relieve the Undertaker from any liability for damage 
caused to the Protected Property or affect any claim by the Owner in respect of such 
damage. 

POWERS OF THE UNDERTAKER

8.  For the avoidance of doubt nothing in this Deed shall be taken to detract from 
any powers of the Undertaker, other than powers conferred on the Undertaker under 
the Act. 

DISPUTES

9. (1)  Any dispute or difference arising between the parties hereto as to their 
respective rights duties and obligations under this Deed or as to any matters arising 
out of or in connection with the subject matter of this Deed shall be determined by 
adjudication in accordance with the provisions of this clause. 

  (2) Either party may give notice in writing to the other referring the dispute to 
adjudication under this clause, and that notice shall briefly state the matter which is in 
dispute between them. 

  (3) The party giving notice under paragraph (2) shall upon giving that notice 
forthwith request the appointing body to nominate an independent person to act as 
adjudicator, who shall be a person professionally qualified for not less than 10 years 
and who is also a specialist in relation to the subject matter of the dispute, and the 
request shall ask the appointing body to nominate the adjudicator within 7 days of the 
notice being given with a view to the matter being referred to the adjudicator within 
that period. 

  (4) Except in the case of a dispute or difference with regard to the meaning or 
construction of this Deed, the appointing body for the purposes of paragraph (3) shall 
be the President, Vice-President or other duly authorised officer of the Institution of 
Civil Engineers, and in the case of a dispute or difference with regard to the meaning 
or construction of this Deed, the appointing body shall be the President, Vice-
President or other duly authorised officer of the Law Society. 

  (4) The terms of reference of the adjudicator shall be as follows – 

(a) the adjudicator is to reach a decision within 28 days of the dispute being 
referred to him or within such longer period (if any) as may be agreed by 
the parties after the dispute has been referred to him; 
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(b) the adjudicator may extend that period of 28 days by up to 14 days 
without the agreement of the parties to the dispute if the party referring 
the dispute consents; 

(c) the adjudicator must act impartially; 

(d) the adjudicator may take the initiative in ascertaining the facts and the 
law.

  (5) In reaching his decision, the adjudicator shall act as an expert and not an 
arbitrator and he shall accordingly take into account his expert knowledge and 
judgement. 

 (6) The parties hereto agree that the decision of the adjudicator shall be final and 
binding except in a case of manifest error. 

 (7) In a case of manifest error the decision shall (so far as consistent with the terms of 
this deed) be binding until the matter is finally determined by legal proceedings or by 
agreement between the parties. 

 (8) The adjudicator shall not be liable for anything done or omitted in the discharge 
or purported discharge of his functions as adjudicator unless the act or omission is in 
bad faith, and any employee or agent of the adjudicator shall be similarly protected 
from liability. 

 (9) The incidence of costs and fees of the adjudicator in the adjudication shall lie (as 
between the parties to the dispute) at the award of the adjudicator. 

 (10) This clause 9 shall apply to disputes falling both within and outside section 108 
of the Housing Grants, Construction and Regeneration Act 1996, and (in the case of a 
dispute falling within that section) if there is any inconsistency between the provisions 
of this Deed and the requirements of subsections (1) to (4) of that section the 
inconsistency shall be resolved in favour of those subsections and those subsections 
shall to the extent of such inconsistency be deemed to be incorporated in this Deed 
and have effect accordingly (so that amongst other matters the Scheme for 
Construction Contracts is not intended to apply). 

SERVICE OF NOTICES

10. (1) Any notice in writing that is to be given by the Undertaker to the Owner shall 
be deemed effectively given if left at, or despatched by a postal service in which 
receipt is recorded addressed to, [specify address within United Kingdom] or such 
other address within the United Kingdom as the Owner notifies to the Undertaker in 
writing. 

(2)  Any notice in writing that is to be given by the Owner to the Undertaker shall 
be deemed effectively given if left at, or sent by a postal service in which receipt is 
recorded addressed to, the address as set out in this Deed or at such other address 
within the United Kingdom as is notified in writing by the Undertaker to the Owner. 
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IN WITNESS of which the parties have executed this document as a Deed on the day 
and year first before written  

THE COMMON SEAL OF [                          ] was hereunto affixed in the presence 
of:

____________________________________ 
DIRECTOR 

____________________________________ 
DIRECTOR/COMPANY SECRETARY 

Signed by the said 

___________________________________ 

Witness Name _____________________________________________ 

Address __________________________________________________ 

Occupation _______________________________________________ 

Signed by the said 

___________________________________ 

Witness Name _____________________________________________ 

Address __________________________________________________ 

Occupation _______________________________________________ 
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APPENDIX 

REFERRED TO IN CLAUSE 2 

(SETTLEMENT AND PROTECTIVE WORKS)

INTRODUCTION 

1. The assessment consists of one, two or three stages as described below. 

STAGE 1 

2. The stage 1 assessment is based on “green-field” site conditions.  This means that 
the effect of building foundations on the pattern of settlement will be ignored. 

3. For bored tunnels the settlement predictions for “green-field” site conditions are 
produced based on empirical methods such as those described by O’Reilly and 
New (1982) and Attewell and Woodman (1982) using parameters for ground loss 
determined from case histories and taking into account the method of tunnelling 
and ground conditions. 

4. For excavations comprising shafts, boxes and retained cuttings, a conservative 
methodology for predicting settlements has been developed specifically for use on 
the Crossrail Project, based on relevant case studies of similar excavations in stiff 
clay. 

5. Where the predicted settlement from bored tunnels and from the excavations 
referred to above is less than 10mm and the predicted ground slope is less than 
1/500 (equivalent to damage risk category 1 as defined by Rankin, 1988) 
buildings are not subject to further assessment.  Those for which predicted 
settlement is 10mm or more or for which predicted ground slope is 1/500 or more 
are subject to a stage 2 assessment. 

STAGE 2 

6. In stage 2, the settlement calculated for “green-field” conditions is imposed on 
buildings, i.e. it is assumed that buildings behave completely flexibly and their 
own stiffness has no influence on the settlement behaviour.  In addition the 
deformation due to horizontal ground movement is taken into account. 

7. A generic area-wide assessment of settlement, developed specifically for use on 
the Crossrail Project, identifies zones in which buildings might be at risk of 
sustaining damage in excess of acceptable levels (that is, in which they may be in 
risk category 3 or above) based on correlation with the calculated maximum 
tensile strain values (see Harris and Franzius (2005)).  For the buildings within 
these zones, an individual assessment is required in stage 3 of the assessment 
process (see paragraph 11 below). 
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8. The potential damage in this area-wide assessment is defined using the procedure 
described by Burland (1995) and Mair et al (1996).  Each building is categorised 
into one of six risk categories by reference to maximum tensile strain as described 
in column 2 of Table 1 below. 

9. This generic assessment is only sufficiently informative for  buildings with 
relatively shallow foundations.  Buildings with a foundation level deeper than 4m, 
or greater than 20% of the depth to tunnel axis, automatically qualify for a stage 3 
assessment after the stage 2 process. 

10. Subject to paragraph 9 above or 12 below, buildings assessed to be in risk 
category 0, 1 or 2 after the stage 2 assessment are not subject to further 
assessment. 

11. All buildings which are placed in risk category 3 or above in the stage 2 
assessment are subject to a stage 3 assessment. 

12. Any building which has not qualified for further assessment at stage 2 is subject to 
a stage 3 assessment if 

(a) the Undertaker considers it may require protective works, or 

(b) it is on shallow foundations and is within a distance from a retained 
cutting, shaft or box equal to the excavated depth of superficial deposits.  
In this context, superficial deposits are taken to be soils such as Made 
Ground, Alluvium or Terrace Gravels, or 

(c) it is a listed building. 

STAGE 3 

13. Paragraphs 14 to 17 below apply to all buildings subject to stage 3 assessment.  In 
addition, paragraphs 18 to 23 below apply to listed buildings which are subject to 
stage 3 assessment (all listed buildings which are assessed to experience 
settlement of greater than 10mm automatically qualify for an assessment at stage 
3).

Provisions applying to all buildings which are subject to stage 3 assessment 

14. In stage 3 of the assessment procedure, each building is considered individually in 
contrast to the first 2 stages where the area of interest is analysed generically. 

15. The stage 3 assessment consists of several sub-steps (referred to as “Iterations”), 
each refining the building and tunnel model to a higher degree.  In this stage both 
the strain developing within the building and the applicability of the standard risk 
categories (which are based on masonry structures) is reappraised.  In the first 
Iteration the same model is used as in the stage 2 assessment.  This model is then 
successively refined in the following Iterations.  If necessary, the tunnel-



16

excavation-soil-building interaction problem is modelled numerically.  The 
approach is to use simplified assumptions in the first instance and refine the 
analysis to see if a more accurate approach results in the risk of damage reducing 
to an acceptable level. 

16. A structural survey may be undertaken to determine the structural form and 
condition of the building where reasonably required for the assessment. 

17. As a result of the stage 3 assessment, the risk category of the building is assessed 
or reassessed, the requirement for any protective works is established and the 
design and implementation of any protective works and associated specialised 
monitoring are determined. 

Provisions also applying to listed buildings which are subject to stage 3 assessment 

18. In  the first Iteration of the stage 3 assessment, the heritage value of a listed 
building is considered by reviewing the sensitivity of the building structure and of 
any particular features against the risk category assigned in stage 2.  The heritage 
assessment examines the following: 

(a) the sensitivity of the building / structure to ground movements and its ability 
to tolerate movement without significant distress. The potential for interaction 
with adjacent buildings / structures is also considered.  A score within the range 
of 0-2 will be allocated to the building/structure in accordance with the criteria 
set out in Table 2.  

(b) the sensitivity to movement of particular features within the building / 
structure and how they might respond to ground movements.  A score within the 
range of 0-2 will be allocated to the building in accordance with the criteria set 
out in Table 2. 

19. In addition, a score corresponding to the stage 2 settlement assessment risk 
category within the range of 0-5 is allocated to the building. 

20. The scores for each of the three categories (18(a), 18(b) and 19) are added 
together to inform the decision making process.  In general, listed buildings which 
score a total of 3 or higher are subject to further assessment as part of the stage 3 
iterative process.  Buildings which score a total of 2 or less are predicted to suffer 
a degree of damage which will be easily repairable using standard conservation 
based techniques and hence no protective measures are required. However, 
ultimately the professional judgement of engineering and historic building 
specialists will be used to determine whether additional analysis is required.  

21. The relevant local authority will be consulted on the results of the listed building 
assessment reports and the proposals for protective measures, if any are required.  
English Heritage will also be consulted in relation to buildings where they would 
normally be notified or consulted on planning applications or listed building 
consent applications (as set out in DETR and DCMS Circular 1/01). 
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22. When considering the need and type of protective measures, due regard will be 
given to the sensitivity of the particular features of the building which are of 
architectural or historic interest and the sensitivity of the structure of the building 
to ground movement.  Where the assessment highlights potential damage to the 
features of the building which it will be difficult or impossible to repair and/or if 
that damage will have a significant effect on its heritage value, the assessment 
may recommend appropriate measures to safeguard those features either in-situ or 
by temporary removal and storage off-site if those with relevant interest(s) in the 
building consent. 

23. The form of monitoring of listed buildings will be determined based on the results 
of the assessment process. 
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TABLE 1 

   Building Damage Classification1

1

Risk 
Cate-
gory 

2

Max 
Tensile 

Strain % 

3

Description
of Degree of 

Damage 

4

Description of Typical Damage and 
Likely Form of Repair for Typical 

Masonry buildings 

5

Approx2

Crack 
Width
(mm) 

0 0.05 or less Negligible Hairline cracks.  

1 More than 
0.05 and 

not 
exceeding 

0.075

Very Slight Fine cracks easily treated during normal 
redecorations.  Perhaps isolated slight 
fracture in building.  Cracks in exterior 
brickwork visible upon close inspection. 

0.1 to 1 

2 More than 
0.075 and 

not 
exceeding 

0.15

Slight Cracks easily filled.  Redecoration 
probably required.  Several slight 
fractures inside building.  Exterior 
cracks visible; some repointing may be 
required for weather-tightness.  Doors 
and windows may stick slightly. 

1 to 5 

3 More than 
0.15 and 

not 
exceeding 

0.3

Moderate Cracks may require cutting out and 
patching.  Recurrent cracks can be 
masked by suitable linings.  Repointing 
and possibly replacement of a small 
amount of exterior brickwork may be 
required.  Doors and windows sticking.  
Utility services may be interrupted.  
Weather tightness often impaired. 

5 to 15 or a 
number of 

cracks 
greater than 

3

4 More than 
0.3

Severe Extensive repair involving removal and 
replacement of sections of walls, 
especially over doors and windows 
required.  Windows and door frames 
distorted.  Floor slopes noticeably.  
Walls lean or bulge noticeably, some 
loss of bearing in beams.  Utility 
services disrupted. 

15 to 25 but 
also

depends on 
number of 

cracks 

5  Very Severe Major repair required involving partial 
or complete reconstruction.  Beams lose 
bearing, walls lean badly and require 
shoring.  Windows broken by distortion.  
Danger of instability. 

Usually 
greater than 

25 but 
depends on 
number of 

cracks 
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Notes

1. Table 1 is based on the work of Burland et al (1977) and includes typical 
maximum tensile strains for the various damage categories (column 2) used in 
stage 2 settlement analysis. 

2. Crack width is only one aspect of damage and should not be used on its own as a 
direct measure of it. 

TABLE 2 

Scoring for Sensitivity Assessment of Listed Buildings 

Criteria

Score
Sensitivity of the structure to 
ground movements and 
interaction with adjacent 
buildings  

Sensitivity to movement of particular 
features within the building  

0

Masonry building with lime mortar 
not surrounded by other buildings. 
Uniform facades with no particular 
large openings.  

No particular sensitive features  

1

Buildings of delicate structural form 
or buildings sandwiched between 
modern framed buildings which are 
much stiffer, perhaps with one or 
more significant openings.  

Brittle finishes, e.g. faience or tight-jointed 
stonework, which are susceptible to small 
movements and difficult to repair.  

2
Buildings which, by their structural 
form, will tend to concentrate all 
their movements in one location.  

Finishes which if damaged will have a 
significant effect on the heritage of the 
building, e.g. cracks through frescos.  



Information Paper 

D14 – WORKSITE SECURITY 

APPROVED
Version 1 – 09/12/05 - 1 - 

1. Introduction 

1.1 This Information Paper outlines how Crossrail construction worksites will be 
organised to ensure satisfactory levels of security for members of the public 
affected by the works.  People affected will include those using areas around 
worksites and passengers using underground and surface level stations which 
remain in use during construction. (For further information see Information Paper 
D1 Crossrail Construction Code).

2. Position 

2.1 The nominated undertaker will maintain a 24-hour helpline during construction.  
Signage will be provided on site hoardings to inform the public of the helpline 
number for reporting security incidents or concerns.  The nominated undertaker 
will follow up security incidents and concerns reported and will arrange 
implementation of further measures required. 

2.2 Construction worksites will be under the control of a main contractor who has a 
statutory duty to prevent unauthorized access to the site.  Crossrail will require its 
main contractors to carry out site specific assessments of the security and 
trespass risk at each site and implement appropriate control measures. 

2.3 Control measures may include: 

 use of high plywood hoardings at site perimeters, with any hoarded 
pedestrian routes designed to avoid creating hiding places (in remote Heras-
type or chain-link fencing may be used); 

 site lighting at site perimeters where required to provide a well-lit route for the 
passing public, eg to avoid shadows cast by the site hoarding on surrounding 
footpaths, roads and amenity areas; 

 24-hour security guard coverage to main worksites, with patrols of site and 
perimeter areas, and site gates manned at all times during work hours and 
closed and locked when there is no site activity; 

 closed-circuit television (CCTV) and infrared surveillance and alarm systems 
where required; 

 special security measures for worksites at risk of trespass by children, 
including  communications initiatives to local schools to warn of dangers, and 
involving schools in response to incidents involving their pupils; 

 consultation with local crime prevention officers to agree security proposals 
for each site and to identify any security problems at particular sites (for eg 
security-sensitive central London sites), with regular liaison to review security 
effectiveness and response to incidents; and 

 immobilization of plant out of hours, removing or securing hazardous 
materials from site, securing fuel storage containers and preventing 
unauthorised use of scaffolding by enclosing base of scaffolding and 
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removing ladders when work is not in progress, and locking access 
equipment. 

2.4 Where construction work is carried out within operational railway stations or 
infrastructure, security arrangements will be discussed and agreed with the 
organization in control of the premises, being London Underground, Network Rail, 
the Docklands Light Railway or the train operating company as appropriate.  
Security surveillance, monitoring and incident reporting will be managed in 
conjunction with the station or infrastructure control organization concerned. 

2.5 Security control measures within operational railway property will include: 

 adequate vandal-proof hoarding protection to prevent unauthorized entry; 

 protecting all uncompleted work to avoid any risk to the operational railway, 
eg from use of materials and equipment as missiles or to be placed on the 
railway line; 

 planning of hoarding locations to avoid hiding places and avoid blocking 
CCTV coverage; 

 use of metal framed and faced hoardings on construction sites within 
operational underground stations, with mesh enclosures between the top of 
the hoarding and the tunnel wall to prevent depositing of suspect packages; 
and

 consultation with the appropriate authorities to agree security proposals for 
Crossrail works at each site and to identify any security problems at particular 
sites, with regular liaison to review security effectiveness and response to 
incidents. 
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1. Introduction 

1.1 Detailed enabling works and construction programmes have been produced for 
Crossrail.  An overall duration of around eight years from the commencement of 
enabling works to the start of passenger service is anticipated, with the main 
construction phase expected to take around six years.  There are a number of 
factors that determine when works will actually commence, the key ones being 
the timing of Royal Assent to the Crossrail Bill, and the major procurement 
process - parcelling the work up into individual contracts, advertising them, 
inviting tenders and appointing contractors etc - that will take place after Royal 
Assent.  

2. Consents, Procurement and Design 

2.1 The Parliamentary process for a hybrid Bill is well established, and as such the 
steps to be followed for the Crossrail Bill are known.  Based upon the most recent 
railway hybrid Bill (CTRL), two years has been allowed between deposit of the Bill 
and receipt of Royal Assent.  This is, however, dependent upon the number and 
nature of petitions put to the Select Committees in both the House of Commons 
and the House of Lords.     

2.2 It is proposed to proceed with scheme development activity, where possible, in 
parallel to the Parliamentary process, as opposed to awaiting the securing of 
powers at Royal Assent. This will allow the project to proceed at the earliest 
opportunity  and deliver the benefits of the new passenger services in a timely 
and economic manner.  Major commitments will however not be entered into nor 
physical works commenced until after Royal Assent. 

3. Enabling Works 

3.1 A programme has been developed that specifically addresses preparatory work 
to be completed in advance of the main construction work.   The critical elements, 
which include significant utility diversions, structural surveys and monitoring and 
the relocation of various business operations, will start significantly in advance of 
the main subsurface station and tunnelling works.  

4. Construction and Commissioning Phase 

4.1 The size and complexity of Crossrail means that even if the whole scheme is built 
as a single project it will, for sound practical purposes, be brought into service in 
stages. 

4.2 The construction strategy proposed is for the running tunnels to be constructed 
from a number of sites simultaneously.  The pattern of tunnel drives has been 
chosen to minimise the overall tunnelling duration and allow the earliest practical 
completion of the Crossrail scheme.  It requires that construction work 
commences, on all central locations including all subsurface stations, at around 
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the same time to allow continuity of construction and the passage of the tunnel 
boring machines through the excavated sub surface stations 

4.3 It is estimated that the construction phase for the programme critical central 
tunnelled section will take at least six years from start of main construction to 
commencement of passenger service.   Following site preparation, the main 
excavation and civil construction works will typically take around three and a half 
years for the principal stations with tunnel construction being completed within 
this period.   Completion of these activities will enable equipment, services and 
systems (signalling, power etc) to be installed followed by commissioning of the 
railway facilities.   The new rolling stock will then be introduced for a period of trial 
operation prior to the launch of new services 

4.4 A key factor in managing the schedule on the outer surface routes will be the 
availability of possessions on the existing railway network.   In particular it will be 
necessary to construct a number of new junctions at route interfaces on both the 
Great Eastern Main Line (GEML) and the Great Western Main Line including the 
branch to Heathrow 

4.5 The new build Crossrail trains will be subject to a programme of service testing 
prior to the start of passenger services.  Early roll-out of replacement rolling stock 
on the existing GEML Liverpool Street to Shenfield service is envisaged, to 
provide operational experience and demonstrate reliability prior to introducing 
services to the tunnelled central section. 

4.6 New train services will be rolled-out progressively to ensure a safe and reliable 
railway.  The period between the roll-out of the first stage and the last is 
estimated to be about two years.  In addition the introduction of new services will 
need to be aligned with the availability of the new maintenance depot and the 
train stabling capacity accessible from the new route so that Crossrail can be 
operated as a self-contained entity. 

4.7 Initially a shuttle service within the central section between the Isle of Dogs and 
Farringdon is envisaged as the first part of Crossrail, utilising the turn back 
facilities at both locations, prior to extending the service to Paddington.  This will 
allow integrated testing of rolling stock and railway systems isolated from other 
operating railways.  It also provides the opportunity to test and commission 
systems on the main stations.  Only once a satisfactory performance has been 
achieved will Crossrail be further extended to operate over the existing surface 
railway and replace some existing services, starting with the route to Shenfield. 
Subsequent expansion to both Heathrow and Maidenhead followed by Abbey 
Wood, will be progressively introduced to complete the Crossrail scheme.   A 
summary of this sequence is given below: 
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Stage 0 Replacement rolling stock GEML Shenfield to Liverpool Street (existing route) 

Stage 1 New service Isle of Dogs to Farringdon 

Stage 2 New service Isle of Dogs to Paddington extending Stage 1 

Stage 3 Revised service largely replacing Stage 0 Shenfield to Paddington plus Stage 2 

Stage 4 Stage 3 extended to Maidenhead and Heathrow 

Stage 5 Stage 4 extended to Abbey Wood 
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1. The construction and operation of Crossrail will create a significant number of 
direct employment opportunities - the construction phase is expected to generate 
the equivalent of 8,700 permanent jobs, with the equivalent of 990 new 
employment opportunities generated once construction is completed - which  
local people with the appropriate skills and experience will be able to share.   

2. During the construction phase the nominated undertaker will have to comply with 
EU and UK equal opportunities and employment legislation, and contractors will 
as a result be obliged to select labour exclusively on merit.  It would be illegal for 
the nominated undertaker or their contractors to be a party to any agreement 
which gave preference or priority to potential employees on the grounds of their 
local residence.   

3. Contractors will be encouraged to consider the use of local labour, and will be 
required to discuss skills needs and recruitment policies with local authorities 
along the route and to participate in appropriate skills building and training 
initiatives.   In addition, contractors will be encouraged to: 

 advertise vacancies locally; 

 regularly review registers of local job seekers held by employment agencies; 

 when so required attend liaison meetings with local employment and training 
agencies and local partnerships; and 

 provide information about subcontracting arrangements to local business 
forums and agencies. 
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1. Introduction 

1.1 This paper outlines the policy of the Crossrail project with regard to built heritage.  
It covers the following issues: 

Listed buildings 
Conservation areas 
Townscape and the setting of listed buildings 
Other buildings and structures of historical interest 

1.2 Impacts on listed buildings and other matters of heritage interest have been 
assessed in the Crossrail Environmental Statement (ES). 

2. Listed Buildings 

2.1 Crossrail has sought to avoid adverse effects on listed buildings wherever 
practicable but this has not been possible at some locations. The construction of 
Crossrail will result in the demolition of two listed buildings and the modification of 
a further 13 as summarised below.  Further information on the nature of the 
modifications is provided in Schedule 8 to the Bill.  Further information on the 
impacts of the proposals on the listed building is provided in the ES. 

 Demolition of Grade II listed 94 Dean Street for construction of Tottenham 
Court Road Station (see Information Paper 74 on Tottenham Court Road – 
Dean Street and Volume 2 of the ES, page 155); 

 Demolition (with façade retention) of Grade II listed 8-10 Southampton Row 
for the Fisher Street Vent Shaft (see Volume 2 of the ES, page 156); 

 Modifications to Grade I listed Paddington Station resulting in removal of the 
retaining wall, railings and canopy on Departures Road, internal alterations to 
the ground floor and basement of parts of Macmillan House and alterations to 
the Red Star Parcels building and to parts of platforms 10 and 11 (see 
Volume 2 of the ES, page 67 onwards);  

 Modifications to the Grade II* listed Maidenhead Viaduct for the installation of 
overhead line electrification (see Volume 3 of the ES, page 24 onwards) and 
works within the basement of the Grade II* listed Smithfield Market (see 
Volume 2 of the ES, page 192); 

 Alterations to the Grade II listed Slough Station in connection with platform 
lengthening, a new footbridge, overhead line electrification and ticket hall 
rearrangement (see Volume 3 of the ES, page 46) and alterations to the 
Grade II listed Hanwell Station in connection with platform lengthening (see 
Volume 3 of the ES, page 148); 
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 Alterations to the Grade II listed Paddington Underground station in 
connection with construction of an interchange footbridge, lifts and stairs (see 
Volume 2 of the ES, page 69); 

 Demolition of the pool. fountains and plaza at the Grade II listed Centre Point 
(see Volume 2 of the ES, page 155); 

 Works within the Grade II listed Kingsway Tram Tunnel in connection with 
carrying out compensation grouting for protection of buildings in the vicinity 
(see Volume 2 of the ES, page 156); 

 Temporary removal and reinstatement of Grade II listed structures as follows: 
Finsbury Circus Gazebo (see Volume 2 of the ES, page 224), the bollards on 
the corner of Fareham Street and Great Chapel Street (see Volume 2 of the 
ES, page 156) and the Coal Tax Marker at Chadwell Heath (see Volume 3 of 
the ES, page 266).  The coal tax marker will be reinstated in a new location at 
the side of the new tracks; and  

 The Grade II listed drinking fountain at Stepney Green is located within the 
vicinity of the worksite and will be protected by hoardings during the works 
(see Volume 2 of the ES, page 302). 

2.2 Schedule 8 to the Crossrail Bill disapplies listed building consent in relation to 
Crossrail works to each of the buildings set out in the first table of the Schedule 
(and as listed above).  It is intended that separate agreements will be prepared 
for the listed buildings affected by Crossrail works.  It is anticipated that 
agreements will be made between the Secretary of State for Transport, English 
Heritage and the relevant local authority as appropriate.  These agreements will 
describe the required mitigation for the effects at each of the buildings. 

2.3 Potential impacts from construction works on listed buildings which are not 
covered by a separate agreement will be controlled via mechanisms set out in the 
Construction Code (see Information Paper D1, Crossrail Construction Code).

2.4 Potential settlement impacts on listed buildings are dealt with in Crossrail's 
settlement policy (see Information Paper D12, Ground Settlement).

3. Conservation Areas 

3.1 The construction of Crossrail will result in the demolition of unlisted buildings 
within conservation areas.  These are: 

 191-195 Praed Street in the Bayswater Conservation Area for the interchange 
between Crossrail and the District and Circle Line at Paddington. 

 18/19 Hanover Square and 1A Tenterden Street in the Mayfair Conservation 
Area for the Bond Street East Ticket Hall. 

 The block of buildings between Great Chapel Street, Fareham Street, Diadem 
Court and Dean Street within the Soho Conservation Area for the Tottenham 
Court Road Western Ticket Hall. 
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 Buildings between Oxford Street, Charing Cross Road, Sutton Row and 
Falconberg Mews within the Soho Conservation Area and a building within 
the Denmark Street Conservation Area for Tottenham Court Road Eastern 
Ticket Hall. 

 33-35 and 36-37 Charterhouse Square and 38-42 Charterhouse Street within 
the Charterhouse Square Conservation area for Farringdon Station. 

 The pavilion in Finsbury Circus Gardens (within the Finsbury Circus 
Conservation Area) for the Finsbury Circus worksite and demolition of 11-12 
Blomfield Street (within the New Broad Street Conservation Area) for the 
Blomfield Street Shaft. 

 Demolition of 68-80 and 82-102 Hanbury Street and the rear extensions of 
63-67 Princelet Street within the Fournier Street Conservation Area for 
Hanbury Street Shaft. 

3.2 In addition, the conservatory to the Blind Beggar Public House (337 Whitechapel 
Road) within the Whitechapel Market Conservation Area will be demolished for 
works at the Sainsbury’s car park worksite. 

3.3 Schedule 8 to the Crossrail Bill disapplies conservation area consent in relation to 
each of the buildings as set out in the first table of the Schedule (and listed 
above). As the Bill proposes deemed planning permission for the Crossrail works, 
the principle of the demolitions and modifications will be established through the 
Act.  However, in exercising their functions to preserve or enhance the character 
or appearance of the conservation area, local authorities will be able to approve 
the detail of the design and external appearance of Crossrail buildings, as set out 
in Schedule 7 of the Bill (see Information Paper B5, Main Provisions of the 
Planning Regime).

3.4 The Bill only seeks powers for the works that relate to the construction of the 
Crossrail railway, and the structures necessary for the operation of the railway.  
There are a number of locations where the Bill will seek powers to demolish 
buildings in conservation areas, but will not seek powers for the replacement of 
those buildings above or around the operational works (including stations).  Once 
complete, the operational structures do not require the full site area and hence 
there are opportunities for non-operational development (referred to as over-site 
development or OSD).  OSD would provide replacement buildings for those lost, 
and is likely to reduce or mitigate the impacts on the conservation areas resulting 
from the demolitions.  A draft undertaking on OSD by the Secretary of State has 
been published on the DfT website (dated February 2005).  It proposes that:  

“The Secretary of State will take steps to ensure that:  

(1) There is consultation with Local Planning Authorities prior to submission of a 
planning application for OSD on - 
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a. the proposed use, quantum, layout, scale, access, appearance and 
response to context of the proposed OSD (including where appropriate co-
operation in the preparation of a Planning Brief and/or SPD); and  

b. the means by which the fundamental design elements of the new 
development will be integrated with the Crossrail Works (including loadings, 
support and access).  

(2) OSDs in or adjacent to Conservation Areas will be designed in accordance 
with relevant national, regional, spatial and local planning policies, and in 
consultation with English Heritage.  

(3) In assessing the contribution that OSDs will make to the character or 
enhancement of conservation areas the quality of buildings that existed prior to 
demolition will be a material consideration.  

(4) A planning application and accompanying environmental statement for the 
proposed OSD is submitted as soon as reasonably practicable and in any event 
no later than 2 years after the commencement of construction of the Crossrail 
Works on the site unless the Local Planning Authority agree to a deferral or agree 
that an application is not required.  

(5) The planning application progresses by using reasonable endeavours to 
obtain planning consent by the date structural works for the new railway on the 
site are completed or as soon as reasonably practicable thereafter.  

(6) Development commences in accordance with the planning consents granted 
as soon as reasonably practicable having regard to all the circumstances.” 

4. Setting of Listed Buildings 

4.1 The demolition of buildings and the development of new stations, shaft structures 
and replacement non-operational development will result in changes to the 
townscape along the Crossrail route and there are implications for setting of 
nearby listed buildings.  In the Central London area, a large number of listed 
buildings are located in the vicinity of the works. 

4.2 In exercising their functions to preserve the setting of listed buildings, local 
authorities will be able to approve the detail of the design and external 
appearance of Crossrail buildings, as set out in Schedule 7 to the Bill.  The 
arrangements for OSD are set out above. 

5. Townscape 

5.1 As set out above, the demolition of buildings and the development of new 
stations, shaft structures and replacement non-operational development will 
result in changes to the townscape along the Crossrail route.  Impacts on 
designated conservation areas are set out in section 3 above.  Although much of 
the route is undesignated, the works do affect areas of high quality and high 
sensitivity townscape, in particular in Central London.   
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5.2 In exercising their functions to preserve the local environment or amenity, local 
authorities will be able to approve the detail of the design and external 
appearance of Crossrail buildings, as set out in Schedule 7 to the Bill.  The 
arrangements for OSD are set out above. 

5.3 In addition, the project has appointed external design and heritage advisors to 
provide advice on design and heritage issues.   

6. Other Buildings and Structures of Historical Interest 

6.1 It is recognised that there will be loss of, or modifications to, other buildings or 
structures which, although they do not have any statutory protection, are of 
historical interest.  

6.2 It is proposed that the mitigation strategy for both above ground and below 
ground historic features are considered together.  Information Paper D22, 
Archaeology describes the framework of control measures that would be in place 
before construction begins. 
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1. Introduction 

1.1 This Information Paper summarises the clauses in the Crossrail Bill (the Bill) 
which prescribe how works on highways, which may affect users (including 
motorised traffic, pedestrians, cyclists, equestrians) and access to property, must 
be undertaken. 

1.2 The Bill modifies or disapplies certain provisions of other Acts (eg, New Roads 
and Street Works Act 1991 (the 1991 Act)) so a number of protective provisions 
have been incorporated in the Bill to enable local highway authorities to approve 
or give consent to works affecting highways and traffic. 

1.3 This Information Paper explains which parts of the 1991 Act are disapplied, and 
sets out how the provisions of the Traffic Management Act 2004 will apply to 
Crossrail works. 

2. Provisions Regarding Highways and Traffic

2.1 Accesses to highways (Paragraph 2 of Schedule 2 to the Bill) — this provision 
allows the nominated undertaker to form and lay out new means of access, and 
to improve existing means of access. 

Where the use of this power would result in the opening of an access onto, or the 
alteration of a highway used by vehicular traffic at a location shown on the 
deposited plans, they must be carried out in accordance with plans and 
specifications approved by the relevant highway authority. 

If the location is other than that shown on the deposited plans, the consent of the 
highway authority is required in order for the access works to be carried out at all 
(such consent not to be unreasonably withheld).

2.2 Stopping up, diversion and interference with a highway (Paragraph 5 of Schedule 
3 to the Bill) — this provision allows the nominated undertaker temporarily to stop 
up, alter or divert any highway (or part of a highway), and for a reasonable period 
of time prevent any traffic, including pedestrians, from passing along a highway.  
It also allows the nominated undertaker to interfere with any highway, including 
any sewer, drain or tunnel in it.  Where a highway is specified within the Bill, the 
nominated undertaker must consult the relevant highway authority prior to 
exercising the powers.  Where the powers are to be exercised in relation to a 
highway not specified within the Bill, the nominated undertaker must obtain the 
consent of the highway authority before exercising the powers. 

2.3 Completion of highway works (Paragraph 9 of Schedule 3 to the Bill) — where 
the nominated undertaker constructs a new highway, or alters an existing one, 
(other than by carrying out street works within the meaning of Part 3 of the New 
Roads and Street Works Act 1991), the construction or alteration must be 
completed to the reasonable satisfaction of the relevant highway authority, which 
is required to certify that it is so satisfied in writing to the nominated undertaker. 
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2.4 Construction and realignment of carriageways (Paragraph 10 of Schedule 3 to 
the Bill) — where the nominated undertaker constructs or realigns the 
carriageway of a highway, it must be carried out in accordance with plans, 
sections and specification approved by the highway authority. 

3. Protective Provisions for Highways and Traffic (Part 1 of Schedule 14 to the 
Bill)

3.1 The protective provisions apply to all the highway authorities for highways in 
which the powers of the Bill can be exercised (ie, the local highway authorities 
and, in respect of trunk roads, the Secretary of State).  These protective 
provisions are in addition to the protection given to such authorities in Schedules 
2 and 3 to the Bill (for example, the right to approve temporary closures, the 
creation of new accesses, and the construction of new or altered streets referred 
to above). 

3.2 Paragraph 3 of Schedule 14 imposes a general obligation to minimise disruption 
to traffic.  This will apply to the nominated undertaker in relation to powers to stop 
up streets and to construct works. 

3.3 Paragraphs 4, 5 and 7 of Schedule 14 address works constructed under 
highways.  Approval of plans by the highway authorities is required for works 
within eight metres of the surface, and their consent is required for works which 
interfere with drainage or are within two metres of the surface. 

3.4 Paragraph 6 of Schedule 14 applies to works involving bridges.  Approval of 
plans is required if there is any interference with a highway and controls are 
imposed over the way that the works are constructed. 

3.5 Paragraph 8 of Schedule 14 gives the highway authorities a right of access to 
inspect the construction of works to the highway and paragraphs 9 to 15 of 
Schedule 14 contain miscellaneous provisions governing the way that works are 
constructed in highways, together with provision for reinstating streets after 
completion of the work, making good damage caused to highways and street 
furniture, and providing for reimbursement of costs incurred by highways 
authorities in connection with road diversions required for the works. 

3.6 Paragraph 13 of Schedule 14 requires that the nominated undertaker shall 
provide and maintain temporary bridges and temporary ramps for vehicular or 
pedestrian traffic over any part of the works or in such other position as may be 
necessary to prevent undue interference with the flow of traffic in the highway. 

4. Other Provisions in the Bill (ie Lorry Controls) 

4.1 Under the planning regime proposed in the Bill (Schedule 7 to the Bill) the 
nominated undertaker will have to obtain the approval of a qualifying local 
planning authority (see Information Paper B5 Main Provisions of the Planning 
Regime) to certain construction arrangements.  For example, qualifying local 
planning authorities will have approval over the routeing of road transport (ie, 
routes used by large goods vehicles), the handling of reuseable spoil and top soil, 
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the location and use of storage sites, the location and use of construction camps, 
the provision of screening, the provisions and use of artificial lighting, the 
techniques used for the suppression of dust and the prevention of mud on the 
highway. There is provision for an appeal process in the event of disagreement 
between the qualifying local planning authority and the nominated undertaker. 

4.2 The grounds on which the proposed construction arrangement may be refused by 
a qualifying authority include that the design or external appearance of the 
arrangements ought to be modified: 

 to preserve the local environment or local amenity; 

 to prevent or reduce the prejudicial effects on road safety or on the free 
flow of traffic in the local area; and 

 that the arrangements are reasonably capable of being so modified. 

4.3 For example, under Schedule 7 to the Bill, the nominated undertaker has to 
submit for approval by a qualifying local planning authority, details relating to the 
routes by which anything is to be transported on a highway by a large goods 
vehicle (i.e. a vehicle which has a permissible maximum weight in excess of 7.5 
tonnes) to a work or storage site, a site where the vehicle’s load will be reused, or 
a waste disposal site. No approvals are required in relation to transportation on 
motorways or trunk roads, or in relation to a site where the number of large goods 
vehicle movements, whether to or from, does not exceed 24 on any day). 

4.4 Under the provisions of the Crossrail Construction Code, the nominated 
undertaker will have to prepare a traffic management plan which will outline the 
traffic control measures and routes on public highways that will be used during 
construction.  This plan will take account of the requirements and advice of the 
relevant highway authority and other authorities, and will provide a framework for 
the preparation of submissions under Schedules 2 and 7 to the Bill.  It also 
requires the nominated undertaker to hold discussions with local authorities in 
advance of submissions for approval, and to provide appropriate community 
consultation. 

5. Crossrail Bill — Modification and Disapplication of Provisions of the New 
Roads and Street Works Act 1991 

5.1 The Crossrail Bill will modify the application of the 1991 Act to the Crossrail 
works.    In part this is because the special regime for Crossrail established by the 
Bill already makes provision for the approval of the highway authority where 
appropriate to works affecting highways and the reinstatement of highways (in 
particular under paragraphs 9 and 10 of Schedule 2 and Part 1 of Schedule 14 to 
the Bill).   The controls in the 1991 Act with respect to the timing of street works 
are also inappropriate to Crossrail.   Crossrail is a large linear project crossing 
many different traffic authority boundaries and it is necessary that the Crossrail 
works be carried out as a single co-ordinated exercise.

5.2 The modifications proposed in the Bill therefore need to be seen in the context of 
the controls that are imposed by the Bill itself (see sections 2 and 3 above) and in 
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the context that the if the Bill is passed, the works it authorises will have been 
specifically approved by Parliament.  

5.3 Paragraph 15 of Schedule 12 to the Bill modifies or disapplies the following 
sections of and schedules to the 1991 Act: 

 section 56(1) and (1A) (powers to give directions as to the timing of proposed 
and subsisting street works) in respect of Crossrail works;  

 section 56A (power to give directions as to placing of apparatus) in respect of 
the placing of apparatus required for the Crossrail works;  

 section 58(1) (power to impose restriction on execution of street works in the 
12 months following completion of substantial road works) so that no such 
restriction shall have effect in respect of Crossrail works;  

 section 61(1)   (under which the consent of the street authority is required for 
the placing of apparatus in a protected street) in respect of the placing of 
apparatus required for the Crossrail works;  

 section 62(2) (power following designation of protected street to require 
removal or repositioning of apparatus already placed in street) in respect of 
the placing of apparatus required for the Crossrail works;  

 section 62(4) (power when designation as protected street commences or 
ceases to give directions with respect to works in progress) in respect of 
Crossrail works;  

 section 63(1) (under which Schedule 4 has effect for requiring the settlement 
of a plan and section of street works to be executed in a street designated by 
the street authority as having special engineering difficulties) in respect of 
Crossrail works;  

 section 73A(1) (power to require undertaker to resurface a street) in respect 
of any undertaker carrying out Crossrail works;  

 section 78A(1)(b) (contributions by other undertakers to costs incurred in 
executing works specified in a resurfacing notice) in respect of any 
contribution that would be payable because of the Crossrail works;  

 Schedule 3A (restriction on works following substantial street works) so that it 
is not to apply where Crossrail works have been notified under section 54 
(advance notice of certain works) or section 55 (notice of starting date of 
works) ; 

 paragraph 2(1)(d) of Schedule 3A (power by notice to require notification of 
works which an undertaker proposes to carry out in a part of a highway to 
which a proposed restriction applies) so that no notice shall have effect to 
require the notification of Crossrail works; 

 paragraph 3 of Schedule 3A (directions as to the date on which undertakers 
may begin to execute proposed works) so that no directions may be issued to 
the nominated undertaker; 
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 paragraph 3(4) of Schedule 3A (under which it is an offence for an undertaker 
to execute street works before the completion of certain other street works) in 
respect of Crossrail works; and 

 paragraph 5(1) of Schedule 3A (effect of direction under paragraph 4 
restricting further works) in respect of Crossrail works.  

5.4 It has already been recognised that these detailed controls are not appropriate to 
the construction of a major transport schemes; for example the Transport & 
Works Act 1992 Order for the Merseytram (Liverpool City Centre to Kirkby) Order 
2005, which was made by the Secretary of State in 21 January 2005, contains 
similar modifications and disapplications to those included in the Bill.

6. Traffic Management Act 2004 — Network Management Duty 

6.1 Part 2 of the Traffic Management Act 2004 (the 2004 Act) places a network 
management duty on local traffic authorities.  Section 16 (1) states: 

“It is the duty of a local traffic authority to manage their road network with a view 
to achieving, so far as may be reasonably practicable having regard to their other 
obligations, policies and objectives, the following objectives-  

(a) securing the expeditious movement of traffic on the authority’s road network; 
and,

(b) facilitating the expeditious movement of traffic on road networks for which 
another authority is the traffic authority."  

6.2 Section 31 of the 2004 Act specifically states that the term traffic includes 
pedestrians.  So the duty requires the local traffic authority to consider the 
movement of all road users: pedestrians and cyclists, as well as motorized 
vehicles — whether engaged in the transport of people or goods. 

6.3 The duty applies to all metropolitan and shire district, unitary and county 
authorities.  In London, the 32 London boroughs, the Corporation of London and 
Transport for London (TfL) are all local traffic authorities.  

7. Network Management Duty in the Context of Crossrail

7.1 Construction traffic and highway works resulting from the construction of Crossrail 
(be it on lorry routes approved by the local planning authority or highway works 
done in accordance with plans approved by the local highway authority under the 
provisions of the Crossrail Bill) will be one of the factors, amongst many, that the 
local traffic authority will need to consider in fulfilling its duty however the duty is 
not absolute; it is qualified in terms of practicability and in terms of the other 
responsibilities of the authority (including, in the case of Crossrail, the 
responsibility intended to be placed on the authority to approve various 
construction arrangements) and inevitably choices will have to be made and 
priorities set. To paraphrase, the authority needs to be able to show that it has 
considered – ie, that it has procedures in place to allow it to take into account - 
the needs of all road users, taken action to minimise, prevent or deal with 
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problems to the extent that that is practicable, and considered the implications of 
its decisions for both their network and that of others.

8. Highways & Traffic Sub-Group

8.1 The Highways & Traffic Sub-Group of the Crossrail high level Planning Forum 
(see Information Paper F4 High Level Forum) will provide an opportunity to 
discuss issues arising from the legislative provisions and how these are to be 
implemented.  It will provide an opportunity to consider how highway authorities 
can implement their network management duty in relation to Crossrail works, the 
coordination of works, and the development of procedures for approval of, and 
consent to, Crossrail works. 
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1. Introduction 

1.1 This Information Paper sets out the traffic management measures that may be 
necessary during the Crossrail works, and outlines the process which will ensure 
that affected residents, businesses and others are informed. 

1.2 This paper should be read in conjunction with Information Paper D6 Construction 
Traffic and D19 Highway and Traffic During Construction – Legislative Provisions.

2. Crossrail Works 

2.1 Crossrail’s route has four distinct sections:  a Central route section which includes 
central and inner London (bounded in the west at Westbourne Park and in the 
east with Lea Valley), a Western section between Maidenhead and Westbourne 
Park, a North-eastern section between Stratford and Shenfield and a South-
eastern section between the Blackwall Tunnel and Abbey Wood. 

2.2 The majority of the works on the western, north-eastern and south-eastern 
sections of the route are within existing railway corridors, with works limited to 
existing station improvement including the lengthening of platforms.   

2.3 The south-eastern section includes a significant amount of tunnelling. 

2.4 A number of over-bridges on the western section of the route will have to be 
modified or replaced to accommodate new overhead line electrification.  In some 
instances the works on these bridges will require temporary road closures and 
diversions. In all cases diversions and closures will be kept to a minimum in terms 
of both duration and diversion length to minimise disruption. The programming of 
bridge works will be devised so that works which significantly affect traffic or 
pedestrians will not take place concurrently at adjacent bridges, as far as 
reasonably practicable. 

2.5 The bulk of the works in the central section will be tunnelling but with major 
surface works for the construction of new underground stations and shafts.  It is, 
therefore, in the central section that Crossrail works will have the most impact on 
the highway in terms of traffic delay, pedestrian movement and loss of parking.  
At Paddington for example, the Crossrail station is to be built in a cut and cover 
box under Eastbourne Terrace. A worksite for Bond Street station will occupy half 
of Hanover Square.  At Tottenham Court Road the eastern ticket hall is to be built 
under the northern section of Charing Cross Road, requiring phased traffic 
management.  The construction of the western ticket hall at Liverpool Street will 
require lane closures in Moorgate. 

2.6 In addition, local diversions and lane closures will be necessary for utilities 
diversion works many of which will be undertaken prior to the commencement of 
the main works. 
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3. Traffic Management Measures 

3.1 There will be a wide range of temporary traffic management measures required to 
facilitate Crossrail works.  These will include: 

 Pedestrians – narrowing or temporary closure of footways and footpaths with 
signed diversions; 

 Rail passengers – alterations to station entrances and exits and circulation 
within stations; 

 Cycles – local signed diversions, relocation of parking; 

 Buses – diversion of bus routes; suspension and relocation of bus stops and 
stands; 

 Taxis – relocation of ranks, pick up and set down; 

 Traffic - 
 Road closures with signed diversions; 
 Lane closures; 
 Local shuttle working under traffic signal control; 
 Introduction of one-way streets and banned turns (and possibly reversing 

flows and removal of banned turns); 
 Changes to traffic signal timings; 
 Temporary speed limits 

 Parking - Suspension and (where possible) relocation and/or reallocation of 
parking bays; 

 Equestrians - narrowing or temporary closure of bridleways with signed 
diversions 

3.2 All temporary traffic management will be implemented and maintained in 
accordance with relevant guidance and codes such as Chapter 8 of the Traffic 
Signs Manual, and with “Safety at Street Works and Road Works (both by 
Department for Transport) and with due regard for the needs of mobility impaired 
persons. 

4. Planning of Traffic Management  

4.1 Before the start of construction, Traffic Management Plans will be prepared which 
will provide more details of the division of the project into contract areas, the likely 
construction programme and the general strategy for traffic management.  Once 
contractors have been appointed, regular traffic liaison meetings will be arranged 
with highway authorities and the Police, bus operators (taxi trade representation 
as appropriate) and other emergency services as appropriate.  These meetings 
will provide an opportunity for contractors to present proposals for future works 
affecting the highway including methods of construction and proposed 
programme and for a review of the associated traffic management requirements.  
The objective will be to achieve concurrence on a scheme prior to a formal 
submission to the relevant highway authority under the Bill. 
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4.2 The planning of the works will include consideration of the access and servicing 
requirements of affected residential and commercial premises.  The contractor 
will work together with the nominated undertaker to ensure regular 
communication with parties affected by the works.  Local residents and 
businesses will be informed in advance of the dates and durations of closures 
and will be provided with details of diversion routes at least two weeks in advance 
or when final details are available.  Access and servicing will be maintained as far 
as reasonably possible, within the constraints of the works and the need to 
ensure the safety of the public. 

4.3 Some traffic management proposals may require Traffic Regulation Orders under 
the Road Traffic Regulation Act 1988 to cover measures such as the introduction 
of one-way streets, banned turns, temporary speed limits and the suspension of 
parking places.  These will be discussed at the liaison meetings and applications 
for these Orders will be made to the relevant traffic authority. 

5. Crossrail Bill Powers 

5.1 Paragraph 5 of Schedule 3 of the Crossrail Bill will allow the nominated 
undertaker, for the purposes of constructing or maintaining Crossrail to: 

 temporarily stop up or alter or divert any highway or part of a highway; 

 for any reasonable time divert traffic from, and prevent persons passing 
along, any highway or part of highway; and 

 break up or interfere with any highway or part of a highway. 

5.2 For the highways listed in Paragraph 5 of Schedule 3 of the Bill there is a 
requirement to consult the local highway authority with a view to ensuring public 
safety and, as far as reasonably practicable, to reduce public inconvenience.  For 
highways not listed there is a requirement to obtain the consent of the local 
highway authority.  This consent cannot be unreasonably withheld, but may be 
given subject to reasonable conditions in the interest of public safety and 
convenience.  A request for consent is deemed to have been given if it has not 
been given or refused within 28 days. 

5.3 In addition there is a requirement that reasonable access to premises for 
pedestrians is maintained from highways affected by the works.  

5.4 Detailed procedures for the seeking of consents will be developed in consultation 
with the highway authorities via the Highways & Traffic sub-group.  It is likely that 
these will be based on the procedures successfully adopted for other major rail 
projects such as the Channel Tunnel Rail Link.  

6. Other Relevant Information Papers 

 C7 – Access to Residential and Commercial Property During Construction 

 D1 – Crossrail Construction Code 

 D2 – Control of Environmental Impacts 
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 D6 – Construction Traffic 

 D19 – Highways and Traffic During Construction – Legislative Provisions 

 F3 – Community Relations 
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1. The Promoter will require the nominated undertaker to, where reasonably 
practicable, ensure that people with restricted mobility (PRM) and those with 
other forms of disability as specified in the Disability Discrimination Act 1995, 
continue to have access to services and buildings where such access and 
services are temporarily disrupted during the Crossrail construction works. 

2. Where the normal means of access has to be diverted or blocked off, alternative 
safe routes for persons with restricted mobility will be identified, taking into 
account existing hazards and obstructions such as pavement kerbs and street 
lighting standards (poles). 

3. Where particular difficulties are identified, arrangements will be made on a site by 
site basis. 
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1. Introduction 

1.1 There is potential for finding archaeological remains at many sites across the 
Crossrail route during excavations and other construction works.  Works involving 
ground breaking and excavation have the potential to result in the physical 
removal of, or the destruction or damage to, archaeological resources. 

1.2 Crossrail has undertaken an archaeological assessment, covering both above-
ground and below-ground archaeological resources.  This work is reported in the 
Environmental Statement that was submitted with the hybrid Bill in February 
2005.  The technical report on Assessment of Archaeology Impacts provides 
detailed information on baseline archaeological resources and potential impacts 
on them. 

1.3 Archaeology is covered in the Crossrail Construction Code; see Information 
Paper D1 Crossrail Construction Code for further information. 

2. Archaeological Mitigation Strategy 

2.1 The nominated undertaker or any contractors will be required to implement 
certain control measures in relation to archaeology before construction work 
begins.  The framework within which this archaeological work will be undertaken 
will be set out as part of the Environmental Minimum Requirements.  The 
requirements will follow the principles of Planning Policy Guidance Note 16 on 
archaeology and planning, and will be agreed through the Planning Forum. 

2.2 Prior to works commencing, the archaeological assessments will be reviewed in 
relation to the detailed project design.  Where appropriate additional detailed 
archaeological assessment and/or archaeological field evaluation will be carried 
out.  This will then determine the need for site mitigation works.  The mitigation 
measures will be defined in detail in individual archaeological project designs 
(also known as a written scheme of investigation) which will be developed in 
consultation with the relevant statutory authorities.  For example this may include 
archaeological excavation, again, before works commence, and/or the 
implementation of a watching brief during construction works. 

2.3 In the event that intact and important archaeological remains are identified at 
Crossrail worksites through this process, it may be preferable, where practicable, 
to preserve these where they are found (ie preservation in situ).  This may occur 
through engineering solutions such as the sympathetic design of foundations and 
groundworks, raising of ground levels over the remains using suitable materials 
and loading and the maintenance of hydrological regimes. 

2.4 Experience of other similar projects suggests that preservation by record is 
usually the most appropriate method of dealing with archaeological finds.  As set 
out in PPG16, the relative importance of archaeology will be weighed against 
other factors including the need for the development.  Preservation by record 
requires that any archaeological information that is gained from fieldwork 
(evaluation, excavation, watching brief, recording of above ground structures, etc) 
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be followed by analysis and publication of the results and their deposition in a 
public archive. 

2.5 The archaeological mitigation strategy will also include consideration of important 
above ground historic features and structural elements of historic interest, 
including for example buildings, structures or standing remains.  The process of 
detailed assessment, evaluation and consultation will ensure appropriate site 
mitigation works are identified and undertaken.  For example this may include 
detailed recording of structures before work commences (see also Information 
Paper D18 Listed Buildings and Conservation Areas).

3.  Unexpected Major Finds 

3.1 The approach to mitigation as set out above has been designed to ensure that 
the potential for discovering unexpected major finds is minimised. However, if 
potentially nationally important remains not encompassed by the scheme of 
archaeological works are discovered during the construction, the nominated 
undertaker will examine whether preservation is feasible within the limits of 
deviation of the project and other constraints. If preservation is not feasible, the 
nominated undertaker will allow a period commensurate with the construction 
timetable, but not less than 28 days, for archaeological excavations to be 
undertaken on the site to achieve preservation by record.  This process will be 
undertaken in consultation with the relevant statutory authorities.  At the end of 
that period the nominated undertaker’s works will be able to continue.   
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1. Introduction

1.1 The design of the station tunnels and other underground passenger corridors and 
ventilation ducts at Bond Street, Tottenham Court Road, Farringdon, Liverpool Street 
and Whitechapel Stations, the large Farringdon Crossover and Stepney Green 
Junction tunnels, together with the lower portions of a number of the ventilation shafts 
is based on the use of Sprayed Concrete Linings (SCL) as the immediate and 
permanent ground support structure.  This method comprises the staged excavation 
of the tunnel using mechanical excavation and the application of sprayed concrete to 
the excavated surfaces to provide ground support.  The SCL method provides the 
flexibility to support the varying geometry required for construction of the underground 
stations.

1.2 The long sections of tunnel between stations, the running tunnels, are designed to be 
constructed by a completely different method, using Tunnel Boring Machines (TBMs).  
With a TBM the initial ground support is provided by the circular TBM steel lining, 
within which the permanent precast concrete or cast iron segments are erected to 
form the circular structural tunnel lining to provide the permanent support to the 
ground. Information Paper D8, Tunnel Construction Methodology provides more 
information on the use of TBMs. 

2. Description 

2.1 The Sprayed Concrete Lining method is a safe and well established means of 
supporting underground structures by using sprayed concrete to support the 
excavations as the work proceeds. As with all forms of construction there are risks 
associated that need to be managed and mitigated. 

2.2 Sprayed concrete lining (SCL) is different from the New Austrian Tunnelling Method 
(NATM) used at Heathrow, where tunnels under construction collapsed in the Central 
Terminal Area of Heathrow Airport on 21 October 1994. 

2.3 The NATM concept, originally developed for tunnels in rock rather than for soft 
ground, comprises delayed application of lining support in order to allow the ground to 
move a predetermined amount to make the ground arch around the tunnel, thereby 
reducing the amount of ground support required.  This involves design by observation. 
A key feature of NATM tunnelling is the use of sprayed concrete to provide temporary 
support to the tunnel; its thickness is often varied during construction in response to 
observations. However the use of sprayed concrete linings as a means of tunnel 
support does not necessarily mean that NATM is being used, particularly if the tunnel 
linings for different ground conditions are designed prior to construction as is the case 
with the SCL approach. 

2.4 The SCL approach does not allow delayed application of lining support and does not 
rely on ground relaxation to reduce ground load. A key objective is to apply the 
sprayed concrete lining as quickly as possible to minimize ground movements. The 
structural design of the sprayed concrete lining is undertaken with load factors applied 
in accordance with design codes to increase loads to cater for uncertainty and the 
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range of ground conditions and parameters expected.  This is then subjected to a 
check by an independent engineer. 

2.5 Sprayed concrete linings have been used extensively on major underground works in 
London over a number of years.  Notable examples include the Jubilee Line 
Extension (Waterloo and London Bridge stations), Heathrow Express (Terminal 4 
station), the shafts and junctions for the Heathrow Baggage Transfer tunnel, shafts for 
London Electricity cable tunnels and on the Channel Tunnel Rail Link for the entire 3 
km long North Downs tunnel and for the ventilation shaft connection in the London 
tunnels.  These projects involved tunnelling through the range of ground conditions 
and urban environments expected on Crossrail. It is also proposed for the primary 
tunnel lining support for the construction of the passenger circulation tunnels for the 
redevelopment of Kings Cross Station for London Underground.   

2.6 For the construction of tunnel/shaft junctions and short lengths of tunnels, the SCL 
method has replaced most traditional hand excavation and segmental lining forms of 
construction.  This is because of the risks of Hand Arm Vibration (HAV) has made non 
mechanized hand tunnelling uneconomic and impractical in most circumstances. 
Owing to SCL’s good record, inherent safety features and recent technological 
developments, SCL tunnelling is increasingly popular worldwide and is a proven 
method for constructing variable cross section tunnels such as station complexes in 
sensitive urban environments.    

3. Risk Management 

3.1 In any major civil engineering project a review of available construction techniques is 
undertaken to determine the most appropriate design and construction solution, with 
the safety of the public, workers and adjacent property as the prime consideration. 
The nominated undertaker will be required to develop a rigorous risk management 
programme for the selected tunnelling solution and to monitor the design and 
construction activities as the work progresses. 

3.2 Drawing upon industry experience, published documents and lessons learned from 
other projects, SCL has been recommended by the engineering advisors to the 
Promoter, as the intended construction method for the locations listed in para.1.1 and 
has been adopted by the Promoter as the preferred solution. 

3.3 Alternative methods such as the technique known as the New Austrian Tunnelling 
Method (NATM) have been ruled out by CLRL as not being suitable for the sites and 
ground conditions applicable on the Crossrail project.  The use of TBM’s for station 
tunnel construction is not considered practical given the complex and varied geometry 
of the station tunnels and associated underground spaces and the difficulties of 
erection of TBM’s within the work sites available.

4. Design and Construction 

4.1 The SCL design approach is able to cater for the range of foreseeable ground 
conditions and temporary construction stages.  A full engineering design and 
independent check will be carried out for all safety critical aspects of the tunnel 
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design. This means that prior to construction, designs will be undertaken for all 
construction stages and expected ground conditions. 

4.2 Monitoring of surface structures and subsurface ground movements is an integral 
part of the approach used to verify the predicted performance of the linings and 
ground movements during and after construction.  Changes to the design and 
construction details would only be made, as with other forms of construction, on 
the basis of a full engineering assessment and re-design. 

4.3 In SCL tunnels the excavation face can be sub-divided into small work areas and 
shorter advance lengths to take account of the behaviour of the ground and 
ensure its stability.  These small sections are excavated in turn and stabilized 
with sprayed concrete. The excavation is then progressively enlarged to its full 
dimensions and the activity repeated to advance the tunnel.  The sprayed 
concrete tunnel lining is completed to form a near circular concrete lined tunnel 
that is able to support the ground and arrest ground movements thereby 
protecting the integrity of adjacent structures.   

4.4 Sprayed concrete has been established as a safe and effective material for tunnel 
linings because: - 

 Sprayed concrete is a structural material which can be used to provide both 
temporary immediate ground support and a permanent tunnel lining. 

 Sprayed concrete linings can be formed as and when required, and to a wide 
range of profiles.  This enables the geometry of the tunnel and the timing of 
placement of the lining to be tailored to suit a wide range of ground conditions, 
thereby limiting ground movements.  Sprayed concrete linings can be used for 
shafts, junctions, non-circular tunnels and tunnels with variable shapes. 

 Sprayed concrete is soft when sprayed but rapidly increases in strength and 
stiffness, providing an increasing amount of support to the ground.  The rate of 
gain of strength can be tailored to suit the ground conditions and the method of 
application. 

 Overall SCL tunnelling is considered to be safer and more effective than 
traditional methods for stations and tunnel junctions.  For excavations with a 
variety of shapes the use of a free form structural concrete shell provides the 
most robust solution being placed directly against the excavated ground, following 
every contour and minimizing ground movement and the effects on adjacent 
structures.

 Modern SCL tunnelling lends itself to automation.  This has health and safety 
benefits for the work force when compared with hand mining techniques which 
have risks of hand arm vibration. 

4.5 The investigations into the collapse at Heathrow in 1994 found the collapse to be the 
result of poor workmanship, together with inadequate construction supervision and 
monitoring.  The Promoter has acknowledged these problems and has put the 
following strategies in place to ensure these do not occur on the project: 
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 The SCL design will, where applicable, comply with design codes and 
accommodate the full range of safety factors, load factors and material factors in 
accordance with BS8110 or Eurocode Equivalent. 

 The contract prequalification system, contract specifications and conditions, will 
ensure competent personnel will carry out the design and construction of the 
works. 

 A design standards manual for tunnelling, to ensure that SCL is designed and 
constructed to high standards across the project, has been commissioned. 

 An implementation plan that will detail how the design and construction of SCL is 
to be managed is to be produced. 

 Risk assessment and management will be central to the use of SCL on the 
project with monitoring and controls in place and contingency plans identified. 

 All SCL designs, both temporary and permanent linings, will have an independent 
check on the design. 

 A working group with the British Tunnelling Society to ensure that the tunnelling 
industry is fully informed of the projects requirements and that appropriate and 
competent resources are identified has been established. 

 In addition to the tunnel contractor’s monitoring arrangements, an independent 
tunnel monitoring and settlement control room will be in place and operated 
throughout the tunnelling activity.  This will have displays of real time surface and 
subsurface ground movement monitoring and TBM parameters.  It will be 
manned by experienced engineers to ensure that tunnel construction is being 
carried out in accordance with the tunnel specification and movements are 
controlled to acceptable limits.  Green, amber and red triggers will be set for 
action levels with pre-planned contingency arrangements. 

 Finally the Promoter has established a peer review panel to review all safety 
critical tunnelling works across the project 

4.5 The Promoter will require the nominated undertaker to follow industry best practice in 
the use of SCL and the recommendations and guidance included within the following 
documents: 

 The British Tunnelling Society / Association of Insurers’ “Code of Practice for Risk 
Management of Tunnel Works in the UK”; 

 The Health and Safety Executive report “The Collapse of NATM tunnels at 
Heathrow Airport” (the SCL method was developed following the Heathrow 
collapse);

 The Institution of Civil Engineers guidance on “Sprayed Concrete Linings (NATM) 
for tunnels in Soft Ground”. 

These requirements will involve independent checks of the design and construction 
methodology, monitoring and control of ground movements and the supervision of the 
tunnel contractors by the nominated undertaker’s appointed engineer.  
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5. Conclusion 

5.1 Modern SCL tunnelling is safe and versatile and although as with any form of 
construction there are associated risks, these can be managed.  Its flexibility of form 
permits tunnels and junctions of varying cross-sections and sizes to be built efficiently 
and with a control over ground movements at least as good as other tunnelling 
methods.  

5.2 The nominated undertaker will be required to develop a rigorous risk management 
program for the selected tunnelling solution and to monitor the design and 
construction activities as the work progresses. 
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1. Introduction 

1.1 Consultation exercises have been carried out at key development stages of the 
Crossrail project and information has been made available through a range of 
communication media throughout the pre-Bill stages. 

1.2 Prior to the establishment of Cross London Rail Links Ltd (CLRL) the concept of 
an east-west cross-London rail scheme was included in the Mayor’s Transport 
Strategy which was widely and publicly consulted on by the Greater London 
Authority in early 2001. 

1.3 A safeguarding direction for the original route for such a scheme was made in 
1990.  This was updated when appropriate during the development of the 
Crossrail project and subject to consultation with the relevant local authorities. 

2. Legislation and Guidance 

2.1 CLRL’s consultation activities have been carried out in compliance with: 

 the Code of Practice on the Dissemination of Information during Major 
Infrastructure Developments; 

 the Town and Country Planning (Environmental Impact Assessment) 
(England and Wales) Regulations 1999 

 the Code of Practice on Access to Government Information, and; 

 the Cabinet Office Code of Practice on Government Consultations 

and guided by: 

 the Transport and Works Act (Applications and Objections Procedure Rules) 
1999 and the associated Guide to Procedures for Applications. 

3. Objectives of Consultation 

3.1 The objectives of consultation have been as follows: 

 to identify and contact a wide range of stakeholders; 

 to provide information about the proposals; 

 to record and respond constructively to consultees’ comments about the 
Crossrail project and its development and implementation; 

 to identify consultees’ concerns about the impacts and effects of the Crossrail 
project and, where practical, identify ways to address those concerns or to 
mitigate those impacts and effects; 

thereby to reduce or limit the number of issues arising in petitions against the Bill. 

F2



F2 – PRE-BILL CONSULTATION PROCESS       F2 

 - 2 - 

4. Stakeholder categories 

4.1 Stakeholders have been categorized to allow appropriate media to be used to 
consult and communicate with them: 

 local authority leaders; 

 local authority members and statutory agencies; 

 local authority officers; 

 community groups, stakeholder bodies & directly affected parties; and 

 the general public 

5. Consultation Activities 

5.1 Consultation on the proposals has taken place in four stages some of which 
involved multiple rounds.  These are set out in the table below. 

Stage Purpose Period (duration) 

1 Key stakeholder preliminary discussions Sept – Dec 2001 

2a Stakeholder consultation May – July 2002 (12 weeks) 

2b Stakeholder consultation – corridor 6 
(route to Kingston via Richmond) Jan – Feb 2003 

3a Public awareness Sept 2003 

3b Public consultation – round 1 Sept – Dec 2003 (12 weeks)

3c Supplementary public awareness August 2004 

3d Public consultation – round 2 Aug – Oct 2004 (12 weeks) 

4 Information round Feb 2005 (2 weeks) 

5.2 The first stage introduced the local authorities and other key stakeholders to the 
project and the plans for consultation.  It did not seek formal comment. 

5.3 The second stage, Stakeholder consultation, sought comment on the options for 
routes outside the central area.  151 responses were received. 

5.4 The third stage, public consultation, took place in two rounds: Round 1 sought 
comment on the preferred route, destinations and stations.  7256 people visited 
Information Centres (ICs) and 2826 responses were received.  45% supported 
the project, 2% opposed and 52% were either neutral or expressed no opinion. 

5.5 Round 2 of the public consultation focused more on the emerging detail of local 
proposals.  10,125 people visited ICs and Information Exchanges (IEs), 2939 
responses were received and 2701 enquiries were made of the helpdesk.  34% 
supported the project, 2% opposed and 64% were either neutral or expressed no 
opinion. 



F2 – PRE-BILL CONSULTATION PROCESS       F2 

 - 3 - 

5.6 The fourth stage was an information round which concluded the programme by 
confirming the proposals to be contained within the Bill. 

6. Environmental Scoping & Methodology Consultation 

6.1 The Environmental Scoping and Methodology report was published in March 
2003 following comments received on the draft circulated to appropriate 
stakeholders in September 2002. 

7. Methodology 

7.1 For each public consultation round, ICs were held near proposed work sites in 
local venues or, where this was not possible, in mobile units.  Round 2 also 
featured two fixed exhibitions described as IEs. 

7.2 Information leaflets on key topics of concern were created for round 2 and the 
Information Round. 

7.3 National and local newspapers advertised the proposals, the consultation events 
and ways of contacting the project. 

7.4 All consultation material could be viewed at or downloaded from a website. 

7.5 Leafleting teams distributed invitations and information at local stations and near 
to venues at the time of each event. 

7.6 Invitation leaflets were posted to addresses near the line of route. 

7.7 A property call centre was set up to give detailed explanation of procedures. 

7.8 Throughout the whole process since May 2002 enquiries could and continue to 
be able to be made via a 24-hours, 7-days a week telephone helpdesk, or by 
email, letter or fax. 

8. Materials 

8.1 For the stakeholder consultation, a consultation document was published in May 
2002 Crossrail line 1- Stakeholder Consultation Document.

8.2 For the public consultation public awareness was initially raised through 
distribution of a postcard sized leaflet distributed at stations and provided to local 
authorities. 

8.3 For the two rounds of public consultation and the information round A1 panels 
and A3 drawings described the proposals at ICs and IEs with A4 versions 
available as handouts, on the website or by request from the helpdesk.  ICs and 
IEs were publicised with a widely distributed mailshot of an ‘invitation’ leaflet and 
widespread advertising in local and regional press. 

8.4 Other material produced by Cross London Rail Links Ltd included a quick guide, 
consultation documents summarising the proposals and an information pack 
giving details on issues found to be of key concern. 
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8.5 Other information provided from other sources included a leaflet from the 
Crossrail Referee, information from the Houses of Parliament on the Bill process 
and booklets from the Office of the Deputy Prime Minister explaining compulsory 
purchase. 

9. Social Inclusion 

9.1 Information was available in 13 community languages, large print, Braille or audio 
cassette. 

9.2 A ‘Young Crossrail’ schools programme provided curriculum based activities. 

9.3 Accessibility was a key criterion in ICs venue selection. 

9.4 Interpreter services were made available at selected venues. 

10. Records, Comment and Response

10.1 A database logged all communication with over 20,000 consultees in 
accordance with the requirements of the Data Protection Act. 

10.2 Returned freepost comment cards were analysed and reviewed with the 
project’s design response instructed to relevant project staff. 

10.3 Methodology, responses and analysis and the project’s response to the issues 
raised were published in reports on each of the public consultation rounds.  
More details of the results can be found in these reports: 

 Public Awareness and Public Consultation Round 1: Results and Crossrail’s 
Response – August 2004 

 Consultation Round 2: Results and Crossrail’s Response – February 2005 

 Aggregated Consultation Report – September 2005 
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1. Introduction 

1.1 The nominated undertaker will have a detailed plan for community relations 
before and during construction.  The framework and general principles are set out 
in the Crossrail Construction Code (CCC) (for further information see Information 
Paper D1 Crossrail Construction Code).  Liaison arrangements will be discussed 
with local authorities, community representatives and other affected parties 
throughout construction. 

2. Position Statement 

2.1 The Promoter is committed to achieving and maintaining good relations with the 
community in all areas where works will be carried out. 

2.2 The Crossrail helpdesk, which can be contacted by telephone 24-hours a day, 7-
days a week and by post, fax and e-mail, will continue to operate throughout 
construction. All calls to the helpdesk will be logged and a reference number 
provided to the caller. If the enquiry cannot be dealt with immediately, the 
nominated undertaker will aim to deal with it no later than 24 hours after the initial 
contact. The helpline will be widely advertised on site signboards, information 
sheets and general correspondence. It will also be possible to contact the 
helpline via the Crossrail website.  

2.3 An independent Complaints Commissioner will be appointed to investigate 
complaints against the nominated undertaker and its contractors, should the 
complainant decide that it has not been satisfactorily addressed by them, or has 
become the subject of a dispute between parties (see Information Paper F5 
Complaints Commissioner).

2.4 As part of the process of obtaining powers through a Parliamentary Bill, the 
scheme expects to enter into undertakings and assurances with petitioners, local 
authorities, property owners, utilities providers and other statutory bodies.  These 
undertakings and assurances may be project-wide and general, or site specific.  
The Promoter will require the nominated undertaker to ensure that undertakings 
and assurances are complied with. 

2.5 The nominated undertaker will be expected to maintain a professional and helpful 
relationship with the community and with local authorities throughout 
construction.  The nominated undertaker will have the following responsibilities: 

i. monitor contractor and subcontractor compliance with undertakings and 
performance against commitments, local agreements and specific 
community requirements throughout the project; 

ii. maintain regular communication to ensure that the community and all other 
stakeholders and affected parties are kept well informed.  The nominated 
undertaker will be required to produce information sheets of the works to be 
carried out, detailing expected disruptions and the measures being taken to 
minimise or mitigate adverse effects of these works, at least two weeks prior 
to construction activity taking place.  Information sheets will also be 
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distributed in the case of overrunning, unplanned works or emergency 
operations; 

iii. as far as tunnel boring is concerned, the nominated undertaker will be 
required to establish a website that will provide information on the forecast 
and actual passage of the tunnel boring machines.  In addition, the 
nominated undertaker will be required to distribute leaflets along the route of 
the tunnel drives giving notice of the forecast passage of the tunnel boring 
machines. 

iv. respond quickly to emergencies, complaints or other contacts made via the 
helpdesk or any other recognised means; 

v. liaise closely with the emergency services, local authority officers and other 
agencies (based on established contacts), involved in incidents or 
emergency situations on a regular basis, ensure that local commitments and 
specific issues are being properly dealt with and managed;  

vi. liaise with appropriate local community projects, employment and 
educational initiatives; 

vii. ensure that a comprehensive community emergency plan is put in place for 
each section of the work.  This will ensure that in the case of a major 
emergency, the community can be kept fully informed and will ensure that 
adequate arrangements are in place for the evacuation of an affected area if 
necessary;

viii. provide a first point of contact for a small claims procedure, relating to claims 
of physical damage to property, or minor injuries.  The nominated undertaker 
would assist in enabling claims to be progressed promptly in liaison with an 
administrator appointed by them; and 

ix. co-ordinate the carrying out of pre-construction defect surveys in properties 
which have been identified as being affected by tunnelling operations and 
other identified works.  Liaise with the independent building surveyor 
employed to carry out the surveys to maintain a dialogue between the 
nominated undertaker and property owners throughout the duration of the 
works.
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1. Introduction 

1.1 During the construction of Crossrail, the Secretary of State will ensure that a 
Complaints Commissioner is appointed. 

2. Terms of Reference 

2.1 For those who are unhappy with an aspect of the construction of Crossrail, the 
first step would be to complain to the Secretary of State or the nominated 
undertaker. It is where the complainant feels that the complaint has not been 
satisfactorily addressed that the Complaints Commissioner has a role to play.  

2.2 The Complaints Commissioner will be independent of the Secretary of State and 
any nominated undertaker appointed to construct Crossrail. The Commissioner’s 
role will be to investigate any grievance where it is alleged that the Secretary of 
State or the nominated undertaker has not satisfactorily addressed a matter 
raised by a complainant.  

2.3 The precise terms of reference for the Complaints Commissioner will be 
established by the Crossrail high level forum (for further information see 
Information Paper F4 High Level Forum).  The  Complaints Commissioner’s main 
functions are expected to be: 

 to ensure the existence and function of his office is well publicised to those 
affected by works; 

 mediate in unresolved disputes between the project and individuals or bodies; 

 make reports to the high level forum; and 

 advise the nominated undertaker where action could be taken to reduce the 
instance of complaints. 

The Complaints Commissioner will not have power to determine a dispute but will 
act as a mediator.  Any dispute still unresolved following his involvement would 
have to be addressed through the relevant dispute resolution process.  

2.4 The Complaints Commissioner’s role will not cover the following: 

 Planning conditions; where a complainant disagrees with the determination, 
or conditions applied to a determination, of any consent application made by 
a qualifying authority under Schedule 7 of the Act. The Complaints 
Commissioner may be called to mediate in matters of compliance but be able 
to do no more than make recommendations to the nominated undertaker and 
their contractor. (The Complaints Commissioner does have a role in dealing 
with the environmental effects of construction; this is likely to be most of his 
work.)

 Property compensation issues; in the case where the vendor disputes the 
terms, or proposed terms, of any property acquisitions made under the act. 
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 Settlement Deed; any disputes arising from the application of the Settlement 
Deed.

 Matters relating to operation of the railway. 

3. Status of Appointment 

3.1 The Complaints Commissioner will be appointed by the high level forum. 

3.2 The Complaints Commissioner’s role will relate to construction of Crossrail, and 
not its operation. Once construction has been completed the Complaints 
Commissioner’s role will terminate. Complaints relating to the operation of the 
service will follow the same procedure as for other passenger rail services, ie 
through London TravelWatch or the Rail Passengers Council as appropriate. 

3.3 The Complaints Commissioner is expected to ensure he is accessible, through all 
major media and in person, to all who may reasonably require his services. 
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1. Introduction 

1.1 The Crossrail proposals for the western ticket hall and the associated emergency 
escape and ventilation shaft at Tottenham Court Road requires the demolition of 
two blocks of buildings to the south of Oxford Street, between Great Chapel 
Street to the west and Dean Street to the east.  This site lies between Oxford 
Street and the smaller scale and more intricate townscape of Soho.  It is a 
townscape of high quality with a high sensitivity to change. 

1.2 This Information Paper deals with the southern block of buildings, located 
between Fareham Street and Diadem Court.  This block falls within Soho 
Conservation Area and contains eight unlisted buildings and one Grade II listed 
building – 94 Dean Street.

2. Description 

2.1 Dean Street was developed between 1677 and 1697 and was extensively rebuilt 
in 1734.  The southern block of buildings dates from the early 18th Century period 
of rebuilding.  This block comprises, in addition to the listed 94 Dean Street, eight 
other buildings. Of these eight, five make a positive contribution to the 
conservation area.  These are the 1880s residential building at 9 Great Chapel 
Street, the 1880s warehouse/office building at 2/3 Fareham Street and the early 
18th Century terraced house at 95 Dean Street which, together with the 1880 
terraced house at 93 Dean Street and the 1899 public house at 96 Dean Street, 
form a coherent element in a block of buildings of a similar date, height, mass 
and scale. 

2.2 Terraced houses at 3 and 9 Diadem Court make a neutral contribution to the 
Conservation Area, whilst 10-12 Great Chapel Street is an unsympathetic 1960’s 
office building and makes a negative contribution. 

2.3 The Grade II listed 94 Dean Street is an early 18th Century narrow brick terraced 
house measuring two windows wide and four storeys high, over a basement.  It 
appears to have been re-fronted in the mid-19th Century.  The list description for 
the property refers to original features including a ‘closed string staircase with 
turned balusters, remains of panelling and box cornices, 1st floor etc’.  A site visit 
undertaken in May 2005, together with the representatives from English Heritage 
and from the City of Westminster found that the staircase was still present.  
However, there was only very limited panelling and no evidence of box cornices.  
It is possible that some features have been removed from the building since the 
time of its listing in 1978. 

3. Engineering and Infrastructure Requirements 

3.1 The block of properties bounded by Fareham Street, Dean Street, Great Chapel 
Street and Diadem Court is required for the construction of the ventilation and 
emergency escape shaft for the western ticket hall.  The escalator from the ticket 
hall to the platforms also passes in close proximity underneath the site. 
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3.2 The current design has been selected for reasons of construction safety, 
construction programme and to provide the optimum layout of escalators in 
relation to platforms and tunnels (thus contributing to the operational efficiency of 
the station).  The presence of the construction shaft in close proximity to the 
Dean Street properties, together with the escalator shaft running underneath 
means that it is not possible to retain these properties. 

3.3 Four options were considered for the location of the western ticket hall.  The site 
at Dean Street was selected because it would affect the least number of listed 
buildings.  The analysis of each of the four sites is set out in the Crossrail 
Environmental Statement (Volume 2, page 177, paragraph 8.7.183 onwards). 

3.4 An earlier design for Tottenham Court Road station, developed in 1996 did not 
require the demolition of the properties in 3-9 Diadem Court and 93-96 Dean 
Street.  With this design, the works were undertaken in a site created by the 
demolition of the properties on Great Chapel Street and Fareham Street.  This 
design severely confined the western emergency escape and the ventilation 
requirements and produced a non compliant firefighting core, provided limited 
space for fans inside the shaft and required a complex arrangement of ventilation 
tunnels and risers. The proposed caisson construction method gave rise to safety 
concerns and it is unlikely that it would meet current safety standards.  The 
remaining properties on Dean Street and Diadem Court were also likely to have 
required extensive settlement protection measures. 

3.5 Consideration was given to the retention of the front part of the listed 94 Dean 
Street, along with 93 Dean Street and 9 Diadem Court.  However, it was 
concluded that the scale of the works for constructing the circular shaft and the 
station escalators would place these buildings at risk and add an unacceptable 
level of complexity to the works. 

4 Planning Policy  

4.1 The criteria for assessing proposals to demolish listed buildings are outlined in 
PPG15 (3.5, I-IV and 3.19).  The assessment of proposals for the demolition of 
unlisted buildings in conservation areas follows the same criteria as applied to 
listed buildings.  In addition, planning decisions must “give a high priority to the 
objective of preserving or enhancing the character or appearance of a 
conservation area.  If any proposed development would conflict with that 
objective, there will be a strong presumption against the grant of planning 
permission” (PPG15, 4.19). 

4.2 Current proposals have been developed recognising the criteria laid down in 
PPG15, especially the general criteria laid down in PPG15 paragraph 3.5i-iv.  The 
conclusion from the options analysis is that there is no alternative but to demolish 
all of the buildings in the block, given the constraints arising from the station 
design and safety requirements. 
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4.3 Applying the PPG15 criteria, the principal justification for the demolition of the 
unlisted buildings and the listed 94 Dean Street lies in the substantial public 
benefits that the Crossrail project will deliver. 

5.  Proposed Mitigation and Salvage 

5.1 In mitigation of the impact on 94 Dean Street, it is proposed to record the existing 
structure and where possible carefully remove and store items of significant 
interest for future use.  A site specific agreement will be made with English 
Heritage and the City of Westminster to set out procedures for recording and 
salvage, and to ensure appropriate mitigation is undertaken.  

6. Over-site Development (OSD) 

6.1 The Crossrail Bill only seeks powers for works which relate to the construction of 
the railway, and the structures necessary for the operation of the railway. At this 
site, the operational structures comprise the ventilation and emergency escape 
shaft.  However, once complete, these structures do not require the full site area 
and hence there are opportunities for non-operational development (referred to 
as over-site development or OSD).  OSD would provide replacement buildings for 
those lost, and is likely to reduce or mitigate the impacts on townscape and the 
Soho Conservation Areas resulting from the demolitions. 

6.2 Although the Bill does not give powers for OSD, there is a very clear assumption, 
and indeed an overwhelming likelihood, that in these cases some form of OSD 
will take place at the same time as the construction of Crossrail, or very soon 
thereafter.  It is unlikely, for the reasons set out below, that the only physical 
development on these sites will be the operational works authorised by the Bill. 

6.3 All the stations will have to be designed with assumptions being made about the 
size and general dimensions of the buildings that are likely to go above them.  
This is necessary in order to ensure the appropriate load bearing and servicing 
facilities. 

6.4  Through a proposed undertaking to Parliament a planning application and 
accompanying environmental statement for the proposed OSD would be 
submitted as soon as reasonably practicable and in any event no later than two 
years after commencement of construction of the Crossrail Works on the site 
unless the local planning authority agree to a deferral or agree that an application 
is not required. 

6.5 The full draft undertaking to Parliament on OSDs is available on the Department 
for Transport website (www.dft.gov.uk). 




