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100 AVENUE ROAD (THEATRE SQUARE) DRAFT CMP – CONSULTATION STATEMENT

1.

Introduction & background

1.1

Polity Communications Ltd, specialists in community involvement in regeneration and
development proposals, was asked by Essential Living Ltd (‘EL’) to organise consultation
activities relating to their draft Construction Management Plan (‘CMP’) for the
redevelopment of 100, Avenue Road, London NW3 3HF, known as Theatre Square.

1.2

A planning application (reference 2014/1617/P) for the demolition of the existing building at
the site and redevelopment of a 24-storey building and part 7, part 5-storey building
comprising 184 residential units and associated commercial and community uses was
refused by notice dated 3rd October 2014 by the London Borough of Camden. This was then
the subject of a recovered appeal by the Secretary of State for Communities and Local
Government following an Inquiry in the summer of 2015. The decision of the Inquiry
Inspector was issued in September 2015 and recommended that planning permission should
be granted subject to certain conditions. On 18th February 2016, the Secretary of State
indicated that he was in agreement with the Inspector’s recommendation and granted
permission for the application.

1.3

The site is in a designated town centre location and fronts Avenue Road near to College
Crescent and the Swiss Cottage/Finchley Road Gyratory and is above and adjacent to the
Swiss Cottage London Underground Station (Jubilee Line). The site is not within a
conservation area, but there are several conservation areas nearby, the closest being the
Belsize Park Conservation Area and the Fitzjohn and Netherhall Conservation Area.

1.4

To the north of the site is Eton Avenue, which is pedestrianised at its western end close to
the site and is used on a regular basis for street markets. To the east is the designated Swiss
Cottage Open Space. Across Eton Avenue from the site is the Royal Central School of Speech
and Drama and to the east side fronting Eton Avenue is the Hampstead Theatre. Beyond the
open space are properties fronting Winchester Road, some of which are within the Belsize
Park Conservation Area. These are mainly residential, but with some commercial uses at
street level. A children’s charity, the Winchester Project (‘The Winch’) is located towards the
southern end of Winchester Road and the Mora Burnet House elderly persons home is on
the corner with Eton Avenue.

1.5

To the south of the site is the grade II listed Swiss Cottage Library and between it and the
existing building at the site, and directly adjacent to it, is the grade II listed Hampstead
Figure Sculpture. To the east of this is the Swiss Cottage Leisure Centre and beyond to the
east the Visage building.

1.6

On the opposite side of Avenue Road is the grade II listed Regency Lodge, a large block of
flats. Also across the A41 from the site are Ye Olde Swiss Cottage public house, Overland
House and Cresta House flats.

1.7

It was recognised at the planning inquiry (and fully accepted by EL) that the redevelopment
site is constrained with adjacent busy roads, a popular park, civic buildings and residential
properties nearby. A Construction Management Plan is necessary, fair and reasonably
related to the development as a planning condition.
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2.

CMP consultation – guidance from the local authority

2.1

The London Borough of Camden (‘LBC’) states in its Construction Management (CMP) pro
forma that:
“The purpose of the Construction Management Plan (CMP) is to help developers to minimise
construction impacts, and relates to both on site activity and the transport arrangements for
vehicles servicing the site.
It is intended to be a live document whereby different stages will be completed and
submitted for application as the development progresses.
The completed and signed CMP must address the way in which any impacts associated with
the proposed works, and any cumulative impacts of other nearby construction sites, will be
mitigated and managed. The level of detail required in a CMP will depend on the scale and
kind of development.”

2.2

LBC’s Construction Management (CMP) pro forma also states in a Community Liaison section
that:
‘A neighbourhood consultation process must have been undertaken prior to submission of
the CMP first draft. This consultation must relate to construction impacts, and should take
place following the granting of planning permission in the lead up to the submission of the
CMP. A consultation process specifically relating to construction impacts must take place
regardless of any prior consultations relating to planning matters. This consultation must
include all of those individuals that stand to be affected by the proposed construction works.
These individuals should be provided with a copy of the draft CMP, or a link to an online
document. They should be given adequate time with which to respond to the draft CMP, and
any subsequent amended drafts. Contact details which include a phone number and email
address of the site manager should also be provided.
Significant time savings can be made by running an effective neighbourhood consultation
process. This must be undertaken in the spirit of cooperation rather than one that is
dictatorial and unsympathetic to the wellbeing of local residents and businesses.
These are most effective when initiated as early as possible and conducted in a manner that
involves the local community. Involving locals in the discussion and decision making process
helps with their understanding of what is being proposed in terms of the development
process. The consultation and discussion process should have already started, with the
results incorporated into the CMP first draft submitted to the Council for discussion and sign
off. This communication should then be ongoing during the works, with neighbours and any
community liaison groups being regularly updated with programmed works and any changes
that may occur due to unforeseen circumstances through newsletters, emails and meetings.”

3

100 AVENUE ROAD (THEATRE SQUARE) DRAFT CMP – CONSULTATION STATEMENT
2.3

The CMP pro forma further states in a Consultation section that:
“The Council expects meaningful consultation. For large sites, this may mean two or more
meetings with local residents prior to submission of the first draft CMP.
Evidence of who was consulted, how the consultation was conducted and a summary of the
comments received in response to the consultation should be included. Details of meetings
including minutes, lists of attendees etc. should be appended.
In response to the comments received, the CMP should then be amended where appropriate
and, where not appropriate, a reason given. The revised CMP should also include a list of all
the comments received. Developers are advised to check proposed approaches to
consultation with the Council before carrying them out. If your site is on the boundary
between boroughs then we would recommend contacting the relevant neighbouring
planning authority.”

2.4

In its associated document, Community liaison guidance: guidance for developers and
contractors, LBC sets out its expectations on local community consultation before a CMP is
submitted to the Council. This states the following:
‘We expect you to consult with the local community before submitting your draft
Construction Management Plan (CMP) to the Council. If you do not include evidence of the
consultation with your submission or we are not satisfied with the level of liaison undertaken,
we will not review the CMP.
A: Before you submit your CMP to the Council
1.

Who to consult:

• Neighbouring residents, business, schools and organisations that will be affected by the
demolition and construction of the development.
• This should be proportionate to the scale of the development and should include as a
starting point:
o All the properties along the street on which the site is located and those who back
onto and front the site.
o Ward councillors – you can find your ward councillor on our website.
2.

How to consult:

• Send letters and / or emails allowing at least 14 days to comment on the proposals.
• If you are required to form a Community Working Group please see the CMP pro-forma for
further information.
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3.

What to include in your letter:

• A statement making clear that the consultation is about the CMP.
• A summary of the key details of the construction process and a copy of the CMP, or a link
to a website where the CMP is available to view and download.
• The deadline for comments.
• Contact details of who to contact with any questions and where to send comments.
4.

Incorporating consultation feedback in your submitted CMP:

• Review all comments received and where possible make changes to the CMP to address the
concerns raised.
• When submitting the CMP to the Council, include a consultation document as an appendix
outlining:
o Who was consulted.
o A summary of the comments received.
o How the CMP has been amended/mitigation measures put in place in response to
comments received. Where the CMP has not been amended, an explanation of the
reasons for not making changes.”
2.5

The CMP pro forma also refers to a Construction Working Group (‘CWG’) as a body that is
set up to address the concerns of the community affected by the works. No specific
guidance is given as to the composition and operation of the CWG, although it is reasonable
to assume that this group has a role both prior to the submission of the CMP (i.e. as part of
the consultation process) and during the actual demolition and construction programme.
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3.

CMP Consultation – process undertaken

3.1

EL reviewed all the relevant guidance outlined above in Section 2 and formulated a draft
consultation programme which it submitted to officers of the local authority on 7th
September 2017. A meeting took place at Camden Civic Centre to review the programme on
11th September 2017.

3.2

The draft programme considered and agreed at the meeting is attached as Appendix 1. This
covered the intended consultation catchment around the site as well as the intended
composition of a Construction Working Group which would be the primary basis on which
the draft CMP could be reviewed and comments gathered.

3.3

Although the programme was agreed as set out, the main feedback from the meeting was
that whilst it was understood why community consultation was proposed through the
medium of a focussed Construction Working Group where all the identified stakeholders
could be represented and given every opportunity to express views/concerns, it was felt that
there should be an initial open public meeting as well. This was agreed by EL and the
programme amended to allow for a public meeting followed by two meetings of the CWG.

3.4

A further meeting took place with a wider group of Camden officers on 10th October and as a
part of the meeting, the final draft of the community letter outlining the CMP process and
the details of the public meeting (to be held on 19th October 2017) were presented for
review and a small amendment made highlighting the details of the application description
relating to the site. The agreed letter is attached as Appendix 2.

3.5

To verify that the CWG covered all of the relevant groups that should be invited and to
explain the intended process to be followed, contact was made (on the advice of Camden
officers) with Swiss Cottage Ward Councillor Roger Freeman. He responded by confirming
that he was happy that all the amenity groups were covered apart from the Taplow Tenants
and Residents Association(‘TTRA’), although he copied in Belsize Ward colleagues to ask
them if there were any more that should be added. We were not advised subsequently of
any additions, but ensured that the TTRA was included.

3.6

Camden officers were advised of the TTRA addition and confirmed that they had no
objections to the composition of the CWG, although suggested that an invitation should be
extended to Camden’s Park Officer. It was also made clear that it was not protocol to include
Camden Officers as formal members the CWG, although experts might attend the CWG as
observers as appropriate.

3.7

On 11th October, a team supervised by us conducted a door-to-door letter drop to the
catchment that had been presented to officers. They used their best endeavours to access
all commercial and residential properties within the catchment, which had been specifically
drawn up to address the Council’s requirements to make neighbouring residents, business,
schools and organisations that will be affected by the demolition and construction of the
development aware of the draft CMP.

3.8

Around 1,000 letters were distributed within the catchment, and wherever possible
individual properties received a letter through a letterbox. Where this was not possible,
multiple letters were left at multi-occupancy properties.
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3.9

All local councillors In Swiss Cottage and Belsize wards were also advised of the delivery of
the letter on 11th October.

3.10

At the same time as the delivery of the letter advising of both the commencement of the
consultation process on the draft CMP and the public meeting, a full suite of draft CMP
documents was made available at the Swiss Cottage Library and a website
www.theatresquare.london was made live, where the documents could be downloaded
electronically. The website also included a form for comments and contact details for further
information.

3.11

The public meeting was held as planned on 19th October 2017 at the Harris Academy,
Marlborough Hill, London NW8 0NL. It was not possible in advance to predict the number of
attendees, so the closest venue with an available auditorium was chosen. There were some
54 attendees, including representatives of key civic groups along with local ward members.
Based on our experience of similar meetings held in London, we consider this to have been a
good turnout.

3.12

At the public meeting, a presentation was made by Essential Living on the draft CMP
(attached as Appendix 3) and this was made available on the website along with the
presentation notes (attached as Appendix 4). The minutes of the meeting are attached as
Appendix 5.

3.13

As planned after the public meeting, invitations to the first meeting of the CWG planned for
the 14th November 2017 were then dispatched to the identified members of the CWG on
31st October 2017. 14 local schools were also contacted on 27th October 2017 with details of
how to view the draft CMP along with an offer to assist with further information as required.

3.14

Meetings were also offered to key organisations around the site and these took place with
the Hampstead Theatre (9th October 2017 and follow-up on the 19th November 2017), the
Royal Central School of Speech and Drama (12th October and follow-up on the 7th December
2017) and The Winch (16th October 2017). The London Farmers Market were also
approached in early October for a meeting but we were subsequently asked by London
Borough of Camden Markets to include them in a meeting that they were organising for all
market traders. This meeting was arranged for 29th November 2017 at 5pm but was
postponed on 23rd November by LBC. A rearranged meeting is pending. Following concerns
expressed by several consultees about potential impact on Mora Burnet House, an extra
care sheltered housing facility, an approach was made on 28th November 2017 to the
operators to offer a meeting to discuss any issues. A response has not been received from
Housing and Care 21, the operators.

3.15

We were contacted by the Cresta House Residents Association on 31st October 2017,
expressing their concern that the residents of this property (opposite the site on the western
side of the A41 Avenue Road, some 38 apartments) had not received the initial letter which
explained the CMP process and extended the invitation to the first public meeting. As a
result, we took steps with the concierge of this block to carry out a special delivery. We were
asked to insert the letters (attached as Appendix 6) in envelopes by the concierge and these
were hand delivered door-to-door by us on 1st November 2017 with an email dispatched to
the Chair of the Cresta House RA confirming that this had happened with a PDF copy of the
letter. To ensure that no resident was disadvantaged, the consultation response deadline
was extended to give 14 further days.
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3.16

The first CWG was convened as planned on 14th November 2017 and held at the Swiss
Cottage Community Centre at 7pm. The invitations to this group were sent to the members
of the group as agreed with LBC and the email sent on 31st October 2017 to the groups
stated that:
On behalf of Essential Living as part of the local community consultation on the draft
Construction Management Plan (CMP) and in compliance with Camden Council guidance, we
are establishing a Working Group (WG) comprising representatives of local residents and
businesses/organisations to look in more detail at specific issues which result from the
intended demolition and construction activities at this major regeneration site. The
membership of the WG has been agreed with Camden Council and includes one
representative per residents’ group/business/organisation.

3.17

The meeting room at the Community Centre had been chosen to accommodate the number
of representatives expected in a ‘round table’ discussion and the purpose of the CWG
meeting had been explained in the email mentioned above as:
The purpose of the WG is to not only pick up on consultation responses received during the
st
consultation period (which expires on 1 November 2017) but also look at any other issues
which representatives which to raise that are pertinent to the CMP. The Working Group will
also meet periodically during the demolition and construction process to provide ongoing
information/updates and deal with any issues or concerns that may arise.

3.18

It was apparent at the outset of the 14th November meeting that the invited representatives
had taken steps to extend invitations to members of the public, meaning that instead of a
focussed round table discussion, the meeting became a public meeting in cramped
surroundings. Around 55 members of the public attended including the identified members
of the CWG. Rather than exclude the members of the public that had been invited and
restrict the meeting to members of the CWG, it was decided by EL to proceed. Although
prepared as a meeting where EL would go through the consultation responses received to
date giving the opportunity to CWG members to comment and add any further issues that
needed to be considered, this meeting became more of an open forum where people
expressed their views. Despite the change of format, the meeting served to confirm the key
issues to EL which were then taken on board and addressed at the second CWG meeting.
The minutes of the 14th November meeting are attached as Appendix 7.

3.19

Given the experience of the 14th November meeting and EL’s decision to allow open
participation in the CWG, it was decided that the second CWG meeting planned for the 29th
November 2017 at 7pm should be relocated to the Harris Academy to ensure that there was
sufficient space for an attendance that could not be predicted. All members of the CWG
were advised of the change of venue.

3.20

As explained in the initial email to CWG members of the 31st October, the format of the
second CWG on 29th November involved the presentation of the intended draft CMP,
allowing members to comment a final time before submission the following week. The
presentation made at the meeting is attached at Appendix 8.

3.21

There were some 21 attendees at the second CWG and the minutes of the meeting are
attached at Appendix 9.
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4.

CMP Consultation – comments on process undertaken

4.1

Several representations were received about the adequacy of the consultation process
undertaken for the draft CMP and this was a matter that was discussed at length at the
beginning of the CWG meeting on 14th November. There was a specific demand to extend
EL’s consultation timetable until February 2018.

4.2

As indicated above, we took steps to consult with LBC on the intended consultation process
and agree the framework to be followed. This was carried out and as a result we are
confident that those most affected by the demolition and construction process were
informed and given the opportunity to give feedback. This consultation statement has
picked up all the key issues and we believe that EL has received comprehensive views from a
range of stakeholders, civic groups, residents, businesses and elected representatives.

4.3

We recorded emails from some 72 individuals and organisations (some of these sent several
emails during the course of the consultation) and the dedicated website received some 995
views.

4.4

The three meetings held as part of the process (which effectively became public meetings)
allowed for a good airing of views and it became apparent as the process was transacted
that there was a diminishing number of new issues being brought forward.

4.5

It is important to recognise too that LBC has also indicated at the that it intends to create a
case reference on its own website where the submission draft CMP can be viewed and
representations made. It is our understanding that LBC will produce their own report which
will give their response to the draft CMP and acknowledge relevant representations. This
intended process was explained by a LBC officer at the 29th November CWG meeting.

4.6

The table below summarises the key points made by some consultees on the consultation
process itself.
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Comment/viewpoint

Response
Process
Camden Council demands that a public
We have followed the requirements of the London
consultation “must include all of those
Borough of Camden’s (‘LBC’) Construction
individuals that stand to be affected by the
Management Plan pro forma; Minimum
proposed construction works. These
requirements for building/construction/demolition
individuals should be provided with draft
sites; and its Community liaison guidance: guidance
CMP…. And given adequate time… to respond
for developers and contractors.
to the draft CMP and any amendments…”. So
far there is little evidence that Essential Living The approach followed for the consultation
consulted widely or has given enough time for programme is described in section 3 of this
comments. As far as we have been able to
consultation statement.
ascertain, none of the residents of the South
Hampstead Conservation Area, for example,
received notification of the consultation
meeting, nor did members of the Save Swiss
Cottage Group, the residents of Cresta House,
nor Winchester Road residents. All these
groups should have been consulted, along
with the residents of Eton Avenue, Adamson
Road, Crossfield Road, Lancaster Grove,
Buckland Crescent, Belsize Park, etc. and the
users of the Swiss Cottage Green Space, the
doctors and patients of the Swiss Cottage
medical practice, library and leisure centre
users and market stallholders. Consequently,
a great number of people remain unaware
even that there is a public consultation in
progress. By imposing of a closing date of 1st
November, following insufficient public
notification, Essential Living has, seemingly
deliberately, prevented proper debate and
allowed for insufficient and inadequately
informed public consultation. Essential Living
should give a full account of exactly who they
consulted with prior to the CMP consultation
meeting.
The consultation cannot be meaningful while a The consultation undertaken was dynamic and there
number of questions posed by Camden
were many issues and responses which evolved
Council in its draft CMP pro forma have not
during the process. Information was updated during
been answered. Information is incomplete.
the process and the submission CMP remains a draft
document, meaning it is subject to further change.
The consultation process did not meet LBC’s
The process was constructed in a way in which to
requirements because it was not “undertaken foster co-operation and understanding of the draft
in the spirit of cooperation rather than one
CMP. It is not in EL’s interests to proceed in any
that is dictatorial and unsympathetic to the
other way and genuine attempts were made to
wellbeing of local residents and businesses.”
engage with the local community and key
stakeholders to gather views and respond
appropriately.
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Publicise all individual comments with
consultation results.

As required by LBC, this consultation statement
contains details on:
•
•

Can the report on the consultation programme
be seen with a chance to comment prior to its
submission to Camden Council?

Lack of consultation with market traders and
the London Farmers Market.

EL’s consultation period should be extended.

Who was consulted
A summary of the comments received

It also contains details of how the CMP has been
amended/mitigation measures put in place in
response to comments received. Where the CMP has
not been amended, an explanation of the reasons
for not making changes has been included.
We do not propose to consult on the consultation
statement. LBC have indicated that they will allow
representations on the draft submission CMP before
they make a final decision on it. We understand that
it is LBC’s intention to produce a report.
EL have been in discussion with the London Borough
of Camden regarding the relocation of the market
and they have indicated that they will arrange a
session with traders at which EL will participate. A
meeting was provisionally arranged for the 29th
November but this was postponed at the Council’s
request. It is hoped that this will be rearranged
shortly by LBC.
We believe that the consultation programme
undertaken has met LBC’s requirements and was
agreed with the Council in advance of
implementation. We are confident that all key
issues/concerns have been communicated and
received by EL. The draft submission CMP could be
subject to further change during formal
consideration by LBC and they have indicated that
they will accept and register further representations
during the period of their consideration.
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5.

Summary of comments received

5.1

As required by LBC’s Community liaison guidance: guidance for developers and contractors,
the following tables summarise the comments received during the consultation programme.
A number of the issues identified were expressed by consultees in similar terms, probably
reflecting the circulation by some of the stakeholder groups of suggested standard points to
raise. We were able to identify certain key areas in which responses could be grouped for
ease of reference. This is reflected in the tables.

5.2

Some consultation responses contained matters which were related to the approved
planning application scheme, EL as a commercial entity or non-demolition or construction
management issues such as rights to light. Where appropriate these matters are being
addressed outside of the CMP process. They are not addressed here.

5.3

Responses related to the consultation process itself do not feature in the table, but have
been addressed above in section 4.

5.4

Comments and feedback were received from a number of sources:
•
•
•

5.5

Through emails directed to the dedicated email address shown on the website or to us/
Essential Living;
Through face to face meetings with key stakeholders (outlined above); and
Through verbal comments recorded at the public meeting and two Construction
Working Group meetings.

As also required by LBC, the table also shows the responses by EL to the comments received
and indicates where the CMP has been amended and/or mitigation measures put in place.
Where no changes are proposed, the reasons for this are also set out.
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Comment/viewpoint
Response
Key Issue 1: Construction traffic/access/parking
Heavy construction vehicles should not use
Winchester Road and Eton Avenue. Vehicles
should be rerouted via Avenue Road
exclusively.

This was the most important and most consistently
repeated comment/feedback which arose out of the
draft CMP consultation programme, particularly
from residents of the two roads concerned.
Prior to and during the consultation programme,
efforts have been undertaken specifically to try and
mitigate the impacts on Winchester Road and Eton
Avenue through the use of the A41 Avenue Road.
This represents positive progress from the original
draft CMP associated with the planning application
which did not contemplate use of the A41.
The proposals in the draft CMP show that on
average an estimated daily 7 vehicle movements will
take place via Winchester Road/Eton Avenue,
although on average 7 demolition vehicles will be
required to use the Winchester Road for both access
and egress (resulting in 14 movements) until the
proposed A41 pit lane and CS11 works have
completed. This is estimated for the first 3 months of
the project.
Various options for access and egress off the A41
were considered and presented during the public
meeting and subsequent CWG’s. Technical work
undertaken by transportation specialists employed
by EL tested other access points but these were
discounted on grounds of significant risk to London
Underground Limited (LUL) infrastructure and/or
road safety concerns related to vehicle movements
in areas of high pedestrian activity.
The A41 falls under the aegis of Transport for
London and the portion of this road fronting the site
impacts on the delivery of the Cycle Superhighway
(‘CS11’). EL has sought to negotiate the use of the
A41 Avenue Road and introduce a pit lane and
egress point to the south of the site. It is EL’s view
that an extended demolition and construction
process resulting from exclusive use of the A41 could
compromise an agreement with TfL.
EL and its team has also reviewed site logistics, but
due to the distance from the pit lane proposed off
the A41 and its distance from the northern part of
13
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the site (‘Building A’) it is not practical to serve the
whole site from the pit lane. EL intends to use
Avenue Road as much as possible and seek to
minimise vehicle movements along the Winchester
Road/Eton Avenue route.
The overall aim is to reduce the impact of the works
on the neighbours and businesses within the
immediate area of the site. By only using the pit lane
to service the site the programme will extend from
three years to approximately five years. EL feels that
this extension of time would cause more impact on
the neighbours than the solution of a highly
managed vehicle movement strategy utilising two
entrances.
Whilst some consultees indicated at CWG meetings
that they would prefer an extended demolition and
construction period rather that any use of
Winchester Road/Eton Avenue, EL believes that such
an extended programme would not be beneficial
overall to the community around the site.
Use of the A41 pit lane only would increase the
programme of demolition and piling extending the
programme and increasing the impact of noise and
vibration on residents, businesses, the open space
and surrounding uses. This is contrary to the local
authority’s objective in its CMP guidance of
mitigating impacts. Completion of the final CS11
scheme will also be delayed, assuming that TfL
would agree to the exclusive use of the A41.

Request for accurate estimates for the number
and size of vehicles that will be moving into
and out of the site during works, the
frequency of these movements and times of
day they will be needed. This should include
variations related to all phases of construction
(ref. CMP pro forma question 21a - "provide
the approximate frequency and times of day
when vehicles will need access to the site, for
each phase of construction and the average
daily number of vehicles during each major
phase").

An extension of the programme by two years would
also have a direct impact on the viability of the
scheme and potentially the community benefits that
could be provided.
This was requested by many consultees and its
importance is recognised by EL in that it allows those
most affected by the demolition and construction
programme to understand the nature of the
estimated vehicular movements. During the draft
CMP consultation process the access and egress
options were explained fully and steps were taken to
provide as much information as possible so that
consultees could have this in a form which was as
clear and intelligible as possible.
The EL team decided to employ a template
suggested by Transport for London (‘TfL’) which
14
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Appendix G of the draft CMP needs to be
supplied.

Concern that HGV’s will be able to turn left
safely into Winchester Road from Adelaide
Road and then left at the top of Winchester
Road into Eton Avenue. Is there sufficient
space at these junctions?
The severe congestion that the redevelopment
will cause to the A41/Swiss Cottage Gyratory
which will impact upon national/local
businesses, commuters, hospitals, colleges
and schools is untenable.
No diesel vehicles should be used on site.

Confirmation of where any contractors or subcontractors to the project will park while on
site. Adequate measures are needed to stop
subcontractors using surrounding streets for
parking.
What measures will be in place to prevent
truck drivers deciding that Eton Avenue, with
its schools, parental and staff traffic, coaches
for trips and visits, is after all the best route to
the site?
Will you be contributing to the cost of repairs
to the roads at the end of the construction
phase?

generates tables and graphs for various stages of the
demolition and construction programme. The draft
CMP addresses CMP pro forma question 21a.
This was the appendix relating to estimated
vehicular movements related to the planned
demolition and construction activities. Time was
required during the consultation process to
complete the analysis required. The work
undertaken using the TfL template was presented to
the second CWG meeting and also provided as
Appendix G on the dedicated Theatre Square
website.
The draft CMP contains technical drawings which
demonstrate that the vehicles that are expected to
use these junctions can safely manoeuvre. As
indicated elsewhere, banksmen will also assist
drivers.
Analysis of the amount of traffic movements related
to the redevelopment of the site reveals that it is an
insignificant proportion of the overall traffic
movements along the A41 and will not cause
unacceptable impacts.
All construction vehicles within the intended supply
chain are currently diesel powered. The vehicles to
be used will have the latest Euro 5/6 engines to
ensure vehicle emissions are minimised through the
use of latest engine technologies. During the lifetime
of the demolition and construction project, steps will
be taken in partnership with the supply chain to
review what new technology/vehicles may be
available for use at the site which will improve on
the level and nature of vehicle emissions.
There will be a ‘No parking’ policy for contractors
and subcontractors – they will be encouraged to use
public transport. The use of vans for the delivery of
tools etc. will be managed within the site. No parking
permits will be issued to contractors for the use of
surrounding streets.
The construction vehicle routes as set out in the
draft CMP are fixed and drivers will be instructed
and required to use these routes exclusively.

EL will make good any damage to the highway as a
direct result of construction vehicle movements.
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Explanation for the discrepancy between the
original estimate of 60-80 HGV’s a day during
demolition [CMP 11.11. 2014] and the current
lower estimate provided in the new draft
CMP.

Mora Burnet House in Winchester Road has
many visits from ambulances and must be
given free access 24/7. It has a vulnerable
elderly population that is likely to affected by
the demolition and construction works.

There are several schools in the area. Could
vehicle movements along Winchester Road be
managed to avoid clashes with the morning
and afternoon school runs and children
arriving/leaving The Winch and the Swiss
Cottage Community Centre?

Concern about the management of noisy
traffic affecting the Royal Central School of
Speech and Drama – lorry movements along
Eton Avenue will disturb performance spaces,
offices and studios. Request that there is no
waiting or stacking of lorries or engines left
running. RCSSD fire exits need to be
maintained at all times.

A full review of the vehicle movements strategy has
been undertaken with an alternative strategy to
minimise vehicle movements down Winchester Road
and Eton Avenue and utilise the A41 Avenue Road.
This has resulted in a redistribution of the vehicle
numbers. The incorporation of more detailed
information from the demolition and building
contractors has also informed the latest estimates.
This complies with LBC’s draft CMP pro forma in that
it sets out the approximate frequency and times of
day when vehicles will need access to the site, for
each phase of construction and the average daily
number of vehicles during each major phase.
Construction vehicles will not be stopped (or wait)
on Winchester Road, Adamson Road or Eton Avenue
so these roads will not be obstructed by vehicles as
they move to and from the site. The operators of
Mora Burnet House (Housing and Care 21) have
been approached with the offer of a meeting to
ensure that EL and its team are aware of any specific
operational requirements or concerns that need to
be taken on board.
All schools in the area were contacted with details of
the draft CMP and were invited to contact us if they
required additional information/assistance. The
issue of potential impacts on children/students was
raised by both organisations working with children
and residents. EL has responded positively to this
request. The proposal is to limit large construction
vehicle movements along Winchester Road and Eton
Avenue at the start and end of the school day.
Vehicles using the Winchester Road/Eton Avenue
route will be actively managed and banksmen will be
deployed. The operating times of the site access
gates on Eton Avenue are proposed to be Mon-Fri
(0800-1800 hrs) outside of school term times;
Mon-Fri (0930-1430 and 1600-1800 hrs) during
school term times; and Saturday (0800-1300 hrs).
As indicated previously, banksmen will be deployed
to manage/steward vehicles using the Eton Avenue
access. Construction vehicles will be directed
immediately into the site as it would not be
desirable to have lorries waiting on Eton Avenue
close to the Hampstead Theatre, the Royal Central
School of Speech and Drama and the market.
Following feedback from the RCSSD, the proposed
layout for the market was revised, moving stalls
further away from the fire exits.
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Commitment to maintaining the current,
already inadequate, number of parking bays,
and guarantees that the pay and display and
resident parking bays in the locality of the site
will be maintained and not suspended.
Disabled parking bays should also be
maintained.

There are several other development sites in
the locality e.g. Centre Heights accessed off
Belsize Road. What steps have been taken to
assess the cumulative impacts of demolition
and construction on the area?
What account has been taken of the cycle and
traffic movements that will be diverted into
residential streets as a result of the CS11
works?

What are the arrangements to ensure that
disruption caused by utilities works are
minimised and co-ordinated with other works
(ref. paragraph 12 of the draft CMP pro forma
which requires discussions with utility
companies to explore options to share the
same excavations and traffic movements)?

The original proposals for the relocation of the street
market involved the temporary loss of parking bays,
but the plans were revised to respond to local
feedback which sought the maintenance of the
current bays. The Royal School of Speech and Drama
(‘RCSSD’) and the Hampstead Theatre were keen to
ensure that disabled parking bays (one outside
RCSSD, the other close to the underground car park
ramp entrance) were retained. These are used by
Hampstead Theatre patrons especially on
Wednesday matinees. There are therefore no
proposals to suspend any of the existing parking
bays (residential, disabled/blue badge or Pay &
Display) on nearby residential roads. This matter was
also raised by a business in Winchester Road who
also wanted all parking bays maintained so as not to
impact on deliveries.
The other sites have been reviewed, but due to the
small nature of the construction in proximity of the
site no major impacts on the logistics of serving the
site are anticipated. Should further sites arise during
the construction phase, appropriate liaison will take
place.
There is nothing in CS11 documentation (specifically
the ‘Response to Issues Raised’ document) to
suggest traffic levels on Winchester Road/Eton
Avenue would increase either as a result of
constructing the CS11 scheme or once it is
complete.
Connections for BT, water and electricity are made
from the footpath that runs along Avenue Road. We
will endeavour to co-ordinate any new trenches with
the CS11 works and each of the Utilities Contractors.
The Gas connection will be made within the site and
so should not impact on the public highway or
footpath.

17

100 AVENUE ROAD (THEATRE SQUARE) DRAFT CMP – CONSULTATION STATEMENT

Comment/viewpoint

Response

Key Issue 2: Public Transport/Pedestrian Access
Buses will be slowed down because of the
reduction of lanes on the A41. How will the
trucks and buses co-exist?

Confirmation that the Swiss Cottage tube
entrance, either at Eton Avenue, or Avenue
Road will remain open throughout
construction and that both staircase entrances
to Swiss Cottage tube on the Belsize side of
Finchley Road will be left open throughout the
entire duration of the demolition and
construction and at no stage will any
application be made to close either of these
staircases even on a temporary basis.
Confirmation that all the current bus stops
along the A41 Avenue Road will remain in
Avenue Road.
Will safe pedestrian crossing points of the A41
and Fitzjohns Avenue be maintained? Will the
A41 underpass also be kept open throughout?

Assurances required that the proposed pit
lane on the A41 Avenue Road will not
adversely affect bus services or the safety of
pedestrians boarding buses.

A Section 278 legal agreement between
Essential Living and Transport for London is
required given the changes to the public
transport arrangements.

There is no proposed reduction in the number of
traffic lanes on the A41. Construction vehicles will
have a temporary permission to use the bus lane on
the A41 to access the site. The level of HGV
movements forecast is unlikely to impact on the
operation of local buses. Buses on the A41 will
continue to use stops within laybys to ensure
through buses and HGV movements do not conflict.
The draft CMP does not propose or require the
closure of any of these entrances and this was a
factor taken into account in formulating the vehicle
access strategy for the site.

All bus stops and bus stopping arrangements as
proposed by the CS11 scheme will be retained. Bus
Stop D is proposed to be relocated but kept on
Avenue Road.
No changes to the crossing facilities on Fitzjohns
Avenue are proposed. The pedestrian crossing
arrangements around Swiss Cottage will be those
provided by the CS11 scheme which will provide an
improved environment for pedestrians over the
current provision.
The pit lane has been designed to ensure that there
is no impact on the free flow of the buses or cycles
that will travel along the A41/Avenue Road. At no
time will a construction vehicle be allowed to
prevent the flow of the bus lane. When exiting the
pit lane or the southern access to the site, the
construction vehicles will be held back until the
route is clear, giving the buses and cycles priority.
The process of agreeing the technical and legal
details of the Section 278 agreement have started.
No works to the public highways will commence
without the relevant legal agreements in place.
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Agreement required on the width of all
pathways around the site.

Footway widths along the A41 will generally be
retained as existing except for the section adjacent
to the Pit Lane where a 2.5m wide footway is
provided. The proposed relocation of Bus Stop D and
associated shelters potentially narrow the footways
adjacent to the A41 to the north of the site but EL
will work with TfL to ensure the placement of these
bus shelters maintains footway widths that ensure
good pedestrian comfort levels are achieved.
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Comment/viewpoint

Response

Key Issue 3: Noise, Dust and Pollution
Concerns about Nitrogen Dioxide (NO2) and
Particulate Matter (PM) levels in an area
which is already at the legal limit for air
pollution. It is very important that levels of
these emissions should be monitored weekly
and results published.

Concern over noise and dust affecting the
street market and external playspace provided
in and around the Swiss Cottage Open Space.
There will be adverse impacts here, especially
during the summer months when the open
space is most used. Activities should be
curtailed during the summer months.

The draft CMP sets an objective of being at least
compliant and where possible better than the
standards expressed in the Mayor of London’s SPG
‘The control of dust and emissions during
construction and demolition works’. Air quality, dust
and vibration monitors will be installed and provide
live data to a website. This can be made available to
any resident or local group. It is proposed that an
independent Noise, Dust and Vibration expert is
appointed to act for the residents and businesses in
the immediate area. This expert will be paid for by
Essential Living but will be acting for the residents
and businesses. The mechanism to appoint is to be
discussed with the Council to ensure that the
professional is independent from EL. Trigger points
will be agreed where if certain levels are breached
then work at the site will be suspended. An updated
air quality report will be produced prior to
commencement of work to provide a benchmark to
monitor against.
EL presented four indicative locations for smart
monitors at the second CWG meeting. It was agreed
at the meeting that EL would be open to suggestions
for locations for monitors to ensure that any
sensitive points around the site are covered. At the
first public meeting in October, EL’s demolition
contractors explained the netting/membrane that
will provide a protective envelope around the site.
Dust suppression measures will also be
implemented.
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Comment/viewpoint

Response

Key Issue 4: Swiss Cottage Street Market
Relocating the market will lead to it being
crammed into the narrow opening of
Adamson Road and is not an adequate
alternative to its current traffic-free area in
front of the theatre. Residents of Adamson
Road need to be specifically consulted about
the market being moved closer to their
properties.

Use of site hoarding required to ensure that
customers are aware that the market will
continue to function during
demolition/construction.
Why is there no reference in the CMP to the
Swiss Cottage Market, which has stalls most
days of the week? Only the Wednesday
farmers’ market is mentioned. Difficult to see
how the street market and the site traffic can
co-exist.
Concern about noise, smell (and smoke from
catering units), access and evacuation issues
as a result of any relocation of market stalls.

Following feedback received during the consultation
programme on the draft CMP, the proposals for the
siting of the market were amended. The new
proposal is to retain the market outside the Theatre
and not extend it into Adamson Road as previously
suggested. The proposal seeks to create a pedestrian
friendly market ‘street’ with the market traders’
vehicles parked away from the stalls. To effect this,
EL has undertaken to take steps to provide electricity
supply to the stalls. The market proposal, along with
other matters in the draft CMP will be considered by
the Council.
EL will discuss the hoarding requirements of the
market and other uses in the locality. These can be
addressed.
The Swiss Cottage Market will continue to operate
throughout the build programme as it does now. The
draft CMP has been amended to ensure that all the
street market activity is referenced.

The current proposals rearrange the market stalls
and market associated parking to create a more
efficient use of the space between the Hampstead
Theatre and The Royal Central School for Speech &
Drama.
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Comment/viewpoint

Response

Key Issue 5: Open Space/Trees
EL have requested access to public lands
adjacent to the proposed development so it
can be used for egress from the works. This
should not be allowed.

The proposed felling of 3 category ‘A’ cherry
trees and use of strip of landscaping should
not be allowed and should be the subject of a
planning application.

Confirmation that the Swiss Cottage Open
Space will not be damaged or changed.

What measures will be taken to protect trees
in the vicinity (e.g. the Ginko Biloba tree near
the library, on the A41 Avenue Road) when
possibly 20-60 HGV’s per day will be driving
over their roots every day for the next 3-4
years? Confirmation that all remaining trees
will be protected and guaranteed or replaced
with like if damaged in any way.

The safest way to reduce the number of construction
vehicle movements on Winchester Road and Eton
Avenue is to provide a secondary access onto the
A41 Avenue Road from the site. This requires the
temporary use of parkland directly to the south-east
and south of the development. Without this land a
through route for construction vehicles could not be
provided resulting in movements on Eton Avenue
and Winchester Road becoming two-way for the
duration of the build and as a consequence,
substantially increasing construction vehicle
movements on these roads. The objective of the
draft CMP is to mitigate demolition and construction
impacts and it is believed on balance that temporary
use of a small section of the Swiss Cottage Open
Space to avoid significantly increased vehicle
movements in residential streets is a better solution.
The decision on this matter resides with LBC and
further detailed discussions will take place with the
Council following the submission of the draft CMP.
The response above explains the operational,
environmental and road safety benefits of providing
a through route within the site for construction
traffic. This through route requires the use of the
‘strip of landscaping’ mentioned and loss of three
cherry trees. The landscaping will be re-provided on
completion of the development and cherry trees of
similar maturity replanted.
The draft CMP does require temporary changes to
the Open Space. No permanent damage will be
allowed as a result of the temporary use. The
landscaping will be re-provided on completion of the
development and the temporarily lost cherry trees
replanted. On-going dialogue with Camden Parks is
underway to specify the required level of reprovision of the affected land.
The vehicle swept path analysis of the proposed
egress onto the A41 Avenue Road shows that the
Ginko Biloba tree is unaffected. EL has been in
further contact with its arboricultural expert to
check the position following this feedback. It has
been confirmed that the tree in question is located
some distance away from the site and will therefore
not be affected construction vehicle movements to
and from the site. A tree protection barrier is
proposed around the base of the mature tree to just
to the south of the site access as a precaution.
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Full public rights of way must be maintained.
The public path along the SE section is used by
families to access the adjacent play areas and
should not be used by EL as an exit
route. There is a restrictive covenant which
stipulates: “Not at any time to use permit
allow or suffer that part of the Retained
Property shown edged brown on the Plan
otherwise than a public open space and
amenity area” (Land Registry).
Details about how the listed statue and listed
library will be protected during the works as
was promised during the public inquiry.

Public footpaths will be maintained and proposals
have been formulated during the consultation
process to increase the width of those as that abut
the proposed hoarding, which has been
sympathetically designed to lessen impact. EL have
been fully aware of the covenants in existence
around the Theatre Square site long before the draft
CMP consultation process. Discussions are ongoing
regarding the relevant covenants with Camden and
Camden Parks and will be progressed during the
Council’s review of the submitted draft CMP.
The proposal is to move the statue to ensure its
protection during the construction phases.
Discussions with Camden Parks is ongoing regarding
the most suitable location. It is not expected that
there will be any unacceptable impact on the library
as a result of the demolition and construction
programme. This will be considered by Camden
Council as the operators of the library during the
submitted draft CMP review process.
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Comment/viewpoint

Response

Key Issue 6: HS2
Whereas assurances from HS2 have been
obtained that the proposed works would not
impact HS2, the more crucial issue which is
whether HS2 works will adversely affect the
proposed build. Please supply written
assurances from HS2.

On-going liaison is taking place with HS2 to ensure
intelligence is being shared and thus minimising any
potential construction traffic issues occurring in the
first place. Consultation with HS2 has revealed that
works are not expected to commence in the vicinity
of the site until 2021. Structural engineers have
estimated that the Theatre Square redevelopment
will have an impact on the HS2 tunnel of less than
0.1 mm and vice versa.
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6.

Conclusions

6.1

The consultation programme on the draft CMP for 100 Avenue Road (Theatre Square) was
designed and implemented taking on board the express requirements of the London
Borough of Camden. It was discussed and agreed with relevant officers in advance.

6.2

This consultation statement sets out who was consulted and contains a summary of the
comments received. It also contains details of how the CMP has been amended/mitigation
measures put in place in response to comments received. Where the CMP has not been
amended, an explanation of the reasons for not making changes has been included.

6.3

We believe that there has been a full and comprehensive airing of views on the key aspects
and proposals in the draft CMP and that Essential Living has been made aware of the
principal concerns and issues from the local community. We would like to thank all the
individuals and organisations which participated in the process undertaken by Essential
Living.
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APPENDIX 1 – Draft Consultation Programme submitted to L B Camden on 7.9.17
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Strategy Note
Theatre Square – Construction Management Plan &
Community Liaison

1.

Overview and context

1.1

This note suggests a framework for satisfying the London Borough of Camden’s (‘the
Council’) prior consultation requirements for the Construction Management Plan (CMP) for
Theatre Square (100, Avenue Road, London NW3 3HF).

1.2

The Council’s requirements are principally set out in its Construction Management Plan pro
forma; Minimum requirements for building/construction/demolition sites; and its Community
liaison guidance: guidance for developers and contractors.

2.

Prior consultation on the draft CMP

2.1

The programme set out below seeks to fully meet the Council’s requirements and will be
presented initially to the relevant officers to ensure that they are happy with the approach.
This is a requirement of the CMP pro forma where it states that ‘Developers are advised to
check proposed approaches to consultation with the Council before carrying them out’.

2.2

Before the CMP is submitted, there is a requirement to consult with those that ‘will be
affected by the demolition and construction of the development’, to include:
•
•
•
•

2.3

The consultation catchment should be ‘proportionate to the scale of the development’ but
should include ‘as a starting point’:
•
•

2.4

Neighbouring residents (not strictly defined what ‘neighbouring’ is);
Businesses;
Schools; and
Organisations (not defined).

All the properties along the street on which the site is located and those that back onto
and front the site; and
Ward councillors.

We have a set out a proposal on a catchment at Appendix 1. As with all our work the
parameters of a consultation catchment can never be precisely defined; it is a matter of
judgement. The draft catchment is intended to be presented to both officers for agreement
and local ward members for information/comment.
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2.5

Once the catchment is in place, the requirement is to send out letters or emails to the
defined individuals and bodies located within it. The communication will include:
•
•
•
•

A clear indication that it is about the CMP;
A summary of the key details of the construction process and a link to a website where
the CMP is available to view and download;
A deadline for comments (allowing at least 14 days from receipt); and
Contact details for further information and where to send comments (we would supply
our office address, an email address and two landline telephone contact numbers).

2.6

Our preferred approach is that a door-to-door letter is dispatched by us within the
catchment and this contains a summary of the main points of the CMP and the details of a
website where the CMP can be viewed/downloaded. It is not practical or advisable in our
view to provide a hard copy of the CMP itself, although we will supply that if specifically
requested where we cannot send electronically.

2.7

The second key element in the process of consultation is the Community Working Group.
This should also be the subject of discussion with officers and local ward members.

2.8

We have not been able to identify any detailed guidelines from Camden on how a
Community Working Group (CWG) should be constituted, but research shows elsewhere in
the Borough that this tends to involve civic groups, specific interest groups, commercial
interests, schools, local ward councillors and officers.

2.9

We have set out at Appendix 2 an idea of the membership of the CWG. We have sought to
restrict this to constituted residents’ groups, key commercial neighbours and councillors.
There may need to be some negotiation around this, but we question whether nonconstituted groups like ‘Save Swiss Cottage’ should be included.

2.10

The CWG is not a body that will write the content of the CMP, but it will be able to give
feedback as part of the overall consultation process. The CMP pro forma states that the
Council expects ‘meaningful consultation’ and that with large sites this may mean ‘two or
more meetings with local residents prior to submission of the first draft CMP’.

2.11

We would anticipate holding an initial meeting of the CWG to set out its Terms of Reference
(written by us) which would ensure that it is focused on the CMP process i.e. on demolition
and construction-related matters. The initial meeting would then go through the key
elements of the CMP, explaining the approach that is intended to be followed.

2.12

The timing of the initial meeting of the CWG is proposed to coincide with the wider
distribution of the letter to the defined community catchment around the site. The second
meeting would be after the 14-day consultation period and we would present the feedback
received to the CWG, who will also have the opportunity to give their responses.
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2.13

As required under the Community liaison guidance, we would then submit a consultation
document at the same time as the submission of the CMP which would set out the process
followed, a summary of feedback and EL’s responses, noting where any amendments have
been made or reasons why amendments are not proposed. This document is very similar to
the approach we adopt with Statements of Community Involvement for planning
applications.

3.

Outline timeline (all dates 2017)
•
•
•
•
•
•

•

Early September – liaison with Council Officers to agree approach;
Mid-September – liaison with ward councillors (Swiss Cottage & Belsize Park) to inform
them of the approach and receive feedback (may require meeting);
Mid-September – catchment/membership of CWG agreed;
Late September/early October – initial meeting of CWG (terms of reference of group
and presentation of key elements of draft CMP);
Late September/early October – distribution of community letter to agreed catchment
with draft CMP available online;
2nd half of October (at least a clear 14 days after distribution of community letter) – 2nd
meeting of CWG to present community feedback received on CMP and receive group
feedback; and
Early November – submission of consultation document describing the process followed
and the results along with finalised draft CMP to local authority.
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Appendix 1: suggested consultation catchment (subject to Council agreement)
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Appendix 2: suggested membership of Community Working Group (subject to Council agreement)
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Constituted Residents’ Groups
•
•
•
•

Belsize Residents Association (Prabhat Vaze)
Cresta House Residents Association (Edie Raff)
Winchester Road Residents Association (Elaine Chambers)
Combined Residents Associations of South Hampstead (CRASH – Peter Symonds)

Business/Commercial interests/Cultural/Educational
•
•
•
•
•
•
•
•
•
•
•

Hampstead Theatre
Swiss Cottage Market
Central School of Speech and Drama
The Winch
Swiss Cottage Central Library
The Hall School (Eton Avenue)
Trevor Roberts School (Eton Avenue)
UCL Academy (Adelaide Road)
Representative of businesses on Winchester Road
Representative of businesses on Finchley Road (opposite site)
Swiss Cottage public house

Local Councillors (could be one representative from each ward)
•
•
•
•
•
•

Councillor Jonny Bucknell (Conservative, Belsize Park)
Councillor Claire-Louise Leyland (Conservative, Belsize Park)
Councillor Leila Roy (Conservative, Belsize Park)
Councillor Roger Freeman (Conservative, Swiss Cottage)
Councillor Andrew Marshall (Independent, Swiss Cottage)
Councillor Don Williams (Conservative, Swiss Cottage)

Camden Officer
•

Appropriate officer to be identified
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APPENDIX 2 – Letter distributed on 11.10.17
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APPENDIX 3 – Presentation made at public meeting on 19.10.17
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APPENDIX 4 – Presentation notes – 19.10.17
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Commentary on slides presented to public meeting held on 19 October 2017 on draft Construction
Management Plan for Theatre Square (100, Avenue Road)
The commentary below should be read in conjunction with the presentation which is also available
on this website.
Slide 1
Backdrop slide.
Slide 2
Welcome and introduction.
Slide 3
The Development – Barry Coltrini
Good evening, my name is Barry Coltrini and as Oliver has said, I am a Development Executive at
Essential Living. My job is to deliver the project at 100 Avenue Road, Swiss Cottage, known as
Theatre Square following the planning consent Ref: 2014/1617P dated 18/02/2016.
Although I am relatively new to this project I am aware of the sensitivities. As with any development
project there will be an element of disruption caused by its demolition and construction, however I
assure you that my role is to seek to mitigate and minimise any impacts.
In full compliance with the requirements of Camden Council, notification of the intention to consult
on the draft CMP was made by letter to properties around the site on 11 October and on the same
day the draft CMP was published on our website with a hard copy available to view at the Swiss
Cottage library. Copies are also available at the rear of the room.
I do hope you have had the opportunity to review the documents, if not; there are plenty of
opportunities to comment prior to it being submitted to Camden Council on the 4December for their
review and approval. We do ask that all comments are received by the 1 November to allow us to
review and update the plan as may be necessary.
We will be setting up a Community Working Group which will be made up of a representative of
community groups and other stakeholders defined in the draft CMP. This will also review all the
comments on the draft CMP that we receive. If you would like to be considered as a representative
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of a particular group please can you register with my colleague Camilla who is at the rear of the
room. The purpose of this group is to have a couple of more focused sessions to run through the
CMP and allow amendments to be made prior to submission on the 4 December.
If you would prefer to respond online or require more information, contact details are provided on
the website along with a comments section so that we can review and respond.
At the end of the consultation process, we will provide a detailed report which will systematically list
all of the comments we have received on the draft CMP and provide a response to each and every
one of them. This report will be provided to Camden Council who will make a final decision on the
acceptability of the CMP.
Now I would like to cover:
• the purpose of the CMP,
• the process that we will be following,
• The main points of the CMP including the vehicle movements,
• Programme; and
• Next steps
Slide 4 Purpose
Construction Management Plans are used to set out the measures a developer should take (both onsite and off-site) in order to reasonably minimise and manage the detrimental effects of
construction on local amenity and/or highway safety. In this instance Camden have secured the
Construction Management Plan through a legal agreement. Construction Management Plans
represent a proactive way of dealing with construction issues. They encourage developers to work
with the Council and local people in managing the whole process with a view to ensuring that
problems do not arise in the first place. This is a key point and why we are here tonight – to engage
in productive two-way dialogue over our proposals. Probably the biggest issue relates to the
demolition and construction traffic associated with the development. Since the application was
submitted and subsequent appeal we have looked at many options on how best to service this site
with many variations having now been discounted as they will either cause more disruption or in
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many cases extend the programme. You will appreciate that it’s important to try and reduce the
length of the programme as much as possible as this will mean that we can limit the period of
impact on the local area. In particular, there has been a focus over the access and egress routes of
construction traffic and how we can minimise disruption, noise and pollution.
Slide 5
You may recall as part of the original planning application a CMP was submitted which showed all of
the construction traffic accessing the site via Winchester Road and Eton Avenue, travelling through
the site and exiting on to the A41. I am aware that this was a major concern for local residents as it
would mean 100% use of residential streets.
Much of our time lately has been spent looking at ways we can improve on the original access and
egress routes for what is a major site in a busy and populated area.
Slide 6
Firstly we have identified the route in from the wider road network. All Construction Traffic will
arrive from the North and exit to the North via the A41.
Slide 7
We have been in lengthy discussions with Transport for London to coordinate their work on the
proposed Cycle Superhighway CS11 road amendment and have sought agreement to allow
construction traffic to pass over the proposed new bus route.
Slide 8
We then sought to address how vehicles could enter, exit and service the site with the least impact.
We identified and analysed all of the options in fine detail. These included:
1. In and out from the North via Winchester Road and Eton Avenue
2. In and Out to the South via the A41
3. In from the North via the A41 between the Swiss Cottage Station stairs and Market Store.
4. In and Out using a pit lane over the Swiss Cottage Station Ticket Office
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5. In and Out using a pit lane directly off the A41 in the location of the existing bus stop.
Slide 9
Access points 3 and 4 were discounted
Option 3, Vehicle tracking software proved that the construction vehicles could not leave the A41
and drive through between the Station Stair and Market Store whilst maintaining safe pedestrian
access into the stair.
Whilst with option 4 it was concluded that the weight of fully loaded vehicles would likely cause
damage to the structure of the station below. Pedestrians and Cycles would need to be stopped at
regular intervals to ensure their safety whilst vehicles entered and left the pit lane.
Slide 10
This left us with three points of Access and Egress which we considered and investigated further.
1. In and out from the North via Winchester Road and the top end of Eton Avenue
2. In and Out to the South via the A41
3. In and Out using a pit lane directly off the A41 in the location of the existing bus stop.
By utilising these 3 access points we have estimated that a reduction of approximately 80% of
vehicle movements will now access the site via Winchester Road and Eton Avenue.
I will run through each of these points now – however as a point to note - All access and egress
points will be manned by qualified traffic marshals whose priority will be public safety.
Slide 11
Access Point 1
The sequence and timings of the works minimises the construction traffic on Winchester Road. This
access will be required for the full period of construction, with the majority of vehicle movements
being during the early phases of demolition and construction of the concrete frame.
Traffic here will be primarily access, with egress out through the South at point 2.
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At this Access Point, we need to mitigate impact on a number of parties:
a. Pedestrian safety – banksmen will be positioned at all crossing points
b. The daily and Farmers Market – discussions are being undertaken with Camden Markets who
operate the market to ensure that trade continues safely for everybody.
c. The Hampstead Theatre, The Royal College of Speech and Drama and the The Winch – we will be
working very closely with these parties and will set up regular meetings . Please let us know if
there are any other interested parties that should be included in the process
d. Swiss Cottage Station – full access is to be retained at all times with a protective structure built
over both entrances to ensure safety
Slide 12
We have estimated the vehicle movements required to demolish and construct the scheme
The graph assumes that the access off the A41 for the Gantry and a small area of Park is utilised,
which I will come onto shortly. In this scenario peak vehicle movement through Winchester Road
and Eton Avenue will be at a maximum of 160 movements in a month
This equates to around 6 to 7 vehicle movements per day along Winchester Road and Eton Avenue
during the peak periods.
Slide 13
Access Point 2
This point is primarily an egress point, and once established allows vehicles to enter and exit the site
without having to turnaround and head back down Eton Avenue
This is seen as a key access point to reduce the vehicle movements along the sensitive routes
On exiting this point, vehicles will be washed down ensuring that none of the debris and dirt from
the site is left on the public highways.
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Slide 14
As I said earlier to ensure that the minimum number of vehicle movements travel down Winchester
Road and Eton Avenue we are looking for agreement from Camden Council for a licence over a small
area of the Park for the duration of the build. This parkland will be fully restored at the completion
of the build.
This will also result in the removal of 3 trees and the temporary move of The Hampstead Figure
sculpture, which all will be replaced on completion.
All footpaths will remain open
We have engaged with Camden Parks over this with dialogue on-going to achieve consent for a
licence over this land.
Slide 15
Access Point 3
Our proposal is to form a ‘pit lane’ in the current location of Swiss Cottage Bus Stop D, with the stop
relocated to the North (identified opposite). Proposals for this have been issued to TfL and positive
discussion have been held with them.
The proposal is that pit lane will be only be installed and operational once the CS11 works are
complete.
Slide 16
The pit lane will be covered with a gantry above and separated from the Bus lane using concrete
blocks and protective guarding which will prevent any possibility of material falling into the
carriageway.
Pedestrians will be able to pass between the site hoarding and the pit lane via a, protective walkway
which will be well lit and covered by 24/7 recorded CCTV.
The vehicle and pedestrian usage of this area will be vigorously controlled by dedicated traffic
marshals
Pedestrian and cycle safety is paramount and we are working very closely with TFL and LUL to
ensure that the gantry, service road and any crossing remain safe for all. The Gantry off the main
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A41 is specifically designed to ensure that pedestrian safety is guaranteed, the cycle superhighway
will have safety barriers included to stop any turning vehicles encroaching on it. Banksman with
scissor gates will be at every crossing
Slide 17
Demolition & Construction
The current programme is for Demolition to commence in Mid 2018 and complete by the end of
2018, basement and piling will complete by Mid 2019 with the main construction completing 2 years
after1.
The sequence events will be:
1. Site Set up including hoarding
2. Site Access Control and Security installed
3. Vibration, dust and noise monitors installed
4. Soft Strip of the building interiors
5. Demolition and Temporary works, which will be carried out behind a full height scaffold and
protective sheeting
6. Concrete frame will be erected using tower cranes
7. Façade will be erected using Mast Climbers
8. Internal fit out will utilise small sized vehicles for delivery
We will use the most up to date technology to ensure that noise, vibration and dust is minimised.
Monitors will be set up around the site to monitor dust vibration and noise
Dust will controlled by the use of screens, damping down within the site perimeter and the use of
covered skips and enclosed chutes where practical.
Throughout the critical demolition and structural frame construction all work will take place behind
an encapsulation scaffold. This will result in a low risk of emissions to the air.
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Rest assured that we will continue to dialogue with the local community regarding our proposals
throughout the construction process by setting up monthly newsletters, working groups and a
hotline telephone number.
Slide 18
Working Hours
Site operational times will be: 8:00am – 6:00pm Monday to Friday 8:00am to 1:00pm Saturdays
No Working on Sundays or Pubic Holidays
We understand that heavy traffic in residential areas can cause disruptions during peak hours and so
we will be limiting these movements to outside of these times.
On-going dialogue is happening with the Theatre, The Royal College of Speech and Drama and The
Winch to agree any restrictions over times. Agreement is sought shortly.
Detailed proposals for the movement on vehicles will be submitted to Camden Council for approval.
This proposal will comply with the industry best practice.
Slide 19
Next Steps......
1. The Draft CMP is available for comment in the Swiss Cottage library and on line at
www.theatresquare.London
2. Feedback closes on the 1 November 2017 however we will be open to comments up until
submission of the 4 December. The 1 November deadline will allow us to fully review and digest
comments and update the document
3. Construction Working Group – As explained earlier this group will be set up to consider the
feedback received by 1 November and discuss key issues. If you would like to be considered as a
representative of a particular group please can you register with my colleague Camilla who is at
the rear of the room.
4. All feedback will be reviewed and taken into consideration by the Team and fed into the final draft
of the CMP which we will submit to Camden Planning on the 4 December 2017.
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Thank you for listening to this presentation, I realise that there is quite a bit to take in.
We have some hard copies available if you would like to view or you can visit the website where we
will make it available.
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APPENDIX 5 – Minutes of meeting held on 19.10.17
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Minutes of Public meeting held at the Harris Academy, Marlborough Hill,
London NW8 0NL on 19.10.17 at 7pm
Present:
Oliver Colvile (Chair)
Barry Coltrini (Essential Living)
Graeme Whyte (Sharman Whyte)
George Daugherty (Peter Brett Associates)
Davinder Reehal (J F Hunt)
Adrian Paul (O’Keefe)
Anthony Friis – InnC UK
Councillors Roger Freeman, Jonny Bucknell & Leila Roy
In attendance as observers: Jonathan McClue & Steve Cardno (LBC)
54 members of the public
Following introductions by the Chair, the format of the meeting was explained and was a
presentation by Barry Coltrini on the emerging draft Construction Management Plan (CMP) followed
by a session where comments and questions were invited from the floor.
Key comments from participants
Elaine Chambers, Chair of Winchester Road RA – said that the development would create a ‘circle
of noise/pollution’. Suggested that there should be no lorries at all servicing the site via Winchester
Road. The health impacts needed to be considered and the interests of old people and children
considered. If the Winchester Road route were to be used temporary accommodation for residents
for respite would be required.
Cllr Leila Roy mentioned the size of the trucks and the 12,000 children that attended schools in the
area. Potential conflict with school run traffic highlighted.
Peter Symonds Combined Residents Associations of South Hampstead (CRASH) – asked what
guarantees would there be that use of Winchester Road/Eton Avenue would be limited to the
projected 6/7 vehicles per day. How to police it?
Cllr Johnny Bucknell – Surely a solution could be found to can use Finchley Road. Don’t have to start
work at 0800, and need not work on Saturdays. Why not adjust?
Katherine Bligh (Secretary Swiss Cottage Action Group) – mitigation, what do you mean? What
level of impacts, noise and pollution do you allow before you halt activities at the site? CS11 will
disrupt traffic everywhere and will put traffic into residential streets. How is cumulative impact
assessed? No mention of HS2? What is the impact?
Janine Sachs, Eton Avenue, Save Swiss Cottage Action Group – can we have assurances that the
proposal will not impact HS2? Will we see those assurances before demolition?
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Cllr, Fitzjohns ward – will residents parking be affected? Are staging areas for lorries planned?
Unnamed participant – will Licences be required from LB of Camden to access the Open Space? How
and when will these be negotiated? Will they be made public?
Unnamed participant - you seem to be removing trees. What measures are taking place to protect
trees? Movement/vibration will be a big factor. The pollution levels in this area already highest in
London.
Unnamed participant – the intention is to remove three trees – category A, not included in original
permission. Condition 21 of the planning permission for the site requires trees to be protected.
Surely a new application is required? Not clear on the line of the proposed hoarding, does this follow
the existing building footprint or is it extended into the Open space? The turning point for vehicles at
the top of Eton avenue appears to be not hoarded. How would that work? Egress on to A41 – what
measures will be in place to ensure root protection/turning circle – will site traffic stay within the
bus lane and not overlap the CS11? What measures will there be at the pedestrian area of Eton
Avenue for tree root protection?
Unnamed participant – How will workers travel to site? Is it the intention to use the Underground
car park? Will a plan be put in place to schedule lorries coming to site to time journeys? Useful to
understand via communication.
Elisabeth Frazer – concerned about health impacts which represent indirect costs. – Will
monitoring results be made available?
Elaine Chambers, Chair of Winchester Road RA – monitors have been installed already showing that
pollution is exceeding the limit. Only three trees coming down? Aren’t trees coming down top of
Eton Avenue? Noisiest part is dealing with basement. Will soundproof screens be used? Will there
be vibrations beyond 75m? How will this be monitored?
Unnamed participant, Finchley Road – is dialogue taking place with all talking to other schools in the
area?
Simon Pearson (Camden Labour Party) – how does pit lane work? Where do other lorries go when
pit lane is full? When lorries come down A41 how can a lorry be stopped to allow cyclist to go by?
When lorries come out how can lorries and cyclists be separated? The area close to the portion
taken from the Open Space and its path is a ‘green gym’ and lot of children use it. Two-way traffic
will now be going past. Needs to be a public debate about the licences for use of the Open Space?
We want to have transparency.
Unnamed participant, Swiss Cottage Labour Party – monitors/targets – what happens when
exceeded? What enforcement? What compensation?
Anthony Royal – Chalcot RA. Vast numbers of cars coming down Eton Avenue. Complete bottleneck.
Traffic lights only let 3/4 cars at a time. Who are the Camden officers dealing with the CMP? Is there
a possibility that Winchester Road could be avoided? Use gap between buildings?
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Cllr Roger Freeman – there needs to be greater clarity on the consultation process and this is a first
time personal involvement in a CMP as an elected member. Is a holding centre in Camden Town
intended for site traffic? The starting date of CS11 up in the air. Will you start before CS11? The
intention is to seek public involvement in any decisions on licences. Highlighted old people’s home in
Winchester Road as a sensitive receptor.
Unnamed participant – could work be suspended during exams at local schools? How will
emergency vehicles operate in Winchester Road? Could there be access issues?
The meeting closed at approximately 8.50pm.
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APPENDIX 6 – Additional letter distributed to Cresta House 1.11.17
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Level 1, Devonshire Place,
One Mayfair House,
London W1J 8AJ
T: 020 7242 0170

1st November 2017
Dear Resident/Neighbour,

DRAFT CONSTRUCTION MANAGEMENT PLAN FOR 100, AVENUE ROAD (THEATRE SQUARE)
Application reference 2014/1617/P - Demolition of existing building and redevelopment of a 24-storey
building and part 7, part 5-storey building comprising 184 residential units and associated commercial
and community uses.
Following feedback that residents of Cresta House had not individually received a letter notifying them
of the consultation process on the Construction management Plan (CMP) for the above, we are writing
with details. The CMP contains key information on the demolition of the existing buildings and the
construction of the new buildings, covering matters such as managing site traffic, site deliveries and
general construction management matters (e.g. hours of operation, noise, vibration, dust etc).
You can view the draft CMP at Swiss Cottage Central Library or on the dedicated website at
www.theatresquare.london. You can make comments on the draft CMP via the website or by writing to
us at the above by 15th November 2017. A representative of the Cresta House Residents Association
has also been invited to attend a Working Group which will meet on 15th and 29th November and
examine the draft CMP in detail.
You can also get further information/give feedback on 0207 242 0170 or by emailing lee@polityuk.com
Yours sincerely,

Martin Hughes
Director
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APPENDIX 7 – Minutes of meeting held on 14.11.17
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Minutes of Construction Working Group meeting held at the Swiss Cottage
Community Centre, Winchester Road, London NW3 3NR on 14.11.17 at 7pm
Present:
Oliver Colvile (Chair)
Barry Coltrini (Essential Living)
George Daugherty (Peter Brett Associates)
Martin Hughes (Polity)
Councillors Roger Freeman and Jonny Bucknell.
Approximately 50 members of the public
This meeting had been intended as the first meeting of the Construction Working Group (CWG) with
representatives of identified groups and organisations conducting a round table discussion of the
points that had come forward as a result of the public consultation to date. However, it became
apparent that invitations to this meeting had been extended to the general public by some of those
that had been invited and this meant it became a public meeting that had less structure to it than
had been originally planned. It also meant that space was very constrained.
Following introductory comments from the Chair, Barry Coltrini began a presentation of the key
consultation responses to date, but the meeting wanted first to deal with process issues relating to
the consultation itself.
Key comments from participants on process
The key point that was raised concerned the notification of residents of the consultation process.
Eddie Raff (Cresta House Residents Association) said that the occupiers of this property had not
received the letter notifying affected residents of the commencement of the draft CMP process and
the public meeting on 19 October. This was not acceptable. Further points were made about various
properties in the locality including Winchester Road and others in Belsize Park that had not received
the letter. This meant that the consultation period should be extended.
Martin Hughes (Polity) explained the process that had been followed in notifying residents and
businesses near the site which met the requirements of Camden Council. Around 1,000 letters had
been distributed door-to-door within the catchment that had been agreed with Camden Council. He
mentioned that extra steps had been taken to deliver a second letter to the occupiers of Cresta
House on 1st November and that this letter had offered an extended consultation period to the
residents concerned.
Various points were raised contesting the efficiency of the leaflet distribution. It was explained that
best endeavours were made to ensure that the agreed catchment had been covered.
Key issues raised during consultation
Barry Coltrini began to describe the key issues identified by Essential Living from the consultation
responses received. These had been placed into groups. The first and most important issue related
to traffic, access and parking.
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Participants expressed their views on this first issue and the main points raised are set out below.
The difficulty of navigating Winchester Road and Eton Avenue by demolition and construction
vehicles.
Interrogation of the various estimates of numbers of vehicles and assurances that the numbers of
vehicles using the Winchester Road, Eton Avenue route would not exceed what was stated in draft
CMP;
A question was raised as to what penalties or controls might be in place to ensure that the numbers
of vehicles stated would not be exceeded.
Elaine Chambers, Chair of Winchester Road Residents Association stated her position which was
that there should be no vehicles at all going down Winchester Road and that this aspect of the
construction management plan should be reconsidered. To use Winchester Road was likely to result
in fatalities. All traffic should come off the A41.
The junctions of Adelaide Road/Winchester Road and Winchester Road/Eton Avenue were identified
as potentially unsuitable for HGVs and doubt was expressed that they could navigate the corners
safely.
The gyratory system on the A41 was described as one of Europe's busiest and It was claimed that
introducing more traffic into this as a result of the demolition and construction of the site would
have wide ranging and damaging effects on commercial and other activities.
The proximity of schools to the site was also highlighted and at certain times there are high
concentrations of children using the streets around the development site. The safety of children was
raised as a concern given the proposed vehicle movements associated with the demolition and
construction of the site.
The difference in anticipated vehicle movements between the original draft Construction
Management Plan which was submitted as part of the original 100 Avenue Road planning
application and the new draft CMP was raised. A request was made to explain the difference in the
numbers.
Comments were made about the importance of protecting the Swiss Cottage Open Space Lodge as a
valuable local resource.
It was suggested that the reason why Essential Living were not taking all the site traffic off the A41
was that this would extend the time required to deliver the development in a commercially
unacceptable way. The commercial constraints of Essential Living should the secondary to the need
to avoid impact on vulnerable residential streets.
Another reason put forward for the extension of the consultation period was that the draft CMP
contained a lot of information which was difficult for local people to digest and consider.
Professor Anne Stevens (Belsize Residents' Association) asked about the bollards at the end of Eton
Avenue and how these would be navigated. She also asked that the best technology available for
construction vehicles should be used to limit emissions. Electric only vehicles should be considered.
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Restrictions on delivery times using the Winchester Road/Eton Avenue route were proposed to be
between 0930 and 1500 only.
The operation of the market was highlighted and it was felt that it would be difficult for the market
and the site-related vehicles to co-exist.
The policing of noise, emissions and vibrations was raised. How would this be monitored?
Restrictive covenants covering the Swiss Cottage open space were raised and it was questioned how
any land affected by these covenants could be used at all even temporarily.
Cllr Jonny Bucknell sought clarification on the process that needed to be followed and with the
assistance of Cllr Roger Freeman, it was explained that the submission of a draft Construction
Management Plan was linked to the Section 106 legal obligation related to the planning permission.
There was no known instance of a draft CMP being subject to the approval of the London Borough of
Camden Planning Committee.
Details of the relocation of bus stops on Avenue Road were requested.
Concern was expressed at the loss of three cherry trees to facilitate the southern access onto the
A41. would the proposed removal of these trees be subject to a planning application?
Various matters were raised relating to HS2 particularly in relation to whether HS2 itself e.g. ground
settlement would impact on the completed development Comments were also made about changes
to conditions relating to HS2 and their discharge.
A request was made to make Appendix G of the draft CMP available.
The meeting closed at approximately 9.00pm.
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APPENDIX 8 – Presentation made at meeting held on 29.11.17
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APPENDIX 9 – Minutes of meeting held on 29.11.17
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Minutes of Construction Working Group meeting held at the Harris Academy,
Marlborough Hill, London NW8 0NL on 29.11.17 at 7pm
Present:
Oliver Colvile (Chair)
Barry Coltrini (Essential Living)
Graeme Whyte (Sharman Whyte)
George Daugherty (Peter Brett Associates)
Anthony Friis – InnC UK
Councillors Jonny Bucknell & Leila Roy
In attendance as observers from London Borough of Camden (LBC): James Renwick
21 members of the public
Following introductions by the Chair, the format of the meeting was explained and was a
presentation by Barry Coltrini on the emerging draft Construction Management Plan (CMP) followed
by a session where comments and questions were invited from the floor.
During the presentation by Barry Coltrini, James Renwick was invited to explain the process from
LBC’s point of view. He explained the history of the site and that construction impact had been an
issue examined at the public inquiry. It had been decided by the inquiry inspector that construction
impacts should not outweigh the approval of the application. He noted that CMP was a technical
document which primarily covers environmental health/highways and seeks to establish if the
construction is minimising impact. It is the developer’s document and the developer undertakes
consultation. The document is then submitted to LBC who assesses it at a technical level and
considers whether reasonable endeavours been made to address concerns.
James Renwick noted that LBC will continue to work with the developer after submission. It is LBC’s
intention to generate a Case and an online comments facility will be in place enabling
representations to be made for the Council to pass on. He stated that there can be different versions
of the CMP that may come forward and that anyone on LBC ‘alerts’ will be notified of changes to
CMP. He explained that comments on the draft CMP still needed to go to the developer and that
ultimately there would be a report and members’ briefing which would then decide the Council’s
response.
Questions from the floor to James Renwick:
Q: Timescale?
A: Until we are happy with the CMP. Can be quick or can be protracted.
Q: Members briefing – does this mean referral of the report to committee?
A: Cannot answer.
Q: Can comments be made to Council after 4th December?
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A: Yes – can do that, once the draft CMP is shown as a case on the Council’s website.
Questions and comments from the floor on the presentation
Alex Andrews, representative of Visage apartments, Winchester Road: The maximum number of
vehicles using Winchester Road/Eton Avenue was stated by EL as 7. However, in the first three
months of the programme, the pit lane is not available so it will 7 in and 7 out i.e. 14 movements.
This is misleading.
EL response: This will be corrected in the draft CMP.
The data and graphs showing the anticipated average vehicle movements during the different
phases are confusing and inconsistent with the previous information supplied. Could we get more
information/clarity on the movements?
EL response: The figures were re-expressed recently to follow a template suggested by Transport for
London.
Katherine Bligh (Save Swiss Cottage Action Group): Exclusive access/egress off the A41 should apply
to the demolition and construction activities at the site.
Cllr Jonny Bucknell: Not convinced by argument that TfL might withdraw the A41 pit lane because of
work potentially going on too long. It is possible to run more off the A41 and LBC could take steps to
ensure that this could be facilitated.
EL response: The presentation explained why it is not possible to run with the exclusive A41
access/egress. TfL have asked us how long we would require use of the A41 and we do not believe
that an extended period would be acceptable.
Unnamed participant: In/out period for Winchester Road – is it possible that there could be two
lorries side by side in Winchester Road given width?
EL response: Vehicles would be managed so that there is no conflict between vehicles coming in and
coming out of the site along Winchester Road.
Edie Raff (Cresta House Residents Association): Residents want more than anything else to stop
movements down Winchester Road. Why with only 7 movements can you not just redistribute to
the A41?
EL response: We have explained why this exclusive access/egress is not possible.
Elaine Chambers, Winchester Road Residents Association: Won’t this led to cement lorries
stationary and churning in front of 32 Winchester Road?
EL response: There will be no stationary vehicles along Winchester Road.
Janine Sachs (Save Swiss Cottage Action Group): The option involving access above the
underground ticket hall which was discounted – could there be a reinforcement ramp installed to
get around this.
EL response: An analysis of this was undertaken but it is not possible.
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Rashid Iqbal (The Winch): Concern over stability of scaffolding outside at The Winch when lorries go
by.
EL response: This can be monitored but no issues expected. Lorries can use Winchester Road
normally.
Elaine Chambers, Winchester Road Residents Association: If emissions go beyond a certain level,
would lorries stop? The current levels are such that the expectation is that lorries would have to
stop. Can’t see more than one lorry a week coming up Winchester Road.
EL response: The plan is to minimise impact and monitor.
Unnamed participant: Winchester Road is used by many people outside of normal school hours.
There are staggered and random school departure times – 1515 to 1730. Shouldn’t the use of
Winchester Road be only between 0930 and 1500.
EL response: Will check Camden guidance on that point.
Cllr Jonny Bucknell: There is a water main in Winchester Road, lower grade than main roads. Main
burst because of roads being ripped up in College Gardens. This needs to be checked.
EL response: Will check this point.
Unnamed participant: The cumulative effects of other developments needs to be assessed. Will coordination meetings take place with other construction sites e.g. Fellows Road and cladding removal
at Taplow?
EL response: Co-ordination of works.
Unnamed participant: Overflow traffic resulting from CS11 works – Winchester Road will take a lot
of that. Diversion of traffic to east and west of A41 hasn’t been considered.
EL response: Majority of development takes place after CS11 has been implemented. Need to check
post CS11 traffic movements.
Unnamed participant: Pedestrian access through park will be restricted because of the works.
EL response: Option presented to widen footpaths temporarily.
Unnamed participant: Is proposed market ‘boulevard’ wide enough to accommodate
buggies/wheelchairs?
EL response: Yes, it will be.
Unnamed participant: Monitor is required near children’s playground.
EL response: Have indicated that we are open to suggestions for the location of smart monitors.
Unnamed participant: A planning application is required to remove cherry trees in the Open Space.
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EL response: This is subject to discussion with Camden officers.
Unnamed participant: What about the covenants that apply to the Open Space?
EL response: This is subject to discussion with Camden officers.
Unnamed participant: What measures will be in place to protect the large Plane Tree.
EL response: Aboriculturalist has suggested measures to protect that.
Unnamed participant: What about the effect of Dust on the market?
EL response: There will be an envelope around site and dust monitors.
Unnamed participant: Is there asbestos at the site?
EL response: Limited asbestos but will be carried out by licensed contractors in a strictly controlled
environment. Weekly updates will be provided indicating when works are taking place.
Unnamed participant: Discussions with utility companies? Have you met?
EL response: Discussions ongoing.
Unnamed participant: Difficult to guess how far vibrations will travel. What are you going to do if
houses are shaking?
EL response: The process involved uses crushing rather than smashing so major vibration not
expected. Monitoring will be in place.
Simon Pearson (Camden Cyclists): Any overlap with HS2 works?
EL response: The construction of Theatre Square is programmed to end by 2021 and there will be no
overlap with HS2.
Unnamed participant: How can we be assured that HS2 will not impact on new building?
EL response: Report will be submitted.
Janine Sachs (Save Swiss Cottage): Raised specific question on conditions relating to HS2.
EL response: Request that an email outlining the issue is sent so this can be understood.
Cllr Jonny Bucknell: What there be a ‘relaxation’ of soil post HS2?
EL response: Technical advice from engineers suggests very small movement.
Unnamed participant: Top of Eton Road – can’t turn truck at moment? Looks insufficient. Wouldn’t
want to turn the Winchester Road/Eton Avenue corner.

86

100 AVENUE ROAD (THEATRE SQUARE) DRAFT CMP – CONSULTATION STATEMENT
EL response: This has been tracked and the proposed vehicles can navigate this.
The meeting closed at approximately 8.55pm.
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