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The park is within the setting of Alexandra Road Estate Grade II* and 
is within the Alexandra Road Conservation Area. The application is 
specifically	related	to	the	park.	The	park	is	not	in	the	English	Heritage	
register of Parks and Gardens. An application was in the past but 
was rejected. It is part of the Conservation and Management Plan 
objectives to make a new application to English Heritage to have the 
park registered as a part of the process of improvements, hence the 
approach to the heritage protection of this asset.

Assessment methodology

1 Evaluation of impact of masterplan proposals
The interventions proposed for the park have been assessed using 
a standard Heritage Impact Assessment, included in the Alexandra 
Road Park Conservation Management Plan.  This table assesses 
interventions	against	the	significance	and	policies	set	out	in	the	
Conservation Management Plan (Sarah Couch Historic Landscapes 
July 2012).

2 Description of HIA table 
The following table contains the following information: 
Column 1: Area 
Numbers of character areas as shown in drawings 

Column 2: Character Area name

Column 3: Proposal
A brief description of proposed works and summary of relevant historic 
information.

Column	4:	Significant	elements	
Significant	elements	affected,	as	identified	in	section	4	of	the	CMP.	
Themes	of	significance,	as	identified	in	the	CMP,	are	noted	here.
Column	5:	Significance	

The	levels	of	significance	are	taken	from	section	4	of	the	CMP.		Note	
that in this case, it was considered that the whole integrated design 
was	of	very	high	significance,	so	levels	of	significance	were	not	
attributed	to	individual	features.		However,	the	significance	of		some	
features is affected by lost or intrusive features, noted in the table.
Very	high	(international)	significance
National	(high)	significance	
Regional	(medium)	significance	
Local	(low)	significance	
Neutral	significance
Negative or poorly sited features

 - Minor	Adverse:	Minor	change	which	creates	dis-benefits	to	the	
historic fabric of a Grade II registered park, Conservation Area or in 
the condition and setting of Grade II or locally listed structures; but 
also	provide	benefits.

 - Moderate Adverse: Moderate change which result in the loss of 
elements of a Grade I or II* registered park, Conservation Area or in 
the condition and setting of I/II* listed structures. 

 - Substantial Adverse: Major change which result in the loss of 
the	most	significant	fabric	of	a	Grade	I	or	II*	registered	park,	
Conservation Area or in the condition and setting of I/II* listed 
structures.  

 - Column 8: Policy
 - Refers to relevant conservation policies from Section 6 of the CMP. 
 - Column 9: Mitigation
 - Proposed mitigation of impacts, where required.
 - Column 10: Information needed
 - Further information required, if any, to ensure adverse impacts are 

avoided.

3 Summary of impact of masterplan proposals
The interventions proposed for the park have been assessed using a 
standard Heritage Impact Form.  
 - Overall	the	proposals	represent	a	Substantial	Beneficial	impact	with	

significant	improvement	in	the	condition	of	the	setting	of	Grade	II*	
listed structures and in the condition of the Conservation Area.

 - Some interventions are considered to have elements of Moderate 
Beneficial	impact:	Perceptible	improvement	in	the	condition	of	
grade II* structures an din the condition of the Conservation Area.  
These	are	largely	where	a	first	phase	of	repairs	or	replanting	is	to	
be undertaken.

 - The majority of interventions relate to repair, replanting and 
improvements to management including the implementation of a 
10 year Management and Maintenance Plan, which will continue 
the phased renewal of shrub planting which are substantial or 
moderate	beneficial,	as	explained	above.

 - The major changes planned involve work to playgrounds, 
where the majority of the original features have been lost, and 
improvements to access to take account of current needs achieve 
DDA	compliance.	Play	is	a	significant	element	of	the	original	
design which incorporated bespoke structures as well as standard 
equipment as used in Camden playgrounds at the time. 

 - Playground 1: this was originally a popular playground with timber 
sleepers and slides, but has become an under used and poorly 
accessed tarmac area with no play features. The proposal does 
not recreate the slide park, but opens up the area with a new 
path and timber terracing to provide seating for football viewing, 
providing	new	surfaces	and	the	first	phase	of	replanting.	Although	
this represents a change, the interventions are in the spirit of the 
original	design,	as	identified	in	the	CMP:	slides	are	provided	in	
an imaginative way in Playgrounds 3 and 5 and the viewing area 
reflects	the	original	intention	that	the	bank	to	the	south	of	the	
football pitch be used for this purpose. The area will be more 

Column 6: Potential impact
Significant	improvement:	major	repairs	and	enhancement	to	the	
appearance	setting	and	perception	of	the	most	significant	elements	
of fabric, and overall character, including major improvement to 
management and maintenance and to interpretation, resulting in a 
fundamental improvement in our ability to understand and appreciate 
the resource and its historical context and setting; Perceptible 
improvement: repairs and enhancement to condition, appearance and 
perception	of	significant	elements	of	fabric	and	improved	management	
and interpretation, resulting in a appreciable change in our ability to 
understand and appreciate the resource and its historical context and 
setting;  No perceptible change: continuation of current conditions; 
changes which do not impact on condition, appearance and perception 
of	significant	features,	resulting	in	a	negligible	change	in	our	ability	
to understand and appreciate the resource and its historical context 
and	setting;	Minor	change:	Impacts	which	create	dis-benefits	and	
benefits;	repairs	and	enhancement	to	the	appearance	setting	and	
perception	of	some	significant	elements	but	also	some	damage	to	
fabric and landscape character resulting in a small change in our ability 
to understand and appreciate the resource; Moderate change: Impacts 
which	result	in	the	destruction	of	some	significant	landscape	features	
including structures, landform and structural planting, resulting in an 
appreciable change in our ability to understand and appreciate the 
resource; and Major change: Impacts which result in the permanent 
loss	of	the	most	significant	landscape	features	including	structures,	
landform, structural planting and loss of landscape character, resulting 
in a fundamental change in our ability to understand and appreciate the 
resource and its historical context and setting. 

Column 7: Type of impact
This	assesses	the	beneficial	and	adverse	impacts	taking	into	account	
the	extent	and	type	of	impact	and	the	significance	of	the	elements	
affected, as follows:
 - Substantial	Beneficial:	Significant	improvement	in	the	condition	of	a	

Grade I or II* registered park, conservation area or in the condition 
and setting of I/II* listed structures; improved management to 
secure the long term future of an important registered park. 

 - Moderate	Beneficial:	Perceptible	improvement	in	the	condition	of	a	
Grade I or II* registered park, Conservation Area or in the condition 
and setting of I/II* listed structures; improved management to 
secure the long term future of a nationally important registered park. 
Significant	improvement	to	Grade	II	sites	and	features.	

 - Minor	Beneficial:	Perceptible	improvement	in	the	condition	of	a	
Grade II registered park, Conservation Area or in the condition and 
setting of Grade II or locally listed structures; improved management 
to secure the long term future of a locally/regionally important site. 

 - Negligible: No perceptible change in condition or setting of 
designated landscapes and setting of designated structures. 

5.1 Heritage impact assessment methodology
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usable with improved direct access from the Hive area; the original 
steep access ramp is currently closed. The interventions are 
therefore	assessed	as	moderately	beneficial.

 - Playground 2: this was originally a play area for older children 
with a ladder pole in sand pit, totem pole in sand, 2 swings and 
a mound of concrete stepping stones. All of these features have 
been removed. The interventions include repairs to original seating, 
railings, planting and walls, new coloured polymeric asphalt 
surface, games markings and a new lookout to provide some 
visual connection between playgrounds 2 and 3. The original 
play structures would not be recreated, but the area repaired 
and brought back into use as ball games area for older children. 
It would not preclude the installation of more play equipment 
in the future if required. The interventions are thus assessed as 
moderately	beneficial.

 - Playground 3: this was another area for older children and included 
swings in a fenced area, a mound of concrete stepping stones 
and a mini geodesic dome in a sand circle.  All play features have 
been removed and the area is under used. The play area would 
be recreated with new bespoke structures inspired by the former 
geodesic dome and providing a range of play opportunities.  The 
area would also be ‘greened’ and softened with a new tree, 
sensory	planting	and	bark	surface,	reflecting	another	significant	
theme of the original design intention. Concrete paving and 
surrounding planting would be repaired. The play elements 
represent a change, but in the spirit of the original design intention 
and the proposals would bring an important area back into the 
use originally intended. The interventions are therefore assessed 
substantially	beneficial.

 - Playground 4: this was a play area for younger children with in 
situ steps, low walls, seats, sandpits and climbing frames, swings 
and tyre frame. Only the swings survive. The proposals include 
repairs, replanting, new sculpted surface and a range of swings. 
This	represents	a	change,	but	reflects	elements	of	original	design	
intention and would bring an important area back into the use 
originally intended. The ground modelling would be reversible. The 
interventions	are	therefore	assessed	as	moderately	beneficial.

 - Playground 5: this was another highly designed play area for 
younger children with in situ geometric walls and steps, concrete 
sett	mound,	honeycomb	walls	(reflecting	Danish	precedents),	
seats, sandpits with climbing frames, arch swings and slide.  All 
but a low wall has been removed and replaced with some standard 
equipment.  The proposal is an inventive interpretation of the 
geometry and ideas behind the original cellular walls and ‘hidey 
holes’, with new bespoke play structures for younger children 
including steps, walls, bridges and slides and new fragrant planting 
as intended. The interventions are therefore assessed substantially 
beneficial.

 - Access to Playground 1: a new accessible precast concrete paved 
path to connect the Playground to the Hive area is proposed.  The 
current ramped access is closed, leaving the playground isolated; 
the ramp does not meet current standards. The intervention is 

assessed	as	moderately	beneficial.
 - Access to Woodland Walk and Mound: the current access is 

reached by steps, has subsided and is in very poor condition.  

 - The proposal is to repair and relay the paving to a new gradient 
with a new accessible link path to the Meadow following a desire 
line an avoiding the western steps. The intervention is assessed as 
moderately	beneficial.

5.1 Heritage impact assessment methodology
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5.2 Heritage impact assessment

Page 1 of 4

ALEXANDRA ROAD PARK HERITAGE IMPACT ASSESSMENT  Draft SCHL 24 October 2012
Area Character area Proposal Significant elements Significance of 

element*
Potential 
impact*

Type of impact* Policy Mitigation Information  
needed

The park as a whole Improvements to hard 
landscape, planting,  
play facilities  (as 
designed in 1970s) and 
park management

the park as a whole very high as 
part of 
integrated 
design concept, 
but with loss of 
planting and 
hard landscape 
detail and views  
(generally)

Significant 
improvement 

Substantial Beneficial 
Significant improvement in 
the condition of setting of 
grade II* listed structures; 
improved management to 
secure the long term future 
of an important potentially 
registered park

Policy aim 14: 
Reinforce the 
unique qualities 
of the park, as 
well as 5-17

Implementation 
of MMP 
including later 
phases of shrub 
planting 

In situ concrete walls generally Strategy to be 
determined to include 
paint to agreed 
specification and some 
cleaning

Theme D: Architectural 
and aesthetic interest:
Integration of landscape 
and architectural
design as an expression 
of modernist design- 
board marked concrete 
structures

very high as part 
of integrated 
architectural 
design concept, 
but damaged by  
graffiti and 
painted surfaces

Perceptible 
improvement 

Moderate Beneficial: 
Perceptible improvement 
in the condition or setting 
of II* listed structures;  

Agree method 
with English 
Heritage/conser
vation bodies 

Develop and 
agree strategy 
for 
cleaning/repair/s
urface treatment 
to listed 
fairfaced 
concrete walls

2 Langtry Walk  Repair paving, original  
post and rail and seating; 
some new trees and 
phased renovation and 
replanting of flowering 
shrubs (in MMP)

hard landscape structure 
and planting. Themes B-
E , J, K (generally)

very high as part 
of integrated 
design concept, 
but with loss of 
planting and 
hard landscape 
detail and views  
(generally)

Perceptible 
improvement 

Moderate Beneficial: 
Perceptible improvement 
in the condition of setting 
of II* listed structures;  
Minor Beneficial: 
Perceptible improvement 
in the condition of a 
Conservation Area 

Policy aim 14  
(incl access), 
15, 16, 17

none needed Implementation 
of MMP 
including later 
phases of shrub 
planting; control 
of vehicle 
access and 
ongoing paving 
repairs/replace
ment

4 Woodland Walk Repair and relay paving 
to  new gradient; new 
accessible link path; 
repair original seats, 
railings, woodland 
management and 
coppicing; some planting 
renewal; control 
knotweed

hard landscape structure 
and planting;  Theme J: 
Natural or scientific 
interest
Theme K: Social 
significance

very high as part 
of integrated 
design concept, 
with loss of 
planting detail 
and damage to 
surfaces, loss of 
accessibility

Significant 
improvement 

Substantial Beneficial 
Significant improvement in 
the condition of setting of 
grade II* listed structures; 
improved management to 
secure the long term future 
of an important registered 
park

Policy aim 14  
(incl access), 
15, 16, 17, 18

none needed

5 Spaces 
Between B 
Blocks

Relay and repair paving; 
replant original planting 
of Robinia in gaps

hard landscape structure 
and tree planting

very high as part 
of integrated 
design concept, 
with loss of 
trees and 
surfaces

Perceptible 
improvement: 

Moderate Beneficial: 
Perceptible improvement 
in the condition of setting 
of II* listed structures;  
Minor Beneficial: 
Perceptible improvement 
in the condition of a 
Conservation Area 

Policy aim 14  
(incl access), 
15, 16, 19

none needed
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5.2 Heritage impact assessment

Page 2 of 4

Area Character area Proposal Significant elements Significance of 
element*

Potential 
impact*

Type of impact* Policy Mitigation Information  
needed

6 Abbey Road 
frontage

Open up and improve 
entrance; regrade and 
repave access to Hive; 
new path to Playground 
1; new timber steps to 
access area north of 
football pitch; new 
signage and barriers

hard landscape 
structure, 'fortress' 
seating area, planting, 
entrance areas

very high as part 
of integrated 
design concept

Perceptible 
improvement: 

Moderate Beneficial: 
Perceptible improvement 
in the condition of setting 
of II* listed structures;  
Minor Beneficial: 
Perceptible improvement 
in the condition of a 
Conservation Area 

Policy aim 14  
(incl access), 
15, 16, 20

none needed

7 Football pitch New flowering trees, 
bulbs as intended; repair 
original surfaces, walls, 
railings

Theme F: approach to 
childrenÕ s play; planting

very high as part 
of integrated 
design concept, 
with loss of 
planting and 
hard landscape 
detail 

Perceptible 
improvement: 

Moderate Beneficial: 
Perceptible improvement 
in the condition of setting 
of II* listed structures;  
Minor Beneficial: 
Perceptible improvement 
in the condition of a 
Conservation Area 

Policy aim 14  
(incl access), 
15, 16, 21

none needed; 
consider less 
obtrusive 
fencing in longer 
term

8 Bowl Repair original  railings, 
replant horsechestnuts, 
shrub replanting, 
manage yew hedge as 
design intention, new 
seating, relay stage 

Landform, planting, 
stage and walls, 
modernist design

very high as part 
of integrated 
design concept, 
with loss of bowl 
shape and 
planting detail 

Significant 
improvement; 
bowl shape not 
recreated due to 
drainage 
problems and 
patterns of use

Substantial Beneficial 
Significant improvement in 
the condition of setting of 
grade II* listed structures; 
improved management to 
secure the long term future 
of an important registered 
park

Policy aim 14  
(incl access), 
15, 16, 22

Events 
programme and 
increased use

9 Playground 1 -
former slidepark

New precast concrete 
paved path to connect to 
Hive building, timber 
terracing to provide 
seating for football 
viewing, remove asphalt. 
New cherry trees and 
planting (part as MMP), 
repair original  railings 
and fences

Landform, planting, 
former playspace, 
Themes F, D

very high as part 
of integrated 
design concept, 
with loss of play 
structures, hard 
landscape and 
planting detail; 
loss of activity 
and connections

Perceptible 
improvement 

Moderate Beneficial: 
Perceptible improvement 
in the condition of setting 
of II* listed structures;  
Minor Beneficial: 
Perceptible improvement 
in the condition of a 
Conservation Area.   NB 
Lost slide park not 
recreated here

Policy aim 14  
(incl access, 
play, planting, 
hard landscape), 
15, 16, 23

Lost slide park 
not recreated 
here  but area 
opened up and 
made usable, 
surface  and 
planting 
improved; slides 
included in 
Playgrounds 3 
and 5

10 Playground 2 Repair original seating, 
railings and walls,  new 
coloured polymeric 
asphalt surface, games 
markings, lookout, renew 
shrub planting

Theme F: approach to 
childrenÕ s play; Theme 
D: Architectural and 
aesthetic interest:
Integration of landscape 
and architectural
design as an expression 
of modernist design; 
hard landscape walls 
and seating

very high as part 
of integrated 
design concept, 
but with loss of 
play structures 
hard landscape 
and planting 
detail 

Perceptible 
improvement 

Moderate Beneficial: 
Perceptible improvement 
in the condition of setting 
of II* listed structures;  
Minor Beneficial: 
Perceptible improvement 
in the condition of a 
Conservation Area 

Policy aim 14  
(incl access, 
play, planting, 
hard landscape), 
15, 16, 24

Previous play 
structures not 
recreated but 
area brought 
back into use for 
older children, 
as intended.  
Visual link to 
Playground 3 
from lookout
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Area Character area Proposal Significant elements Significance of 
element*

Potential 
impact*

Type of impact* Policy Mitigation Information  
needed

11 Playground 3 Repair original  seating, 
railings and walls, new 
tree and sensory 
planting, bespoke play 
structures for older 
children with climbing, 
nets and slide, playbark 
surface

Theme F: approach to 
childrenÕ s play; Theme 
D: Architectural and 
aesthetic interest:
Integration of landscape 
and architectural
design as an expression 
of modernist design; 
hard landscape walls 
and seating

very high as part 
of integrated 
design concept, 
with loss of play 
structures hard 
landscape and 
planting detail 

 Significant 
improvement 
Recalls former 
geodesic dome

Substantial Beneficial 
Significant improvement in 
the condition of setting of 
grade II* listed structures; 
improved management to 
secure the long term future 
of an important registered 
park

Policy aim 14  
(incl access, 
play, planting, 
hard landscape), 
15, 16, 25

Previous play 
structures not 
recreated but 
provide 
inspiration for 
inventive new 
play area for  
older children, 
as intended

12 Playground 4 Repair original seating, 
railings and walls, new 
fragrant plantings design 
intention, swings on 
reinforced grass 
landform, 

Theme F: approach to 
childrenÕ s play; Theme 
D: Architectural and 
aesthetic interest:
Integration of landscape 
and architectural
design as an expression 
of modernist design; 
hard landscape walls 
and seating

very high as part 
of integrated 
design concept, 
with loss of play 
structures, hard 
landscape and 
planting detail 

Perceptible 
improvement

Moderate Beneficial: 
Perceptible improvement 
in the condition of setting 
of II* listed structures;  
Minor Beneficial: 
Perceptible improvement 
in the condition of a 
Conservation Area 

Policy aim 14  
(inch access, 
play, planting, 
hard landscape), 
15, 16, 26

Previous play 
structures not 
created but area 
brought back 
into use as 
swing park for 
younger 
children, as 
intended.  
Changes in level 
reversible

13 Playground 5 Repair original seating, 
railings and walls, new 
fragrant planting, new 
bespoke play structures 
for younger children 
including steps walls, 
bridges and slides

Theme F: approach to 
childrenÕ s play; Theme 
D: Architectural and 
aesthetic interest:
Integration of landscape 
and architectural
design as an expression 
of modernist design; 
hard landscape walls 
and seating

very high as part 
of integrated 
design concept, 
with loss of play 
structures hard 
landscape and 
planting detail 

Significant 
improvement 

Substantial Beneficial 
Significant improvement in 
the condition of setting of 
grade II* listed structures; 
improved management to 
secure the long term future 
of an important registered 
park

Policy aim 14  
(incl access, 
play, planting, 
hard landscape), 
15, 16, 27

Previous play 
structures not 
created but 
design inspired 
by former steps, 
hexagonal walls 
and hidey holes  
for younger 
children, as 
intended

14 Meadow  New accessible path to 
Woodland Walk, repair 
original rails, seats, 
remove play sculpture, 
new reinforced and 
raised surface around 
plane trees to west, 
wildflower and bulbs in 
longer grass

Themes D, E, J, K; 
planting and wildlife 
interest, hard landscape 
and seating

very high as part 
of integrated 
design concept, 
with loss of 
planting and 
hard landscape 
detail, intrusive 
play structure 

Perceptible 
improvement

Moderate Beneficial: 
Perceptible improvement in 
the condition of setting of 
II* listed structures;  Minor 
Beneficial: Perceptible 
improvement in the 
condition of a 
Conservation Area 

Policy aim 14  
(incl access, 
play, planting, 
hard landscape), 
15, 16, 17, 28

none needed
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Area Character area Proposal Significant elements Significance of 
element*

Potential 
impact*

Type of impact* Policy Mitigation Information  
needed

15 Mound Repair original paving, 
seating, railings and 
walls, crownlifting, new 
flowering plants, 
wildflower/bulb planting

Themes D, E, J, K; 
planting and wildlife 
interest

very high as part 
of integrated 
design concept, 
with loss of 
planting and 
hard landscape 
detail  

Perceptible 
improvement 

Moderate Beneficial: 
Perceptible improvement in 
the condition of setting of 
II* listed structures;  Minor 
Beneficial: Perceptible 
improvement in the 
condition of a 
Conservation Area 

Policy aim 14  
(incl access, 
play, planting, 
hard landscape), 
15, 16, 17, 29

none needed

16 Seating areas 
and ramps near 
Tenants Hall

Repair original paving, 
seating, railing, Clear ivy 
from 40% trees to open 
up views, a sintended,  
new planting in MMP

hard landscape structure 
and planting, views

very high as part 
of integrated 
design concept, 
with loss of 
planting and 
hard landscape 
detail  and views

Perceptible 
improvement

Moderate Beneficial: 
Perceptible improvement in 
the condition of setting of 
II* listed structures;  Minor 
Beneficial: Perceptible 
improvement in the 
condition of a 
Conservation Area 

Policy aim 14  
(incl access, 
play, planting, 
hard landscape), 
15, 16,17,  30

none needed Implementation 
of MMP 
including later 
phases of shrub 
planting and 
management  
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6.1 Capital Works cost plan summary
Alexandra Road Park - Feasibility Estimate Main Summary

SUMMARY: SPLIT BY CHARACTER AREA:

Construction Costs
2 4 5 6 7 8 9 10 11 12 13 14 15 16

RC NB RC NB RC NB RC NB RC NB RC NB RC NB RC NB RC NB RC NB RC NB RC NB RC NB RC NB RC NB

1 Surface Treatments - hard pavings/steps 302,877 93,855 396,732             82,300 0 34,675 38,775 49,800 0 6,100 55,080 5,208 0 23,784 0 18,750 0 15,000 0 10,000 0 20,080 0 7,800 0 5,880 0 2,400 0 21,100 0 0 0

2 Walls/Fences/Railings/Terraces 178,200 22,750 200,950             20,074 0 27,032 4,500 520 0 23,861 3,500 10,989 2,500 22,936 4,000 2,284 2,000 8,327 500 11,447 0 9,332 0 8,752 1,000 4,320 0 12,705 3,250 15,621 1,500 0 0

3 Site Furniture/Play Equipment 79,650 365,290 444,940             0 1,014 0 5,014 0 1,014 11,000 33,014 0 1,014 0 1,314 9,500 1,314 13,000 35,564 17,450 84,554 8,200 72,114 20,500 114,314 0 1,014 0 13,014 0 1,014 0 0

4 Soft Landscaping/Planting 93,750 13,200 106,950             0 0 8,700 2,400 2,141 3,600 17,746 1,800 7,467 0 10,738 1,200 17,343 1,200 2,993 0 2,709 1,800 2,828 0 2,787 0 7,075 1,200 5,630 0 5,594 0 0 0

5 Site Services 17,500 0 17,500               900 0 900 0 900 0 5,900 0 900 0 900 0 900 0 900 0 900 0 900 0 900 0 900 0 800 0 900 0 0 0

6 Fit-out of HQ 0 10,000          10,000               0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 10,000      

Sub-total 671,977        505,095        1,177,072          103,274     1,014      71,307       50,689      53,362       4,614       64,607       93,394       24,563       3,514       58,359      6,514       48,777      4,514       40,220       36,064       42,506      86,354        41,340       72,114        40,739      115,314      18,174      2,214       21,535      16,264      43,214      2,514       -         10,000      

7 Preliminaries 57,089          42,911          100,000             8,774         86           6,058         4,306        4,533         392          5,489         7,934         2,087         299          4,958        553          4,144        384          3,417         3,064         3,611        7,336          3,512         6,127          3,461        9,797          1,544        188          1,830        1,382        3,671        214          -         850           

(Fixed = £22k + TR 26wks @£3k= 
£100k)

729,066        548,006        1,277,072          112,048     1,100      77,365       54,996      57,895       5,006       70,096       101,329     26,650       3,813       63,316      7,068       52,921      4,898       43,637       39,128       46,118      93,691        44,852       78,241        44,200      125,111      19,718      2,402       23,365      17,646      46,886      2,728       -         10,850      

 - Excluding Contingency

Total Estimated Construction Cost @ 
4Q12

Langtry Walk Woodland Walk Spaces between B Block

Repair and 
Conservation 

(RC) £

New Building 
(NB) £ Total, £

Seating Areas near Abbey Road Football Pitch Bowl Playground 1 Playground 2 Playground 3 Playground 4 Playground 5 Meadow Mound Seatings areas near Tenants 
Hall Fit out to HQ 

11758es01Rev B - Alexandra Road Park_Rev 130109
09/01/2013



Alexandra Road Park

Document 3 - Stage D Design Report

84

6.2 Capital Work cost plan detailed breakdown by character area
Alexandra Road Park - Feasibility Estimate Construction Costs

Split - By Character area
Description of Works Qty Unit Rate £ £ £ 2 4 5 6 7 8 9 10 11 12 13 14 15 16

Total Repair and 
Conservation New Work

Langtry 
Walk

Woodland 
Walk

Spaces 
between B 
Block

Seating 
Areas near 
Abbey 
Road

Football 
Pitch Bowl

Playground 
1

Playground 
2

Playground 
3

Playground 
4

Playground 
5 Meadow Mound

Seatings 
areas near 
Tenants 
Hall

Fit out to 
HQ 

Surface Treatments - hard pavings/steps

A Existing pavings - cleaning 2,834      M2 3.00 8,502 8,502 3,000 300 600 558 834 1,080 300 630 1,200

B Existing and edging pavings - spot repairs, lifting, re-
levelling and resetting as required 2,834      M2 25.00 70,850 70,850 25,000 2,500 0 5,000 4,650 6,950 0 0 0 9,000 2,500 5,250 0 10,000

C Replacement pavings - take up and dispose of existing 
pavings, new sub-base as required, to road spec, new 
pavings and edgings 855         M2 120.00 102,600 102,600 52,800 49,800

D Replacement pavings - take up and dispose of existing 
pavings, upgrade sub-base as required, non-road spec, 
new pavings and edgings 228         M2 100.00 22,800 22,800 1,000 6,000 5,000 2,400 8,400

E Form new Path / paved areas- excavate and disposal off 
site; new subbases; new pavings and edgings 579         M2 120.00 69,480 69,480 14,400 55,080

F Form new/replace Path and paved areas- breaking out 
existing or excavate and disposal off site; new 
subbases; new Geogrid surface pavings and edgings 375         M2 130.00 48,750 24,375 24,375 48,750

G Other sundry repairs to hard surfaces 1             Item 5,000.00 5,000 5,000 1,500 1,500 500 1,500

H Repairs to existing steps; resetting, replacing as 
required 

1             Item 50,000.00 50,000 50,000 5,000 10,000 15,000 10,000 5,000 5,000

I New tarmac to replace existing pavings 250         M2 75.00 18,750 18,750 18,750

Rep and Con 82,300 34,675 49,800 6,100 5,208 23,784 18,750 15,000 10,000 20,080 7,800 5,880 2,400 21,100
New 38,775 55,080

Total Hard Paving / Steps Works to Main Summary 396,732 Total 302,877 93,855 82,300 73,450 49,800 61,180 5,208 23,784 18,750 15,000 10,000 20,080 7,800 5,880 2,400 21,100 0

Split - Repair and New

11758es01Rev B - Alexandra Road Park_Rev 130109
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6.2 Capital Work cost plan detailed breakdown by character area
Alexandra Road Park - Feasibility Estimate Construction Costs

Split - By Character area
Description of Works Qty Unit Rate £ £ £ 2 4 5 6 7 8 9 10 11 12 13 14 15 16

Repair and 
Conservation New Work Langtry 

Walk
Woodland 
Walk

Spaces 
between B 
Block

Seating 
Areas near 
Abbey 
Road

Football 
Pitch Bowl

Playground 
1

Playground 
2

Playground 
3

Playground 
4

Playground 
5 Meadow Mound

Seatings 
areas near 
Tenants 
Hall

Fit out to 
HQ 

Walls/Fences/Railings/Terraces

A Remove existing timber post and rail and make good 30           M 25.00 750 750 500 250

B Retain existing post and rail, repair and refurbish 825         M 30.00 24,750 24,750 8,700 750 1,500 5,550 300 600 450 3,150 3,750

C New timber post and rail fencing 405         M 50.00 20,250 20,250 3,500 3,500 2,500 4,000 2,000 3,250 1,500

D Refurbish timber fencing 65           M 40.00 2,600 2,600 1,400 1,200

E Repairing timber edges 360         M 20.00 7,200 7,200 1,200 4,000 2,000

F Installing new timber edging 360         M 40.00 14,400 14,400 2,000 5,200 7,200

G Refurbish existing timber balustrading 250         M 30.00 7,500 7,500 1,200 3,300 1,500 1,500

H New timber balustrading 50           M 50.00 2,500 2,500 1,000 500 1,000

Works to mass concrete walls:

The Works will be a combination of the following 
operations - scheme to be developed within the budget 
limit of £121,000 for this element of the works 1             Item 121,000.00 121,000 121,000 20,074 18,332 520 23,111 8,289 11,386 1,984 7,127 7,647 5,832 5,602 4,320 2,105 4,671

Clean only - pressure washing  
Clean and localised painting      
Leave and monitor
Spot Repairs

 - total area approx 4,042m2
 - note : further investigations required to establish 
methods of cleaning and recoating

Rep and Con 20,074 27,032 520 23,861 10,989 22,936 2,284 8,327 11,447 9,332 8,752 4,320 12,705 15,621 0
New 0 4,500 0 3,500 2,500 4,000 2,000 500 0 0 1,000 0 3,250 1,500 0

Total Walls/Fences/Railings/Terraces 200,950 Total 178,200 22,750 20,074 31,532 520 27,361 13,489 26,936 4,284 8,827 11,447 9,332 9,752 4,320 15,955 17,121 0

Split - Repair and New

11758es01Rev B - Alexandra Road Park_Rev 130109
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6.2 Capital Work cost plan detailed breakdown by character area
Alexandra Road Park - Feasibility Estimate Construction Costs

Split - By Character area
Description of Works Qty Unit Rate £ £ £ 2 4 5 6 7 8 9 10 11 12 13 14 15 16

Repair and 
Conservation New Work Langtry 

Walk
Woodland 
Walk

Spaces 
between B 
Block

Seating 
Areas near 
Abbey 
Road

Football 
Pitch Bowl

Playground 
1

Playground 
2

Playground 
3

Playground 
4

Playground 
5 Meadow Mound

Seatings 
areas near 
Tenants 
Hall

Fit out to 
HQ 

Site Furniture/Play Equipment

A Signage; to Abbey Road 2             Nr 9,000.00 18,000 18,000 18,000

B General signage throughout park 1             Item 10,000.00 10,000 10,000 714 714 714 714 714 714 714 714 714 714 714 714 714 714

C New gates; including foundations 2             Nr 5,000.00 10,000 10,000 10,000

D Sundry removals of existing - gates/fencing 1             Item 3,000.00 3,000 3,000 3,000

E New concrete benches, including foundation bases 5             Nr 4,000.00 20,000 20,000 4,000 4,000 12,000

F Refurbishment of existing bench 1             Nr 1,000.00 1,000 1,000 1,000

G New timber slats and repairs to existing benches 1             Item 7,500.00 7,500 7,500 3,000 1,500 1,500 1,500

H Timber sleepers; set into bank 200         M 50.00 10,000 10,000 5,000 5,000

I Bins 20           Nr 300.00 6,000 6,000 300 300 300 300 300 600 600 600 600 600 600 300 300 300

J Removal of some existing playground equipment 1             Item 2,000.00 2,000 2,000 2,000

Playground 2

K New surfacing (porous ashpalt); existing sub-base re-
used; edgings and line marking 350         M2 75.00 26,250 26,250 26,250

Repair/replace exisitng pavings - PCC slabs 230         M2 50.00 11,500 11,500 11,500

Furniture allowance - 'umpire chair' etc 1             Item 8,000.00 8,000 8,000 8,000
L Playground 3

Equipment SUM 75,000.00 75,000 75,000 75,000
 - Steel climbing frame, incl. lookout
 - Timber frame and nets
 - Climbing wall / Nets / Slide / Climbing Ropes / 
Wooden Platforms / Swinging Seats / Bridge / Ladder 
/Climbing Post / Climbing Rope

Surfacing
 - Woodchip safety surfacing 206         M2 40.00 8,240 8,240 8,240
- Other area to be replaced repaired , ie PCC 319         M2 50 15,950          15,950          15,950

M Playground 4
Equipment
 - Swings 4             Nr 8,000.00 32,000 32,000 32,000
Surfacing
 - Grass and safety matting 384         M2 75.00 28,800 28,800 28,800
- Other area to be replaced repaired , ie PCC 164         M2 50 8,200 8,200 8,200
  - Earthworks to form mounds 1             Item 10000 10,000 10,000 10,000

N Playground 5

Equipment 1             Item 90,000.00 90,000 90,000 90,000
 - Concrete stepping stones
 - Toddler swing
 - Palisades
 - Oak stepped seating
 - Slide and steps
 - Ramp
 - Play village
 - Musical feature
- Bridges, balance beams, nets, ladder, slide
 - Blockwork walls, rendered 1             Item 10,000.00 10,000 10,000 10,000
 - New safety surfacing; edgings 130         M2 100.00 13,000 13,000 13,000
- Other area to be replaced repaired , ie PCC 410         M2 50.00 20,500 20,500 20,500

Rep and Con 0 0 0 11,000 0 0 9,500 13,000 17,450 8,200 20,500 0 0 0 0
New 1,014 5,014 1,014 33,014 1,014 1,314 1,314 35,564 84,554 72,114 114,314 1,014 13,014 1,014 0

Total Site Furniture/Play Equipment 444,940 Total 79,650 365,290 1,014 5,014 1,014 44,014 1,014 1,314 10,814 48,564 102,004 80,314 134,814 1,014 13,014 1,014 0

Split - Repair and New

11758es01Rev B - Alexandra Road Park_Rev 130109
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Alexandra Road Park - Feasibility Estimate Construction Costs

Split - By Character area
Description of Works Qty Unit Rate £ £ £ 2 4 5 6 7 8 9 10 11 12 13 14 15 16

Repair and 
Conservation New Work Langtry 

Walk
Woodland 
Walk

Spaces 
between B 
Block

Seating 
Areas near 
Abbey 
Road

Football 
Pitch Bowl

Playground 
1

Playground 
2

Playground 
3

Playground 
4

Playground 
5 Meadow Mound

Seatings 
areas near 
Tenants 
Hall

Fit out to 
HQ 

Soft Landscaping/Planting

A New semi-mature trees ; including tree pits 22           Nr 600.00 13,200 13,200 2,400 3,600 1,800 1,200 1,200 1,800 1,200

B Soft landscaping; excavate, disposal, level, imported 
topsoil and turfing 300         M2 50.00 15,000 15,000 15,000

C Allowance for works to beds - cutting back/replanting, 
excavation and imported topsoil as required and as the 
capped budget allows 2,250      M2 35.00 78,750 78,750 8,700 2,141 17,746 7,467 10,738 2,343 2,993 2,709 2,828 2,787 7,075 5,630 5,594

total area  approx 4,500m2
say approx 50%  dealt with through HLF capital works

Rep and Con 0 8,700 2,141 17,746 7,467 10,738 17,343 2,993 2,709 2,828 2,787 7,075 5,630 5,594 0
New 0 2,400 3,600 1,800 0 1,200 1,200 0 1,800 0 0 1,200 0 0 0

Total Soft Landscaping/Planting 106,950 Total 93,750 13,200 0 11,100 5,741 19,546 7,467 11,938 18,543 2,993 4,509 2,828 2,787 8,275 5,630 5,594 0

Split - Repair and New
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6.2 Capital Work cost plan detailed breakdown by character area
Alexandra Road Park - Feasibility Estimate Construction Costs

Split - By Character area
Description of Works Qty Unit Rate £ £ £ 2 4 5 6 7 8 9 10 11 12 13 14 15 16

Repair and 
Conservation New Work Langtry 

Walk
Woodland 
Walk

Spaces 
between B 
Block

Seating 
Areas near 
Abbey 
Road

Football 
Pitch Bowl

Playground 
1

Playground 
2

Playground 
3

Playground 
4

Playground 
5 Meadow Mound

Seatings 
areas near 
Tenants 
Hall

Fit out to 
HQ 

Site Services

A Moving existing CCTV pole and box; reinstating 1             Item 5,000.00 5,000 5,000 5,000

B Lighting - replacement of luminaires only 1             Item 20,000.00 Omit Omit

C Resetting existing drainage manhole covers 50           Nr 250.00 12,500 12,500 900 900 900 900 900 900 900 900 900 900 900 900 800 900

Rep and Con 900 900 900 5,900 900 900 900 900 900 900 900 900 800 900 0
New 0 0

Total Site Services 17,500 Total 17,500 0 900 900 900 5,900 900 900 900 900 900 900 900 900 800 900 0

Split - Repair and New
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Alexandra Road Park - Feasibility Estimate Construction Costs

Split - By Character area
Description of Works Qty Unit Rate £ £ £ 2 4 5 6 7 8 9 10 11 12 13 14 15 16

Repair and 
Conservation New Work Langtry 

Walk
Woodland 
Walk

Spaces 
between B 
Block

Seating 
Areas near 
Abbey 
Road

Football 
Pitch Bowl

Playground 
1

Playground 
2

Playground 
3

Playground 
4

Playground 
5 Meadow Mound

Seatings 
areas near 
Tenants 
Hall

Fit out to 
HQ 

Fit out of HQ
 - total allowance £10k

D IT 1             Item 1,300.00 1,300 1,300 1,300

E Decorations 1             Item 5,700.00 5,700 5,700 5,700

F Screen 1             Item 500.00 500 500 500

G Shelving 1             Item 1,000.00 1,000 1,000 1,000

H Lockable filing cabinets 1             Item 500.00 500 500 500

I Kitchen Equipment 1             Item 200.00 200 200 200

J Tools and Equipment 1             Item 500.00 500 500 500

K Projector 1             Item 300.00 300 300 300

Rep and Con 0 0 0 0 0 0 0 0 0 0 0 0 0 0 10,000
New 0 0

Total HQ Fit out 10,000 Total 0 10,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 10,000

Split - Repair and New
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6.3 Notes and exclusions

The cost plan has been prepared by Appleyards.

Notes related to the estimated costs;

A The estimate is based on current prices at 4th Quarter 2012 and no 
allowance has been made for future tender price variations.

B The estimate is based upon J&L Gibbons Drawings 532_SK_30 , 
31A, 32-36.

C Costs assume works will be carried out during normal working hours.

D The estimate assumes that the works will be carried out as a single 
project; approx 6 month contract duration

E Estimated costs assume that the contract will be procured in 
competition.

F No allowance is made for new drainage systems or work to the 
existing drainage gulleys; other than for resetting existing manhole 
covers and gulleys as necessary

G progresses

Exclusions from the estimated costs;

A Tender price increases beyond 4th Quarter 2012.

B Site investigation, asbestos survey, contamination survey, 
topographical surveys.

C Professional Fees.

D Planning fees, building control.

E Removal of hazardous contaminated ground

F Removal and remedial works associated with invasive plant species 
(e.g. Japanese Knotweed, Giant Hogweed, etc.)

G Any issues in connection with The Wildlife and Countryside Act 1981 
or any other ecological Acts of Parliament (e.g. Bats, Greater Crested 
Newts, Badgers, etc.)

H Work to existing trees

I Contingencies

J Value Added Tax or other tax liabilities
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6.4 Cost Comparison
To be read with Stage D cost plan and Stage D design drawings to be 
found in section 6.2 and appendix D3 | A1.

General

At work stage D a comprehensive capital cost review against a 
schedule of works and design proposals for each character area 
was undertaken by the design team and project team to determine 
an accurate value of works relative to the Parks for People Round 
1 application and including additional character areas 5 and 6. This 
review involved further analysis since the Stage C review and has 
enabled some reductions to be made to the overall cost plan. This 
has been supported by further site investigations to determine the 
Geotechnical condition of the site. The following description is a 
summary of the costs against the Heritage Lottery Fund round 1 cost 
headings. Further detail is provided under each character area in 
section 2.5 which underpins this summary.

A spreadsheet detailing the comparison is provided opposite.

Repair and Conservation
The	Repair	and	Conservation	figure	has	increased	from	£526,000	to	
£726,300  and can be largely attributed to the following areas of review:

 - Pathworks across the site: This item was under valued originally 
in	the	round	1	costings.	Significant	works	are	required	to	bring	
the	footpaths	up	to	a	standard	that	is	‘fit	for	purpose’	to	enable	
safe and improved access to spaces across the park. This item is 
particularly important as it will provide connections to other areas 
of investment across the park. The proposed works have been 
targeted in the areas of most damage and where possible only 
cleaning or spot repairs have been proposed.

 - Reinstatement of planting area edges – this item was undervalued 
in the round 1 costings and accounts for some of the increase. The 
timber post and metal rail where an important original detail around 
all planting areas much of which has been lost or is in a poor state 
of repair.

 - Play areas – the works required to repair and conserve the setting of 
the play areas was undervalued originally in the round 1 application, 
works to insitu concrete, freestanding walls and pavements have 
been recalculated.

 - Planting works: This has changed to enable 50% of the required 
works to take place during the capital works programme and the 
remaining 50% phased over an extended period and delivered 
through the management and maintenance plan. This item applies 
to all areas of the park. Treeworks will be undertaken by the London 
Borough of Camden direct outside of the project programme. Tree 
planting is included in the Parks for People project.

 - Inclusion of Character areas 5 and 6.

New Building work and features
The new building work and features has increased from £330,200 to 
£540,800 and can be largely attributed to the follow areas of review:

 - Play areas – the original allowance was inadequate to allow 
improvements	to	all	five	play	areas	even	with	a	hierarchy	of	
investment. This allowance has been reviewed and increased. 
This now allows for a combination of bespoke play structures 
and	proprietary	products,	the	creation	of	a	flexible	games	space	
and the reinstatement of a landscape terrace as a wildlife bank in 
playground 1.

 - Inclusion of area 6 including access to the Hive, setting of the 
building and access to the north of the football pitch to play area 1.

Other physical work
This item has been reduced from £18,000 to £10,000. This is the result 
of	a	itemised	fit	out	schedule	for	the	Park	HQ	and	the	signage	allocation	
sitting with the new building work and features heading.

Additional specialist consultants
In	addition	to	normal	conditions	for	a	project	of	this	type	specific	
conditions are expected to include requirements for further details 
relating to tree protection during construction, planting, play structures 
and the listed walls. With this in mind further allowances in the project 
cost plan have been made for the appointment of specialist consultants 
relating to the restoration of the listed walls and the authoring of 
arboricultural method statements in relation to new construction.

Professional fee review
Following discussions during between the project team and the 
Heritage Lottery Fund during the development of the  round 2 
application it was acknowledge that the amounts allocated for 
professional fees during the delivery phase of the project.

Following a comprehensive review of the professional fees against the 
refined	scope	of	works	a	revised	fee	has	been	provided	that	will	enable	
the professional team to deliver the Alexandra Road Park project. This 
has been possible with a much clearer understanding of the project 
scope, with consideration of the revised capital costs described above 
and with the additional knowledge that has been accrued during the 
development phase such as the state of the site ground conditions.
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6.4 Cost Comparison
Alexandra Road Park
Capital Costs Only  - Stage 1 and Stage 2 V7 _ Jan 2013 

Appleyards
24/01/2013
Macintosh7HD:Users:neildavidson:Library:Containers:com.apple.mail:Data:Library:Mail7Downloads:Final7HLF7Cost7plan7D7Monday721st7January7201377V77.xls

c) Second round - Delivery costs
Costs to deliver capital work

DIFFERENCE

Cost Heading Description Cost Vat Total Cost Vat Total

£ £ £ % £ £ £ £ % £ £

Repair and conservation work Paths/access; trees felling/ 
planting, vegetation;repairs, and 
cleaning, lighting 

562,000 0 56,200 10% 618,200 726,300 0 72,630 10% 798,930 180,730

New building work and features Play areas; biodiversity features 330,200 0 33,020 10% 363,220 540,800 0 54,080 10% 594,880 231,660

Other physical work Fit-out park 'HQ' & signage. 18,000 0 1,800 10% 19,800 10,000 0 1,000 10% 11,000 -8,800

Other planning fees 2,500 0 250 10% 2,750 2,500 0 250 10% 2,750 0

Other topographic survey 1,500 0 150 10% 1,650 1,650

Other Tree protection plan 3,293 0 329 10% 3,622 3,622

Other Walls specialist 0 0 10% 0 5,000 0 500 10% 5,500 5,500

Prelims in in above costs

Inflation for capital costs* 0 0 10% 0 0

Professional fees relating to the 
above

Landscape Architects E-F 
submission of planning application 

35,000 0 3,500 10% 38,500 108,039 0 10,804 10% 118,843 80,343

Professional fees relating to the 
above

Landscape Architects and Design 
team stage G-K 

15,000 0 1,500 10% 16,500 0 0 10% 0 -16,500

962,700 0 96,270 10% 1,058,970 1,397,432 0 139,743 10% 1,537,175 478,205

Inflation**was*not*included*in*this*section*in*Stage*1*(it*was*included*in*'other*project*costs')

STAGE 1 STAGE72
Contingency

Total Costs

Contingency
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7.0 Delivery programme and logistics
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7.1 Delivery Programme

532_ARP_130124_edit_delivery programme condensed_JLG.xls24/01/2013

JLG 

532 Alexandra Road Park programme 

Programme January  2013

 

BR
EA

K

BR
EA

K

BR
EA

K

BR
EA

K

  1 8 15 22 29 5 12 19 26 2 9 16 23 30 7 14 21 28 4 11 18 25 2 9 16 23 30 6 13 20 27 3 10 17 24 3 10 17 24 31 7 14 21 28 5 12 19 26 2 9 16 23 30 7 14 21 28 4 11 18 25 1 8 15 22 29    

ROUND 2 SUBMISSION                   

1 Submit to HLF
2 HLF committee meeting
3 PMG meetings
4 Project Board Meetings
5 HLF reporting

PERMISSION TO START
6 Permission to start letter received by LB Camden
7 Review additional requirements of PSL
8 LB Camden issue instruction to Project team to proceed

MOBILISE PROJECT TEAM
9 Team mobilisation

10 Create planning condition tracker
11 Commission additional surveys
12 Commission additional consultants
13 Recruitment of Activity Coordinator 

STAGE E-F
14 Stage E - Detail design
15 Stage E cost plan
16 Consultation event volunteer clean up days 
17 Consultation feedback
18 Cost and Risk review
19 LB Camden/ PMG sign-off
20 HLF sign-off
21 Stage F - Production information
22 Pre tender estimate cost plan
23 Cost and Risk review
24 LB Camden/ PMG sign-off
25 HLF sign-off

TENDER PERIOD
26 Preparation of PQQ
27 Publish advert/ contract notice
28 Receive PQQ response
29 PQQ evaluation
30 Stage G - tender documents/ pricing schedules/ tender
31 Invite tender
32 Stage H - tender action
33 Contractor interviews
34 Recommendation to LB Camden/ HLF
35 Contract let

 
MOBILISE CONTRACTOR AND AWARD CONTRACT

36 Stage J - Project planning and mobilisation
37 Contractor mobilisation

 
START ON SITE

38 Stage K - site operations
39 Inception meeting
40 Site set up

PHASED SITE WORKS
41 Indicative construction period
42 Site progress meetings
43 Practical completion

FIT OUT OF PARK HQ
44 Fit out

OPENING EVENT
45 Event

TREE PLANTING IN SEASON
46 Complete tree planting in season
47 Stage L - completion

DEFECTS AND LIABILITY PERIOD (12months +24months)
48 Site inspection and review of snagging
49 Release of retention

February May June July August DecemberNovember
 2015 2016

December January February March September DecemberDecember
2013

April
  

SeptemberJuly August October
2014

June
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7.2 Site logistics and provisional phasing

Generally

The constraints of the Alexandra Road Park site and its location 
within	a	housing	estate	poses	a	number	of	specific	issues	regarding	
construction logistics. The contractor will be encouraged to consider 
the logistics at tender stage. This would ensure that they have the 
necessary expertise to complete the project, and are made aware of 
the	site	specifics.	The	following	commentary	highlights	key	constraints	
posed by this site and does not describe general site logistic and 
planning requirements for any landscape and civil engineering project 
of this nature that any competent contractor would be expected to 
undertake.

The key issues are summarised below:
 - Access to Site
 - Site Security and Safety
 - Internal Logistics of Site

Access to site

The main access to site is immediately off Abbey Road and to the other 
parts of the site via Langtry Walk. The long narrow character of the 
park and the variety of level changes will require a carefully executed 
construction plan to avoid damage to already completed works. In some 
cases it may mean that trades will not be able to complete works in one 
continuous sequence and may need to return as the construction team 
retreat off site. It is anticipated that works will commence to the eastern 
end of the site nearest to Tenants Hall and moving west towards Abbey 
Road thus limiting the potential for damage to completed works.

Potential approaches to managing the access to the site would include:
 - Use of crane to lift large delivery items over the walls from adjacent 

roadways at different levels to the park. This could potentially be a 
cost prohibitive approach, unless the contractor were able to time 
all the planned works to maximise effectiveness. There is a potential 
risk over damage to the listed walls and risk of damage to materials 
stored	on	site	but	not	fixed	or	secured.

 - Restriction	of	delivery	sizes	and	vehicles	to	fit	limitations	of	Langtry	
Walk and adjacent listed structures.

 - Potential for off site construction of the new build play elements, 
which may be restricted by the constraints described above. 
Modular/ component based structure may be required.

 - Alternative access routes to the site exist through the estate utilising 
existing footpaths, but would pose greater risk to the general public 
and closure of existing paths for use as access roads. 

 - Locations for turning of small vehicles will need to be established.

Site Security and Safety

The site is surrounded by residential properties. This condition makes 
the	site	boundary	relatively	difficult	to	manage	as	secure	boundary	in	
its entirety. It is envisaged that site security will have to be sequential 
alongside the construction programme allowing discrete secure areas to 
be	formed	when	specific	works	are	taking	place.	The	level	of	protection	
will be commensurate with the type of construction activity. The existing 
listed walls within the park will assist with this but will require additional 
care to protect them during the works. In some cases where enabling 
works may be taking place on a site wide basis temporary site wide 
closures may be required. It is not anticipated that access paths will 
need to be maintained across the park during works, however the 
contractor will be asked to consider this as part of their tender response 
in locations adjacent to the Tenants Hall and between the B- Blocks to 
Ainsworth Way.

In each case these enclosures should be considered both from a site 
security and public safety perspective top determine what measures 
should be taken to ensure the site boundary is secure. It is proposed 
that the bidding contractors should be queried on how they would 
address this issue, and what physical security measures should be put 
in place.

Internal Logistics of Site
The nature of the site does mean that use of construction plant will be 
limited by the existing walls, ramps, steps, trees and other features that 
will	influence	the	construction	methodology.

The space available for the main site compound and materials storage 
has	been	identified	off	site	but	within	the	Alexandra	and	Ainsworth	
Estate due to these limitations.

Similarly	an	existing	office	space	has	been	identified	as	the	project	
management and welfare facilities for the contracting team. It is 
proposed therefore that the contractor be asked as part of the tender 
to set out their proposed methodology for managing the site, its layout, 
and internal access issues. Use of existing pathways to be retained 
for access will also require protection during works to limit additional 
damage. Works adjacent to existing mature trees will also require 
detailed planning to ensure the trees and tree roots are protected during 
works. In some cases this will extend to hand dig only requirements.
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8.0 Construction (Design and Management) regulations 2007

The Construction (Design and Management) Regulations 2007 (CDM 
Regulations) places duties upon clients, designers and contractors to 
ensure health and safety is taken into account and then co-ordinated 
and managed effectively throughout all stages of a project; from 
conception, design and planning throughout to the execution of works 
on site, subsequent maintenance, repair and eventual demolition.

The key objectives of CDM are:
 - A realistic project programme with adequate time allowed for 

planning, preparation and the work itself
 - Early appointment of key roles in the project team
 - Competent	duty	holders	with	sufficient	resources	to	meet	their	legal	

duties
 - Early	identification	and	reduction	of	risks
 - Provision of health and safety information from the start of the 

design, through construction, maintenance and demolition
 - Co-operation between duty holders
 - Effort and resources proportionate to the risk and complexity of the 

project to be applied when managing health and safety issues

Designers in particular must consider the health and safety implications 
of the actions they take and to show that where options were available 
to them they used health and safety as one of the selection criteria. 
The	designer	duties	are	qualified	by	that	which	it	is	reasonable	for	
a designer to do at the time the design is prepared and by what is 
reasonably practicable to implement. In determining what is reasonably 
practicable, the risk to health and safety produced by a feature of the 
design has to be weighed against the cost of excluding that feature by:

 - Designing to avoid risks to health and safety
 - Tackling the causes of risks at source; or if this is not possible
 - Reducing and controlling the effects of risk by means aimed at 

protecting anyone at work who might be affected by the risk and so 
yielding	the	greatest	benefit

The	designer(s)	has	a	significant	contribution	to	designing	out	risk	and	
by working with the CDM Co-ordinator.

Attention will be given to the following:

 - Co-ordination of the design process
 - Establishing	the	process	of	hazard	identification	and	design	risk	

assessment
 - Establishing health and safety objectives and priorities of the design 

team
 - Understanding how structures will be demolished/constructed

Traffic	management	will	also	need	to	be	considered	within	the	park	
and surrounding areas due to the ongoing use of adjacent residencies, 
local roads within the Estate and some of the access routes within 
the park that are not of the required width for construction vehicles. 
Speed should be considered at all times with relevant measure in place 
including ensuring construction vehicles are clean when leaving site.

Designer Risk Assessments and Competency
This is an ongoing process throughout the design but the designers 
have been requested to make an early start on this process in line 
with CDM (Design and Management) Regulations 2007 and to look 
at	designing	out	all	significant	and	unusual	risks	and	where	this	is	not	
possible, mitigating them to an acceptable level.

 - Understanding the required phasing of the project and temporary 
works

 - Interfaces and separation of the works from public areas
 - Cleaning, maintenance and access strategy
 - Landscape Architectural design
 - Structural design
 - Civil design
 - Geotechnical design
 - M&E design
 - Co-ordination with other works in the vicinity

The following are the priorities of the HSE for the construction industry 
and the design team will give careful consideration to them as the 
design develops from this point forward:

 - Working at height
 - Hand arm vibration syndrome (HAVS)
 - Noise
 - Scaffolding and access requirements
 - Transport (plant, vehicles and pedestrians)
 - Manual handling
 - Asbestos
 - Lifting operations
 - Specifying less hazardous materials eg solvent free
 - Avoiding processes which create hazardous fumes, vapours, dust, 

noise or vibration
 - Considering pre-fabrication off site
 - Welfare

Specific	considerations	for	Alexandra	Road	Park

 - General works associated with landscaping and civil engineering 
projects.

 - Construction of new play structures.
 - Works adjacent to existing structures such as walls steps and 

ramps.
 - Works adjacent to existing trees.
 - Planting of semi-mature trees.
 - Works adjacent to residential properties.

Working	in	Public	Spaces	and	Traffic
Alexandra Road Park is located within a the Alexandra Road and 
Ainsworth Estates which will remain occupied throughout the project. 
Consideration will be given be given to public protection measures at 
all stages of the project bearing in mind children will play and be in the 
general vicinity of the project. This will include fencing of a high security 
standard such as closed board fencing with vision panels.
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9.0 Risk Management

There	are	a	number	of	a	risks	which	have	been	identified	for	this	project	
through the tender, construction and post construction phases. They 
are described in the risk schedules that follow with probability, impact, 
mitigation, action and risk management strategy. 

The	key	risks	identified	are:

Movement within the site is restricted during the construction works:
This is particularly relevant due to the surrounding occupation of the 
Alexandra and Ainsworth Estates.

Discovery of poor utility networks:
Connecting into exiting utilities for work on the park has not been tested 
at this stage.

Statutory undertaker diversions effect construction programme 
Upgrades to existing utilities are programmed and need to be 
coordinated with the Alexandra Road Park construction programme 
when details become available.
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9.0 Risk Management Tender and Construction Phase
Strategy Notation: M = Manage    T = Transfer    R = Reduce    A = Avoid    K = Keep

Status:      C Completed D  Due    O Overdue

  Links to other risks (or previous references) in [square brackets]

Part 2: Tender and Construction Phase 

No. Description Probability 
of Risk
L/M/H

Impact

L/M/H

Impact 
post  

Mitigation
L/M/H

Action by Strategy Mitigation Action Action by 
date

Status

2.01 Changes to the scheme by project 
team post tender

L M L JLG/ ATB M + R Identify any possible issues / changes. Look at alternatives, advise of 
cost difference. Advise and instruct any variations well in advance of 
programme.

Nov 2013 –
Aug 2014

D

2.02
 

Movement within the site is 
restricted during the construction 
phase

H H L LBC / 
Contractor

R Contractor to prepare phasing strategy as part of tender submission. 
Traffic Management sub group consisting of the Design Consultant, 
Contractor, LBC and the Area Manager to discuss and agree construction 
phasing. 

Jan 2014 D

2.03 Cost of implementation of 
proposed scheme increasing 
during construction

M M M JLG/ ATB/ APP M + R Regular financial updates requested from Contractor at each milestone. 
Consultant to track costs of all variations and compensation claims during 
works. Contingency sum included in budget.

Nov 2013 –
Aug 2014

D

2.04 Health & Safety Plan from the 
contractor implementing the 
scheme has not been received 
prior to proposed start dates.  
Works will be delayed starting.

L H L JLG/ ATB A Deadline to be provided within the tender documents advising of the time 
frame for receiving this document. Pre-construction plan information and 
H&S information supplied with Tender documents.
Construction Phase H&S plan to be submitted by contractor 2 weeks prior 
to start on site for review and sign off by CDM coordinator.

Jan 2014 D

2.05 Adverse weather conditions M M M JLG / 
Contractor

R Consider the elements of the scheme that can be implemented during 
extreme weather conditions. Revise works programme of implementation. 
Identification of how the site will be left if extreme weather forces a 
suspension of the works.

Nov 2013 –
Aug 2014

D

2.06 Failure to agree contract terms 
with the preferred contractor

L L L JLG/ ATB/ LBC R Contract terms do not need to be negotiated.    Tenders should make this 
clear.    Using a standard JCT contract for the works which is industry 
approved and are specifically designed to remove conflict between 
parties.

Jan 2014 D

2.07 Extensive additional works as 
a result of discovery when site 
clearance commences

L M M JLG/ ATB/ APP M Supply all survey work to contractor at tender stage.
Contractor to be allowed to create a programme based on agreed work 
with sufficient ‘float’ to allow this.  

March 2014 D

2.08 Significant level of changes to 
design during construction

L H L JLG/ ATB/ APP R Impose change control process that requires authorisation of changes 
prior to instruction. 
Ensure on site attendance to agree variations and to avoid delays.

Nov 2013 –
Aug 2014

D

2.09 Disruption to local residents 
beyond an acceptable level – 
access, noise etc.  

M M M JLG/ 
Contractor

M + R Develop a communication strategy.  Advise affected parties of the 
construction parameters set e.g. working hours/noise levels and a broad 
definition of what constitutes ‘work’.
Ensure contractor carries out public relation requirements as defined at 
the tender stage have a policy for engagement.
Noise requirements [for tender] have been agreed with Environmental 
health.  Contractor to submit proposals for approval

March 2014 D

2.10 Insolvency of contractor
 

L H L JLG/ ATB/ LBC R Financial checks to be carried out for all proposed contractors prior to 
tender.  Covered by PQQ process or by (Construction line)

Nov 2013 D

2.11 Poor performance by contractor L H L JLG/ ATB/ LBC R Contractor selected through a rigorous process including previous 
performance on projects. 
Construction progress monitored on a regular basis with reports at regular 
site meetings.
Liquidated damages clause included in contract to cover client 
supervision costs from any overruns.
Awareness of other risks that will could effect the contractors 
performance.

Nov 2013 D

2.12 Quality of workmanship is 
unacceptable

L H L JLG R Preparation of appropriate sample panels as part of the finished works 
which are approved and act as the bench mark of acceptable quality. 
Regular inspections of the works as they progress through site 
monitoring.  Supervision by JLG though the works.

Nov 2013 –
Aug 2014

D

2.13 Discovery of poor utility network H H H JLG/ 
Contractor

R Instruct trail holes to determine current state of utility. 
Liaise with relevant utility companies.  Contractor to be allowed sufficient 
‘float’ in his programme.

Nov 2013 –
Aug 2014

D

2.14 Statutory Undertakers diversions 
effect construction programme

M H M JLG/ LBC/ 
Contractor

M Order diversions in advance.  Co-ordinate where possible through works.  
Include diversion information in tender documents for contractor to co-
ordinate where available.

Mar 2013 D



Alexandra Road Park

Document 3 - Stage D Design Report

102

9.0 Risk Management Tender and Construction Phase
No. Description Probability 

of Risk
L/M/H

Impact

L/M/H

Impact 
post  

Mitigation
L/M/H

Action by Strategy Mitigation Action Action by 
date

Status

2.15 Additional on site requirements by 
LBC or other third party

L H M LBC A Continuous liaison and programming between all parties. LBC to provide 
single point of contact. 

Nov 2013 –
Aug 2014

D

2.16
 

Failure to agree Traffic 
management, safe movement of 
pedestrians and cyclists during 
construction

L M L Contractor
LBC

A Contractor to prepare and manage a movement plan.
 

March 2014 D

2.17 Changes in political priorities e.g. 
Mayoral election in May 2014

L H H LBC M Ensure sign off by members before entering contractual commitments. Cabinet Feb 
2013

D
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9.0 Risk Management Post Construction Schedule
Strategy Notation: M = Manage    T = Transfer    R = Reduce    A = Avoid    K = Keep

Status:      C Completed D  Due    O Overdue

  Links to other risks (or previous references) in [square brackets]

Part 3 – Post Construction 

No. Description Probability 
of Risk
L/M/H

Impact

L/M/H

Mitigation 
Impact
L/M/H

Action by Strategy Mitigation Action Action by 
date

Status

3.01 Lack of agreement on who owns, 
inspects and maintains the 
completed works.

L L L LBC/ PMG M LBC to ensure appropriate budget and maintenance strategy is defined 
and approved as described in the 10 year Management and Maintenance 
Plan. Materials stockpiled where appropriate. Head Gardener engages 
with the PMG  on  regular basis to continue volunteer input.

Dec 2014 D

3.02 Lack of agreement on who 
retains and manages stock of 
‘replacement’ materials and where 
are they located? 

L M L LBC M LBC to agree location and method of safe storage.
Storage location to be identified. NEIL

Dec 2014 D

3.03 Lack of agreement on 
responsibility for repairs resulting 
from vandalism between handover 
and adoption by LBC

M M L LBC M + R LBC to agree responsibility for repair agreement and manage asset 
register.

Feb 2013 D

3.04 Friends of Alexandra Road Park 
no longer meets and takes an 
active role in the project.

L M M PMG/ LBC M Terms of reference to be agreed by all parties to enable continuation of 
group with new membership.

August 2013 D


