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1. Status Update 
Project Description  

The project was initially developed in 2011 as part of a Section 
106 obligation relating to the development of 150 Bishopsgate, 
also known as Heron Plaza, with a Section 278 agreement 
being entered into. The original design purpose was ‘to enable 
the Development to be carried out and to enable traffic 
management issues arising from the Development to be 
addressed’ and also to deliver other improvements, including 

trees along the northern footway of Houndsditch (to mirror 
those on the southern footway) and raise the carriageway in 
granite setts. A separate scheme purely focussed on security 
for the development was deferred pending further design work. 
The main project was approved via a Gateway 3-4-5 report in 
December 2012.  

Subsequent to the approval the development was put on hold, 
with activity recommencing and a new planning application 
approved in 2015. A new Section 106 agreement was also 
completed.  

During the intervening period it has been identified that the 
presence of a pipe subway beneath Houndsditch has meant 
that the trees on the south side of Houndsditch have failed to 
thrive, and the plan to plant trees on the northern side needed 
to be revised.  

In April 2019 Members approved an issue report to allow a 
process of revision to the design agreed in 2012. This is now 
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concluded with a design which fits with these constraints (see 
section 4 and appendix 3 for more details).  

RAG Status: Green (Green at last report to Committee) 

Risk Status: Low (Low at last report to committee) 

Total Estimated Cost of Project (excluding risk): £1,273,528 

Change in Total Estimated Cost of Project (excluding risk): 
Increase of £463,425 since last Gateway 5 report to Committee 
in 2012 (see section 3 below for more information). 

Spend to Date: £304,883 

Costed Risk Provision Utilised: Not applicable  

Funding source: Fully funded through S278 agreement 
(outside the fundamental review)  

Slippage:  

As notified in the issue report in April 2019 the slippage 
occurred due to the delays to the development. The works are 
planned to start in April / May 2020.   

2. Requested 
decisions  

Next Gateway: Gateway 6: Outcome Report 

Next Steps:  

In order to minimise disruption, the programme follows the 
developer’s works which consists of completion of the 
privately-owned public realm. Next steps therefore are to start 
the procurement process to ensure materials are on site by the 
end of April 2020, and the public highways works are complete 
by October 2020. 

This report presents detailed design information and costs for 
the project, including maintenance costs (see Appendix 6). 
 
The next steps will be to:  

1. Extend the current Section 8 agreement to support 
traffic changes to Houndsditch; update the existing 
safety audit and submit traffic orders to deliver changes 
to parking, waiting and loading restrictions in 
Houndsditch  

2. Set up a communication strategy to accompany the 
construction phase; 

3. Implement the works. 

Requested Decisions:  

1. Authorise officers to update the existing Section 278 
agreement via exchange of letters; 

2. Approve the budget of £954,856 for implementation of 
the works, to be funded through a Section 278 
agreement;  

3. Approve the revised total estimated cost of the project at 
£1,273,528 (excluding risk); 
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4. Authorise the extension of the Section 8 agreement and 
the making of a Traffic Management Order to amend 
parking, waiting and loading restrictions, subject to 
addressing any objections  

3. Budget The previous scheme was approved with a total budget of 
£810,103, to be fully funded through a Section 278 agreement. 
The total budget for the revised scheme is £1,273,528  
 
The additional works and costs include: 

• Replacement of the trees on the south side of 
Houndsditch.  

• A commuted sum for maintenance of the hard 
landscaping for 20 years, and the maintenance of the 
new trees for 5 years (which was not fully included in the 
previous scheme).   

• New lighting which has a longer design life.  

• Provision of a root barrier and waterproofing around the 
pipe subway. 

• Additional street furniture (i.e. benches and cycle racks); 
and additional paving on the south side of Houndsditch 
due to settlement.  

• Works are also due to be carried out in a greater number 
of smaller sections than originally envisaged thereby 
extending the programme, and general cost inflation is 
also taken into consideration.   

 
It has been agreed that an exchange of letters between the City 
and the developer is sufficient to confirm the updated proposals 
and budget. 
 
Table 1: Implementation Budget 

Item Reason Cost (£)    Funds/ 
Source 
of 
Funding 

Highways Staff 
Costs 

Supervision 
of works, 
liaising with 
utilities 
companies, 
coordinating 
onsite works 

£78,194 

S278 

City Transport & 
City Public realm 
Staff Costs 

Facilitate 
regular 
construction 
managemen
t meetings; 
liaison and 

£60,000 
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consultation 
with 
stakeholder
s; maintain 
project 
documentati
on 

Open Spaces 
Staff Costs 

Supervision 
of works 

£2,922 

Fees Traffic 
Regulation 
Order 
process; 
utilities 
surveys  

£24,233 

Works Highways 
works,  

£562,295 

landscaping 
works 

£14,108 

Utilities  £75,700* 

Lighting  £57,200 

Maintenance To maintain 
soft and 
hard 
landscaping 
for 20 years 

£80,204* 

Implementation 
budget 

 
£954,856 

*Officers are working with the developer in an attempt to achieve 
efficiencies that may reduce these cost items. 
 
Costed Risk Provision requested for this Gateway: None 
(low risk) 
 

4. Design summary The project’s aim is to improve the public realm experience 
while accommodating the new building and its impact on 
growth of pedestrian flow. The project’s objectives set up in 
2011 remain the same, apart from the removal of the trees on 
the north side of Houndsditch due to the constraints of the pipe 
subway. The objectives are to: 
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• Ensure there is a sufficient space for vehicles to pass 
those dropping off and picking up passengers within 
close proximity to the entrance to the Heron Plaza hotel; 
 

• Ensure pedestrian movement in the area is safe and 
convenient; 
 

• Deliver the physical changes in time for the occupation 
of the development; and 
 

• Deliver an improved Houndsditch by introducing a 
raised carriageway, improved lighting, and liveable trees 
at the southern part of the street. 

 
The design will include the following works: 
 

• Construction of the footway and carriageway of 
Houndsditch between Outwich Street and Bishopsgate, 
with an area for vehicles to drop off/pick up passengers 
outside the entrance to Heron Plaza. Footways to be 
constructed in Yorkstone and the carriageway in Granite 
Setts as per the City standard palette of materials. 
Carriageway to be raised to create a flush surface with 
the footways. Provision for new street furniture including 
new cycle stands and bollards.  

• Existing street lighting to be upgraded along the 
southern side of Houndsditch 

• Existing street lighting to be upgraded along Devonshire 
Row 

• New Lighting Installation along Brabon Alley 

• Construction of new footway along the eastern side of 
Bishopsgate. Existing paving to be replaced with new 
Yorkstone paving.  

• Construction of new footway along the southern side of 
Devonshire Row. Existing paving to be replaced with 
new Yorkstone setts. 

• Construction of new footway along Cavendish Court. 
Existing paving to be replaced with new Yorkstone 
paving. New drainage to be introduced to suit changes 
to levels. 

• Existing trees on south side of Houndsditch to be 
replaced with seven new trees and irrigation  

• All existing utility covers to be adjusted to suit new 
levels. Existing footway covers to be replaced with new 
inset covers. 

• Revised traffic order to suit 2-way movement at the 
junction of Houndsditch/Outwich Street to accommodate 
vehicles leaving the service bay. New signage to be 
introduced to reflect the changes. 
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The design is a revised version of the one agreed in 2015 
under the Heron Tower S.278(2) agreement and subsequently 
the Heron Tower 278(2) variation agreement. These designs 
mitigated the impact of the Heron Tower development. 
 

5. Delivery team 
• Project Management - City Public Realm team 

• Construction package, lighting and works supervision - 
City Highways team 

• Planting - City of London Open Spaces Department 

• Construction – JB Riney (under the City’s term contract), 
including sub-contractors for utilities works and any 
other specialist contractors or sub-contractors as 
required 

• Traffic signal changes – Transport for London, including 
their sub-contractors and works supervision by City 
Transportation. 

6. Programme and 
key dates 

• Replacing the trees in south part of Houndsditch: End 
April 2020 to end May 2020 

• Repair works to pipe subway: March-May 2020 

• Start main construction works: End May 2020 

• End main construction works: End September 2020  

• Gateway 6 report: January 2021 

7. Risks 
1. The developers programme delays the start of the public 

realm works 
Officers are liaising closely with the developer to minimise and 
mitigate any potential delays. 

 
2. Presence of sub-surface utilities impacts on the delivery 

of the scheme 

Surveys and trial holes have been undertaken in order to 
reduce this risk as much as possible. 

 

3. Movement within the pipe subway structure exceeds the 
agreed tolerance causing delays to the onsite works 
schedule   

Trial holes have been undertaken to assess the depth of these 
systems, and officers have established that repair works will 
need to be completed on the pipe subway. This has been 
factored into the project programme.  
 
Further information is available in the Risk Register (Appendix 
2).  
 

8. Success criteria 
The project will continue to implement the success criteria it set 
up in 2012, as it will: 
 

1. Deliver the highway works in time for the occupation of 
the buildings. 
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2. Deliver a highway that is designed and implemented to 
the City’s standards. 
3. Deliver the above without financial impact on the City. 

 

9. Progress 
reporting 

This will be via the regular Project Vision progress reports with 
issues requiring decision coming back as an Issue Report.  
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