Hindi
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How will Crossrail measure
movement under my property?

Punjabi

Ground moves naturally, at anything up to ten
millimetres a year. We will collect information about
ground movement before and during our work.
We will carry on until settlement that we cause
is next to nothing (no more than two millimetres
a year).

Somali

•	We will start to collect information about existing
ground movement before we start tunnelling in
the area. In some cases it will be as much a full
year beforehand. This is so we can establish
seasonal trends; and

Turkish

•	We may need to record information about
movement under your building. If we do, we will
tell you about this in the settlement assessment
report. We will begin monitoring about a month
before we start tunnelling in the area.

Urdu
Vietnamese
Please specify
language
Please
specifyother
other
language

Please return to:
Crossrail
E-mail:
FREEPOST
helpdesk@crossrail.co.uk
E-mail: helpdesk@crossrail.co.uk
NAT6945
Helpdesk:
London 0345 6020845
Helpdesk:
3813 602
(24-hours,
3813 7-days a week)
SW1H 0BR
(24-hours, 7-days a week)
Please return to: FREEPOST Crossrail
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How will Crossrail know what
damage has been caused?

We will carry out a defects survey for every building
where we think that the settlement will be ten
millimetres or more. This will be no earlier than three
months before we start tunnelling in the area.
Defects surveys are a visual inspection of the
inside and outside of a building to record existing
defects. Chartered building surveyors, paid for
by Crossrail, will carry out these surveys. Their
reports are called Schedules of Defects. These
reports contain photographs of structural defects,
cracks and the state of finishes. We will give you
an electronic copy of the report on your building if
you ask for one.

After tunnelling, we will carry out a second
defects survey if you ask for one. You can ask
for this second defects survey up to two years
after Crossrail opens to the public. If we are still
monitoring ground movement at your property two
years after Crossrail opens, you can ask for the
survey up to three months after we finish monitoring.
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What will Crossrail do
to limit or pay for damage?

Where buildings may be seriously affected by
settlement, we will take reasonable steps to
consult the owners and occupiers about what we
plan to do to limit any damage. If our tunnelling
causes settlement that damages your building,
you can claim for the cost of repair, so long as you
agree these costs with us before you make the
repairs. You can make the claim up to two years
after Crossrail opens to the public. If we are still
monitoring ground movement at your property two
years after Crossrail opens, you can make the claim
up to three months after we finish monitoring.

Crossing the Capital
Connecting the UK

Your Guide
to Ground Settlement
•	How settlement might affect
your property;
• W
 hat we will do to protect
your property or pay for repairs
to it; and
• How we will keep you informed.
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What about Listed Buildings?

Our settlement assessments for buildings of special
architectural or historic interest (‘listed buildings’)
include a special procedure aimed at protecting any
sensitive features or features of heritage value.

Crossing the Capital
Connecting the UK

1

Introduction

This guide will tell you about ground settlement.
It will also answer questions about:
• how settlement might affect your property;
• w
 hat we will do to protect your property
or pay for repairs to it; and
• how we will keep you informed.
2

What is Settlement?

Settlement is the technical term given to the way the
ground moves around a hole after it has been dug out.
Digging tunnels, shafts and basements always causes
small movements in the ground.

There is an information paper (D12 – Ground
Settlement) that explains how Crossrail will deal with
settlement. You can find this in the Ground Settlement
section of Crossrail’s website:
http://www.crossrail.co.uk/library
You can also ask the Crossrail Helpdesk for a copy.
This guide summarises the most important parts of
the information paper.
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Where does the Crossrail
Settlement Policy apply?

The Crossrail Settlement Policy applies to all buildings
that may be affected by our tunnelling. But the policy
does not apply to new buildings which:
•	were granted planning permission after
1 March 2008; or
•	are not substantially complete ten months before
we plan to start work that will affect the buildings.

Basically Crossrail will:

5

•	find out how much settlement there may be
and what effect this will have on buildings
(see Sections 7 and 8);

If the settlement policy applies to a property that you
own, you can also ask us for a Settlement Deed.
This is a formal legal undertaking but you don’t have to
enter into a deed to benefit from the settlement policy.

•	where necessary, carry out work to reduce
the effect of this settlement (see Section 8);

Who can have a Settlement Deed?

You can have a Settlement Deed if:

•	check ground movement and, where necessary,
building movement (see Section 9);

•	your building is 30 metres or less from our tunnels
or our other excavations;

•	find out if there were already defects in buildings
(see Section 10); and

•	you let us know you want a deed at least ten
months before we start work that may cause
settlement beneath your building; and

•	pay for work to repair damage that we cause
(see Section 11).
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How will Crossrail keep me
informed about tunnelling?

We will calculate how much settlement that we cause
is likely to affect buildings. We will then work out if the
ground will need to be made less likely to move.
We will also see if buildings need particular protection.
And, if they do need protection, we will decide how
we will protect the buildings. We will record this in a
settlement assessment report.

Crossrail

Crossrail

Information about Crossrail is available in a range of
Information
aboutEasy
Crossrail
available
languages, audio,
Read is
and
Braille. in a
range
languages,
audio,
Read
Braille.
Pleaseoftick
the relevant
box Easy
to show
the and
format
you
Please
tick
the
relevant
box
to
show
the
format
require. Include your name and address and return
you
require. at
Include
your name
to Crossrail
the address
below.and address and

return to Crossrail at the address below.
Name:

Name:

Address:

Address:

The way we assess settlement will be similar to the
way it was done for the Jubilee Line extension and the
Channel Tunnel Rail Link.
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Postcode:

Postcode:

Audio

If I am affected by Settlement,
what will Crossrail tell me?

Our website and Helpdesk provide information about
where we will be tunnelling and when. If you think
that your building is likely to be affected, you can
write to us to ask for a copy of the settlement
assessment report.
If you have entered into a Settlement Deed,
here is what will happen:
•	We will send the report to the owner
of the building; and
•	If we think that your building needs to be protected,
then you can ask a suitably qualified engineer
(which we will pay for) to review the report. You
must let us know whether or not you agree with
the report no more than 25 working days after we
post you the report. If we cannot agree the report
with you, either as it is or with any changes, then
someone who is independent of the project will try
to resolve the disagreement.

Greek

Our website will keep you informed about the timing of
Crossrail construction. In particular, the website will tell
you when we think that there will be tunnelling in your
area. We will also distribute leaflets to properties along
the route of the tunnelling. These will give the same
information as the website.

How will Crossrail know if
Settlement will affect me?

Chinese

But this guide does not replace what we say in the
paper (our settlement policy), and it is not written in as
much detail. If you want to have a full understanding
of the subject, you will need to read the information
paper itself.

•	you sign and return a copy of the deed to us
within 21 days.
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Bengali

We also know how to limit the effect of this movement
on buildings. In most cases you would not be able
to see the effects of settlement but in some cases
there may be small cracks in plaster, and in a few
cases doors or windows may stick. Very rarely, the
settlement can affect the structure of the building.
We try to create as little settlement as we can. We
do this firstly by controlling the way that we carry out
the tunnelling and then, if necessary, by treating the
ground so that it is less likely to move.

What is Crossrail going
to do about Settlement?

Arabic

There have recently been a number of large projects
in London that have involved tunnelling. These include
the Heathrow Express Railway, the Jubilee Line
extension, tunnels for the Docklands Light Railway,
the Channel Tunnel Rail Link and the Thames Water
Ring Main. So we now know a great deal about how
the ground can move when tunnels are built.
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Braille

Easy Read

Gujarati

