Application Summary:

Application Number: 2024/0459/P

Address: Flat 1&3 30 Redington Road London NW3 7RB
Proposal: Residential Extension

Case Officer: Lauren

Commentator Details:
Name: Peter Corner representing Flat 2 & Flat 5, Sue Wyatt (owner).
Address: Flat 2 and Flat 5, 30 Redington Road London NW3 7RB / 6 Well Walk, London Nw3 1LD

Comment Summary:

Objection on the grounds of a) lack of Basement Impact Assessment Equivalent or Subterranean
Impact Assessment for groundwater and stability issues , and b) endangerment to safety of the
existing main building structure c) risk to existing basement “tanking” and d) the plans submitted
contain some errors.

| object to the proposals on the following grounds:

1. BIA “equivalent” or Subterranean Impact Analysis — due to changes since last approval
No Basement Impact Assessment Equivalent nor subterranean impact analysis has been
provided. A BIA Equivalent is required to evaluate land stability and ground and surface water
conditions. There are 2 reasons for this:
(a) the pile driving required for the proposal will impact the underground water flows and
geology and is in proximity to the existing basement area of 30 Redington Road and
(b) the relatively recent and ongoing construction works at 28 Redington Road have caused
a change to the sub terranean water flows in the area.

(a) The detail behind the requirement for a BIA equivalent or subterranean impact is that the
10 piles of a depth of 12 metres will be required by the proposal ( see para 2 & 3 below). This
piling will be placed in the area close to the subterranean main entrance hall of 30 Redington
Road. See front elevation plan. In addition to the piling the platform and the new walls and roof
will exert downward pressure on the water flowing beneath it.

30 Redington Road is built on the slope of a hill. The water flows down the hill mainly. The new
construction is at the top of the slope and therefore will affect the water flow advancing downhill
towards the existing main structure of the building at 30 Redington Road. As a result, the impact
of that piling, plus the weight of the new reinforced concrete slab and brick wall construction on
the subterranean downhill flows of water, will “dam and divert” water and alter the geology
under 30 Redington Road . Therefore, the impact of the piling and new building on groundwater
and stability should be analysed prior to consent.



(b ) Although the plans have previously been approved without a BIA or subterranean impact
analysis, that approval was prior to the significant construction developments which have taken
place at 28 Redington Road in the last 2 years and directly adjacent to this proposed
development 2024/0459/P.

Under its policies the Council will only permit basement and other underground development
that does not “cause harm to the built and natural environment and local amenity, and does not
result in flooding or ground instability. We will require developers to demonstrate by
methodologies appropriate to the site that schemes”

So far no investigation has been carried out to identify the groundwater regime; nor to identify
potential implications; no surface water calculations have been carried out; no structural
calculations have been carried out to ensure stability of the existing structure during and after
construction work; it has not been demonstrated that ground movements around the piling next
to the existing main residential structure at 30 Redington Road will be controlled.

See the map below of subterranean development adjacent to and opposite 30 Redington Road.
There is 28 and 45 Redington Road and 16 and 17 Redington Gardens which are next to 30
Redington Road. Other developments are just one property further away. This proposal at 30
Redington Road will now provide a further impact on the map and its underlying water and

geology.
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2. Pile Driving — structural risk to existing residential building at 30 Redington Road .
The proposed construction will require 10 piles of 200 mm diameter to a depth of 12 metres
within 1 metre of the existing residential building at 30 Redington Road.
See Structural Engineer’s Report 17.11.2003.




The pile driving to create the new foundations for the proposal is adjacent and below the main
side elevation wall of the main structure. This piling is highly likely to cause material adverse
impact on the main structure of 30 Redington Road. This may lead to significant structural
damage to a major building in a Conservation Area which will require restoration.

The impact of any significant structural damage which would require restoration will be material
for the existing residents and owners of 30 Redington Road. This is likely to mean an impact on
the ability to occupy the flats directly adjacent ( Flats 5 and 3 ) and the amenity and value of the
remaining flats on the other side of the building ( Flats 4 and 2 ).

The application fails to address this issue of pile driving and the weight of the reinforced concrete
platform and its effect on the stability and integrity of the main structure. The Structural
Engineer’s Report 17.11.2003 proposes excavating 2 trial pits and boring two 100mm diameter
exploratory holes of 15m. But this has not been done.

There are no detailed up to date plans providing for the construction methods and impact of the
proximity of the piling measures and these should be required. Furthermore, undertakings and
conditions should be required as part of the planning to ensure that the method of construction
safeguards the fabric and integrity of the main building.

Pile Driving - risk to subterranean "tanking” protecting the main entrance hall of 30 Redington
Road.

The entrance hall of 30 Redington Road lies below the level of the main structure of the building
but in close proximity to the proposed construction. When drilling and construction was taking
place at no. 26 over 10 years ago, the entrance hall of 30 Redington Road became very damp due
to the alteration of subterranean water flows. As a result, there was a significant growth of
mushrooms and other fungi. The solution to the problem was that the entire basement area was
encased in “tanking”. This was a very considerable construction process. Since that time no
problems have developed.

The current proposal will require material pile driving not far from the tanking and as a result is
very likely to have an impact on alter the sub terranean water flows. The risk is that the piling
and foundations construction may either (a ) damage the tanking causing the problems of damp
and insanitary funghi growth again or ( b ) alter underground water flows directing them
towards the tanking and basement entrance hall of 30 Redington Road .

The application fails to address this issue of pile driving and its effect on the stability and
integrity of the tanking to the basement entrance hall. Detailed up to date plans should be
required providing for the construction methods and impact of the piling on the tanking.
Furthermore, undertakings and conditions should be required as part of the planning to ensure
that the method of construction safeguards the fabric and integrity of the tanking to avoid health
risks to the residents of 30 Redington Road.



4. House in Multiple Occupation
The communal areas of 30 Redington Road are registered under HMO reference
Misc.Act/052981. No reference is made to the HMO in the application.

5. 50% increase in footprint
The Design and Access Statement provides that the existing floor space of Flat 1 will increase
from 123 square meters and will increase by 65 square meters. Also it provides that existing

residential garden land will be lost.

A 50% loss of open space, if applied across the whole borough would not be accepted due to the
material adverse impact. There is no reason for this to be permitted in this instance.

6. Discrepancies in application

For the sake of good order:

a) The Tree Protection Plan presented shows 32 Redington road as an adjacent property to the
proposal. This is wrong.

b) The Design & Access Statement para 6.2.4 states “ Additionally, the kitchen/diner which it
serves already has a roof terrace overlooking No.30’s garden “ . However, what is described
as an existing “roof terrace” is an area which is more a balcony, being less than 1.5meters
wide protruding from the first floor of a two storey building .

APPENDIX

Structural Surveyor’s report 17.11.2003. Proposes modifications which require extensive pile
driving using heavy duty pile driving equipment adjacent to the main structure of 30 Redington
Road and the insertion of a concrete sub strata foundation.

It fails to provide any investigation to identify the groundwater regime; nor to identify potential
implications; no surface water calculations have been carried out; no structural calculations have
been carried out to ensure stability of the existing structure during and after construction work;
it has not been demonstrated that ground movements around the piling next to the existing
main residential structure at 30 Redington Road will be controlled.















Operating height: 23m

Piling range: 200mm to 300mm
Maximum depth: 12m (300rmen, 14m (250mm) or 16m (200mm)
Weight: 825Kg (tractor) and 500Kg (power )
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restricted access or low headroom situations.
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Once the piles have been instaliod and the drainage adapted the new RC raft is
fixed and the concrete poured. It would be possible to pour this slab in a single
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street in front of the property. This would be quicker and less disruptive to the
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oty possible step to avoid damage what happens if things go !
liable for what? Could the directors of the company be. \
sues who? Who pays for what? What if the builder goes bust? ‘
Etc. etc. BN raises these as ‘
‘ to the proposal but we believe all these

y dealt with by the provisions of the Party Wall etc. Act
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alterations to be prepared with the Frechoid company.

Limitations
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 unexposed or inacoessible, and we are therefore unable to report any such part |
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