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1.0 EXECUTIVE SUMMARY 

This report discusses the structural implications of the proposals to slightly extend the existing basement of 60-70 Shorts 
Gardens, London. 

It seeks to give indications of the likely construction sequence, and to highlight any key issues.  This report will likely require 
updating following completion of the full site investigation (geotechnical, hydrogeological, etc). 

 

 

2.0 INTRODUCTION 

This report relates to the proposed alterations to 60-70 Shorts Gardens, London.   

The proposals encompass refurbishing and extending the large basement space in the Shorts Gardens building and 
bringing it back in to public or private use.  Along with refurbishing the upper floors, it is also proposed to incorporate a two-
storey extension to the roof to generate a greater provision of office space. 

Fluid Structures have been appointed by Span Group, working with Stanton Williams Architects, to provide structural advice 
and guidance on the proposals put forward by the design teams. 

The information and opinions provided within this report are based on two non-intrusive visual walkarounds undertaken in 
January 2016 of the basement and partial ground floor, along with survey drawings identifying the general arrangement 
spatially, and a report completed by Carter Clack Consulting Engineers dated December 2014, ref: 14:4483.  It has not 
been possible to obtain any archive information. 

All opinions expressed are subject to further design checks and geotechnical investigations. 

 

 

3.0 ABOUT FLUID STRUCTURES 

Fluid Structures is one of the UK’s leading design orientated structural engineering practices.  The firm was established in 
1999 and gained an exemplary reputation for the quality of its engineering design.  The sectors in which the company 
works regularly include residential, commercial, education and retail.  Projects to date have ranged in value from £500,000 
to in excess of £100 million.  In 2004, Fluid Structures won the Institute of Structures prize for Exceptional Engineering. 

Fluid’s approach is characterised by a desire to develop engineering solutions that complement the architectural aspiration 
whilst also responding to the Client’s core requirements and maintaining sensitivity to the original building, heritage and 
Planning Authorities. 

The practice considers itself to be a technical design house and offers a number of areas of expertise that include: 

 The appraisal and refurbishment of existing buildings and structures, including buildings of historic significance 

 The design of complex basements and sub-structures 

 Design of façade engineering including double façades and solar shading 

 Value engineering reports on potential developments 

 An in depth knowledge of construction materials including steel, concrete, timber, masonry, glass, aluminium and fabric 

 Sustainable design solutions: working within the constraints of individual projects to minimise the carbon footprint of 
buildings and maximise their positive impact in relation to the environment, the economy and society at large. 

 

 

4.0 THE SITE 

60-70 Shorts Gardens &14-16 Betterton Street are located approximately 300m north of Covent Garden tube station, in the 
WC2H post code of London. Grid reference: TQ302812; Lat:51.515432, Long:-0.12385160. See Appendix A for a location 
map and aerial photo. 

Shorts Gardens is in a well-developed, built up part of London.  The area is largely flat and around 35m above sea level. 

Birds eye views highlighting the property are shown in Appendix B. 

The Crossrail tunnel is known to be routed directly below the building footprint, with a depth of circa 14m from ground level 
to the crown of the tunnel structure.  Plan views indicating the tunnel position in relation to the building footprint can be 
found in the Appendices. 

 

 

5.0 DESCRIPTION OF EXISTING STRUCTURE 

Constructed in the late 1800s/early 1900s, the existing building of 60-70 Shorts Gardens is approximately 44m x 10.5m on 
plan and consists of three storeys plus basement level, with the top storey having a mansard construction to the rear.  The 
ground floor is a double storey height and incorporates a mezzanine for about 30% of the footprint.  The basement has, in 
the main body, a clear storey height of around 7.3m and is relatively unobstructed save for a row of steel columns running 
centrally down the length, spaced at circa 4.25m centres. Shallower basements of circa 3.5m deep are located at either end 
of the deeper basement (one each end).  Photos taken from within the basement can be seen in the Appendices. 

It is believed the ground floor and basement originally served the London Electricity Board (LEB) substation facilities and its 
associated transformers, along with car parking and working space.  The upper floors were, and still are, used for office 
space. 

The above information is aided by the historic maps, included as Appendix C (Section 15.0). 

From a limited visual inspection the building and a review of the Carter Clack report, the structure appears to be a 
combination of a load bearing masonry construction and steel framing.  It is understood that steel columns are encased 
within the brickwork of the front façade, and that grillages of steel beams form the floor plan.  It is assumed the floor spans 
are of a filler-joist floor construction.   

The existing stability system has not been established.  It is possible that owing to the absence of any shear walls or cross-
bracing along the main body of building that the steel framing has been designed as a sway frame.  It is also possible that 
the stability (in the north-south direction) is provided by the “book end” buildings found at either end of the floorplate, with 
the concrete floor acting as a rigid diaphragm spanning between them.  The existing front and rear walls will inevitably 
provide a degree of contribution to the lateral stability in the east-west direction. 

 

 

 



 

24509: 6

6.0 PROP

A comp
include

The ex
end the

To allow
(under 

 

Figure 

 

 

 

A plan 
below in

60 – 70 SHORT

OSED BASE

plete refurbish
s bringing the

isting baseme
ere is a shallow

w access into
the old vent s

1 - View Sho

and section s
n Figure 2. 

TS GARDENS, L

EMENT EXT

hment is prop
 expansive ex

ent is present 
wer, circa 4m 

o the main bod
haft) down to 

owing Existing

showing the a

LONDON 

TENSION 

posed to 60-7
xisting baseme

under the wh
deep area.  T

dy of the base
match the dep

g Structure 

area of the pr

70 Shorts Ga
ent back in to 

ole building fo
This is indicate

ement, it is pr
pth of the mai

roposed exten

ardens.  Along
use and also 

ootprint.  Typi
ed in Figure 1 b

roposed to low
n area. 

nsion is provi

g with a gene
incorporating 

cally it is circa
below. 

wer the single

ded in the Ap

eral refurbishm
a two-storey e

a 7.5m-8m de

e storey basem

ppendices, an

ment through
extension to th

eep, however 

ment area to t

 

nd an extract 

out, this 
he roof.  

at either 

the west 

is given 

2 

Figure 2 - Plan & Sectioon Showing PProposed Basasement Exte

 

nsion 

 



 

24509: 6

7.0 PARTY

The rec
and par

The adj
circa 2.
sequen

From a
further 
Figure 3

It is als
when p

 

Figure 

 

 

 

 

 

60 – 70 SHORT

Y WALL AN

cords of Camd
rty wall, howev

joining proper
5m, taking in 

nce drawings, 

an initial review
investigation i
3. 

so understood
proposing the b

3 - Informatio

TS GARDENS, L

D SURROU

den Borough C
ver none such

rty was inspec
to account a 
included in the

w of other bu
is required.  A

 that the Cros
basement sch

on on Surrou

LONDON 

NDING STR

Council were 
h records were

cted in person 
shallow suspe
e appendices

ildings in the 
A summary of 

ssrail tunnel p
heme. 

unding Prope

RUCTURES 

investigated t
e available. 

and found to 
ended ceiling.
. 

area it is und
the current un

passes directly

erties 

o provide prel

have a single
  This informa

derstood that 
nderstanding 

y under our s

liminary inform

 storey basem
ation has been

single storey 
of the neighbo

ite, and as su

mation on the 

ment, with a flo
n incorporated

basements a
ouring propert

uch will be tak

surrounding b

oor-to-ceiling h
d into our cons

are common, h
ties is shown 

ken into consi

buildings 

height of 
struction 

however 
below in 

ideration 

 

3 

8.0 GEOTEC

A prelimina

The full site
afforded to

Within the 

 

Figure 4 -

Ba
the

 

8.1 W

Du
ba
wi

Th
un

HNICAL SIT

ary site investi

e investigation
the basemen

report it is sta

Extract from 

ased on this in
e sand and gr

WATER TABL

uring a visual
asement, indic
ithin them. It is

he source of 
ndertaken and

TE INVESTIG

igation has be

n, with specific
nt area in ques

ated that the so

Site Investig

nformation it se
ravel layer, bu

LE 

l inspection o
cated by the 
s also underst

the water is
d the results 

GATION 

een completed

c regard to a f
stion. 

oil make up is 

gation showin

eems likely th
t the lowered 

f the property
drainage chan
tood that the b

currently unk
came back a

d by Soil Tech

full basement 

likely to be as

ng Likely Gro

at the existing
basement wo

y in January ‘
nnels that run
basement has

known but Flu
as inconclusiv

nics in March 

impact assess

s shown in Fig

ound Make Up

 

g shallower ba
uld bear on to

16 water was
n at the edge 

flooded to a d

id have been
e.  This mea

2017. 

sment, will be

gure 4 below.

p 

asement (and 
o clay. 

s found to be 
 of the basem
depth of aroun

n informed tha
ans that we c

e completed on

Party Wall) wi

entering the
ment slab hav
nd 2 metres in

at a chlorinati
annot rule ou

nce safe acce

ill be founded 

deeper sectio
ving running w
n the past. 

ion test has 
ut the water b

ess is 

in 

on of 
water 

been 
being 



 

24509: 60 – 70 SHORTS GARDENS, LONDON 4 

naturally occurring or from a manmade issue such as a burst/leaking water main.  If naturally occurring it could be 
due to a high water table or there is a small chance it could perhaps be a tributary to either the River Fleet or 
Tyburn.  According to the "Lost Rivers of London" book these "lost rivers" are a reasonable distance away from the 
site so the likelihood of this being the source of ingress may be low (see Figure 5 below). 

 

Figure 5 - Lost Rivers Map Extract 

 

The preliminary site investigation suggests that the water table is likely to be encountered in the gravel layer (up to 
4-6m below ground level), so encountering water in the new basement extension cannot be ruled out. 

 

 

9.0 STRUCTURAL IMPLICATIONS 

Based on the understanding of the current structural arrangement it is considered likely that the basement will be lowered 
using an underpinning technique.  It is expected that this will only be required on the north, west and southern walls, as the 
eastern is assumed to be at the deeper level already owing to it adjoining the deeper basement. 

As we are likely to be excavating below the water table and in gravels, it is expected that permeation grouting will be 
required to assist with limiting water inflow and therefore assist with the construction. 

Within the boundary of the underpinning, a new concrete lining wall will installed to laterally resist the horizontal pressures, 
and pick up the new concrete slabs.  It may be preferable to incorporate a waterproofing additive into this lining wall to form 
part of the waterproofing strategy, however this will likely be dependent on the general arrangement found after access is 
provided. 

Buoyancy will have to be checked for this area, and in the same way as for the main Shorts Gardens building, the 
waterproofing strategy may have to allow the water in to avoid the issues with possible floatation, which would also help to 
keep the required basement slab thickness to a manageable minimum. 

Whilst a piled perimeter solution has been considered, owing to the arrangement currently present it is not considered 
viable to install a secant piled wall internally, with sufficient capacity to resist the horizontal surcharge created by the 
(assumed) traditional spread foundations of the existing structure, including party wall. 

 

A suggested construction sequence for the basement formation is included in the appendices. 

 

 

 

10.0 RISK ITEMS 

The following is a list of risk items that came to light during the writing of this report.  It should not be considered exhaustive 
in nature, and does not claim to have captured all the risk items within the project. 

 Lack of completed site investigation 

- To date it has not been possible to complete a full site investigation owing to lack of safe access to undertake 
trial pits and boreholes.  The content of this report will have a direct impact on the construction methodology, 
however what is proposed in this report is believed to be the most likely outcome. 

 Party Wall 

- As with many basement projects in built up areas, there is a risk with the proposed construction methodology 
that it will not be accepted by the Party Wall surveyor(s) as it involves reinforced underpins (“special 
foundations”) and permeation grouting. 

 Water  

- It is considered likely that we will be excavating within the water table.  Whilst permeation grouting to help with 
this, there is always a risk that it will still be a relevant factor in the construction. 

 Cross Rail 

- The presence of the Cross Rail tunnel and exclusion zone running below the site may dictate that any use of 
piling comes with a significant degree of process to complete before an agreement may be reached.  
Changing the basement volume may also pose a risk in general in terms of what may be required in order to 
satisfy their requirements.  It may well be that a full geotechnical assessment is required of the “before, during 
and after” loads on the tunnel, involving costs and additional time. 

 

 

 

 



 

24509: 60 – 70 SHORTS GARDENS, LONDON 5 

11.0 SUGGESTED FURTHER INVESTIGATIONS 

The following is a list of recommended further investigations that came to light during the writing of this report.  It should not 
be considered exhaustive in nature, but should greatly assist in firming up the structural requirements involved to extend 
the basement. 

 Complete the full site investigation, including all the requirements set out in the National Planning Policy Framework 
(NPPF) 

- Undertake adequate borehole investigations to confirm the geotechnical information and hydrological 
assessment 

- Complete trial pitting such that the existing foundation arrangement can be confirmed and designed around 

- During trial pitting, if ground water is encountered, complete an infiltration test to see how quickly the water 
returns once pumped out 

 

 

12.0 FINAL CONCLUSIONS 

The initial site investigation summarises that the site is “not considered to present unacceptable risks from pollution and 
land instability. Site not considered to [be] at risk of any manmade or natural hazards. Remediation to render the site fit for 
purpose with respect to chemical contamination considered unlikely.” 

Whilst there are a number of items to be considered, the proposals for the basement extension are considered structurally 
feasible, with varying levels of structural intervention dependent on the outcome of the full site investigation. 

In relation to below ground waterproofing the presence of the Crossrail tunnel below the building footprint removes the 
more typical solution of tension piles to resist against buoyancy.  The waterproofing of the basement presents an unusual 
scenario, however one of the proposal put forward in this report has been agreed in principal by a waterproofing specialist 
and an Approved Inspector.  The preferred option and associated details are, however yet to be agreed.   

With the exception of the above, the Crossrail tunnel is not considered to dictate a significantly different structural solution 
as would be proposed without it.  It will likely have cost and programme implications, however, as there will likely be a 
process of justification required, which could also involve a geotechnical specialist.  The outcome of this justification is not 
considered to present a significant risk to the project. 
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13.0 APPENDIX A – LOCATION PLAN & AERIAL VIEW 

 

 

14.0 APPENDIX B – BIRDS EYE PHOTOS 

14.1 AERIAL VIEW LOOKING NORTH 

 

14.2 AERIAL VIEW LOOKING WEST 
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14.3 AERIAL VIEW LOOKING SOUTH 

 

14.4 AERIAL VIEW LOOKING EAST 

 

15.0 APPENDIX C – HISTORIC MAPS 

15.1 MAP FROM 1874 

 

15.2 MAP FROM 1895 
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15.3 MAP FROM 1910 

 

15.4 MAP FROM 1952 

 

15.5 MAP FROM 1963 

 

15.6 MAP FROM 1973 
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15.7 MAP FROM 1983 

 

 

16.0 APPENDIX E – SITE PHOTOS 

16.1 VIEW INSIDE EXISTING BASEMENT TAKEN FROM STAIRS 

 

 

 

 

 

 

 

 

 

 

 

 


