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1. Introduction

Techniker have been appointed by Iconic Properties to carry out a
desktop Basement Impact Assessment (BIA) in support of a planning
application for the proposed redevelopment of the property at 12
Gloucester Gate (Gloucester Lodge), Regent’s Park in Camden and two
mews buildings to the rear, Nos. 12 and 13 Gloucester Gate Mews.

This document is to be read in conjunction with the Planning Application
submitted by Montagu Evans dated 12 August 2016. This report
comprises a screening exercise for the subterranean elements of the
development in line with the London Borough of Camden (LBC) published
‘Planning Guidance: Basements and lightwells CPG4’, dated July 2015.
Based upon the findings of the screening the impact of the proposed
below ground construction is summarised and the need for further
investigations determined. Where relevant, scoping for these
investigations has been presented and details have been included in this
report for consideration by LBC.

CPG4 sets out a developer-led methodology for assessing the impacts of
basement and lightwell construction in line with the June 2017 Camden
Local Plan policies, in particular A1 and A5.

Sections 2 and 3 provide brief descriptions of the current site condition
and the proposed development respectively.

Section 4 assesses the subterranean portion of the proposed
development in accordance with the screening flow charts provided in
section 3 of CPG4 (figures 3-5). The unknown or known potential issues
are then carried forward to Section 5 for scoping of any further
investigations that may be required.

As such this document forms the first two stages of the BIA. A
geotechnical and environmental site investigation is underway, the results
of which would form stage 3 of the BIA in due course. The specification
for these investigative works is appended to this report.

Upon completion of the investigations, a full assessment will be carried
out and the details will be submitted to LBC for review and decision
making.

The structural engineering principles for the design and construction of
the proposed subterranean elements, together with the analysis of the
effects of the works on the existing and surrounding structures are
presented in this report. An outline assessment of the ground movement
risk and the damage to adjacent structures is presented in Appendix |.
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2.

Site location and existing conditions

The proposed development site is located at 12 Gloucester Gate on
Regent’s Park Outer Circle. The development extends to the east and
links with two buildings to the rear on Gloucester Gate Mews. Entrance to
the site is via a relatively large forecourt facing Regent’s Park. Access can
also be made via Albany Street onto the Mews to the east.

—

The post code for the development site is NW1 4HG. The approximate
coordinates of the site are found to be 51.534604, -0.147227.

The site is bordered by neighbouring properties to the north, south and
east.

The west entrance is directly accessible from the Outer Circle.

All adjacent ground is hard-standing and will remain as such and there
will be no change to surface water run-off.

The development site is currently partly occupied by a three-storey
residence with a lower ground floor which is level with the rear garden
and street level on the mews side. The ground floor entrance to the main
residence is approximately 500mm above external ground level at
forecourt. As such, part of the development is already below ground level.
The mews development to the rear comprise two two-storey buildings
with timber flat and hipped roofs and level access on Gloucester Gate
Mews from Albany Street. No.12 Gloucester Gate Mews is also
accessible from the rear garden through the main residence. Drawings of
the existing development are included in Appendix A.
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3. Proposed development

Whilst the main building will not undergo any major reconfiguration at
lower ground level, it is proposed to reinstate the historic extension to the
courtyard (rear garden) with a basement to allow connectivity between
the main building and the mews development.

The existing garden levels are to be retained following the incorporation of
the basement under the courtyard.

A lightwell is to be introduced adjacent to the garden wall to the north to
allow natural light into the basement under the courtyard.

A staircase is to be introduced to the existing building to allow access
from the main residence and for connectivity to the rear of the
development.

The proposals for the remodelling of the existing development at Nos. 12
and 13 Gloucester Gate Mews will involve the retention of the existing
front fagade, the formation of a single-storey basement with level access
to the courtyard extension and the main residence, as well as a roof
extension over the existing building.

It is anticipated that the sub-surface geology will be suitable for the
extended subterranean construction and that the hydrogeology will
remain largely unaffected; however, these are assessed in detail in the
following sections.
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4. Screening

Surface flow and flooding screening

Question 1 Is the site within the catchment of the pond chains on Hampstead Heath?

Response 1 No. The site lies outside of the catchment areas. Refer to Appendix G.

Question 2 As part of the proposed site drainage, will surface water flows (e.g. volume of
rainfall and peak run-off) be materially changed from the existing route?

Response 2 No. The proposed building and hard standing areas cover the same area as occupied by
the existing buildings, sheds and hard standing; hence there will be no material change to
existing flows. Refer to Appendix A and C.

Question 3 Will the proposed basement development result in a change in the proportion of
hard surfaced/paved external areas?

Response 3 No. The existing site is fully covered by buildings and hard standing/paving and the
proposed development covers the same area.

Question 4 Will the proposed basement result in changes to the profile of the inflows
(instantaneous and long term) of surface water being received by adjacent
properties or downstream watercourses?

Response 4 No. Any changes will be negligible.

Question 5 Will the proposed basement result in changes to the quality of surface water being
received by adjacent properties or downstream watercourses?

Response 5 No. There will be no material change to the condition of the site.

Question 6 Is the site in an area known to be at risk from surface water flooding or is it at risk
of flooding, for example because the proposed basement is below the static water
level of a nearby surface water feature?

Response 6 No. The site is outside the areas at risk of flooding. The Regent’s Park Outer Circle to the
west of the site is at low risk of flooding. Refer to Appendix G flooding maps.

Based upon the above screening no matters need to be carried forward
for scoping of further investigation. Notwithstanding this, all matters
relating to the design of the surface water drainage will be carried out to
the satisfaction of the London Borough of Camden and Thames Water
during the development of the design.
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Subterranean (groundwater) flow screening

Question 1a

Is the site located directly above an aquifer?

Response 1a

No. The site believed to be located within Clay Formation and, according the site sensitivity
maps in Appendix G, it does not lie above an aquifer. BGS borehole records of a nearby
site also confirm this. site investigation to verify the assumptions.

Question 1b

Will the proposed basement extend beneath the water table surface?

Response 1b

Unknown. The BGS borehole data supplied in Appendix G of this report does not indicate
groundwater table to the depth of 15m below ground level. This is to be verified by local
site investigation.

Question 2 Is the site within 100m of a watercourse, well (used/disused) or potential spring line?

Response 2 No. Measurements from the maps enclosed with Appendix G of this report indicate the
closest watercourse to site as the Grand Union Canal which at its nearest point to site is
approximately 120m away from site boundary. There are no wells (used or unused),
abstraction boreholes or spring lines evident on OS maps, BGS data or EA data.

Question 3 Is the site within the catchment of the pond chains on Hampstead Heath?

Response 3 No. the site lies outside the catchment area. Refer to Appendix G.

Question 4 Will the proposed basement development result in a change in the proportion of hard
surfaced/paved external areas?

Response 4 No. The existing site is fully covered by buildings and hard standing/paving and the
proposed development covers the same area. Refer to Appendix A and C.

Question 5 As part of the site drainage, will more surface water (e.g. rainfall and run-off) than at
present be discharged to the ground (e.g. via soakaways and/or SUDS)?

Response 5 No. The proposed development will not materially change the surface water discharge from
the site.

Question 6 Is the lowest point of the proposed excavation (allowing for any drainage and
foundation space under the basement floor) close to, or lower than the mean water
level in any local pond (not just the pond chains in Hampstead Heath) or spring line?

Response 6 No. The site is categorised as negligible risk of groundwater flooding risk and is outside the

zone of potential flooding by rivers.

Further investigation will be required in order to confirm the ground water
levels beneath the proposed development. Refer to section 5, Scoping for
Site Investigations and Appendix H.
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Slope stability screening

Question 1 Does the existing site include slopes, natural or manmade, greater than 7°?

Response 1 Yes. The existing development incorporates a lower ground level.

Question 2 Will the proposed re-profiling of the landscaping at site change slopes at the
property boundary to more than 7°?

Response 2 Yes. The proposal involves forming a basement under the courtyard and the mews
buildings.

Question 3 Does the development neighbour land, including railway cuttings and the like, with
a slope greater than 7°?

Response 3 No. The Outer Circle to the west of the site at the site entrance is relatively flat.

Question 4 Is the site within a wider hillside setting in which the general slope is greater than
7°?

Response 4 No.

Question 5 Is the London Clay the shallowest strata at the site?

Response 5 Unknown. From BGS borehole date and geological maps enclosed in Appendix G, the
site is believed to be founded on a thin layer of top soil and made ground over brown clay
and the formation is believed to be London Clay. This is to be verified by local site
investigation set out in Appendix H.

Question 6 Will any tree/s be felled as part of the proposed development and/or are any works
proposed within any tree protection zones where trees are to be retained?

Response 6 Yes. Refer to Arboricultural Impact Assessment Report by Innovation Group
Environmental Services, dated 11 August 2016.

Question 7 Is there a history of shrink-swell subsidence in the local area, and or evidence of
such effects at the site?

Response 7 No. Refer to Appendix G.

Question 8 Is the site within 100m of a watercourse, well (used/disused) or potential spring
line?

Response 8 No. Measurements from the maps enclosed in Appendix G of this report indicate the
closest watercourse to site as the Grand union Canal which at its nearest point to site is
approximately 120m away from site boundary. There are no wells (used or unused),
abstraction boreholes or spring lines evident on OS maps, BGS data or EA data.

Question 9 Is the site in an area of previously worked ground?

Response 9 No. There is no evidence to indicate that the ground has been worked.
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Question 9 Is the site in an area of previously worked ground?
Response 9 No. There is no evidence to indicate that the ground has been worked.
Question 10 Is the site within an aquifer? If so, will the proposed basement extend beneath

the water table such that dewatering may be required during construction?

Response 10

No. Refer to the maps in Appendix G and BGS borehole records. This is to be verified
by local site investigation.

Question 11

Is the site within 50m of Hampstead Heath ponds?

Response 11

No.

Question 12

Is the site within 50m of a highway or pedestrian right of way?

Response 12

Yes. The proposed locations for subterranean works in the main residence are
approximately 36m away from the pavement on the Outer Circle. On the mews side,
the proposed basement to the rear of the development is adjacent to Gloucester Gate
Mews, circa 15m from Albany Street.

Question 13

Will the proposed basement significantly increase the differential depth of the
foundations relative to neighbouring properties?

Response 13

Unknown. The neighbouring properties to the north and south of the main residence
are believed to incorporate lower ground levels. Foundations to the adjoining mews
structures are unknown and may be shallow. It is therefore proposed that further
investigation be carried out to ascertain levels, at the next design stage. Refer to
section 5 of this report.

Question 14

Is the site over (or within the exclusion zone of) any tunnels, e.g. railway lines?

Response 14

No. There are no rail or other tunnels identified on OS maps.

Based upon the above site investigations will be required in order to
confirm the ground water levels and existing soil conditions in the vicinity
of the proposed development. Refer to section 5, Scoping for Site
Investigations and the information in Appendix H.
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5. Scoping for site investigations

As described within previous sections of this report, the development site
is currently occupied by a building with a lower ground floor level. The
proposed development will incorporate a new single-storey basement to
the courtyard and the mews buildings to the rear of the site.

Areas of uncertainty are highlighted in grey in the above tables. These are
in relation to the ground conditions and groundwater levels. BGS data
from a borehole in close proximity to the site is included in Appendix G of
this report.

Given that many of the buildings within the area (including the one
currently occupying the site) were originally constructed with lower
ground levels it is unlikely that the soil and ground water conditions will
have a significant impact on the proposed development.

In addition to the general ground conditions there are other
considerations specific to this site that need to be investigated prior to
construction as described below.

Existing building

Investigations will be required in order to ascertain information relating to
the building that currently occupies the site such as type and depth of
footings, wall thicknesses, load transfer paths, etc. The nature of the
existing construction will inform options for removal, retention or re-
utilisation in order to maintain safety and stability of the surrounding
areas.

Neighbouring property

The proposed development shares party walls with the neighbouring
building to the north, south and east of the site. The type and depth of
the existing footings will need to be established.
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The general structural methodology for the design and construction of the
proposed subterranean portions of the proposed redevelopment will
address potential hazards associated with the unknown elements of the
adjoining structures and their foundations. Generally, one of the following
conditions is expected to be encountered:

a) Shallow foundations to the neighbouring properties / Party Walls:-
Conventional methods will be used to underpin the wall footings to
suitable depth prior to commencement of excavation to
incorporate the proposed basement.

b) Excavation adjacent to an existing subterranean structure not
shallower than the proposed basement:- Existing structures (Party
Walls) will be propped throughout the construction process to
prevent lateral displacements.

A ground movement assessment is appended to this report (Appendix ).
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Statutory authority information

Considering the location of the proposed substructure works, it is unlikely
that existing buried services -usually to be positioned beneath footpaths
and roads adjacent to site- be encountered. Notwithstanding this, it is
important to establish positions of the existing services early on in the
design process to avoid disruption/damage during the works.

Other considerations:
Cumulative effects

The cumulative effects of the proposed basement construction are
dependent in part on the ground conditions and the groundwater table.
These will be verified and monitored during the site investigation. It is
understood that a number of properties adjacent to the development
currently incorporate lower ground levels (historical) or basements which
have recently been formed and as such the method of construction for
the proposed substructure works (including temporary and permanent
works) will address the potential cumulative effects on groundwater flow.

Archaeology

Excavation for the extension of the lower ground floor may be of
archaeological interest and will need to be investigated further prior to the
commencement of any works.

Based upon the above requirements the scope of site investigations will
include:

o A condition survey of the existing building.

o Ground investigation (Gl) to establish physical soil properties,
ground water levels and the depth and type of existing footings.
The proposed scope of the Gl is indicated in Appendix H.

o The borehole and trial pits will be used to confirm the local soil
conditions, ground water levels and existing footings. Horizontal
cores (or local brick removal) in perimeter walls in locations
proposed to be excavated to incorporate basement areas will be
used to establish the thicknesses of the existing retaining walls.
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o A desk study of information made available by the relevant
statutory authorities supplemented with subsurface scans where
appropriate.

o A CCTV survey of the existing below ground drainage system to
assess the condition of the system and to establish routes, pipe
sizes, manhole sizes and invert level and any potential defects.

The detailed site investigation will be carried out during the next stage of
the project (start of Stage 3) and the findings will be submitted in support
of the proposed development planning application at a later date. The
specification for these investigations is summarised in Appendix H.

T ECHNI K ER Gloucester Lodge: TK15060-01-BIA_05.docx Page 15



6. Summary

The proposed subterranean proposal for the main residence is essentially
an extension of an existing lower ground floor and, as such, will not
materially affect the existing surface drainage and its impact on the
geology, hydrogeology and hydrology if the site and on adjoining
structures is expected to be minimal.

The site investigation described above will provide sufficient information to
confirm unknown aspects of the local geology and hydrogeology so that
the proposed subterranean part of the development —in particular the
mews buildings- can be designed and constructed in a manner that will
maintain the integrity, stability and safety of the surrounding public areas,
buildings, services and environment.

Monitoring of site conditions and surrounding features will form part of the
construction method throughout the project. Method statements will be
obtained from the contractor prior to the commencement of the works
and acceptable movements will be agreed -in advance of the works- with
the adjoining owners.

The general structural methodology for the design and construction of the
proposed subterranean portions of the proposed redevelopment will
address potential hazards associated with the unknown elements of the
adjoining structures and their foundations. Generally, one of the following
conditions is expected to be encountered:

a) Shallow foundations to the neighbouring properties / Party Walls:-
Conventional methods will be used to underpin the wall footings to
suitable depth prior to commencement of excavation to
incorporate the proposed basement.

b) Excavation adjacent to an existing subterranean structure not
shallower than the proposed basement:- Existing structures (Party
Walls) will be propped throughout the construction process to
prevent lateral displacements.

Displacements will be limited to values which would result in damage to
the adjoining structures not exceeding what is identified as Burland
Category 1 damage.
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Appendices
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Appendix A - Existing development drawings
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