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Synopsis 

 

The property is a three-storey terrace house with an existing partial basement, which we 

assume was an old coal cellar, under the ground floor hallway. It is of traditional construction 

with timber floors and roof spanning between load-bearing masonry external walls and internal 

walls or steel beams installed during the refurbishment works in circa 2015. 

 

The original house consists of a main terraced section as well as an outrigger located on the 

rear left hand side. The refurbishment work carried out at the property included a rear single 

story wrap-around extension at ground floor, installation of a new second floor and dormer 

construction at roof level. The works included the opening up of the ground floor space, with 

the installation of a series of structural frames and supporting beams. The structure was 

designed with the construction of a future basement in mind and as such it is the intension that 

the existing house, from ground floor upwards, will be left untouched and inhabited during the 

proposed construction works. 

 

The proposal discussed herein is to extend the existing basement across the full width of the 

property, from the front elevation to approximately the line of the original rear extension of the 

terrace. There is also a lightwell proposed for part of the front garden.  

 

Trial pits were dug within the existing basement in March 2020 by Oakland Site Investigations. 

The logs show that the existing footings are corbelled brickwork, extending 0.5m below the 

existing basement level to the party wall at No. 44 Agamemnon Road. As this type of 

foundation is common for the age of the property and other properties we have experience 

with on Agamemnon Road, we assume that the footings to the party wall at No. 48 

Agamemnon Road will be shallow corbelled brickwork, approximately 0.5m below ground floor 

level. 

 

The existing central ground beam within the property is currently supported at each party wall 

as well as on a temporary stub column, just inboard of the existing basement. This beam has 

been designed by the previous engineer to span the full width of the property and therefore the 

proposal is for the stub column and its foundation to be removed. It is assumed that the 

bearings of the existing beam at each party wall will need to be upgraded before the removal 

of the stub column, and also that the load should not be fully transferred to the walls until the 

reinforced concrete retaining walls under have been completed.  
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Appraisal 

 

This appraisal of the basement construction has been carried out for the purposes of making 

a planning application for the proposed works. Should the planning application be approved, 

a full appraisal of the existing structure would need to be carried out and a full design of the 

substructure alterations would then take place. 

 

This appraisal contains a brief method statement, preliminary sketch proposals for the 

basement works, as well as preliminary calculations for the basement retaining walls. 

 

 

Flood Risk 

 

With reference to the Environmental Agency’s Flood Risk Map, the application property is 

outside any flood risk zone. It is also shown as a “very low risk” of flooding from rivers and 

seas, with “very low” meaning that it has a 1 in 1000 (0.1%) of flooding each year. The site is 

on higher ground than the areas that historically experienced flooding, most recently in 1975. 

As such no Flood Risk Assessment is therefore deemed required. 

 

Flood records dating back to 1927 show no recorded incidence of flooding at this site. Flood 

barriers protect the site with crest heights above calculated worse case tidal levels. 

 

 

Surface Water  

 

The Environmental Agency’s risk from flooding from surface water is very low meaning that it 

has a 1 in 1000 (0.1%) of flooding each year.   

 

The proposed development comprises the enlargement of a lower ground floor, and the 

addition of a light well. The extension will provide an enlarged living space for the dwelling 

house. There is no material increase in hard surfacing or roof areas as a result of the 

development. The enlargement will occupy an area which is currently hard surfaced. As part 

of the site drainage, the surface water flows (volume of rainfall and peak run-off) will not be 

changed from the existing route, or result in changes to the quality of the surface water 

received by the adjoining properties or watercourses. 

 

Surface waters will be discharged to the existing combined drainage system.  
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Foul waters will be discharged to the existing combined drainage system. 

 

The site is not within the risk areas of West and South Hampstead, and is not below the static 

water level of a nearby feature. 

 

 

Groundwater/Risk of Flooding from Reservoirs 
 

With reference to the Environmental Agency’s Flood Risk Map, the site is not in a Groundwater 

protection zone, and it is extremely unlikely to be at risk from flooding from reservoirs. 

 

The site is not directly above an aquifer. It is not within 100m of a watercourse or spring, nor 

is the site within the catchment of the ponds of Hampstead Heath. Also the lowest point of the 

excavation (allowing for any drainage and foundation space under the basement floor) is not 

close to, or lower than, the mean water level of any local pond or spring line. 

 

Water was not noted to be present in the trial pit logs and was not encountered in the window 

sample. 

 

 

Generally 

 

All gaps to accommodate services such as gas, electricity and telephone cables to the lower 

ground and ground floor will be sealed with silicone sealant. 

 

Brickwork joints and cracks will be re-pointed, and all joists will be sealed between new walls 

and doors. 

 

Non-return valves will be installed at all connection pipes to the main sewer to prevent backing 

up of foul waters should the outlet become submerged under extreme flood conditions. 

 

The drainage system will be fitted with a positive pumped device in order to protect the 

development from sewer flooding.  

 

Low level up-stands will be constructed around the lightwell to reduce the risk of surface water 

ingress. 
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A rodable rainwater gulley will be installed in the base of the lightwell. 

The basement will be tanked to prevent water ingress of groundwater and surface water. 

 

The proposed works will not have any effect on the watercourse, floodplain or its flood 

defences nor impede any access to flood defences and management facilities. 

 

These measures are intended to protect the building and its contents and to safeguard the 

occupiers of the building. 

 

 

Temporary Works 

 

The Contractor will be responsible for the design of the temporary works for both the basement 

construction and superstructure works. The following method statement and suggested 

construction sequencing shown on the sketches should be developed and finalised by the 

Contractor prior to works beginning. The temporary works would need to be designed to 

minimise ground movement and any effects on the adjoining properties. The Contractor’s 

method statement and temporary works design should be reviewed and approved by the 

design engineer prior to any works taking place. 

 

During excavation, ground movement should be regularly monitored, as is standard practice. 

We would recommend a specialist company carry out the monitoring works. 

 

Should works be carried out in line with the proposed method statement, we believe there 

would be minimal damage to any adjacent buildings, in line with Category 1 – Very Slight on 

the Burland Scale. However, we would certainly advise that an experienced builder is used 

with all relevant insurance to carry out the works. We would also suggest that Party Walls 

Awards are to be in place with all relevant neighbours such that, in the unlikely event that 

additional damage is caused, it will be repaired. 

 

We also believe that the structural stability of both the property being underpinned, as well as 

all adjacent properties, would be maintained if the method statement outlined below is 

followed. 
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Basement Construction 

 

The works would involve the underpinning of the existing external and party ground floor walls 

in order to minimise disruption to neighbouring properties. Internal walls are to be supported 

by steel beams spanning between the underpinning. Retaining walls would also be constructed 

to form the lowered front lightwell. Further retaining walls would be constructed to form the rear 

of the basement. All of these retaining walls should be constructed using an underpinning 

sequence so as to minimise disruption to the adjoining properties. Further to this, sequencing 

of the construction will need to be planned around maintaining occupancy of the building from 

ground floor level and above, with minimal works to be carried out in the existing dwelling. 

 

The underpinning would consist generally of short sections of reinforced concrete retaining 

walls, excavated in sequence and tied together with dowel bars. They would be designed to 

carry both the vertical loads of the walls above, as well as lateral loads from the adjoining soil. 

Temporary propping at the base of the retaining walls should be installed and maintained until 

the central basement slab has been cast and reached its full working strength. This will 

minimise forward movement of the retaining walls and hence minimise damage to adjoining 

properties. It is assumed at this stage that neither of the adjoining properties has excavated a 

basement but this will be confirmed prior to the full design taking place. 

 

Following review of the British Geological Survey maps (1:50,000 scale), we have assumed 

the founding soil to be London Clay for the purposes of the design of the proposed basement. 

The founding soil appears to be relatively homogenous in the surrounding area and we 

therefore do not believe the soil will be unstable. We have also assumed the water table to be 

one metre above basement slab for the purposes of this structural appraisal. We would 

recommend a site investigation be carried out prior to construction so as to determine the exact 

make-up of the founding soils and water table level. 

 

 

Enabling Works 

 

The site is to be suitably hoarded to prevent unauthorised access. 

 

Licenses for skips and conveyors are to be obtained and displayed in suitable locations. 
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Design Standards and Reference Documents 

 

The relevant Eurocodes, Building Regulations and Codes of Practice should be used in the 

design. 

 

 

Design Parameters 

 

The internal steelwork and underpinning should be designed for an imposed floor load of 

1.5 kN/m2, as well as calculated dead loads.  The retaining wall to the lightwell in the front 

courtyard should be designed for an imposed load of 5 kN/m2. 

 

We would propose an allowable bearing pressure of 100 kN/m2 for London Clay, the assumed 

founding soil. 
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PRELIMINARY METHOD STATEMENT 
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Preliminary Outline Construction Sequence 
 
1.  Underpin front elevation with sacrificial mass concrete, in sequence marked as ‘a’ on drawings 

(see also underpinning sequence note below). Backfill with well compacted material after each 
pin. 

 
2.  Install temporary steel beam under front wall of bay at ground level spanning between 

underpins.  
 
3.  Form lightwell in reinforced concrete retaining walls in underpinning sequence marked as ‘b’ on 

drawings. Install temporary props as necessary until permanent ties to return walls and front 
elevation of property are complete. 

 
4.  Underpin party wall to No. 44 Agamemnon Road (in existing basement) in sequence marked as 

‘b’ on drawings. 
 
5.  Prop existing central ground floor beam and upgrade existing beam bearing at No. 44 

Agamemnon Road. 
 
6.  Underpin party wall to No. 48 Agamemnon Road in sequence marked as ‘c’ on drawings (Note. 

Method assumed as tunnelling due to maintained occupancy of residence above). Ensure 48hrs 
from casting one pin and excavating for the next pin. 

 
7.  Prop existing central ground floor beam and upgrade existing beam bearing at No. 48 

Agamemnon Road. 
 
8.  Underpin existing rear ground beam with mass concrete, in sequence marked as ‘d’ on 

drawings. 
 
9.  Cast reinforced concrete retaining wall to front of rear ground beam foundation in underpinning 

sequence marked as ‘e’ on drawings. 
 
10.  Remove stub column under central ground beam. 
 
11.  Excavate central berm (including the internal original basement masonry walls and pad 

foundation from stub column), installing props as excavation progresses. 
 
12.  Cast basement slab. 
 
13.  Install new steel beams to support chimney breasts at ground floor. 
 
14.  Tie walls to ground floor using straps. 
 
15.  Remove props, monitoring for movement. 
 
16.  Demolish mass concrete underpinning to front elevation and replace with masonry/glazing as 

per architects design, propping wall above as necessary. 
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Underpinning Sequence 
 
1.  Underpinning to be carried out in standard 1, 3, 5, 2, 4 sequence. See sketches for suggested 

layout. 
 
2.  Each leg is to be excavated in bays not exceeding 1.0m in length, concreted and pinned tight to 

existing footing before commencing next leg. Similarly numbered bays can be carried out 
consecutively. 

 
3.  The construction of each underpinning block shall be commenced immediately after the bottom 

of the excavation has been exposed. The bottom shall be sealed with concrete blinding 
immediately after inspection has shown it to be satisfactory. 

 
4.  The underside of the existing footing shall be thoroughly cleaned. 
 
5.  At least 24 hours after concrete pour, semi-dry pinning sand/cement pack to be rammed in hard. 
 
6.  At least 48 hours to elapse before excavation of next pin in sequence. 
 
7.  Sides of previously poured pins to be thoroughly cleaned and joined together with 20mm. 

diameter dowel bars, 1.0m long. 
 
8.  Concrete to be grade C40 minimum.  
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PRELIMINARY SKETCH PROPOSALS 
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PRELIMINARY CALCULATIONS  
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