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GRANTED

2019/0000/P

18 Example Rd.
London
NWX 6TA

Excavation at lower ground floor
level, following conversion of
storage space below front garden to
habitable room and toilet to single
family dwelling.

Notes: New Habitable Room and
Kitchen /Dinner at basement level in
the Primrose Hill Local Flood Risk
Zone, rated by the EA as at Medium
Risk Surface Water Flooding,

Ancillary
Basement to

House

Primrose
Hill

Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

2
Other

Habitable
Basement
Rooms

1
Other
Misc.

Basement
Rooms

Campbell Reith BIA Audit
12456-01 Rev: X1 April 2019

5.0 CONCLUSIONS

5.6. It is accepted the site is in an area at
low risk of flooding.

5.7. There will be no impact to the wider
hydrological environment.

5.8. The BIA meets the requirements of CPG
Basements

Householder Application Granted

Informative(s):
1 Reason for granting permission:
The proposed conversation of vaults and storage below front garden to
habitable room and toilet required excavation at this level, which was
supported by a Basement Impact Assessment (BIA). The BIA submitted was
audited by Campbell Reith and considered to not have impact on the wider
hydrogeological environment, nor on the land stability of the host buildings,
neighbouring ones and footway, the area is at low risk of flooding and there will be
no impact to the wider hydrological environment. As such, the proposal would meet
the requirements of policy A5 and CPG Basements.

[Flood Risk Zone goes unremarked in the Decision Notice]

Appelants own ref.
number internal use.

Campbell Reith’s
BIAAudit
Surface Water
Flood Risk or
General
Conclusions

Officer’s Report or
Informative
Flood Risk
Conclusions

Predominately just echoing
Campell Reiths conclusions

Very short summery of the application
Appelants own research notes in blue

Occasional additional
appelants note in blue

Application Number
Site address

Decision Date

Final
Decision

Is the Basement in a ‘Local Area Flood Risk Zone’?
Is it a ‘Previously Flooded Street’?

Evident LLFA Officer involvement?

Basement bedrooms
Basement
habitable rooms

Other basement rooms
and misc. spaces

‘Vulnerable
uses’

Basement
Type

Precise
address’s
Environment
Agency
Risk

Specific details of eachapplication listed can always be verified by checking theoriginal application files on the LB Camden Planningweb site itself. Compiled July 2021.E&OE.

152 BIA Audited or Flood Prone Area Basement Applications
Decided under the current Local Plan since July 3rd 2017

Key to the table contents: Decision making:

The following list forms the evidence base for a number of statements made in the appellants Statement of Case. There is no intention
of burdening the inspector with having to read it all, it is provided to be referred to only if required.

At the time of writing in July 2021, the Camden
Planning web site returned 2,532 applications with the
word Basement and/or Lower Ground in the application
description. The majority are not new basements. Most
involve discharge of conditions, change of use,
machinery or alterations to extant basements etc.

The following table lists 152 applications isolated from
that much larger search that fit the following criteria:

1. New basement constructions that required a
Campbell Reith BIAAudit and/or are located in one
of Camden's Local Flood Risk Zones.

2. Decided since the Local Plan was adopted on 3rd
July 2017, by the LPA or at appeal.

The list is as accurate as possible given the
complexities involved in compiling it. Applications that
do not have the words 'Basement' or 'Lower Ground in
the description, or documents that where never
published will not have been found. Bedrooms are
counted as such, rooms with windows as habitable
rooms, bath, store, cinema or pool rooms etc as 'other
rooms'. Plant rooms are counted as 'vulnerable' uses.

While it cannot claim to be a definitive record of all the
LPA new basement decisions, it almost certainly
contains a great majority of them and more than
enough to present a representative picture of how the
LPA has been deciding basement applications under
the current local plan.

The study illustrates:

1. How the LPA has evaluated flood risk in deciding
each of the 152 listed cases.

2. It’s decisions with regard to Local Flood Risk Zones
and Previously Flood Streets.

3. Its decisions about what is or isn’t held to be a ‘self-
contained’ or a duplex basement unit.

4. Evidence of Lead Local Flood Authority Officer’s
involvement in flood risk assesment.

5. It’s approach to basement evacuation issues.

Shorter, abridged tables, derive from this main study
are referred to in the main Statement of Case.

1
Plant
Room

2
Basement
Bedrooms

APPENDIX A



Sheet 1

Sheet 1

1 31 Oct 2017

2 16 Feb 2018

GRANTED

3 14 Aug 2018

GRANTED

4 12 Jul 2017 1

_ GRANTED

5 5 Oct 2017

GRANTED

6 1 Nov 2017

GRANTED

7 8 Feb 2018 1

GRANTED

8 15 Jan 2019

GRANTED

9 8 Mar 2018

2015/2203/P

163 Sumatra Rd.
London
NW6 1PN

Conversion of house to 4 flats Inc.
2 new basement and ground floor
duplex maisonettes.

Note: Approval recommended.
Significant street flooding issues are
evident on the environment agency
map. The Councils refusal and the
inspectors report does not mention
the flood risk zone, that the street
flooded in 1975 and 2002 or
“vulnerable uses”. Flooding was
not an issue in either decision. Bank
refused to sign s106, the appeal
was for non-determination, which
was dismissal.

2 x
Duplex
Flats

Sumatra
Road

Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Previously
Flooded
Street
1975
and
2002

No LLFA
Comments
Found

2
Basement
Bedrooms

2
Other

Habitable
Basement
Rooms

4
Other
Misc.

Basement
Rooms

_

No BIA Audit Undertaken

Note: a BIA was provided and
accepted by the LPA but seems no
audit undertaken or published.

Recommended for Approval

FOR INFORMATION ONLY - THIS IS NOT A FORMAL DECISION
Town and Country Planning Act 1990 (as amended)
DECISION SUBJECT TO A SECTION 106 LEGAL AGREEMENT

Informative(s):
1 Reason for granting permission
The proposed conversion from an existing five bedroom single family dwelling house to
form four flats (2x 1 bedroom and 2x2 bedroom) is considered to be an acceptable use at
this site.

Appeal Ref: APP/X5210/W/17/3172882 Conclusion
22.Whilst I have found no harm in relation to the character and appearance of the area
and the living conditions of neighbouring residents, I have found that the submitted
planning obligations would [not?] be effective in securing a CMP or a contribution
towards highway works thus failing to mitigate the harm arising from such.

23. For the above reasons, and taking all matters raised into account, I conclude that the
appeal should be dismissed.

DISMISSED
for lack of a
signed s106.

NOT for Pluvial/
Surface Water

Flooding.

2015/3049/P

51 Calthorpe St.
London
WC1X OHH

Conversion; office to residential, 13x
self-cont. flats, inc. excavation to
create basement.

Note: 5 Basement bedrooms.
Officers accept Campbell Reith's
Flood Risk conclusions and
Permission is Granted

3 x
Duplex
Flats

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

5
Basement
Bedrooms

4
Other

Habitable
Basement
Room

4
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12066-39 Rev: F2 April 2017

5.0 CONCLUSIONS

5.11. It is accepted that the site is not in an
area subject to flooding.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

6.86 The final audit report by Campbell Reith notes the following: The BIA has been
carried out by engineering consultants with suitable qualifications. Appropriate site
investigations have been carried out to determine the geology and the existing
foundations. It has been concluded that the impact on ground water flows will be low as
ground water flow around the basement, as flow rates are low and there are no
neighbouring basements to the same level.

- It is accepted that the site is not in an area subject to flooding.

2015/5759/P

Royal Academy of
Dramatic
(RADA)
16-18 Chenies St.
London
WC1E 7PA

Part demolition alterations,
extensions including at basement
to create 300 seat theatre, refectory,
bar kitchen, library, exhib space,
offices, 60 student beds.

Notes: Officers accept Campbell
Reith's Flood Risk conclusions, the
residual flood risk mitigation
measures.

The Officer notes at ‘Flooding and
Drainage 11.16’ that there is no
significant change in the new Policy
CC3 compared with the previous
policy DP23.

Permission is Granted.

Basement to
RADA

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _

15
Other
Misc.

Basement
Rooms

5
Plant
Room

Campbell Reith BIA Audit
12066-88 Rev: F1 March 2016

5.0 CONCLUSIONS

5.6. It is accepted that the development will not
impact on the wider hydrogeology of the area, is
not in an area subject to flooding and there
are no adverse impacts on slope stability.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

6.0 Basement development

6.1 Policy A5 (Basements) supersedes policy DP27.

6.6 The BIA has been independently assessed by Campbell Reith who consider the
assessment to be acceptable, and are satisfied that the impacts of the basement
proposals have been identified in the Basement Impact Assessment and suitable
mitigation measures proposed. Damage category 0 (negligible) to Category 1 (very
slight) has been predicted, which would still be in accordance with the requirements of
Police A5(n) which reduced the maximum allowable damage category from 2 to 1
compared to the previous Development Plan Documents.

6.7 The Council is satisfied that the proposed basement excavation would not cause harm
to the built or natural environment or local amenity and would not result in flooding or
ground instability, in line with the requirements of Policy A5. A Basement
Construction Plan would not be required.

Flooding and Drainage

11.16 Policy CC3 compared with DP23: No significant change in the policy.

11.17 The Basement Impact Assessment considers the issue of flooding and
concludes that the site is not at risk of flooding from rivers or seas nor would it
increase flood risk in the area.

11.18 The NPPF requires all major developments to include a Sustainable Urban
Drainage Strategy (SUDS). The SUDS statement submitted with the application concludes
that SUDS are not feasible due to the existing constraints of the site, but that 5 ‘Ecoplay’
systems will be installed to recycle some water from showers…

2015/6064/P

10
Agamemnon Rd.
London
NW6 1DY

Change of use from 7 individual
studio flats and 2 bedsits, to 4 x 2
bedroom flats, inc. extension to
existing basement, including new
lightwells.

Notes: Officers accept Campbell
Reith's Flood Risk conclusions, the
residual flood risk mitigation
measures and Permission is
Granted. Flooding is otherwise
unremarked in the Decision Notice.

Self
Contained
Basement

Flat

'Akin’
to a

Duplex?

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
2002

No LLFA
Comments
Found

2
Basement
Bedrooms

2
Other

Habitable
Basement
Rooms

1
Other
Misc.

Basement
Room

Campbell Reith BIA Audit
12466-02 Rev: F1 Sept. 2016

5.0 CONCLUSIONS

5.7. Mitigation measures are discussed
within the BIA, but the effects and residual
impactswere not included in the original
submission. These have been addressed further
in the revised submission, specifically to
address waterproofing and flood risk.

5.9. Flood risk has been identified as a
potential risk. The revised submission
addresses flood risk and states there is a
very low risk of surface water flooding.
Whilst this is not accepted, suitable
mitigation measures have been submitted
and it is accepted that these will be
implemented both in detailed design and
construction.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

[Flooding unremarked in the Decision Notice]

2015/6537/P

32 Percy St.
London
W1T 2DE

Erection of 2 storey rear extension
including basement excavation
following partial demolition.

Notes: Officers accept Campbell
Reith's Flood Risk conclusions, the
residual flood risk mitigation
measures and Permission is
Granted in spite of the site being at
EA Medium Flood Risk and a ‘ground
water flooding vulnerability zone’;
with a Basement Bedroom, an
additional Habitable Room and a
Plant Room.

Basement to
Offices

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Site in a
ground
water

‘flooding
vulnerability

zone.’

Street not
previously
flooded

No LLFA
Comments
Found

1
Basement
Bedroom

1
Other

Habitable
Basement
Room

2
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12336-14 Rev: F1 March 2017

1.12. The site is within a defined
groundwater flooding vulnerability zone.
Additional monitoring is presented in the revised
submissions confirming winter groundwater
levels to be below proposed basement slab
level.

4.12. It is accepted that no known ponds, spring
lines or wells are in close vicinity to the site and
that the site is outside the Hampstead pond
chain catchment area.

4.14. It is accepted that the site is not in a
surface water or rivers and seas Flood Risk
Zone based upon Camden Flood Risk
Management Strategy maps and is not
identified as a street that flooded in either
1975 or 2002.

5.0 CONCLUSIONS

5.6. It is accepted that there are no slope
stability concerns and no hydrological concerns
with respect to the development proposals.

5.7. The revised BIA meets the criteria of
CPG4

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement.

2.13. Basement

2.14. A Basement Impact Assessment (BIA) has been provided and independently
audited. The audit confirms there would be no harm to neighbouring structures and
it would not adversely affecting drainage or damage to the water environment.

A condition would be included requiring details of a chartered engineer and for the
development to be carried out in strict accordance with the recommendations of the BIA
and associated supporting documents.

2015/6955/P

156-164
Gray's Inn Rd.
London
WC1X 8ED

Redevelopment to create part 4
storey, part 7 storey plus basement
buildings for office, retail, restaurant
at LG/GF plus 15 flats above.

Notes: The LLFA officer seems to
have limited their input to
recommending two SuDS related
conditions;

1. That SuDS be installed in
accordance with the FRA/Drainage
Statement and drawings etc.

2. Prior to occupation, evidence
SuDS were implemented as
described be provided and that the
system be maintained thereafter.

The author is indicated as being
Amy Farthing MSc B(Arch), a
Sustainability Officer at LB Camden.

Otherwise, officers accept Campbell
Reith's Flood Risk conclusions, with
mitigation measures and Permission
was Granted.

Basement
To Offices

And

Service Floor
to

Block

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

LLFA
Comments

Made
_ _

2
Other
Misc.

Basement
Rooms

5
Plant
Rooms

Campbell Reith BIA Audit
12336-03 Rev: F2 Feb. 2017

4.8. [The BIA] has identified that the site has
a low risk to flooding from surface water,
sewers, reservoirs (and their artificial sources),
groundwater and fluvial/tidal watercourses and
it is accepted that no mitigation measures
are required to reduce the risk further. A
drain cavity pump station and anti-flood valve
will be incorporated into the basement to
prevent storm water surcharge.

5.0 CONCLUSIONS

5.4. The site is located within a Critical
Drainage Area. A Flood Risk Assessment
and Surface Water Drainage Statement has
been carried out which identifies an
acceptable low risk to flooding.

5.5. The provision of green roofs and below
ground attenuation will reduce surface water run
off rates…

5.8. There are a number of outstanding
issues and it is recommended these can be
provided within a Basement Construction
Plan...

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

11.3 A Structural Report and Basement Impact Assessment (BIA) has been submitted by
Eckersley O'Callaghan (with input from GEA on ground movement and geotechnical
matters). A full flood risk assessment prepared by Robert West was also provided.
These documents have been independently reviewed by the Council’s independent
auditor Campbell Reith.

During the course of the application further information was requested to clarify the
conclusions of the Ground Movement Assessment (GMA). These have been received and
considered acceptable. Overall, Campbell Reith accepted that there are no slope
stability concerns, hydrogeological concerns or hydrological concerns with respect
to the development proposals.

2015/7293/P

114
Prince of Wales Rd.
London
NW5 3NE

New self contained basement flat
including lightwells front and back

Notes: Officers accept Campbell
Reith's Flood Risk conclusions and,
along with mitigation measures.

Permission was Granted for a fully
self contained basement flat with 2
Basement Bedrooms, open plan
Living Room/Kitchen at a EA Medium
Flood Risk Site on a Street listed as
having previously flooded.

Fully Self
Contained
Basement

Flat

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Previously
Flooded
Street
2002

No LLFA
Comments
Found

2
Basement
Bedrooms

1
Other

Habitable
Basement
Room

1
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12466-01 Rev: F1 Dec. 2017

4.14. The BIA screening has identified that the
road has previously flooded, and that a FRA
may be required. The revised submissions of
Nov. 2017 confirm that there is a medium
surface water flood risk that will be mitigated
by use of appropriate flood risk defences,
such as non- return valves to drainage. It is
recommended that threshold levels to
lightwells and entrances are elevated in
relation to surrounding ground level, such
increase in threshold levels to be assessed as
part of the detailed design works.

5.0 CONCLUSIONS

5.11. It is accepted that the development will not
impact on the wider hydrogeology of the area.

5.12. The development should implement
appropriate flood risk mitigation measures.

5.13. Considering the revised submissions, the
BIAS meets LBC’s policy requirements.

Full Planning Permission
Subject to a Section 106 Legal Agreement

Informative(s):

1 Reasons for granting permission.
A Basement Impact Assessment has been submitted and audited by the Council's
independent engineering consultant in order to review the potential impact of the
basement excavation on land stability and local ground and surface water
conditions. It is accepted the development will not harmfully impact on local land stability
and hydrogeology of the area…

2016/1091/P

12-14 Greville St.
London
EC1N 8SB

Demolition. of 14 Greville St, part
demolition Of 12-13 Greville St. inc.
enlarge existing basements. New
5-storey office, workshop and retail
spaces.

Notes: Officers accept Campbell
Reith's conclusions that the BIA
complies with the requirements of
CPG4, flooding seems unremarked
in the Decision Notice and
Permission was Granted.

Basement
Workshop
Space &

Service Floor
to

Office Block

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _

2
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12466-22 Rev: F1 Feb. 2018

5.0 CONCLUSIONS
5.2. The BIA was initially based on a Desktop
Study undertaken by GEA. Subsequent intrusive
ground investigations have determined the
ground and groundwater conditions sufficiently
for this impact assessment.

5.3. It is accepted that the new development
and associated basement is at low risk of
flooding.

5.4. The BIA has stated that the excavation for
the proposed basement will be up to around
1.0m below the existing basement slab level.
The GI has shown that some Hackney Gravel
will remain beneath the raft slab and that it will
lie above the groundwater. The potential
hydrogeological impacts have been closed out.

5.8. Queries and requests for further information
which were raised during the audit process are
discussed in Section 4 and summarised in
Appendix 2. It is confirmed that, with the
supplementary information presented in
Appendix 3, the BIA complies with the
requirements of CPG4.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

[Flooding issues unremarked in the Decision Notice]

2016/2027/P

51
Tottenham Court Rd
London W1T 2EH

Demolition then of 4 storey rear
extension, basement, roof
extensions comprising an additional
storey for retail, office and residential
development inc. New flat on 4th.

Notes: Although the site is identified
as being at High Risk of Surface
Water Flooding by the EA.
Officers accept Campbell Reith's
conclusions that the development is
at Low Risk and that the BIA
complies with the requirements of
CPG4. Flooding seems largely
unremarked in the Decision Notice
and Permission was Granted.

Basement
Retail and
Service
Space

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _

3
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12336-87 Rev: F1 Dec. 2017

5.0 CONCLUSIONS

5.10. It is accepted that there are no slope
stability issues and that the development is at
low risk of flooding.

5.11. Queries are discussed in section 4 and
summarised in Appendix 2. The revised BIA
does meet the relevant LBC’s policy criteria,
subject to a BCP to confirm: the ground
conditions through additional investigation; the
grouting methodology and design; sufficient
structural monitoring

Full Planning Permission Refused

4 Insufficient information has been submitted in relation to the impacts of the proposed
basement to allow the Local Planning Authorityto ascertain whether the basement
development would maintain the structural stability of the building and neighbouring
propertiesand avoid adversely affecting drainage and run-off or causing other damage to
the water environment, contrary to policy DP27 of the Camden Development Policies
2010-2026.

[Flooding issues otherwise unremarked in the Decision Notice]

Appeal Decision 1. The appeal is dismissed. [On amenity grounds]
Living Conditions/Amenity of Nearby Occupiers

... I find that the proposal would be so close to nearby office windows that it would be
significantly overbearing on the outlook from the windows…

...There would also be conflict with the core planning principle of the Framework which
requires that a good standard of amenity is secured for all existing and future occupants of
land and buildings…

DISMISSED
On Appeal

Bulk Massing
Issues

NOT refused for
Pluvial/Surface
Water Flooding.

Quick
Ref
No.

Application
Number

Site Address

Decision Date
Decided since the
Local Plan was
adopted 03/07/2017
- which thereafter
carries full weight.

Application Description
Necessarily abridged and paraphrased for
brevity.

[Notes by the 2020/2936/P
appellant]

Multi
vs.
Single
Level

Camden
Local
Flood Risk
Zone

EA Flood
Risk
Checker
For the exact
Address

Previously
Flooded
Street
Or other
Flood Risk

LLFA
Comments

Basement
Bedrooms

Basement
Habitable
Rooms

Other
Basement
Rooms
Bath, Gym, Pool,
Games, Office,
Workshop etc.

Plant
Rooms
Gas, Electric,
Pump,
Comms etc.

Campbell Reith BIA Audit
Surface Water Flood Risk
Comments:
Where applicable and necessarily abridged and
paraphrased for brevity.

Officer’s Report or Decision Notice Extracts
Necessarily abridged and paraphrased for brevity.

Final
Decision

10 14 Dec 2018

GRANTED

11 12 Jan 2018

GRANTED

12 25 Jan 2018 1

GRANTED

13 17 Apr 2018

GRANTED

14 16 Nov 2017

15 20 Apr 2021

_ _ GRANTED

16 11 May 2018 3

GRANTED

17 11 Jul 2017 4

_ GRANTED

2016/2457/P

1-3,4,6 and 8
Ferdinand Pl.
London
NW1 8EE

Demolition then two new four storey
plus basement buildings. Funeral
facility at ground and basement
levels with 19 new flats above.

Notes: The CR BIA Audit comments
do not seem to accord with the EA
Flood Checker which shows: 1, 2, 3
and 4 Ferdinand Place NW1 8EE are
all High Risk. 6 Ferdinand Place
NW1 8ER is Medium Risk and 8
Ferdinand Place NW1 8ER is again
at High Risk. However, Officers
accept Campbell Reith's conclusions
that the development is “in an area
known to be at low risk of surface
water flooding, with higher risk areas
in the vicinity of the site”, works to
mitigate against flood risk are
recommended and Permission is
Granted.

The term ‘area’ is used with no
qualification. The basement is to be a
very large Funeral Directors with 3
Plant Rooms, but this does not seem
to have been flagged as a
'vulnerable use'.

Duplex
Basement
Funeral
Director

Cold Room

Plant to
Residential
above

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding
Not

Low Risk

Street not
previously
flooded

No LLFA
Comments
Found

_ _

8
Other
Misc.

Basement
Rooms

3
Plant
Rooms

Campbell Reith BIA Audit
12336-78 Rev: F1 Date: Oct. 2017

1.9. It is accepted that the development will not
impact on the wider hydrogeology and
hydrology of the area and is not in an area
subject to flooding. There are no impacts
related to slope stability.

4.12. The surface water and flooding
screening identified the site is be in an area
known to be at low risk of surface water
flooding, with higher risk areas in the vicinity
of the site. The updated submissions confirm
that standard flood risk mitigation measures
will be adopted in the permanent worksto
militate against flood risk.

5.0 CONCLUSIONS

5.6. It is accepted that the development will not
impact on the wider hydrogeology and
hydrology of the area and is not in an area
subject to flooding.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

[Flooding issues unremarked in the Decision Notice]

Officers Report:

2.4 The BIA was reviewed by Campbell Reith who agree that the development would not
impact on the wider hydrogeology and hydrology of the area and that the site is not in
an area subject to flooding. There are also no impacts related to slope stability.
However, they advised that further clarification would be required in association with
ground movement, construction sequence, temporary works, and monitoring and
contingency plan.

12.6 In the revised submissions, the ground movement and damage impact assessment
predict a maximum of Burland Category 1 damage to neighbouring structures in line with
policy A5. The revised submissions confirm that groundwater has not been encountered
and that the proposed development will not impact the wider hydrogeological
environment. The surface water and flooding screening identified the site is be in an
area known to be at low risk of surface water flooding, with higher risk areas in the
vicinity of the site. The updated submissions confirm that standard flood risk
mitigation measures will be adopted in the permanent works tomitigate against flood
risk. Campbell Reith conclude that the revised BIA meets the relevant policy
criteria.

2016/2597/P

GF Flat
15 Lymington Rd.
London
NW6 1HX

Excavation of single storey
basement with lightwells to front and
rear and replace rear extension.

Notes: Officers accept Campbell
Reith's Flood Risk conclusions, the
residual flood risk mitigation
measures and Permission is
Granted. Flooding is otherwise
unremarked in the Decision Notice.

Basement to
House

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

2
Basement
Bedrooms _

2
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12336-81 Rev: F1 June 2017

1.12. It is accepted that there are no potential
impactson the wider hydrogeology and that the
development is not in an area subject to
flooding.

4.18. It is accepted that the site has no risk of
groundwater or fluvial flooding and has no
past history of flooding.

5.0 CONCLUSIONS

5.8. It is accepted that there are no potential
impactson the wider hydrogeology and that the
development is not in an area subject to
flooding.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

[Flooding unremarked in the Decision Notice]

2016/2689/P

190 Goldhurst Terr.
London
NW6 3HN

Excavation of a basement to create
a new, fully self contained two
bedroom basement flat.

Note: New basement flat, under a
Victorian house with two bedrooms,
in the Goldhurst Local Flood Risk
Zone and a twice flooded street but
considered by officers to be ‘akin to
the arrangement in a duplex’, in
that the flats main entrance exits to
an internal corridor. The arrangement
is identical to that being appealed at
23 Ravenshaw Street

Officers conclude that: ‘It is
considered in this instance that the
proposals for a self-contained unit at
basement level are acceptable.’
Evacuation safety appears to officers
actual concern, such that ‘in the
event of a flood occurrence,
occupants can exit the lower level to
the ground floor level and still be
within the main building.’ Coupled
with the provision of escape ladders.

Otherwise, Officers accept Campbell
Reith's Flood Risk conclusions and
Permission is Granted.

Fully self
contained
Single

Floor Flat

'Akin’
to a

Duplex

Goldhurst
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding
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Basement
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2
Other
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Basement
Rooms

_

Campbell Reith BIA Audit
12466-45 Rev: F1 Jan. 2018

4.11. The BIA states that the site has as
having a low risk of flooding, which is
confirmed by EA data. However, the site is
located within the Goldhurst Local Flood
Risk Zone due to local fluvial [pluvial, street
flooding] flooding events in 1975 and 2002.
The BIA has adequately assessed the flood
risk from all sources and proposes a number
of measures to mitigate against surface
water flooding and sewer surcharging. These
should be implemented as stated.

5.0 CONCLUSIONS

5.8. The site is located within the Goldhurst
Local Flood Risk Zone and the flood risk
mitigation measures proposed in the BIA
should be implemented.

5.12. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. The additional information
requested has been provided and the
requirements of CPG4 have been met.

Recommendation(s)
Grant Condition Planning Permission:

4.2 The proposed flat is accessed via a communal entrance ground floor level and internal
staircase. This is considered to be akin to the arrangement in a duplex arrangement
where, in the event of a flood occurrence, occupants can exit the lower level to the
ground floor level and still be within the main building. The proposals also include a
sizeable rear sunken terrace which provides a secondary means of escape and an
escape ladder has been included to access ground level

'It is considered in this instance that the proposals for a self-contained
unit at basement level are acceptable.’

2016/2822/P

80 Greencroft Gdns.
London
NW6 3JQ

Extensions to basement, new light
wells, sub-division from 4 x into 7 x
self-contained flats.

Note: Two duplex flats, (with exits at
ground floor to an internal corridor)
each with large double basement
bedrooms. Sited in the Goldhurst
Local Flood Risk Zone on a twice
flooded street. Officers accept
Campbell Reith's final BIA Audit and
Flood Risk conclusions and in
tandem with flood risk mitigation
measures being proposed.

No mention is made of the 2
Basement Bedrooms and 4 habitable
rooms being ‘vulnerable uses’ by
Officers in their decision and
Permission is Granted.
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_

Campbell Reith BIA Audit
12466-48 Rev: F1 Sept. 2017

5.0 CONCLUSIONS

5.7. The site is within the Goldhurst Local
Flood Risk Zone. A Flood Risk Assessment
indicates a potential risk of flooding to the
basement and mitigation measures are
described.

5.15.With the revised and supplementary
information (listed in Section 2), it is accepted
that BIA and supporting documents meet the
requirements of CPG4.

Full Planning Permission Granted

Officers Report:
6.3. In accordance with the requirements of policy A5, the applicants have submitted
Basement Impact Assessment reports which review the impacts of the proposed
basement structure and construction methods in terms of its impact upon drainage,
flooding, groundwater conditionsand structural stability.

6.4. As outlined above, the BIA reporting initiallysubmitted was reviewed and found to be
inadequate for the Council’s policy requirements. As a result, the applicant made
reappointments for their consultant engineers, moving to a well-known firm of consultants
using individuals who possess suitable qualifications in line with CPG requirements
produced the submitted BIA. The resubmitted BIA and Flood Risk Assessment
reports provided after the initial audit were produced by Croft Structural Engineers.
The authors’ qualifications are in accordance with CPG4 guidelines for all sections.
Due to the complexities of development constraints for the site and proximity to the canal,
these documents have undergone a full audit from the Council’s third party auditors –
Campbell Reith (CR) in line with the requirements of policy A5 / CPG4.

6.7. Hydrology / surface water flows
• Although the site is situated within the Goldhurst Local Flood Risk Zone, the
submitted Flood Risk Assessment (FRA) confirms the site to be at a low potential
for the basement to flood. Despite this, mitigation measures are proposed which
should be implemented on site.

2016/2997/P

28 Redington Rd.
London
NW3 7RB

New 4 storey plus basement
building to provide 8 flats.

Note: The principal reasons for
refusal are heritage assets loss plus
bulk, scale, mass, height and design,
but refusal 3 is due to a BIA Audit
query about a Ground Movement
Assessment not being provided.

Irrespective of the outcome, Officers
demonstrably accept and act upon
Campbell Reith's conclusions.

Policy Note: The Inspector
comments: ‘Policy A5 is part of a
recently adopted and up-to-date
Local Plan and therefore carries full
weight.’ The case officer was David
Peres Da Costa.

Duplex
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Plus

Service
Floor /
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Comments
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Campbell Reith BIA Audit
12336-98 Rev: D2 Date: Aug.
(Published version)

1.2. The Audit reviewed the Basement Impact
Assessment for potential impact on land
stability and local ground and surface water
conditions arising from basement development
in accordance with LBC’s policies and technical
procedures.

5.0 CONCLUSIONS

5.6. It is anticipated that the proposed
development will not impact the wider
hydrological or hydrogeological environments.

5.7. Monitoring and condition surveys are
proposed. These should be revised to reflect
any additional mitigation proposed so as to limit
damage to Category 1 of the Burland Scale.

5.8. Below ground drainage and waterproofing
are considered.

5.9. Queries are summarised in Appendix 2.
Until additional information and assessment
request have been presented, the BIA is not
assessed as meeting the criteria of CPG4.

NOTIFICATION OF DECISION
WHEN AN APPEAL HAS BEEN MADE

Reason(s) for Refusal

1 The proposed demolition would result in the complete loss of a non-designated heritage
asset which has historic, aesthetic, and communal significance and which makes a
positive contribution to the Redington Frognal Conservation Area...

2 The proposed replacement building, by reason of its bulk, scale, mass, height and
design, would be detrimental to the character and appearance of the Redington Frognal
Conservation Area...

3 Inthe absence of sufficient information in the basement impact assessment, the
applicant has failed to demonstrate the development will not cause harm to the built and
natural environment including the local water environment, ground conditions and the
structural stability of neighbouring properties contrary to policy…

Plus others.

Decision
1. The appeal is dismissed and planning permission is refused.

11. The appellant explained at the hearing that they were advised by their engineers
that ground movement calculations did not need to be included in the BIA…

12. Policy A5 is clear, however, that basement development will only be permitted
once it has been demonstrated that the proposal would not cause harm to
neighbouring properties. The appellant’s approach is therefore contrary to this. Policy
A5 is part of a recently adopted and up-to-date Local Plan and therefore carries full
weight. On the evidence before me I cannot, therefore, conclude that it has been
demonstrated that the proposal would not be harmful to neighbouring properties…

DISMISSED
On Appeal

Inadequate BIA
Information.
Flood Risk
Inconclusive

2016/3174/P

70 Churchway
London
NW1 1HY

In association with

53-55 Chalton St.
London
NW1 1HY

3 Flats: New 3 storey building plus
basement building of 3 new Flats.
Residential offsetting in connection
with new hotel at Chalton Street,
2016/5266/P.

Note: The BIA Audit comments at
4.13 seem to contradict the EA Flood
Risk Checker which shows the actual
site address of 53-55 Chalton Street
London NW1 1HY as being at
Medium Risk and 60-70 Churchway
London NW1 1LT at High Risk.

This application originally had 4
Basement bedrooms which where
removed in a later revision, however,
the associated hotel has 12
basement bedrooms. It is noted that
the application contains 4 other
habitable rooms which are not
commented upon as being
“vulnerable uses”.

Officers accept Campbell Reith's
Flood Risk conclusions, along with
the flood risk the mitigation measures
and Permission (along with
2016/5266/P) is Granted.

*See LLFA Note at 2016/5266/P
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Campbell Reith BIA Audit
12985-71 Rev: F1 Nov. 2019

[See Notes]

4.13. A flood risk assessment (FRA) has
been undertaken. Whilst 53-55 Chalton
Street and 60 Churchway are classified as
being at low risk of flooding, 70 Churchway
is classified as having a medium risk of
flooding from surface waters. Flood risk
mitigation should be adopted as
recommended, to include: pumped positive
devices to protect against sewer surcharge;
raised thresholds; demountable floor
guards; non-return valves; sealed cable
entry points; etc.

5.0 CONCLUSIONS
5.9. The site isclassified as being at low to
medium risk of flooding. The flood risk
assessment (FRA) includes appropriate
flood risk mitigation measures that should
be adopted.

5.10. A SUDS strategy is presented. A final
drainage design should be agreed with Thames
Water and LBC. There will be no impact to the
wider hydrological environment.

5.11. An outline construction programme has
been provided.

5.12. Discussion is presented in Section 4. The
BIA meets the criteria of CPG Basements.

Grant conditional planning permission
Subject to a Section 106 legal agreement
Decide along with 2016/5266/P

Officers Report:

14.3 A Flood Risk Assessment has been submitted as part of this application. The site
is located in an area of medium (1 in 100 year) surface water flood risk and borders an
area of high (1 in 30 year) surface water flood risk. The development includes a
Sustainable Urban Drainage System (SUDS) in order to reduce run-off rates from
the pre-development rates. For this development site this will include attenuation of
rainwater and discharge into a combined sewer full details of SUDS will be secured
via condition.

6 SUDS
Prior to commencement of the relevant part of the development details of a
sustainable urban drainage system shall be submitted to and approved by the local
planning authority in writing. SUDS shall be will be implemented prior to the occupation of
the relevant parts of the development and permanently retained and maintained
thereafter.

8 In respect of surface water it is recommended that the applicant should ensure
that storm flows are attenuated or regulated into the receiving public network
through on or off site storage. When it is proposed to connect to a combined public
sewer, the site drainage should be separate and combined at the final manhole nearest
the boundary. Connections are not permitted for the removal of groundwater. Where the
developer proposes to discharge to a public sewer, prior approval from Thames Water
Developer Services will be required.

2016/3545/P

Maryon House
115-119 Goldhurst
Terr.
London
NW6 3EY
NW6 3HN

New four storey residential building
with basement to provide 11 new
units. inc. 3 x new basement flats.

Note: New apartment block with 3
single floor, self-contained
basement flats with entrances
onto a core stairwell; presumably
considered ‘akin’ to a duplex, but
there is no indication of emergency
exits/ladders in the basement light
wells. Also there seems to be no
mention of ‘vulnerable uses’ and no
LLFA Officer comments are evident
in the the Decision Notice or Officers
Report; which states that the
development is; ‘unlikely to set a
precedent for basement development
in the street.’

Officers accept Campbell Reith's
Flood Risk conclusions, along with
the flood risk the mitigation measures
and Permission is Granted.

3 x Single
Floor Flats
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to a

Duplex?
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Local Flood
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No.113
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Campbell Reith BIA Audit
12336-89 Rev: F1 Dec. 2016

5.0 CONCLUSIONS

5.10. It is accepted that the new development
and associated basement is at low risk of
flooding and with the implementation of
SUDS at the site, there will be no increase in
flood risk elsewhere as a result of the
development.

[No final comment but BIA clearly
approved as policy compliant]

Full Planning Permission
Subject to a Section 106 Legal Agreement
[RECOMMENDATION SUMMARY]

'It isaccepted that the new development and associated basement is
at low risk of flooding and with the implementation of SUDS at the
site, there will be no increase in flood risk elsewhere as a result of
the development.’

2016/4136/P

9 Maresfield Gdns.
London
NW3 5SJ

Excavation of basement extension
to existing semi-basement to create
four new 4 x Self Contained, Single
Floor Basement Flats.

Note: EA Flood Risk Checker which
indicates Low Risk, not No Risk.
Officers accept Campbell Reith's
Flood Risk conclusions, along with
the flood risk the mitigation measures
and Permission is Granted.
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Campbell Reith BIA Audit
12336-95 Rev: F1 Dec. 2016

4.16. It is accepted that the site has no risk of
groundwater or fluvial flooding and has no past
history of flooding.

5.0 CONCLUSIONS
5.8. It is accepted that the development will not
impact on the wider hydrogeology of the area
and is not in an area subject to flooding.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

2.13 Campbell Reith requested additional information, which has been further assessed
with Campbell Reith concluding: It is unlikely that the ground water table will be
encountered during basement foundation excavation, although mitigation measures are
proposed in the unlikely event of water being encountered. Measures are proposed to
offset the impactsof the increase in impermeable area, and these are considered
acceptable. The Ground Movement Assessment conducted indicated damage to
neighbouring properties to be Burland Category 1, or slight. Monitoring and condition
surveys have been proposed and are required to comply with Party Wall Process. It is
accepted that the surrounding slopes to the development site are stable. It is accepted
that the development will not impact on the wider hydrogeology of the area and is not in
an area subject to flooding.

2.14 As such, officers consider that based on the expert advice from Campbell
Reith the applicant has demonstrated that the proposal would accord with the
requirements of policy DP27 and associated Camden Planning Guidance. A
condition will require the applicant to submit details of a qualified engineer to inspect,
approve and monitor the critical elements of both the temporary and permanent
construction works throughout their duration.

18 21 Dec 2017

GRANTED

19 30 Oct 2020

GRANTED

20 29 Mar 2019

GRANTED

21 2 Aug 2017

GRANTED

22 3 May 2018 2

GRANTED

23 17 Apr 2018

GRANTED

24 17 Jul 2017

_ GRANTED

2016/5181/P

3-6 Spring Pl.
London
NW5 3BA

Demolition then new part-six and
part-two storey building over
basement for office, cafe, event
space.

Note: Although the site is identified
as being at Medium Risk of Surface
Water Flooding by the EA, Officers
accept Campbell Reith's conclusions
that the development is at Low Risk.
The application included basement
plant rooms which are not identified
as “vulnerable uses”. Officers
accept Campbell Reith's Flood Risk
conclusions, along with the flood risk
the mitigation and Permission is
Granted.

Policy Note:While the the Decision
Notice addresses the outgoing
policy, the Inspectors comments in
Appeal 3164577, make clear that:
‘Policy A5 is part of a recently
adopted and up-to-date Local Plan
and therefore carries full weight.’

* 1:100 year storm climate change
provision is described as being 20%
and 30%. We understand it should
be 40% in any case.

**The published Decision Notice is
dated 21 Dec. 2017. The Camden
web site records the decision date as
10 Jan. 2018.

Service
Basement
To a Block

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _

1
Other
Misc.

Basement
Room

3
Plant
Rooms

Campbell Reith BIA Audit
12466-17 Rev: F1 Nov. 2016

4.3. The site lies directly on a designated non-
aquifer, the London Clay and it is accepted that
there is a very low risk of groundwater
flooding at the site or impact to the wider
hydrogeological environment.

4.4. The BIA states that the site is at very low
risk of surface water flooding but does
identify it as being within a Critical Drainage
Area (Group 3-003, as determined by LBC). In
line with CPG4 (Section 3.51), a drainage
solution has been presented incorporating
attenuation SUDS to reduce peak discharge
rates.

4.5. The site area is currently 100% imper-
meable and there will be no change under the
proposed development. It is accepted that the
site is at low risk of surface water flooding
and that it is unsuitable for soakaway SUDS due
to the underlying non-aquifer. Attenuation SUDS
options have been proposed...The assessment
takes into account various storm event return
periods plus an increase of 20% [40%?] in peak
rainfall intensity to account for potential climate
change effects.

5.0 CONCLUSIONS

5.4. It is accepted that there is a very low risk of
groundwater flooding at the site or impact to the
wider hydrogeological environment.

5.5. It is accepted that the site is at low risk
of surface water flooding and that it is
unsuitable for soakaway SUDS. A drainage
strategy incorporating attenuation SUDS is
proposed and benefitsthe wider hydrological
environment.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

12 Prior to commencement of the development, full details of the sustainable drainage
system shall be submitted to and approved in writing by the local planning
authority. Such a system should be designed to accommodate all storms up to and
including a 1:100 year storm with a 30% provision for climate change, such that flooding
does not occur in any part of a building or in any utility plant susceptible to water, and
shall demonstrate maximum run-off of 5 l/s. Details shall include a lifetime maintenance
plan, and shall thereafter retained and maintained in accordance with the approved
details.

6.82 A Basement Impact Assessment was submitted by the applicant and has been
audited by a third party company, Campbell Reith. In the conclusions, the audit notes
the following:

+ There is a very low risk of groundwater flooding at the site or impact to the wider
hydrogeological environment;
+ The site is at low risk of surface water flooding and it is unsuitable for soakaway
SUDS.
+ Assuming that the works proceed in accordance with the recommendations presented,
the criteria contained in CPG4 and DP27 have been met

6.83 In light of these conclusions it is considered that the applicant has taken the
appropriate steps and measures to ensure that the basement level can be constructed
without adverse impacts to the surrounding environment. A condition has been attached
to the decision notice which requires that works are to be carried out by a qualified
engineer. As a result, it is considered that the proposal accords with policies CS5,
DP26 and DP27 of Camden’s Local Development Framework'

2016/5266/P

53-55 Chalton St.
London
NW1 1HY

In association with

60-70 Churchway
London
NW1 1LT

Hotel: Erection of part 4 part 2 storey
plus basement for 46 room hotel in
association with flats 2016/3174/P.

Note: The BIA Audit comments seem incorrect?
The actual site addresses of 53-55 Chalton
Street London NW1 1HY are Medium Risk, 60
and 70 Churchway London NW1 1LT are High
Risk on the EA Flood Risk Checker.

The LLFA officer remarks on the site being
located in an area of medium surface water
flood risk, bordering an area of high risk and it
being 300m West of the King Cross LFRZ.

Concerning flood risk from the development:
The officer finds the applications SuDS drainage
strategy to be inordinately explained and
requests further calculations of runoff rates and
attenuation volumes, along with drawings of the
SUDS scheme and drainage plan etc.

These issues are closed off in the Officers
Report at 14.3: “...will include attenuation of
rainwater and discharge into a combined sewer
full details of SUDS will be secured via
condition", and the DN at: 6 SUDS.

Concerning flood risk to the development: The
officer comments, "The development appears to
overlap an area of medium risk of flooding from
surface water and sits adjacent to an area of
high risk. Further the Drainage Strategy by
(Waterco..) state under Development Proposals
the “The 2-bed apartment will occupy the
basement and ground floor (with sleeping
accommodation at ground floor level) and
includes an enclosed garden area. There is no
mention of flood mitigation measures.

Action for applicant: Applicant to demonstrate
how the basement and ground floor will be
resilient to surface water flooding and not
increase the risk elsewhere.”

We don’t see mention of the 12 bedrooms in
the hotel, but these issues must have been
closed off, otherwise permission would have
been withheld. The Officers Report does not
seem to address 'resilience to surface water
flooding' other than remarks at 14.3.

Clearly, evident Flood Risk is not used as
blanket excuse to prevent the development;
Officers accept the FRA, Campbell Reith's BIA
Audit conclusions, condition the mitigation
measures and Permission is Granted.

2 storey plus
basement for
46 room hotel

Not in a
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Risk Zone
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to High
Risk
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Campbell Reith BIA Audit
12985-71 Rev: F1 Nov. 2019

53-55 Chalton Street London NW1 1HYare
Medium Risk, 60 and 70 Churchway London
NW1 1LT are High Risk.

4.13. A flood risk assessment (FRA) has
been undertaken. Whilst 53-55 Chalton
Street and 60 Churchway are classified as
being at low risk of flooding, 70 Churchway
is classified as having a medium risk of
flooding from surface waters. Flood risk
mitigation should be adopted as
recommended, to include: pumped positive
devices to protect against sewer surcharge;
raised thresholds; demountable floor
guards; non-return valves; sealed cable
entry points; etc.

5.0 CONCLUSIONS

5.9. The site is classified as being at low to
medium risk of flooding. The flood risk
assessment (FRA) includes appropriate
flood risk mitigation measures that should
be adopted.

5.10. A SUDS strategy is presented. A final
drainage design should be agreed with Thames
Water and LBC. There will be no impact to the
wider hydrological environment.

5.12. Discussion is presented in Section 4. The
BIA meets the criteria of CPG Basements.

Grant conditional planning permission
Subject to a Section 106 legal agreement
Decide along with 2016/3174/P

0.19 The proposals at site 2 would create a new basement level under the whole site,
below what is currently the existing building’sfootprint, to a depth of approximately 2.7m.

10.20 A Basement Impact Assessment (BIA) was submitted as part of the
application. The independent review by the Council’s basement consultant
(Campbell Reith) concluded that the BIA is adequate and in accordance with policy A5
and guidance contained in CPG Basements and a Basement Construction Plan (BCP)is
not required. The applicant has satisfactorily demonstrated that the proposed
basement would not cause harm to the built and natural environment and would not
result in flooding or ground instability. Conditionswould be attached in respect to a
piling method statement and details of a suitably qualified chartered engineer appointed to
inspect, approve and monitor the critical elements of both permanent and temporary
basement construction on both sites.

14.3 A Flood Risk Assessment has been submitted as part of this application. The
site is located in an area of medium (1 in 100 year) surface water flood risk and
borders an area of high (1 in 30 year) surface water flood risk. The development
includes a Sustainable Urban Drainage System (SUDS) in order to reduce run-off rates
from the pre-development rates. For this development site this will include attenuation of
rainwater and discharge into a combined sewer full details of SUDS will be secured via
condition.

2016/5372/P

Highgate Centre
A&A Self
(Lensham House)
19-37 Highgate Rd
19 Greenwood Pl.
NW5 1JY
NW5 1LB

Demolition of existing buildings and
redevelopment to provide two
buildings of 7 and 8 storeys plus
double basement.

Self-Storage
(Basements and GF) - 4,360m²
Office Space - 1,798m²
Community Cafe - 95m²
60 Flats. - 52 Market, 8 Social.

Notes: BIA Audit state that the FRA
states that “...surrounding streets to
be at medium risk of surface water
flooding…”. The Camden SFRA
seems to show High Risk (1:30 year)
on two sides, while the EARatings for
the actual addresses are
High and Medium Risk. Also,
having a double basement with plant
rooms this is just the type of
application one may have expected
to find at least some LLFA Officer
Comments, but there doesn’t seem
to be any in the published
documents.

In any case, Officers accept the FRA,
Campbell Reith's BIAAudit
conclusions, condition the mitigation
measures and Permission is
Granted.

Double
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Campbell Reith BIA Audit
12466-37Rev: F1 April 2017

4.12. The BIA references the Hilson Moran
Flood Risk Assessment (FRA) and Environment
Agency Data, which indicates the site and
surrounding streets to be at medium risk of
surface water flooding and at risk from
reservoir flooding. The BIA includes
proposed mitigation measures,such as a
manually operated flood barrier and
groundwater drainage scheme, which are
considered satisfactory.

5.4. The BIA addresses flood risk and
potential hydrological impacts with reference to
the Hilson Moran report, with suitable mitigation
and drainage proposed.

5.5. A site specific ground investigation is
recommended in the BIA to establish the ground
and groundwater conditions. This should be
undertaken and presented in a BCP.

5.6. Suitable outline mitigation to potential
hydrogeological impacts hasbeen presented.
However, assessment should be confirmed
following further investigation and monitoring,
and should be presented within a BCP.

5.11. Considering the revisions submitted, and
the requirement for a BCP, the BIA meets the
criteria of CPG4.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

4.3 ThamesWater on18/10/2016 – a number of comments and suggestionswere made:

The site falls within the highly flood sensitive Counters Creek catchment, surface
water attenuation for Greenfield run-off rates is expected as a minimum.

11.3 11.3 A number of documents were submitted by the applicant in support of the
basement proposal, including: a Ground Investigation Report by Ground Engineering, a
Basement Impact Assessment (BIA) by Card Geotechnics Limited (CGL), Flood Risk
Assessment (FRA) by Hilson Moran, a Civil & Structural Concept Report by Meinhardt
Limited and various other documents and supporting information from CGL. The
Council’s independent auditor Campbell Reith has independently reviewed these
documents. Campbell Reith undertook an initial review on February 2017 and a
subsequent review on April 2017 following the submission of further information
including details of the surface water flood risk within the FRA, clarification on ground
investigation details, outline retaining wall designs and an outline monitoring strategy. The
audit reviewed the BIA for potential impacts on land stability and local ground and
surface water conditions arising from basement development in accordance with
Camden’s policies and technical procedures. Campbell Reith confirmed that a well-known
firm of consultants who possess relevant qualifications and experience carried out the BIA.

11.4 The submitted BIA refers to the FRA and Environment Agency Data indicating
that the site and surrounding streets are at medium risk of surface water flooding
and at low risk from reservoir flooding. Suitable mitigation measures are proposed
such as a manually operated flood barrier and groundwater drainage scheme. The
proposed development is located within a Critical Drainage Area (Group 3_003) and
appropriate attenuation has been presented within the sustainable urban drainage
(SUDS) proposals. This would be secured via planning condition. Discussions with
Thames Water have commenced and would be required as part of further drainage details.

11.9 Subject to the securing of a BCP via Section 106 legal agreement, the development
would accord with the objectives of Policy DP27 and CPG4.

2016/5528/P

11 Glenilla Rd.
London
NW3 4AJ
Flat 1

Excavation to enlarge existing
basement including installation of
front & rear lightwells and extension
to existing part width ground floor
rear projection.

Notes: Medium Risk site with 3
basement bedrooms and a
bathroom. not identified as
“vulnerable uses” , with no apparent
escape ladder at the front light well.
Officers accept Campbell Reith's BIA
Audit conclusions and along with
mitigation measures Permission is
Granted.
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Comments
Found

3
Basement
Bedrooms _

3
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12466-24 Rev: F1 April 2017

5.0 CONCLUSIONS

5.8. A Flood Risk Statement shows that the
development generates negligible flooding risk
to the sewer network but suggests several
mitigation measures to prevent flooding of
the basement which should be incorporated
into the detailed design proposals and these
are endorsed.

5.9. It is accepted that there are no
hydrogeological or slope stability concerns
cause by the development to the surrounding
area.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

[Flooding unremarked in the Decision Notice, no published officers
report]

2016/5652/P

Ornan Court
2 Ornan Rd.
London
NW3 4PT

Excavation of basement to create
2x 2 bedroom self-contained flats
(Class C3) with associated front
lightwells and cycle stores.

Notes: Two flats, with 4 basement
bedrooms in a previously flooded
street.

The BIA notes that Ornan Road was
subject to surface flooding in 2002
although the site is not located within
a Local Flood Risk Zone, as defined
by the Council. Within the BIA, the
site itself is noted to be
topographically higher than Ornan
Road – which was accepted, along
with The Environment Agency rating,
which indicates the site to be at a
‘Very Low’ risk of surface water
flooding.

In short, Officers accept Campbell
Reith's BIA Audit conclusions and
along with mitigation measures
Permission is Granted.
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4
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_

Campbell Reith BIA Audit
12466-51 Rev: F1 Sept. 2017

4.12. The BIA notes that Ornan Road was
subject to surface water flooding in 2002
although the site is not located within a Local
Flood Risk Zone, as defined by LBC. Within
the BIA, the site itself is noted to be
topographically higher than Ornan Road. The
Environment Agency indicates the site to be
at a ‘Very Low’ risk of surface water flooding,
which is accepted. The development should
incorporate appropriate mitigation measures to
protect against potential sewer surcharge flood
risk.

5.0 CONCLUSIONS
5.9. It is accepted that the site is at very low
risk of flooding.

5.10. Outline drainage plans including
attenuation SUDS proposals are accepted. Final
discharge flow rates are to be agreed in
accordance with LBC's and Thames Water’s
requirements.

5.11. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. On the basis of the revised
submissions, the requirements of CPG4 have
been met.

Full Planning Permission
Subject to a Section 106 Legal Agreement

5.8 The BIA notes that Ornan Road was subject to surface flooding in 2002 although
the site is not located within a Local Flood Risk Zone, as defined by the Council.
Within the BIA, the site itself is noted to be topographically higher than Ornan Road.
The Environment Agency indicates the site to be at a ‘Very Low’ risk of surface
water flooding, which is accepted. The audit advises that the development should
incorporate appropriate mitigation measures to protect against potential sewer surcharge
flood risk.

2016/5697/P

43 Croftdown Rd.
London
NW5 1EL

Extension and lowering of existing
basement, new lightwell to house.

Notes: Not exactly an ‘existing
basement’. Creation habitable rooms
from an uninhabitable part basement
and cellar crawlspace. EA mapping
shows significant, wide spread
surrounding local flood risk but 2
undefined, but undeniably habitable
basement rooms with lightwells
windows are approved with
seemingly no LLFA officer comment
about “vulnerable uses”.

Officers accept Campbell Reith's BIA
Audit conclusions and along with
mitigation measures Permission is
Granted.
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York
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Street not
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_

2
Other
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_ _

Campbell Reith BIA Audit
12727-45 Rev: D1 April
(Only Published Revision)

4.14. It is accepted that the proposed
development will not change the impermeable
site area nor impact the hydrological
environment. Standard flood risk mitigation
measures should be incorporated into the
final construction.

5.0 CONCLUSIONS

5.4. It is accepted that the basement
construction will not impact the hydrogeological
environment.

5.5. It is accepted that the proposed
development will not impact the hydrological
environment.

5.11. The BIA meets the requirements of
CPG4.

Full Planning Permission Granted

[Flooding unremarked in the Decision Notice, no published officers
report]

2016/5846/P

Flat A
5 Mornington Terr.
London
NW1 7RR

Extension of existing basement
plus new 2 storey upper ground and
lower ground floor rear extension.

Notes: Two new basement bed
rooms and two new bathrooms on a
Very Low Risk site.

Officers accept Campbell Reith's BIA
Audit conclusions and along with
mitigation measures Permission is
Granted.
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Campbell Reith BIA Audit
12466-41 Rev: F1 June 2017

5.0 CONCLUSIONS

5.6. It is accepted that the site is at a very
low risk of surface water flooding.

5.11. Queries and matters that required further
information or clarification are summarised in
Appendix 2. With the additional information
requested now provided, the requirements of
CPG4 have been met.

Full Planning Permission Granted

4.0 Basement impact

4.1 A Basement Impact Assessment (BIA) has been submitted as part of this
application. This document has been independently reviewed by Campbell Reith
with subsequent information provided by the author of the BIA during the course of the
application.

4.2 The BIA assessments assume conservative existing foundation depths for
neighbouring structures, and states that the damage impact to adjacent structures will be
Negligible, Burland Category 0, which the Audit accepts.

4.3 It is accepted that the site is at a very low risk of surface water flooding and that
the proposed development will not impact on slope stability.

4.4 The revised BIA confirms that there will be changes to the impermeable site area and
proposes to mitigate off-site surface water flows by the use of Attenuation SUDS, which is
accepted and should be implemented.

4.5 The Audit confirms that the BIA has met the requirements of CPG4 (Basements
and lightwells) for the identification of the potential impacts of the proposed basement
construction and the proposed mitigation.

152 BIA Audited or Flood Prone Area Basement Applications
Decided under the current Local Plan since July 3rd 2017

Listed here in order of application number, not decision date.

The following study is the result of downloading, reviewing and reading each of the applications plans, BIAAudits, FRA’s, Officers
Reports, Decision Notices and Appeal determinations. The purpose of the study was to ascertain, as a matter of fact, how the LPA
makes its decisions given that some of the officers remarks and reasons for refusal was so at odd with our previous experience.
There is no intention of burdening the inspector with having to read it all, it is provided to be referred to only if required.

Specific details of eachapplication listed can always be verified by checking theoriginal application files on the LB Camden Planningweb site itself. Compiled July 2021.E&OE.

APPENDIX A

APPENDIX A



Sheet 2

Sheet 2

25 10 Jan 2018

GRANTED

26 17 Apr 2018

GRANTED

27 20 Jul 2020

GRANTED

28 9 Apr 2018

GRANTED

29 30 Apr 2019

GRANTED

30 29 Sep 2017

GRANTED

31 15 Mar 2019

GRANTED

2016/5974/P

26 Christchurch Hill
London NW3 1LG

New basement extension under the
modern wing of Grade 2 listed house.

Notes: Proposed panic room, gym
and office on a Very Low Risk site.

The BIA audit states that the site is
'adjacent to Willow Road’ a
Street with Flooded in 1975 and
2002. This seem rather an odd point
to pick up on as Willow Rd. is at a
minimum, 140m away.

The Basement was reduced in size
an heavily revised during the
application from that applied for and it
is noted that (2.3. Revisions) “the
BIA audit process also involved
several negotiations to secure full
details.”

Nevertheless, the BIA Audit
conclusions and mitigation measures
eventually accepted and application
is approved.

Basement to
House

Not in a
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Risk Zone

Very
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Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_

1
Other
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5
Other
Misc.
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Rooms

_

Campbell Reith BIA Audit
12466-30 Rev: F1 October 2017

4.12. It is accepted that the site is not in a Flood
Risk Zone based upon Camden Flood Risk
Management Strategy maps and is not
identified as a street that flooded in either
1975 or 2002 but is adjacent to Willow Road,
which flooded in both events. The effect of
the proposed development on Willow Road’s
flood potential, and the wider hydrological
environment, has been considered and is stated
as not causing an impact…

4.13. ... details have been provided of
measures to prevent potential flooding of the
basement in the form of non-return valves…

5.0 CONCLUSIONS

5.4. The wider hydrogeological environment,
including the presence of local spring lines,
historic wells and groundwater flow, has now
been considered in adequate detail. The
wider hydrogeological environment will not be
adversely impacted. This should be confirmed
within the Basement Construction Plan (BCP)
once the lateral / vertical extent of permeation
grouting is detailed.

5.10. The revised BIA is considered to meet
the requirements of CPG4 and DP27, subject
to confirmation of impacts, as described in 4.11,
within a BCP.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Basement Impact Assessment

4.3. In accordance with the requirements of policy A5, the applicants have submitted
Basement Impact Assessment reports which review the impacts of the proposed
basement structure and construction methods in terms of its impact upon drainage,
flooding, groundwater conditionsand structural stability. A well-known firm of
consultants using individuals who possess suitable qualifications in line with CPG
requirements produced the submitted BIA. Due to the listed status of the host dwelling as
well as the significant site constraints, these documents have undergone a full audit
from the Council’s third party auditors – Campbell Reith (CR).

4.4. Following the public consultation process, a number of responses were received
which included anecdotal and factual evidence of various site constraints – in particular
relating to issues of ground stability and subterranean ground water flows. These
comments have all informed the BIA audit process and led to the applicants being
required to undertake a comprehensive analysis of the potential impact to the wider
hydrogeological environment (i.e. wider local area rather than just the site and
immediately adjacent plots), including the presence of local spring lines, historic wells
and groundwater flows. After an initial review, further details were also requested in
relation to a range of factors relating to land stability as well as hydrology and
hydrogeology. The subsequent site investigations, preparation and compiling of data and
the following audit of these comprehensive requirements have taken place over the
course of a 10 month period (Dec 2016 – Oct 2017) and have involved regular
involvement from CR who have provided comment as matters have progressed.

4.6. They conclude that subject to securing a number of conditions as well as a Basement
Construction Plan (BCP) which ensures that the mitigation measures and construction
techniques outlined and agreed within the BIA are carried out on site, the proposal
remains in accordance with the Council’s Basement policy A5 and guidance held
within CPG4.

2016/6356/P

1-3 Britannia St.
London
WC1X 9BN
WC1X 9JT

Demolition. then erection of a 3
storey plus basement building.
Office at GF, 1st and 2nd flexible
gallery/office use in basement. Post
Code uncertain.

Notes: New double depth
basement with offices, showers and
plant in a Local Flood Risk Zone at
High Risk of Surface Water flooding,
a highly detailed FRA but seemingly
no LLFA officer comment in
published in docs correspondence.
Officers Conclusion: "development is
deemed to be at low flood risk."

Officers accept Campbell Reith's BIA
Audit conclusions and along with
mitigation measures Permission is
Granted.

Duplex
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North
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Local Flood
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High Risk
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Flooding

Street not
previously
flooded

Double
depth
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Notable
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issues.
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Comments
seem to

have been
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application
documents.

_ _

3
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12466-36 Rev: F1 April 2017

5.0 CONCLUSIONS

5.7. The site is within a Critical Drainage Area
Group and a Local Flood Risk Zone (North
Swinton Street). A detailed Flood Risk
Assessment has concluded the development
is at low flood risk.

5.11. Queries and requests for further
information/clarification are summarised in
Appendix 2. Following receipt of the revised BIA
and supporting supplementary documents, the
criteria contained in CPG4 and DP27 have
been met.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

6.71 Campbell Reith issued their final report on 11 April 2017 and confirmed that the
revised details satisfactorily addressed their queries:

- Further groundwater monitoring is ongoing to establish equilibrium levels
and seasonal variation, which will inform the detailed design.
- It was accepted that there will be no increase in impermeable area across
the ground and the surface flow regime will remain unchanged. Green roofs and
associated SUDS have been specified in the Flood Risk Assessment.
- A detailed Flood Risk Assessment was conducted and concluded the development
is deemed to be at low flood risk.

2016/6426/P

13A Crossfield Rd.
London
NW3 4NS

Excavation of basement with
lightwell plus single storey rear
conservatory to lower ground floor
flat.

Notes: Medium Risk site but with a
basement bedroom, media room,
bathroom and gym. No mention of
‘vulnerable uses’.

Officers accept Campbell Reith's BIA
Audit conclusions and along with
mitigation measures. The officer
concludes: ‘4.5 The Audit confirms
that the BIA has met the
requirements of Policy A5 and CPG
Basements for the identification of
the potential impacts of the proposed
basement construction and the
proposed mitigation’. Permission is
Granted

Basement to
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Street not
previously
flooded

No LLFA
Comments
Found

1
Basement
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4
Other
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_

Campbell Reith BIA Audit
12466-54 Rev: D2 Aug. 2017

5.0 CONCLUSIONS

5.8. A Surface Water Flow Assessment was
completed by RSA and includes an
evaluation of surface water flow and
appropriate mitigation measures to offset the
effects of basement construction.

5.10. It is accepted that the development will not
impact on the wider hydrogeological
environment.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

4.0 Basement impact
4.1 A Basement Impact Assessment (BIA) has been submitted as part of this
application. This document has been independently reviewed by Campbell Reith
with subsequent information provided by the author of the BIA during the course of the
application. Within their final audit report, Campbell Reith conclude that the revised
has addressed initial concerns and that the development as proposed would remain
in accordance with policy A5 / CPG Basements.

4.2 The Audit accepts that the proposed development would not impact on the wider
hydrogeological environment and that there are no slope stabilityconcerns regarding the
proposed development. The revised BIA confirms that there are no known tunnels, railway
lines or utility infrastructure located within the vicinity of the site

4.4 The site is within a Critical Drainage Area. The Audit acceptsthat the proposal
would not alter the existing proportion of hard surfaces and paved areas, and hence the
quantity of local rainfall entering the existing sewer system; and the submitted Surface
Water Flow Assessment includes appropriate mitigation measures to offset the
effects of the basement construction.

4.5 The Audit confirms that the BIA has met the requirements of Policy A5 and CPG
Basements for the identification of the potential impacts of the proposed basement
construction and the proposed mitigation.

2016/6697/P

251 Goldhurst Terr.
London
NW6 3EP

Excavation of new basement level
under house plus lightwells front and
rear. Basement Bedroom.

Notes: New Basement Bedroom,
Bathroom, Family room and Study in
a Local Flood Risk Zone and
previously Flooded Street. No
LLFA officer comments are apparent
and nothing in mentioned of
‘vulnerable uses’.

Local Flood Risk Zone is not
mentioned in the FRA, BIA Audit or
Decision Notice but the BIA is clearly
approved as policy compliant.
Officers accept Campbell Reith's BIA
Audit conclusions and along with
mitigation measures Permission is
Granted.
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Campbell Reith BIA Audit
12466-47 Rev: F1 May 2017

4.12. Although the basement footprint will
extend marginally into the rear garden, there will
not be an increase in the proportion of hard
surfaced areas due to existing hardstanding in
this area. The lightwells at the front and rear of
the property will cause an increase the
proportion of hard surfaces. Suitable mitigation
measures to offset the impacts of the
development, together with drainage
proposals, are presented in the BIA, and
consider the findings as presented in the
Flood Risk Assessment.

4.17. It is accepted that the site is not located
within the catchment area of the Hampstead
Heath pond chain.

5.0 CONCLUSIONS

5.8. A Flood Risk Assessment has been
provided with mitigation measures proposed
to address the potential effects of surface
flooding.

5.9. It is accepted that the site is not located
within the catchment area of the Hampstead
Heath pond chain.

5.10. It is accepted that there are no
hydrogeological or slope stability concerns
caused by the development to the surrounding
area.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

3 The development hereby permitted shall be carried out in accordance with the following
approved plans:

...Basement Impact Assessment dated January 2017; Factual Ground Investigation
Report dated April 2017; Flood risk assessment dated April 2017.

2016/6712/P

32 Glenilla Rd.
London
NW3 4AN

Demolition of Church then erection of
2 x new houses inc. basements.

Note: EA map shows site
surrounded by obvious surface water
flood risk and shows High Risk at
the address.

Officer echo’s Audit conclusions: 5.8.
It is accepted that the new
development is at low risk of
flooding, based on raised levels in
relation to the adjacent road, *
which should be confirmed at
detailed design stage.

* Detailed flood risk mitigation design
is conditioned, not insisted upon
prior.

No LLFA officer comments are
apparent and nothing is made of 3
basement bedrooms being
‘vulnerable uses’. Officers accept
Campbell Reith's BIAAudit
conclusions and along with mitigation
measures Permission is Granted.
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Campbell Reith BIA Audit
12466-46 Rev: F1 July 2017

1.14. There are discrepancies in the Surface
Flow and Flooding Screening between the BIA
report by Card Geotechnics Ltd and the Flood
Risk and Surface Water report by Price &
Myers. However, it is accepted that off-site
discharge flows will be limited to 5l/s per
property by implementing an attenuation
system. This should be agreed with Thames
Water and LBC.

1.15. It is accepted that the new development
and associated basement is at low risk of
flooding.

5.0 CONCLUSIONS

5.8. It is accepted that the new development
is at low risk of flooding, based on raised
levels in relation to the adjacent road, which
should be confirmed at detailed design
stage.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Basement Impact Assessment

8.3 In accordance with the requirements of policy A5, the applicants have submitted a
Basement Impact Assessment which reviews the impacts of the proposed
basement structure and construction methods in terms of its impact upon drainage,
flooding, groundwater conditions and structural stability.

8.4 This has been independently reviewed by the Council’s Consultants. In the
conclusions, the audit notes the following:

• It is accepted that the new development is at low risk of flooding, based on raised
levels in relation to the adjacent road, which should be confirmed at detailed design
stage.

• A summary of queries and information requests is presented in Appendix 2. Based on
the revised submissions, the BIA meets the criteria of CPG4.

8.5 In light of these conclusions it is considered that the applicant has taken the
appropriate steps and measures to ensure that the basement level can be constructed
without adverse impacts to the surrounding environment....As a result, it is considered
that the proposal accords with policy A1 and A5 of the Camden Local Plan.

2016/6891/P

1-6 Centric Cl.
London
NW1 7EP

Demolition then erection of a part 4,
part 5, part 6 and part 7 storey
building inc. basement and ground
to provide 76 residential units.

Note: Large development with
Basement work spaces, site with a
mixed EA Flood Risk picture:
No. 1 = Medium risk
No. 2 = Very low risk
No. 5 = Low risk
No. 6 = Medium risk

No LLFA officer comments are
apparent. Officers accept Campbell
Reith's BIA Audit conclusions and
along with mitigation measures
Permission is Granted.
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Campbell Reith BIA Audit
12466-59 Rev: F1 March 2017

4.14. The proposed development will not
materially alter the proportion of hard standing
across the site. It is accepted that the
development will not contribute to any
significant cumulative impact with regard to
surface water flow or flooding.

4.15. It is accepted that the development will
not affect the hydrogeological setting as no
known ponds, spring lines or wells are in
close vicinity to the site and that the site is
outside the Hampstead pond chain
catchment area.

5.0 CONCLUSIONS

5.4. Perched groundwater was encountered
between 2.8m and 3.0m bgl over two rounds of
groundwater monitoring. Further groundwater
monitoring is proposed by CGL to confirm the
presence of water along with appropriate
mitigation measures, as required.

5.9. It is accepted that there are no slope
stability or hydrogeological concerns with
regards to the proposed development.

5.10. The BIA meets the criteria of CPG4 and
DP27.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

15. BASEMENT EXCAVATION

15.1 The proposal includes the excavation of a single storey basement under the northern
part of the site. The proposed excavation works and the impact on drainage, flooding,
groundwater conditions and structural stability are assessed in respect of policy DP27 and
the guidance contained within CPG4 (but to an extent also CS5, CS14, DP23, DP25,
DP26).

15.3 The BIA has been independently assessed by Campbell Reith who considers
the assessment to be acceptable. The proposed basement excavation would not cause
harm to the built or natural environment or local amenity and does not result in flooding or
ground instability, in line with the requirements of Policy DP27. A condition would be
attached to any permission granted to ensure that a suitably qualified engineer supervises
the site works.

2016/6906/P

1-2 Falkland Mews
London NW5 2PP

Excavation of basement floor
beneath 2 x semi-detached
properties with lightwells to the front.

Note: EA map shows notable
surface water flood risks and
indicated High Risk at the address.

Proposed basement living rooms,
kitchens and dining rooms for 2
houses. No LLFA officer comments
are apparent and nothing is made of
habitable rooms being ‘vulnerable
uses’. Officers accept Campbell
Reith's BIA Audit conclusions and
along with mitigation measures
Permission is Granted.
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Campbell Reith BIA Audit
12985-15 Rev: F1 March 2019

1.12. It is stated that there will be no change in
the hardstanding area. The flood risk
assessment indicates the site to be at a very
low risk of flooding.

2.7. Flood Risk Assessment (FRA) including
appendices A&B by UK Flood RiskConsultants
dated 29 March 2018

4.19. The BIA notes that the site lies in a
‘Critical Drainage Area, 3-003’ but not in a
Local Flood Risk Zone. It is noted that the
basement is situated within Flood Zone 1
(negligible risk of flooding). The Flood Risk
Assessment (FRA) report indicates the site
to be at a very low risk of flooding.

5.0 CONCLUSIONS

5.13. It is accepted that there are no slope
stability concerns and wider hydrogeological
impactsregarding the proposed development
and it is not in an area prone to flooding.

5.14. Considering the updated information
presented, the BIA meets the requirements of
Camden Planning Guidance: Basements.

Full Planning Permission Granted

3 The development hereby permitted shall be carried out in accordance with the following
approved plans: 161168-01, 161168-02, 161168-03, 161168-04, 161168-R5, 161168-R6,
161168-R7, 161168-R8, site location plan, Basement Impact Assessment (BIA)
Revision 2 by Ashton Bennett dated January 2019; Flood Risk Assessment (FRA)
including appendicesA&B by UK Flood Risk Consultants dated 29 March 2018.

Reason: For the avoidance of doubt and in the interest of proper planning.

Quick
Ref
No.

Application
Number

Site Address

Decision Date
Decided since the
Local Plan was
adopted 03/07/2017
- which thereafter
carries full weight.

Application Description
Necessarily abridged and paraphrased for
brevity.

[Notes by the 2020/2936/P
appellant]
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Campbell Reith BIA Audit
Surface Water Flood Risk
Comments:
Where applicable and necessarily abridged and
paraphrased for brevity.

Officer’s Report or Decision Notice Extracts
Necessarily abridged and paraphrased for brevity.

Final
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32 15 Nov 2017

GRANTED

33 28 Mar 2018

GRANTED

34 25 May 2018

35 6 Aug 2018

GRANTED

36 26 Apr 2019

37 9 Jul 2019

38 15 Mar 2018 1

GRANTED

2016/6959/P

KOKO
Hope and Anchor
Crowndale Rd.
London
NW1 7JE

Demolition and major redevelopment.
Change of Use from offices inc.
erection of 5 storey building with
basement to provide 32 bedroom
hotel. Plus Change of Use of Pub to
Hotel. Inc. recording studio,
restaurant and bar.

Note: Extensive, complex venue
application in a well documented
High Risk Food area.

LLFA officer comments seem to
cover 2017/6058/P too. In
correspondence the LLFA Officer
making comments is:
Gabriel Berry-Khan *PIEMA MInstP
Senior Sustainability Officer
(Planning).

*MinstP = Member of the Institute of
Physics. PIEMA = Practitioner,
Institute of Environmental
Management and Assessment

The LLFA officer recommends
mitigation measures, but otherwise
Campbell Reith's BIAAudit
conclusions that the the site is
elevated and at low risk of flooding is
accepted and along with mitigation
measures Permission is Granted.
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Campbell Reith BIA Audit
12466-42 Rev: F1 Feb. 2017

4.9. The original BIA stated that the site had not
been identified as having the potential for
flooding. However, Environment Agency data
indicates a surface water flood risk for all the
streets surrounding the development site.
Further flood risk assessment should be
considered and suitable flood risk protection
measures proposed in mitigation, both for the
temporary works and for the permanent
structure.

5.0 CONCLUSIONS

5.6. The revised BIA states that Environment
Agency data indicates a low to high surface
water flood risk for all the streets
surrounding the development site, but that
the site itself has a very low risk. The revised
BIA indicates that the topography of the site
is raised 200mm above street level and that
further flood risk mitigation is not required. It
is recommended that this assessment is
reviewed and that final threshold levels are
confirmed within the Basement Construction
Plan (BCP).

5.12. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. Based on securing the required
final information within a BCP, the
requirements of CPG4 have been met.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

LLFA Officer comments on Surface Water Flood Risk:
“The Basement Impact Assessment has also screened out a site-specific surface water
flood risk assessment, as there are no recorded historical flood events nor is the site in a
LFR Zone. However, Fig. 3ii in Appendix B of Camden’s updated Strategic Flood risk
Assessment (2014) identifies the surrounding streets location as having both 1 in 30
year and 1 in 100 year flood risk according to modelling.

Recommendation: While not requiring a site specific FRA I would recommend the
above be borne in mind by the applicant and their design team. With special regard to
mitigating the impacts of potential storm surface water flows into and out of the site.”

His remaining comment are principally all about SUDS measures.

Decision Notice:

15. Sustainable urban drainage:

A) Prior to commencement of development, full details of the sustainable drainage system
including blue and green roof providing 9m3 attenuation, shall be submitted to and
approved in writing by the local planning authority. Such a system should be designed
to accommodate all storms up to and including a 1:100 year storm with a 40%
provision for climate change, such that flooding does not occur in any part of a
building or in any utility plant susceptible to water, and shall demonstrate a 50%
reduction in run off rate. Details shall include a lifetime maintenance plan, and shall
thereafter be retained and maintained in accordance with the approved details.

B) Prior to occupation of the development, evidence that the sustainable drainage system
has been implemented in accordance with the approved details as part of the
development shall be submitted to the Local Authority and approved in writing. The
systems shall thereafter be retained and maintained in accordance with the approved
maintenance plan.

Reason: To reduce the rate of surface water run-off from the buildings and limit the
impact on the storm-water drainage system in accordance with policies CC1, CC2 and
CC3 of the London Borough of Camden Local Plan 2017.

2016/7048/P

13 Prince Albert Rd.
London
NW1 7SR

Retrospective Amendment to
2011/6227/P required new BIA Audit.
Construction of basement extension
with plant room and outlet, enclosed
lightwell.

Note: 3 Basement Bedrooms and
Plant Rooms in a Local Flood Risk
Zone. No LLFA officer comments are
apparent and nothing in mentioned of
‘vulnerable uses’.

Local Flood Risk Zone is not
mentioned in the BIA Audit or
Decision Notice. Officers accept
Campbell Reith's BIAAudit
conclusions and along with mitigation
measures Permission is Granted.

1 ½ Depth
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Street not
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Comments
Found

3
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Basement
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8
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3
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Campbell Reith BIA Audit
12466-61 Rev: F1 March 2018

5.0 CONCLUSIONS

5.7. It is accepted that the site is at low risk
of flooding.

5.13. Although a number of the queries
raised after the initial audit remain to be
addressed, it is recognised that this is a
retrospective application. The BIA identified
potential impactswith respect to surface water
run-off, a Thames Water sewer, the structural
design of the substructure in the temporary and
permanent cases, and damage to surrounding
properties. Subsequent clarifications have
addressed the issues of surface water and
damage to neighbouring structures. It is
assumed that the structural design has been
approved by the Party Wall surveyor and
Building Regulations and that Thames Water
approval was obtained during the planning
process.

Full Planning Permission Granted

5.2 The applicant submitted a Basement Impact Assessment (BIA) and Campbell
Reith reviewed the BIA and requested more information about how the development
would deal with groundwater, surface water and the impact on the stability. The
applicant provided additional basement information which was further reviewed by
Campbell Reith.

5.3 Campbell Reith conclude:

- It is accepted that the proposed development will not impact the wider hydrogeological
environment.
- It is accepted that the site is at low risk of flooding.
-The latest BIA includes the results of movement monitoring and the applicant has stated
that no damage exceeding Burland Category 1 has been observed
-It is accepted that there are no land stability impacts caused by slopes.

5.4 The basement impact of the proposal is therefore considered to be in
compliance with all the relevant parts of Local Plan policy A5.

2016/7088/P

Spiritualist Temple
Rochester Sq.
London
NW1 9RY

Demolition then erection 3-storey
building, plus basement level for
community centre and 9 self
contained flats.

Notes: 6 basement bedrooms 3
basement bathrooms to new
residential units on an EA Medium
Risk Site.

Refused but not for Pluvial/Surface
Water Flooding. BIA failed due to
inadequate SUDS details and
stability issues with Burland
Category 2 being unacceptable and
additional structural calculations
were required but not provided.
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Offices
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_

Campbell Reith BIA Audit
12727-27 Rev: D2 April 2018
(Only Published Revision)

4.16. A flood risk assessment is provided
which indicates the property is located in an
area of Low to Medium risk of flooding from
surface water and Negligible/low risk of
flooding from groundwater. Consideration
has been given to the risk of sewer flooding
and this was found to be low.

5.0 CONCLUSIONS

5.13. A flood risk assessment confirms that
the property is in a low to medium risk of
flooding from surface water.

5.14. The developed area is increasing which
will increase the volume of surface water
drainage into the sewer system.

5.17. It has not been demonstrated that the
proposal adheres to the requirements of
CPG4 and other Camden planning policy. A
schedule of queries for further information is
summarised in Appendix 2 of this audit.

Full Planning Permission Refused

7.7 Campbell Reith concluded:

+ A flood risk assessment confirms that the property is in a low to medium risk of
flooding from surface water.

+ The developed area is increasing which will increase the volume of surface water
drainage into the sewer system. It is indicated that SUDs will be provided by way of
greens roofs and an acceptable run off rate has been calculated. However further
details are required to show how the flow is attenuated in order to achieve the
stated run off rate. REFUSED

NOT refused for
Pluvial/Surface
Water Flooding

Issues.

2017/0001/P

176
Prince of Wales Rd.
London
NW5 3PT

Part Demolition of building attached
to 2 story Grade 2 listed Methodist
Chapel then new three storey plus
basement level rear extension and
other alterations.

Notes: Proposed basement includes
gallery storage, kitchenette and plant
rooms (‘vulnerable uses’).

The BIA Audit states that the site is
‘generally’ at a Very Low and Low
Risk of surface water flooding.
However, surface water issues are
evident on the EA street map and the
EA Flood risk for this address is in
fact Medium. The site is also on
Previously Flooded Street which
seems not to be mentioned.

Otherwise Officers accept Campbell
Reith's BIA Audit conclusions and
along with mitigation measures
(details conditioned), Permission is
Granted.
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Campbell Reith BIA Audit
12466-52 Rev: F1 Sept. 2017

1.9. It is accepted that the site is not in a
Flood Risk Zone and is at low risk of
flooding. The site is within a Critical
Drainage Area (Group 3-0103).

4.13. The site is within a Critical Drainage Area
(Group 3-0103) and the Parmabrook document
identifies that Prince of Wales Road did flood
in 2002. However, current Environment
Agency and Camden SFRA data indicate that
the site is generally at very low risk of
flooding, with the exception of the western
boundary which is adjacent to an alleyway
identified as being at low risk of surface water
flooding. The flood risk assessment indicates
that the difference in site levels to that of the
alleyway mitigates any flood risk, and this is
accepted. However, it is recommended that the
final site levels are confirmed as being suitably
raised compared to the alleyway, and that
raised thresholds to lightwells are
considered in line with best practise.

5.0 CONCLUSIONS

5.8. It is accepted that the site is at low risk of
flooding.

5.12. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. The criteria of CPG4 have been
met, subject to confirmation of conditions..

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement
Warning of Enforcement Action

Informative(s):
1 Reasons for granting permission

Whilst the proposal would result in the provision of a basement below an existing lower
ground floor, this basement already has permission, ref 2013/7182/P dated 24/03/2015.
This permission is still capable of being implemented and thus an exception from policy
A5 on basements is justified in this case. The basement works have been submitted
with a Basement Impact Assessment, which was independently assessed for the
previous application and which concluded that the works would not harm
groundwater flow, surface water flow, structural stability and ground movement
conditions. Nevertheless it was considered appropriate to control the excavation works
by a Basement Construction Plan (BCP) to be secured by S106 legal agreement, as well
as control of the associated traffic movements by means of a Construction Management
Plan (CMP) and associated monitoring fee. These will continue to be required by a S106
for this new scheme.

2017/0579/P

26 Netherhall Gdns.
London
NW3 5TL

Erection of a four storey plus
basement and sub-basement
detached property to provide 5 flats
following demolition of the existing
building.

Note: Refused and Dismissed on
appeal for basement size, not Flood
Risk. Otherwise Officers accept
Campbell Reith's BIAAudit
conclusions and along with mitigation
measures.

* BIA Audit 5.1. Rare instance of
otherwise strict qualifications criteria
being slightly relaxed. ”...the author
of SJ's BIA has provided no proof of
expertise in engineering geology as
required by CPG4 although it is
anticipated that, as a Technical
Director and charted structural
engineer, sufficient experience has
been accumulated.”
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Campbell Reith BIA Audit
12066-52 Rev: F1 March 2016

4.10. ...not possible to accept that the hydrology
of the area will be unaffected by the
development until item 4.6 and the above
comment have been addressed. Specific
surface water mitigation proposals have been
included within the revised SDCS and it is now
accepted that these proposals should mitigate
the increase in surface water run off, generated
by the proposed increase in the area of hard-
standing on site, and, hence, the quantity of
local rainfall entering the existing sewer system.
It is further accepted that the site is not in a
Flood Risk Zone based upon Camden Flood
Risk Management Strategy maps and is not
identified as a street that flooded in either
1975 or 2002.

5.0 CONCLUSIONS

* 5.1. Two separate BIAs have been carried out
by established firms of consultants, Site
Analytical Services (SAS) and Sinclair Johnson
(SJ). Although SAS's BIA has been produced by
authors who have suitable qualifications, the
author of SJ's BIA has provided no proof of
expertise in engineering geology as required
by CPG4 although it is anticipated that, as a
Technical Director and charted structural
engineer, sufficient experience has been
accumulated.

Refuse planning permission
Officers Report Extract

1.21. Basement
1.22. The previous application submitted a Basement Impact Assessment (BIA)
which was audited by Campbell Reith. The audit confirms that a Ground Movement
Assessment (GMA) has been undertaken and a damage Category 0 (Negligible) to
Category 2 (Slight) has been predicted for the neighbouring properties. The audit accepts
that there are no slope stability concerns, no hydrogeological concerns and no
hydrological concerns with respect to the development proposals. Campbell Reith have
confirmed that the based on the reduced size, the previous assessment represents a
worse case there would be no merit in repeating the audit. However because a
number of conclusions are based on necessary assumptions at present, Campbell
Reith recommended that a Basement Construction Plan is provided and approved
prior to commencement on site…

1.110. Recommendation:
1.111. Refuse planning permission on the following grounds:
• Size of basement is contrary to Policy A5
• Inclusion of car parking on site is contrary to Policy T2
• The proposal has not demonstrated the existing building could not retained and
improved contrary to Policy CC1
• In the absence of a legal agreement for Car free; CMP; Highway works; BCP and
affordable housing

Appeal Ref: APP/X5210/W/18/3204394

Decision 1. The appeal is dismissed.
27...benefits would not be sufficient to outweigh the harm identified above including the
concerns over the residents parking permits. The development would also provide 5
units of accommodation of a high standard. However, these considerations do not
outweigh the harm and conflict with the development plan identified above.

DISMISSED
On Appeal

Refused for
basement Size,
not Flood Risk.

2017/0911/P

23 Ravenshaw St.
London
NW6 1NP

Demolition of existing house then
erection of a three storey plus
basement building of 8 x flats.

Note: Officers Report: 6.32
Ravenshaw Street is within the
designated ‘Sumatra Road’ Local
Flood Risk Zone and within a Critical
Drainage Area. Campbell Reith state
that the development is at very
Low Risk of flooding from all
sources.

Otherwise Officers accept Campbell
Reith's BIA Audit conclusions and
along with mitigation measures
(details conditioned). Appeal
dismissed but Flood Risk was not an
issue in the appeal decision at all.

In a later email April 2021, CR
confirm: "The LLFA obviously have
access to our BIA audit and we
would standby the conclusions within
that."
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Campbell Reith BIA Audit
12466-56 Rev: F1 Aug. 2017

4.12. Ravenshaw Street is within the designated
‘Sumatra Road’ Local Flood Risk Zone and
within Critical Drainage Area (Group 3-010),
although this was not identified within the
original BIA screening or scoping process.
Developments within Local Flood Risk zones
require a flood risk assessment. The BIA
identified that the site is at very low risk of
surface water flooding, from referenced
Environment Agency data. The adjacent
highway is identified as low to medium risk.
The risk from sewer surcharging wasnot
originally assessed.

5.0 CONCLUSIONS

5.7. In the revised submissions, further
assessment is presented and it is accepted
that the proposed development is at very low
risk of flooding from all sources.

Recommendations: Refuse Planning Permission

6.3 Ravenshaw Street is within the designated ‘Sumatra Road’ Local Flood Risk Zone
and within a Critical Drainage Area. In the revised submissions, further assessment was
presented and Campbell Reith accept that the proposed development is a very low
risk of flooding from all sources. An attenuation drainage scheme is proposed that will
reduce the surface water run off rate by up to 70% of the existing condition. This should
provide an improvement to the current site conditions and betterment to the wider
hydrological environment and Campbell Reith advise that the proposed development
will not impact the wider hydrogeological environment.

Appeal Decision
1. The appeal is dismissed and permission isrefused for demolition of existing end of
terrace house and erection of a three storeys plus basement level 8 unit apartment block.

DISMISSED
On Appeal

NOT refused
for Pluvial/
Surfa ce
Water

Flooding
Issues.

2017/1006/P

15 Wedderburn Rd.
London
NW3 5QS

Change of Use from 3 x flats to 2 x
flats. inc. double basement with
lightwells plus excavation of new
basement.

Notes: Double level basement with
one-bedroom flat in the basement
playroom Gym swimming pool,
sauna

Officer notes: ‘Whilst the proposal
would result in the provision of a
basement below an existing lower
ground floor, this basement already
has permission, ref 2013/7182/P
dated 24/03/2015. This permission is
still capable of being implemented
and thus an exception from policy A5
on basements is justified in this
case.’

Otherwise Officers accept
Campbell Reith's BIA Audit
conclusions.
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Audit by LBH Wembley LBH
4237 June 2014

3.1.1.3 Surface Flow and Flooding
A screening checklist for the impact of the
proposed basement on surface water flow
and flooding is included in the BIA
(Document 1). This has not identified any
issues.

6. CONCLUSIONS
The submitted BIA appears to have followed the
processes and procedures set out in DP27 and
CPG4 and it is considered that the present
submission is satisfactory.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Informative(s):
1 Reasons for granting permission

Whilst the proposal would result in the provision of a basement below an existing
lower ground floor, this basement already has permission, ref 2013/7182/P dated
24/03/2015. This permission is still capable of being implemented and thus an
exception from policy A5 on basements is justified in this case. The basement works
have been submitted with a Basement Impact Assessment, which was
independently assessed for the previous application and which concluded that the
works would not harm groundwater flow, surface water flow, structural stability and
ground movement conditions. Nevertheless it was considered appropriate to
control the excavation works by a Basement Construction Plan (BCP) to be secured
by S106 legal agreement, as well as control of the associated traffic
movements by means of a Construction Management Plan (CMP) and associated
monitoring fee. These will continue to be required by a S106 for this new scheme.

39 29 Aug 2018

GRANTED

40 6 Jul 2017

GRANTED

41 19 Dec 2017

GRANTED

42 4 Apr 2019

GRANTED

43 15 Aug 2018

GRANTED

44 3 May 2019

45 23 May 2018

GRANTED

46 7 Nov 2018

Duplex 1 GRANTED

47 27 Feb 2019

2017/1229/P

5 Templewood Av.
London
NW3 7UY

Conversion of 3 x units to 2 x units.
inc. excavation of new basement.

Notes: Large new basement
featuring a basement bedroom and
en-suite cinema, swimming pool,
gym changing rooms and plant
room basement Bedroom, Pool
room.

Vulnerable uses permitted in a
Previously Flooded Street 2002,
which goes unmentioned. The need
fro SUDS is identified in BIA audit

Officers accept Campbell Reith's BIA
Audit conclusions, condition the
SUDS measures andPermission is
Granted.
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Campbell Reith BIA Audit
12466-69 Rev: F1 Aug. 2017

1.12. It is accepted that the site is not at risk
from surface water flooding but proposals to
protect the basement entrances and
lightwells from surface water ingress are
endorsed.

4.15. It is accepted that the site is not at risk
from surface water flooding, although it is
understood that flooding occurred to No.5a
in 2002. The BIA accepts that there is likely to
be a modest increase in the area of paved
surfacing. Both the original BIA and SER identify
that the increase in surface water run-off should
be mitigated by the inclusion of appropriate
Sustainable Urban Drainage Systems (SUDS). In
the revised submissions, a SUDS strategy to
reduce peak off-site discharge flow rate by 50%
of the current rate (including climate change
allowance) is proposed, which utilises
attenuation storage and a hydrobrake to control
the release of discharge off-site.

4.16. The BIA proposes maintaining the channel
drain at the rear of the house, raised
thresholds to protect entrances to the
basement, upstands around the lightwells
and non-return valves and above ground loop
systems on all outfall drains which connect to
the mains drainage system, in order to prevent
potential flooding of the basement. These
proposals are endorsed.

5.0 CONCLUSIONS

5.10. In the revised submissions, a SUDS
strategy is presented. Proposals to protect the
basement entrances and lightwells from surface
water ingress are endorsed.

5.12. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. Considering the revised
submissions, the criteria of CPG4 have been
met.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

2.22 The application is accompanied by a Basement Impact Assessment (BIA), which has
been independently audited by Campbell Reith, in line with the requirements of CPG4.
After an initial review, Campbell Reith requested further information to seek clarity on a
number of impermeable site areas and SUDS proposals. Following a further review of
additional information, the final audit report was issued confirming all issues had been
closed out.

2.23 The conclusions of the final audit report confirmed the following:

• It is accepted that the site is not at risk from surface water flooding but proposals to
protect the basement entrances and lightwells from surface water ingress are endorsed.
• A SUDS strategy to reduce peak off-site discharge flow rate by 50% of the current rate is
included as part of the revised submission.

Then conditioned in the decision:

6 The development hereby approved shall be carried out strictly in accordance with
the BIA compiled by Chelmer Consultancy Services dated November 2016 and the
recommendations in the Campbell Reith Audit dated August 2017 specifically insofar it
relates to a detailed works programme, condition surveys of neighbouring
properties, movement monitoring and trigger values, trial pitting, groundwater monitoring,
protection of the party wall, and boundary drainage.

2017/1263/P

11 Fitzjohn's Av.
London
NW3 5JY

Construction of basement floor
under building to provide additional
floorspace to consented units.

Note: 6 Basement Bedrooms on to
lightwells, on a site indicted by the
EA Flood Risk Checker as being
High Risk of Surface Water
Flooding.

Officers accept the FRA, Campbell
Reith's BIA Audit conclusions and
Permission is Granted.
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Campbell Reith BIA Audit
12466-27 Rev: F2 April 2017

5.0 CONCLUSIONS

5.4. The BIA, CMS, GMA and FRA provide a
detailed assessment of the various impacts
of the proposed basement construction. The
proposed construction has been identified as
Burland Category 1.

5.7. It is accepted that the development will not
impact on the wider hydrogeology of the area
and is not in an area subject to flooding.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Documents: Geotechnical, Ground movement and Basement Impact Assessment,
Prepared by LBH Wembley dated March 2017, Flood Risk ass Assessment,Prepared by
LBH Wembley dated September 2016,...

3. Basement
3.1 Campbell Reith was instructed by London Borough of Camden, (LBC) to carry
out an audit on the Basement Impact Assessment submitted. This assessment
encapsulated both the worksproposed beneath the existing single storey rear extension,
in addition to those sought beneath the footprint of the main building and consented rear
extensions as per ref: 2016/5782/P.

3.2 The Audit reviewed the submitted Basement Impact Assessment (BIA), Ground
Movement Assessment (GMA), Construction Management Statement (CMS) and the
Flood Risk Assessment (FRA) for potential impact on land stability and local
ground and surface water conditions arising from basement development in
accordance with LBC’s policies and technical procedures.

3.8 It is accepted that the development will not impact on the wider hydrogeology of the
area and is not in an area subject to flooding, in accordance with CPG4.

2017/1534/P

31 St. Mark’s
Crescent
London
NW1 7TT

Entire new basement level under
house; site backing onto a canal.

Notes: New basement on a site that
backs right onto the Regents Canal,
in a Primrose Hill Local Flood Risk
Zone, with a basement ‘playroom’,
lightwell and Gym - all below the
Canal’s water line.

No mention is made of ‘vulnerable
use’ habitable rooms and the office
concludes that: “Although the site is
within the Council’s ‘‘Primrose Hill’
Local Flood Risk Zone, the
Environment Agency indicates the
site to be at a ‘very low’ risk of
surface water flooding”.

No LLFA Officer comments about
‘vulnerable uses’ are evident,
Officers accept Campbell Reith's BIA
Audit conclusions and Permission
is Granted.

Next door to: 2018/6105/P
1 St. Mark’s Crescent, NW1 7TS
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Campbell Reith BIA Audit
12466-65 Rev: F1 Sept. 2017

5.0 CONCLUSIONS

5.6. It is accepted that the site is at very low
risk of flooding. Flood risk mitigation
measures proposed should be adopted.

5.11. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. Considering the revised
submissions, the requirements of CPG4 have
been met.

Householder Application
Subject to a Section 106 Legal Agreement

4.7. Hydrology / surface water flows
• Although the site is within the Council’s ‘‘Primrose Hill’ Local Flood Risk Zone, the
Environment Agency indicates the site to be at a ‘very low’ risk of surface water
flooding
• St Mark’s Crescent did not suffer from surface water flooding in 1975 or 2002.
• Despite this, due to the proximity to the Regent’s Canal at the end of the rear
garden a flood risk assessment was undertaken.
• Following a review of updated information, Campbell Reith accept that the findings of
the flood risk assessment.

4.9. Following the above, the submitted BIA is considered to have adequately
addressed criteria (a)- (e) of policy A5.

2017/1718/P

46 Avenue Rd.
London
NW8 6HS

Demolition and erection of new
house with retained facade. Inc.
excavation of part one, part two
storey basement level with front and
rear lightwells.

Notes: New house with 3 basement
bedrooms, swimming pool and
cinema room on a Medium Risk Site
on previously flood street –
however, after ‘several rounds’ of
further information to seek clarity, CR
accept that “the site itself is at a
slightly elevated level and not
considered to be at risk from
flooding.”

Further more, flooding is not
discussed in the officer report in any
detail at all apart from the
commenting on the BIA Audit but
comments: “8.1. Basement
developments can help to make
efficient use of the borough’s limited
land as required by the development
plan….”

Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.
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Campbell Reith BIA Audit
12466-83 Rev: F2 Nov. 2018

4.19. The BIA highlighted that Avenue Road is
identified as a street at risk of flooding. The
flood risk assessment notes the site itself is at
a slightly elevated level and not considered
to be at risk from flooding.

5.0 CONCLUSIONS

5.6. The BIA advises the development proposal
will not increase the impermeable areas of the
site at surface level. There will be no impact to
the wider hydrological environment.

5.8. Queries and requests for clarification are
summarised in Appendix 2. Considering the
revised submissions provided, the BIA meets
the criteria of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

8. BASEMENT CONSIDERATIONS
8.1. Basement developments can help to make efficient use of the borough’s limited land
as required by the development plan, but they have the potential to cause harm to the
amenity of neighbours, affect the stability of buildings, cause drainage or flooding
problems, or damage the character of areas and the natural environment. Local Plan
policy A5 includes a range of indicators to manage and mitigate these potential impacts.
The following table demonstrates how the proposed basement is compliant with
Policy A5 of the Camden Local Plan 2017.

8.2. The application is accompanied by a Basement Impact Assessment (BIA),
which has been independently audited by Campbell Reith, in line with the
requirements of CPG4. After an initial review, Campbell Reith requested several
rounds of further information to seek clarity on a number of outstanding matters.
Following the submission of additional information, the final audit report was
issued in October 2018 confirming all issues had been closed out. Planning
conditions would secure that the development is carried out in accordance with the
approved BIA and recommendations of the audit, as well as require details of the
appointment of a suitably qualified engineer to inspect, approve and monitor the critical
elements of the works (conditions 10 and 11).

8.3 ...ultimately supported. In terms of scale and subsequent impact on drainage, flooding,
groundwater conditions and structural stability across the site, the revised basement is a
welcome improvement on both the expired permissions and initial proposal of this
application.

2017/1827/P

294-295
High Holborn
London
WC1V 7JG

New 9 storey building for retail at
basement and ground floor levels,
office at 1st and 2nd plus 10
residential units above.

Note: Basement to include room
substation shower room, and retail
and food outlet shop space. Based
on a previous planning permission for
this site. BIA Audit Comments
“...revised submissions confirm
threshold levels will be suitably
elevated compared to adjacent areas
at risk of flooding.

12.3 Insufficient details of
Sustainable Urban Drainage
Systems (SUDS) have been
submitted and therefore a condition
is recommended requiring these
[which is the more usual practice] but
Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.

Ancillary
Basement

Office / Retail

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

10 Storey
Dev.
minor
flooding
issues

No LLFA
Officer

involvement
in the

application
seems to
have been
published.

_ _

3
Other
Misc.

Basement
Rooms

2
Plant
Rooms

Campbell Reith BIA Audit
12466-92 Rev: F1 Oct. 2017

4.20. The site is located within the Critical
Drainage Area Group 3-005 but is not located
within a Local Flood Risk Zone. Whilst the site
itself is identified as being at very low risk of
flooding, the immediately adjacent land to the
south and south east is identified in the MBP
report as having a low risk of surface water
flooding. The revised submissions confirm
that the development site level will be raised
compared to the adjacent areas at risk of
flooding.

5.0 CONCLUSIONS

5.11. The site is identified as being at very
low risk of flooding. The revised
submissions confirm threshold levels will be
suitably elevated compared to adjacent
areas at risk of flooding.

5.12. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. Considering the revised
submissions, the requirements of CPG4 have
been met.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

12 Flood risk and drainage

12.1 Camden Local Plan policy CC3 is relevant with regards to flood risk and drainage.

12.2 The site is not within a Local Flood Risk Zone; it is within Flood Zone 1 (where
there is a 0.1% annual probability of flooding.

12.3 Insufficient details of Sustainable Urban Drainage Systems (SUDS) have been
submitted and therefore a condition is recommended requiring these.

3.1 Policy A5 of the Camden Local Plan 2017 is relevant with regards basements and
seeks to protect neighbouring properties, the structural, ground, or water
conditions of the area, the character and amenity of the area, the architectural character
of the building and the significance of any heritage assets.

13.2 A basement is proposed across the whole site, which is similar in extent to the
basement approved in the the previous planning permission for this site.

13.3 A Basement Impact Assessment (BIA) was submitted as part of this
application. Campbell Reith, the Council’s independent basement consultant, has
assessed the proposals and are satisfied with the proposed basement excavation subject
to the submission of a Basement Construction Plan, given the proposed permeation
grouting. If not properly controlled, grouting has the potential to cause adverse ground
movements. A section 106 obligation is therefore attached accordingly.

2017/2064/P

Land Adjacent to
Jack Straws Castle
London NW3 7ES

Erection of two x 4 bedroom 3 storey
plus basement residential dwelling
houses on car-park.

Note: Campbell Reith's BIA Audit
conclusions are accepted and
flooding is not raised as an issue
in the refusal.

2 x Duplex
Ancillary

Basements to
Houses

Not in a
Local Flood
Risk Zone

Surface
Water

Very Low
Risk

Street not
previously
flooded

No LLFA
Comments
Found

_

2
Other

Habitable
Basement
Rooms

_ _

Campbell Reith BIA Audit
12466-78 Rev: F1 June 2018

5.0 CONCLUSIONS

5.9. The site islocated within the Critical
Drainage Area Group 3-010 but is not located
within a Local Flood Risk Zone and is at very
low risk of flooding.

5.10. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. Considering the revised
submissions, and the recommendation to
undertake structural monitoring during the
works, the criteria of CPG Basements have
been met.

NOTIFICATION OF WHEN AN APPEAL HAS BEEN MADE
REFUSAL

[Flooding unremarked in the Decision Notice, no published Officers
Report?]

REFUSED

Appeal
Withdrawn

2017/2153/P

15 Glenmore Rd.
London
NW3 4BY

Convert a house into 4 x 2 bed flats;
enlargement of existing basement
level inc. lightwells.

Notes: Duplex apartments with
basement bedrooms, en-suites and
bathrooms and lightwells. Campbell
Reith's BIA Audit conclusions are
accepted and Permission is
Granted.

2 x Duplex
Flats

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

4
Basement
Bedrooms _

5
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12466-74 Rev: F1 Feb. 2018

5.0 CONCLUSIONS

5.4. The site islocated within an area of Very
Low flood risk and as such a site-specific flood
risk assessment is not required.

5.11. Queries and matters that required further
information or clarification are summarised in
Appendix 2. The additional information
requested has been provided and the BIA
meets the requirements of CPG4.

Full Planning Permission
Subject to a Section 106 Legal Agreement

[Flooding unremarked in the Decision Notice, no published Officers
Report?]

2017/2204/P

60-70 Shorts Garden

And

14-16 Betterton St.
London
WC2H 9AU

Refurbish and extension inc. bring
vacant basement back into use to
provide a mix of uses.

Note: The BIA Audit acknowledges
previous basement flooding and
requires and additional ground
movement assessment – but the
application was still subsequently
granted.

Officers conclude: “14.9 Given that
the Council’s 3rd party engineers
have confirmed the schemes
adherence to policy A5 and CPG4
subject to the BCP within their final
audit, no objection to these proposed
works are raised.”

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded
But ‘BIA
reports

flooding of
the existing
basement’

No LLFA
Comments
Found

_ _ _

Campbell Reith BIA Audit
12466-86 Rev: F1 Nov. 2017

5.0 CONCLUSIONS

5.4. Whilst flood risk from surface water and
rivers and seas is accepted to be very low,
the BIA reports flooding of the existing
basement. Some assessment has been made
of the cause of flooding which should be
reviewed following the SI.

5.8. Assessments are based on assumed
ground and groundwater conditions. Until a site
investigation is undertaken, the exact ground
and groundwater conditions remain unknown,
and an updated assessment should be
submitted as part of the BCP.

5.11. A ground movement assessment has
been carried out that predicts damage to
neighbouring buildings of Category 2 (Slight).
LBC guidance requires that where Category 1
(very Slight) or greater is predicted, mitigation
measures must be proposed. It should be noted
that Category1 damage is the maximum
permissible and should be reviewed following
the SI and submitted as part of the BCP.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

14.8 In light of the additional information provided, Campbell Reith issued their final audit
of the applicants submitted BIA and conclude that “Subject to the completion and approval
of a full basement construction plan, it is accepted that the requirements of CPG4 have
been met”. In order to ensure compliance with policy A5, CR have included within their
final audit a detailed list of requirements for the BCP which would be secured via section
106 legal agreement.

14.9 Given that the Council’s 3rd party engineers have confirmed the schemes
adherence to policy A5 and CPG4 subject to the BCP within their final audit, no
objection to these proposed works are raised.

2017/2471/P

15 Lyndhurst Terr.
London
NW3 5QA

Replacement two storey residential
dwelling with basement, following
demolition of existing house.

Notes: Permission is refused and
dismissed at appeal only on
Conservation Area and size grounds.
Surface Water Flooding is not an
issues. Campbell Reith's BIA Audit
conclusions are accepted.

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

1
Basement
Bedroom

1
Other

Habitable
Basement
Room

4
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12466-79 Rev: F1 July 2017

5.0 CONCLUSIONS
5.8. It is accepted that the development will not
affect the hydrogeological setting as no known
ponds, spring lines or wells are in close vicinity
to the site and that the site is outside the
Hampstead Pond chain catchment area.

5.9. It is accepted that there are no slope
stability concerns regarding the basement
development and it is not in an area prone to
flooding.

5.10. The BIA meets the requirements of
CPG4.

Full Planning Permission Refused

Reason(s) for Refusal

1 The proposed demolition, by reason of the loss of the existing building which makes a
positive contribution to the Fitzjohns/ Netherhall Conservation Area, would cause harm to
the character and appearance of the conservation area..

3 The proposed basement, by virtue of its excessive size and external manifestation in
relation to the size of the site and host dwelling…

4 The proposed basement, by virtue of its size and external manifestation would deprive
the proposed dwelling of sufficient open amenity space and be detrimental to the visual
attractiveness…

DISMISSED
On Appeal

NOT refused for
Pluvial/Surface
Water Flooding

Issues.

48 29 May 2018

GRANTED

49 21 Dec 2018

GRANTED

50 2 Jan 2019

GRANTED

2017/2579/P

53 Glenmore Rd.
London
NW3 4DA

Subdivision of 3 partially self-
contained flats to 3 x fully self
contained flats, excavation of
basement and side extension.

Note: Medium Risk site. Duplex flat
with a basement bedroom and
bathroom. Campbell Reith's BIA
Audit conclusions are accepted and
Permission is Granted.

Enforced stair removal?: An
external stair case to the front light
well and basement bedroom, present
in the first version of the plans was
subsequently removed. There is no
published officers report so it is not
possible to know if this was forced
upon the applicant to prevent
independent access/use to the
basement level, as appears to have
been done in some other
applications.

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

1
Basement
Bedroom _

1
Other
Misc.

Basement
Room

_

Campbell Reith BIA Audit
12466-82 Rev: F1 October 2017

1.10. The Flood Risk Assessment states that
the site is in Flood Zone 1 in an area of low
to medium risk of surface water flooding.

- Flood Risk Assessment for Planning by UNDA
Consulting Limited dated March 2017.

5.0 CONCLUSIONS

5.5 It is not likely that the development
proposals will have adverse effects on the
hydrological and hydrogeological water regimes
in the vicinity.

5.6 Considering the revised submission the
criteria contained in CPG4 & DP27 have been
met.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Informative(s):
1 Reasons for granting permission.
The subdivision proposal is considered acceptable as the increase in the self-contained
residential units meets a priority land use of Camden's Core Stategy. Furthermore, the
development would provide a 2 bedroom flat which is identified as very high priority
(Policy H7). The principle of providing additional residential accommodation at the site
and maximising the supply of additional homes in the borough is therefore considered
appropriate.

The applicant submitted a Basement Impact Assessment, Flood Risk Assessment
and Structural Drawings and Method Statement which has been independently
audited in accordance with basement policy A5. The proposed basement excavation
works have been concluded to be not likely to adversely effect
hydrology or hydrogeological water in the area and to include suitable proposed
construction methods and underpinning. Overall, the basement works which are...etc.

As such, the proposed development is in general accordance with policies H1 ,H6, H7,
A1, A5, D1, D2, T1 and T2 of the Camden Local Plan…

2017/3029/P

34A King Henrys Rd.
London
NW3 3RP

Single storey rear and side extension
plus basement enlargement.

Notes: Flood risk is Very Low risk on
the EA Checker. Enlarging an
existing occupied basement flat with
2 extant bedrooms. Adding 2 new
basement bedrooms, en-suite's and
bathroom, enlarging living room and
kitchen.

Campbell Reith's BIAAudit
conclusions are accepted,but with
are recommendation that sewer
flooding should be considered further
during the detailed design. Flood risk
is otherwise unremarked in the
Decision Notice and Permission is
Granted;

Duplex

Ancillary
Basement to

GF Flat

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

4
Basement
Bedrooms

4
Other

Habitable
Basement
Rooms

3
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12727-08 Rev: F1 Dec. 2017

5.0 CONCLUSIONS

5.12. While the surface water drainage area is
increasing, appropriate SUDs by use of green
roofs, and an attenuation tank are proposed.

5.13. It is accepted that the property is at low
risk of surface and ground water flooding.
However sewer flooding should be
considered further during the detailed
design.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

2017/3348/P

The Coach House
50 A Belsize Sq.
London
NW3 4HN

Demolition and replacement of house
with new basement.

Notes: Extensive nearby risk
flood. New basement bedroom gym
and shower room. Seems rather
ridiculous to not have had a flood risk
assessment

[Note: CPG4 requirements not met
as of this D1 report but application
was subsequently granted]

[Flooding unremarked in the Decision
Notice]

Belsize Square is adjacent to:
Belsize Park Gardens NW3 1975

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded*

No LLFA
Comments
Found

1
Basement
Bedroom _

3
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12466-91 Rev: D1 Aug.
(Last published version)

5.0 CONCLUSIONS

5.8. It is accepted that the site is at low risk
of flooding. Standard flood risk mitigation
measures should be adopted.

5.9. The development will not increase the
impermeable site area. It is accepted that the
development will not impact the wider
hydrogeological and hydrological environments.

5.13. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. Until the additional information
requested has been provided, the
requirements of CPG4 have not been met.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

6.7. As a result of the additional information provided, CR produced a second and final
audit report in April 2018 within which it is confirmed that the information presented
confirms that the basement construction
could be built-out in a manner which avoid any harm to neighbouring buildings or
structures as well as the local water environment. Within their final audit report, CR
note that: “It is accepted that the site is not in a
Flood Risk Zone and is at low risk of flooding”; that “The development will not
increase the impermeable site area or impact the wider hydrological environment”; and
that “For the structures assessed, Category 0
(Negligible) to Category 1 (Very Slight) damage is predicted in accordance with the
Burland Scale”

Due to the above Campbell Reith confirm that a flood risk assessment would not
have been created as the assessment didn’t not identify any potential impact in this
regard. CR do however recommend that a Basement Construction Plan (BCP) should be
secured via legal agreement due to the type of construction piling to be used… Subject to
the securing of a BCP, Campbell Reith confirm that the development would accord with
the requirements of policy A5 and Basements CPG. Given that the Council’s third party
engineers have confirmed the acceptability of the scheme in this regard no further
objection is raised by officers.

Specific details of eachapplication listed can always be verified by checking theoriginal application files on the LB Camden Planningweb site itself. Compiled July 2021.E&OE.

Listed here in order of application number, not decision date.

APPENDIX A



Sheet 3

Sheet 3

51 15 Dec 2017

GRANTED

52 6 Dec 2017

GRANTED

53 27 Mar 2019

GRANTED

54 31 Oct 2018

GRANTED

55 23 Apr 2018

2017/4027/P

11 Fitzjohns Av.
London
NW3 5JY

Alterations to layout related to
2017/1263/P granted 06/07/2017 –
New basement beneath building.

Notes: High Risk EA site. Based on
prior Basement Approval
2017/1263/P with one basement
bedroom and 3 duplex flats; to now 7
basement bedrooms with
bathrooms to 2 duplex apartment's;
significantly increasing what are
elsewhere described as ‘vulnerable
uses’. However, again, Campbell
Reith's BIA Audit conclusions are
accepted and permission is
granted.

2 x Duplex
Flats

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

7
Basement
Bedrooms
(6 Extra)

_

7
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12466-27 Rev: F2 April
Audit as Per 2017/1263/P

5.0 CONCLUSIONS

5.4. The BIA, CMS, GMA and FRA provide a
detailed assessment of the various impacts of
the proposed basement construction. The
proposed construction has been identified as
Burland Category 1.

5.7. It is accepted that the development will not
impact on the wider hydrogeology of the area
and is not in an area subject to flooding.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

1 Reasons for granting permission
With regard to the basement, the Basement Impact Assessment (BIA), Ground Movement
Assessment (GMA), Construction Management Statement (CMS) and the Flood Risk
Assessment (FRA) submitted as part of ref: 2017/1263/P was assessed by officers and
independently audited in mind of LBC's policies and technical procedures and deemed in
accordance.

On this basis and in review of the details provided by Cranston Consulting and again
independently audited, the assessment as per ref: 2017/1263/P remains valid and this
scheme is considered in accordance.

The enlarged flats would again provide a good standard of residential
accommodation in terms of layout, room sizes, sunlight, daylight, ventilation and
outlook.

2017/4287/P

9 St. Martins
Almshouses
Bayham St.
London
NW1 0BD

Demolition of rear extension
excavation of existing basement
by extra 0.8m plus new GF extension
with new basement beneath plus
lightwell.

Notes: New living space opening
onto light well, Bedroom, Storage and
Utility Room. Campbell Reith's BIA
Audit conclusions are accepted and
permission is granted.

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

1
Basement
Bedroom

1
Other

Habitable
Basement
Room

3
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12466-97 Rev: F2 Nov. 2017

5.0 CONCLUSIONS

5.9. It is accepted that the impact on ground
water flows will be minimal, given the shallow
depth of perched groundwater. However ground
water monitoring is recommended to continue
until construction.

5.10. It has been confirmed that the rate of
flow of surface water discharge to the
existing sewer system is unlikely to
increase.

Full Planning Permission Granted

[Flooding unremarked in the Decision Notice]

2017/4302/P

13-15
John's Mews
London
WC1N 2PA

Partial demolition of building and
Change of Use from garage,
workshop, offices to 4 x flats inc.
new basement.

Notes: Duplex Basement/GF flats
Includes two new basement and
ground floor duplex flats, each with 3
bedrooms, family bathroom and en-
suite basement level.

Campbell Reith's BIAAudit
conclusions are accepted and
permission is granted.

2 x Duplex
Flats

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

4
Basement
Bedrooms _

6
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12727-12 Rev: F1 October 2018

4.12. It is accepted that the development will not
impact on the wider hydrological and
hydrogeological environments and is not in an
area subject to flooding. Nevertheless,
mitigation actions recommended within the
BIA should be adopted, including raised
threshold levels and adequate drainage
provision.

5.0 CONCLUSIONS

5.10. It is accepted that the development will not
impact on the wider hydrological and
hydrogeological environments and is not in an
area subject to flooding.

5.12. Queries and requests for further
information are summarised in Appendix2.
Considering the updated information provided,
the BIA meets the criteria of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

[Flooding unremarked in the Decision Notice]

Independent audit
7.2 The site would incorporate single storey basements, providing approximately 106sqm
of additional floorspace and an external depth of approximately 4m below ground floor
level.
7.3 The applicant submitted a Basement Impact Assessment which was reviewed by
Campbell Reith whom concluded:
• It is accepted that the development will not impact on the wider hydrological and
hydrogeological environments and is not in an area subject to flooding.
• The BIA meets the criteria of CPG Basements.

13. CONCLUSION
13.1 In the context of the fall back position, the principle change of use, extensions and
alterations are considered to be policy compliant and acceptable in design terms. The
roof, rear and basement extensions and façade alterations would be sympathetic to the
character and appearance of the host building and the conservation area. The elevational
alterations are not considered to have any adverse impact on the residential amenity of
neighbouring properties. The applicant has demonstrated, following independent review
that the excavation of a basement floor extension would not harm the surrounding area
and the development would not harm the amenity of neighbouring residents or the
highway network, subject to suitable s106 controls.

2017/4326/P

63 Hillfield Rd.
London
NW6 1QB

New 3 Bed, split level basement and
ground floor house with lightwell, and
Conversion of an extant house from
2 flats to 3 flats with a new extension,
dormer, basement enlargement and
lightwell (Extant arrangement already
having a self contained basement flat
with another duplex over.)

Note: The BIA Audit States that:
‘1.14. It is accepted that the site area
is defined as being of low risk of
flooding from surface waters.’

However, although the EA rating for
No. 63 is currently unavailable the
flood risk for No.’s 61 and 65 are
shown as High Risk. To the rear,
either side of the new house, 57 and
59 Achilles Rd. NW6 1DZ are listed
as Medium Risk.

Coupled with this the street is listed
as being a previously flooded
street on two occasions. In fact,
man hole covers directly adjacent to
this site on Agamemnon Rd. were
one of the main sources of over-
flowing in 2002; the appelant having
personally witnessed the flooding
from those same covers (having
been forced open by water pressure)
himself, first hand, on the day it
happened.

Nonetheless, site specific evidence is
accepted along with Campbell Reith's
BIA Audit conclusions, and along with
proposed mitigation measures
Permission is Granted.

2 x New
Duplex
Flats

plus

New
Duplex
House

Not in a
Local Flood
Risk Zone

High Risk
And

Medium
Risk

Surface
Water
Flooding

Previously
Flooded
Street
1975
and
2002

No LLFA
Comments
Found

3
Basement
Bedrooms

1
Other

Habitable
Basement
Room

3
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12466-96 Rev: F1 June 2018

1.14. It is accepted that the site area is
defined as being of low risk of flooding from
surface waters. Adjacent areas are defined
as having a medium risk. Hillfield Road is
noted to have flooded in 2002. Appropriate
flood mitigation measures are proposed.

5.0 CONCLUSIONS

5.8. It is accepted that the site is at low risk
of flooding. Appropriate flood mitigation
measures are proposed.

5.9. The site is within a Critical Drainage
Area. A SUDS assessment is proposed to
attenuate peak flows in accordance with best
practice, which should be agreed with LBC and
Thames Water. The development will have no
impact to the wider hydrological environment.

Grant Conditional Planning
Subject to a Section 106 Legal Agreement

2.34 There are some challenges in applying the above policy criteria to the application site
as the nature of excavation is not typical. The aim of the policy is to manage and
restrict the scale of new basements being provided underneath existing homes;
however, in this case, the excavation is largely associated with the need to level out the
plot in order to provide a new unit in the rear section of the garden.

2.37 The application is accompanied by a Basement Impact Assessment (BIA), which
has been independently audited by Campbell Reith, in line with the requirements of
CPG4. After an initial review, Campbell Reith requested further information to seek
clarity on a number of outstanding issues. Following a further review of additional
information, the final audit report was issued confirming all issues had been closed
out.

2.38 Several consultation responses refer to the propensity of the area to flooding. Hillfield
Road is within Critical Drainage Area but is not located within a Local Flood Risk Zone.
The Environment Agency indicates that the risk of flooding from surface water at
63 Hillfield Road ranges from ’Very Low’ to ‘Low’. Their records indicate that the
nearest groundwater flooding incident was recorded 60m west of the site on the north side
of Hillside Road and that the proposed development site isnot within an area where
London Borough of Camden have recorded properties as having been affected by
historical groundwater flooding. The site investigation also confirms there is very low risk of
groundwater flooding, due to the underlying London Clay. Notwithstanding this, flood
resistance measures to protect the basement from local surface water flooding are
discussed within the BIA in addition to mitigation measures to protect against sewer
surcharging, which are considered appropriate.

2.39 The proposed scheme will increase the proportion of hardstanding at the site. A
SUDS assessment has demonstrated how it is possible to attenuate peak flows in
accordance with best practice. A condition will require details of SUDS to be approved
in writing by the local planning authority. Such system shall demonstrate greenfield
levels of runoff unless it can be demonstrated that this is not feasible. The system shall be
implemented as part of the development and thereafter retained and maintained

2.42 Subject to conditions that require details of an appropriately qualified engineer to be
submitted prior to development, and for all works to be carried out in accordance with
the submitted BIA and recommendations of the BIA audit, the proposed excavation
is considered acceptable.

2017/4366/P

66 Fitzjohn's Av.
London
NW3 5LT

Demolition. then erection of 2 x semi-
detached, three storey plus
basement 3-bed houses.

Note: Based on a previously
approved basement scheme. inc.
basement Living, Kit. WC and plant.
Proposed basement kitchen/dining/
living rooms and WC’s.

This address is listed as being at
High Risk of Surface Water Flooding
on the EA flood risk checker.
However, Campbell Reith's BIA Audit
conclusions are accepted and Flood
risk not really focused on at all in the
Decision Notice or Officer Report.

Reason(s) for Refusal
2 The proposed basement
excavation by virtue of its siting,
scale and design would fail to be
subordinate to the host building and
property harming the character and
appearance of the conservation area.

2 x Duplex
Houses

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_

4
Other

Habitable
Basement
Rooms

4
Other
Misc.

Basement
Rooms

2
Plant
Rooms

Campbell Reith BIA Audit
12066-98 Rev: F1 October 2016

5.0 CONCLUSIONS

5.9. The Historic Shepherds Hill conduit
(water course) used to run within 20-40m to
the west of the site. Based on this, the
groundwater level identified in the borehole and
the increased impermeable area, mitigation
measures are proposed in the BIA and HBIA.
These include provision of a drainage corridor,
French drain, sump and pump.

5.14. The flood risk assessment shows the
only significant flood risk as blockage of
private drainage connections.

5.16. The BIA has stated that the development
will not impact on the wider hydrogeology of the
area, any other watercourses, springs or the
Hampstead Heath Pond chain catchment area.

Full Planning Permission Refused

Reason(s) for Refusal

1 The proposed development by virtue of its height, bulk, siting and detailed design would
appear overly dominant and harmful to the character and appearance of adjacent
dwellings and of the conservation area generally. The development would therefore
remain contraryto policies D1, D2 and A5 of the London Borough of Camden Local Plan
2017.

2 The proposed basement excavation by virtue of its siting, scale and design would fail to
be subordinate to the host building and property harming the character and appearance of
the conservation area contrary to policies D1, D2 and A5 of the London Borough of
Camden Local Plan 2017.

Basement Impact Assessment

4.3. In accordance with the requirements of policy A5, the applicants have
submitted Basement Impact Assessment reports which reviews the impacts of the
proposed basement structure and construction methods in terms of its impact upon
drainage, flooding, ground water conditions and structural stability. This report is the
same which was previously approved and was produced by a well-known firm of
consultants using individuals who possess suitable qualifications in line with CPG
requirements…

4.4….the previous BIA had confirmed that structural implications to all surroundings
propertieswould be limited to a maximum of 1 on the Burland scale and this has not since
altered. It is therefore accepted that the amendments proposed would not result in any
additional impacts above the approved scheme. Objection is therefore not raised in
this regard.

[Flooding not really focused on at all in the Decision Notice and officer
report]

DISMISSED
On Appeal for
character and
appearance,
NOT Flood

Risk.

Quick
Ref
No.

Application
Number

Site Address

Decision Date
Decided since the
Local Plan was
adopted 03/07/2017
- which thereafter
carries full weight.

Application Description
Necessarily abridged and paraphrased for
brevity.

[Notes by the 2020/2936/P
appellant]

Multi
vs.
Single
Level

Camden
Local
Flood Risk
Zone

EA Flood
Risk
Checker
For the exact
Address

Previously
Flooded
Street
Or other
Flood Risk

LLFA
Comments

Basement
Bedrooms

Basement
Habitable
Rooms

Other
Basement
Rooms
Bath, Gym, Pool,
Games, Office,
Workshop etc.

Plant
Rooms
Gas, Electric,
Pump,
Comms etc.

Campbell Reith BIA Audit
Surface Water Flood Risk
Comments:
Where applicable and necessarily abridged and
paraphrased for brevity.

Officer’s Report or Decision Notice Extracts
Necessarily abridged and paraphrased for brevity.

Final
Decision

56 27 Apr 2018

GRANTED

57 16 Oct 2018

GRANTED

58 28 Nov 2019

GRANTED

59 6 Mar 2018

GRANTED

60 19 Dec 2017 1

GRANTED

61 29 May 2018 1 No BIA Submitted

62 11 Feb 2019

63 17 Mar 2020

GRANTED

2017/4519/P

82 Compayne Gdns.
London
NW6 3RU

Basement excavation works to
create 3 new fully self contained
Basement flats with inc. lightwells.
Alterations to 11 existing residential
units above.

Note: Greatly extended basement
under a house, creating 3 self-
contained flats is all with basement
bedrooms, living space and
bathrooms. The application site is
just outside Goldhurst Local Flood
Risk Zone by 45m, which in other
decisions seems to have been
deemed to carry flood risk weight
(particularly it would seem were a
refusal is seen to need extra
support); but not in this case.

Campbell Reith's BIA Audit
conclusions are accepted and Flood
risk not a concern in DN or
Officers Report.

2 x Duplex
Houses

Just outside
Goldhurst
Local Flood
Risk Zone
(by 45m)

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

6
Basement
Bedrooms

3
Other

Habitable
Basement
Rooms

8
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12727-09 Rev: F1 Date: Jan. 2018

5.0 CONCLUSIONS

5.8. There will be no increase in impermeable
site area due to the proposed development. The
site is not subject to flooding. There will be no
impact to the wider hydrological environment.

5.9. The BIA meets the criteria of CPG4.

Grant conditional planning permission
Subject to a Section 106 Legal Agreement.

2.7 Basement

2.7.3 Furthermore, the submitted basement impact assessment (BIA) has been reviewed
by the Councils independent auditors who are satisfied with the findings of the
assessment. The audit report confirms that the proposed basement would not lead to an
increase in impermeable site area, would not impact the wider hydrological environment
and would have no more than a very slight impact on the properties adjacent to No.82.
Therefore the basement level development would be in accordance Policy A5.

2017/4543/P

10-11 King's Mews
London
WC1N 2HY

(not WC1N 2ES)

New three storey plus basement
building to provide 5 flats.

Note: Enforced duplex’s? This is a
Very Low flood risk area but officers
still forced to applicant into replacing
self contained (with ‘akin to a duplex’
exits to an internal stair), self
contained basement flats, with
duplex’s instead; 29 weeks after the
application was submitted the
officers are still wanting major
revisions; just one basement room
had an ADF of 1.8%.

The D&A states:
Amendments to design to Improve
Daylight Levels (P.11) In March
2018, comments were received from
LBC, asking for the scheme to be re-
designed to improve daylight levels
and suggesting the provision of two
storey units spanning basement and
ground floor. This advice resulted in
a re-design of the scheme at
basement and ground floor levels,
with more minor amendments at
upper levels. The re-designed
scheme layouts are shown on the
following pages of this report.

Campbell Reith's BIAAudit
conclusions are accepted and
permission is granted.

2 x Duplex
Flats

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

4
Basement
Bedrooms

2
Other

Habitable
Basement
Rooms

6
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12727-26 Rev: D2 Feb. 2018
(Last Revision?)

5.0 CONCLUSIONS

5.8. Submitted information on below ground
basement structures has shown that the
development is unlikely to have a significant
local impact or cumulative impact on the local
hydrogeology, as that there are no neighbouring
basements.

5.9. It can be confirmed that the ground and
surface water aspects of the proposal
conform to the requirements of CPG4.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Granted: Erection of three storey plus basement building to provide 1 x1 bed, 2 x 2 bed
and 2 x 3 bed flats: 5 flats

Original application:
The proposed scheme seeks consent for 4 x 1 bed and 3 x 2 bed private dwellings: 7
Flats.

2017/4551/P

11-12 Grenville St.
London
WC1N 1LZ

Change of use of upper offices to 5
flats. Demolition of garage, erection
of 2 bed dwelling with basement.
Consolidation of retail and cafe to
retail/restaurant.

Note: Basement living room (Kitchen
/ Dinning) renamed ‘Media Room’
with W.C. to new 2 bedroom dwelling
with basement.

Campbell Reith's BIAAudit
conclusions are accepted and
permission is granted.

Duplex
Dwelling

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_

1
Other

Habitable
Basement
Room

1
Other
Misc.

Basement
Room

_

Campbell Reith BIA Audit
12466-31 Rev: F1 Dec. 2017

5.0 CONCLUSIONS

5.13. It is accepted that there is a negligible
increase in the hardstanding area that will not
significantly increase surface water runoff or
impact on the wider hydrogeology of the area.

5.14. It is accepted that there are no slope
stability concerns regarding the proposed
development and it is not in an area prone to
flooding.

5.15. The applicant has demonstrated that
the proposal conforms to the requirements
of CPG4.

Grant Conditional Planning
Subject to a Section 106 Legal Agreement.

7.4. The developer submitted an updated Basement Impact Assessment (BIA) with the
appeal on the former application (APP/X5210/W/17/3179742), which responded to the
comments raised by Campbell Reith in their Basement Impact Assessment audit. This
information was assessed by Campbell Reith who confirmed in an updated audit
report that overall, the applicant has demonstrated that the proposal conforms to
the requirements of Policy A5 (Basements) and the Basements CPG.

2017/4684/P

123 Broadhurst Gdns.
London
NW6 3BJ

Excavation of existing basement,
including lightwells after prior
consents: 2017/1630/P,
2016/4041/P, 2017/2555/P

Note: The application is based on
previous consent from 3 May 2017
but required a new BIA Audit.

Large residential basement including
a bedroom, en-suite, plant room
and gym.

Goldhurst Local Flood Risk Zone,
the street previously flooded in
1975. Flood Risk Zone or flooded
street seems not to have been an
issue in the decision at all. Campbell
Reith's BIA Audit conclusions are
accepted and permission is
granted.

Ancillary
Basement to

House

Goldhurst
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
1975

No LLFA
Comments
Found

1
Basement
Bedroom

1
Other

Habitable
Basement
Room

3
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12727-20 Rev: F1 May 2018
(Required a new audit)

4.12. The site has a very low flooding risk
from surface water and sewers, reservoirs
and fluvial/tidal watercourses.

4.22. It is accepted that there are no slope
stability concerns regarding the proposed
development and it is not in an area prone to
flooding.

5.0 CONCLUSIONS

5.2. The BIA submissions include Land
Stability, Hydrogeology and Hydrology
screening and scoping, relevant site
investigations and impact assessments as
defined and required in the LBC Planning
Guidance document ‘Basement and
Lightwells (CPG4)’.

5.13. A schedule of queries for further
information is summarised in Appendix 2 of this
audit, which have now been closed out, or to be
provided via post planning conditioning.

[No final comment but BIA clearly ultimately
approved as policy compliant]

Householder Application Granted

2.0 Planning consent is now sought for the conversion of the existing cellar into ancillary
residential floor space by lowering the existing basement under the footprint of the host
building; it is also proposed to create new front and rear lightwells with a sunken patio
area to the rear. To the flank (west) elevation, it is proposed to relocation the existing door
and external staircase.

2.9 The proposed basement would not extend below the surface of the water table and
would not increase the amount of hard surfacing on site. The site is not close to any
watercourses, and the BIA does not consider the proposal to have an impact on ground
water movement. The applicant has submitted a flood risk strategy, which confirms
that the site is within an area of constraint for surface water flow…

…Details of existing surface water drainage to demonstrate change in discharge to the
sewer system remains outstanding as part of the audit undertaken by Campbell Reith. In
light of the above, a condition is attached for the details of the surface water and drainage
details to be submitted.

[Flood Risk Zone was not an issue in the decision at all]

2017/4705/P

62 Belsize Rd.
London
NW6 4TG

Conversion of a house and
basement flat into 3 new flats.

Note: Application adds a extra
bedroom to the extant basement flat
and seems to remove a secondary
internal exit, creating a totally self
contained unit with just an external
exit.*

Goldhurst Local Flood Risk Zone,
in a twice previously flooded
street. Reasons for granting
permission: “The subdivision
proposal is considered acceptable as
the increase in the self-contained
residential units meets a priority
land use..”

* This internal ‘akin to a duplex’ issue
is the exact reason the LPA give for
first granting 2016/2689/P then
refusing 2019/0158/P.

Fully Self
Contained
Basement

Flat

Goldhurst
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
1975
and
2002

No LLFA
Comments
Found

1
Additional
Basement
Bedroom

_

1
Other
Misc.

Basement
Room

_

No BIA or FRA

No BIA or Flood Risk Assessment
seems to have been published but
may not have been necessary given
that it’s conversion.

Full Planning Permission
Subject to a Section 106 Legal Agreement

[Flood Risk Zone was not an issue in the decision at all]

2017/4992/P

78 Malden Rd.
London
NW5 4DA

Conversion of residential building
from 2 x self-contained flats to 4 x
self-contained flats including a rear
infill extension at the lower ground
floor level.

Notes: Refused for not having a BIA
and consequently no Audit was even
possible. EA Medium Risk of Street
flooding and application add an
additional bedroom to the basement.
An extant external entrance to
Basement flat has been removed,
possibly for practical reasons to allow
access to bike store.

Refusal reasons do not cite
flooding.

Extant Fully
Self

Contained
Basement

Flat
converted to

an
'Akin’ to a
Duplex?

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

1
Additional
Basement
Bedroom

_

1
Other
Misc.

Basement
Room

_

Full Planning Permission Refused

Reason(s) for Refusal

1 The proposed mansard roof extension by reason of its height, scale and design would
be an incongruous addition to the building and the largely unimpaired roofline of this
terrace...

2 The proposed alterations to the front lightwell by reason of the design, location and
scale would provide an excessive...

4 In the absence of a fully audited Basement Impact Assessment, the applicant has
failed to demonstrate that the basement works would not cause harm to the
structural stability of the building and neighbouring properties and avoid adversely
affecting drainage and run-off or causing other damage to the water environment, contrary
to policy A5 (Basements) of the Camden Local Plan (2017) and Camden Planning
Guidance (Basements).

REFUSED

No BIA Audit
Provided

2017/5303/P

157 York Way
London
N7 9LN

Formation of 1 x 2 bed duplex at
ground and basement levels; rear
extension at basement and first
floor levels; extension at second floor
level to form additional bedroom to
existing 4 bed HMO; formation of first
floor roof terrace and rear access
staircase; excavation of rear
curtilage; formation of front lightwell.

Notes: Basement Kitchen, Living
Room and Bathroom. Campbell
Reith's BIA Audit conclusions are
accepted.

Refusal reasons do not cite
flooding.

Duplex
Dwelling

Plus

Basement
Commercial

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_

1
Other

Habitable
Basement
Room

1
Other
Misc.

Basement
Room

_

Campbell Reith BIA Audit
12727-98 Rev: F1 Nov. 2018

5.0 CONCLUSIONS

5.9. It is accepted that the surrounding slopes to
the development site are stable; and the
development will not impact on the hydrological
or wider hydrogeological environment and is
not in an area subject to flooding.

5.10. The initial queries and requests for
additional information, which are summarised in
Appendix 2, have been resolved upon receipt of
supplementary information from the applicant. It
can now be confirmed that the revised BIA
meets the requirements of CPG Basements.

Full Planning Permission Granted

Reason(s) for Refusal
1 The proposed extension, by reason of its siting, scale, and design would result in an
overlydominant and incongruous addition to the area, adversely impacting the character
and appearance of the building and this part of the conservation area contrary to policies
D1 (Design) and D2 (Heritage) of the London Borough of Camden Local Plan (2017).

2 The proposed development, by reason of the excessive loss of retail floorspace within a
protected shopping frontage, would harm the retail character, function, vitality and viability
of the neighbourhood centre, contrary to policies TC1 (Quantity and location of retail
development) and TC4 (Town centre uses) of the London Borough of Camden Local Plan
2017.

3 The proposed development, by reason of the excessive level of overlooking from the
HMO unit into the rear windows of the proposed two bedroom duplex, would provide a
poor quality of accommodation for future occupants, contrary to policy H6 (Housing
Choice and Mix) of the London Borough of Camden Local Plan (2017).

REFUSED

NOT refused for
Pluvial/Surface
Water Flooding

Issues.

2017/5497/P

2-6 St Pancras Way
London
NW1 0TB

Demolition then erection of 6 new
buildings, from 2 to 12 storeys plus 2
basement levels; very extensive
mixed use development inc. Hotel
and Residential.

Note: Extensive multi-storey
development with a very large
double basement with numerous
‘vulnerable uses’; Showers &
Changing Rooms, Plant Room, Gym,
Substation, Retail Workspaces. The
site is hard by Regents Canal, the
application has input from Canal &
River Trust, is
Surrounded by very very noticeable
street flood risk. However, the site
itself accepted as to be “at a Low
Risk of flooding from all sources.”

For such a very large site one may
have expected to find LLFA Officer
Comments in the published
application documents, but there
don’t seem to be any. Otherwise,
Campbell Reith's BIAAudit
conclusions are accepted and
permission is granted.

Service
Basement
Commercial

Space

Boundary of
Kings
Cross

Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

Large
Dev. by
Regents
Canal

No LLFA
Officer

Comments
seem to

have been
published in

the
application
documents

_ _

1
Other
Misc.

Basement
Room

9
Plant
Rooms

Campbell Reith BIA Audit
12727-14 Rev: F1 March 2018

4.11. The site is within a Critical Drainage
Area (Group 3-003) and on the boundary of
Kings Cross Flood Risk Zone. The FRA
confirms the site is predominantly at a Low
Risk of flooding from all sources. The current
medium risk areas along the canal are due to
the existing walkway along that side of the
building, currently set 2m below the top of the
canal bank. This walkway will no longer exist in
the proposed development. Standard flood
risk mitigation measures should be
implemented within the final design.

5.0 CONCLUSIONS

5.8. It is accepted that the site is not in a
Flood Risk Zone and is at low risk of
flooding from all sources.

5.9. The site is within a Critical Drainage
Area (Group 3-003). A SUDS assessment is
presented. Off- site drainage flows will be
attenuated in accordance with LBC
guidance, which will provide a benefit to the
wider hydrological environment.

5.13. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. The requirements of CPG4 have
been met, subject to submission of a BCP to
confirm assessments and design prior to
construction.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

22 Prior to commencement of development on each plot, other than works of demolition,
site clearance and preparation, full details of the sustainable
drainage system as stated in the approved document 'Flood Risk Assessment and SuDS
Strategy' dated 31/08/2017, prepared by Water Environment Limited on behalf of G
Partnership Ltd, shall be submitted to and approved in writing by the local planning
authority. Details shall include the following SuDS measures:…..

Such a system should be designed to accommodate all storms up to and
including a 1:100 year storm with a 40% provision for climate change such that flooding
does not occur in any part of a building or in any utility plant susceptible to water, and
shall demonstrate a minimum 50% reduction in total run-off rate as stated in the approved
document.

64 5 Jul 2018

GRANTED

65 17 Dec 2017 2

66 10 Jun 2019

Numerous Numerous

67 2 May 2018

GRANTED

68 28 Oct 2020

GRANTED

69 25 Jan 2019

GRANTED

70 11 Jun 2019

GRANTED

71 21 Dec 2018

GRANTED

72 4 Jan 2019

GRANTED

2017/5590/P

Land at
23 Carol St.
London
NW1 0HT

Erection of a 3 storey plus
basement building to provide live-
work studio plus 2 bed flat above.

Note: Basement workshop and plant
room to basically a new house.

Medium EA Flood Risk but flooding
seems unremarked in the Decision
Notice and Officer Report, apart from
a brief reference to the BIA Audit.
Campbell Reith's BIAAudit
conclusions are accepted and
permission is granted.

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _

3
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12727-34 Rev: F1 April 2018

5.0 CONCLUSIONS

5.8. Amovement monitoring proposal has been
provided, this should be agreed with owner of
neighbouring assets. It is proposed to
implement attenuation SUDS and it is accepted
that there will be no impact to the wider
hydrological environment.

5.9. It is accepted that the risk of flooding is
very low there are no slope stability concerns
regarding the proposed development.

5.10. It can be confirmed that the proposal
adheres to the requirements of CPG4.

Full Planning Permission
Subject to a Section 106 Legal Agreement

Basement
A single storey basement under the footprint of the building is proposed. A BIA has been
submitted which has been assessed by the council’s independent auditors,
Campbell Reith. The audit confirms the proposed basement adheres to the
requirements of CPG4. As excavation is proposed close to the highway an approval in
principle from highways would be required. This would be secured by legal agreement.

2017/5901/P

114-116 Malden Rd.
London
NW5 4BY

Certificate of Lawfulness
(Proposed) Prior Approval
refused. Commercial Change of Use
from Class B8 storage to Flats.

Notes: A Flood Risk Assessment
was not provided so a refusal on
those grounds was to be expected.

However, the officers seems to
deliberately over exaggerate the
potential flood risk, claiming:
“Sustainability officers also advise
that Malden Road is a local flood risk
zone” and “history of surface water
flooding issues along the street” - by
what criteria?

The site is in fact outside the
Maitland Park Flood Risk Zone,
Malden Road is not listed as a
1975 or 2002 previously flooded
street and the EA Risk for this
address is in fact Low Risk.

In other applications ‘proximity’ to a
LFRZ goes unremarked.

2 x Self
Contained
Basement

Flats

'Akin’ to a
Duplex?

Just outside
Maitland
Park

Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

2
Basement
Bedrooms

4
Other

Habitable
Basement
Rooms

2
Other
Misc.

Basement
Rooms

_

No FRA

No Flood Risk Assessment Provided
by the applicant.

Certificate of Lawfulness (Proposed)
Prior Approval refused

(iv) Flooding risks in relation to the building,
The proposal does not comply. The application site is located within a Flood Risk Zone(1)
as defined by the Environment Agency’s online resources. The Council’s Sustainability
officers also advise that Malden Road is a local flood risk zone, with a history of
surface water flooding issues along the street. Given the proposed basement flats
and enhanced by proximity to the LFRZ, it is recommended that a site specific flood risk
assessment is required to fulfil the requirements of clause (b)(iv) and policy. CC3 Water &
Flooding Camden Local Plan 2017.

Refusal 6. In the absence of a Flood Risk Assessment the applicant has failed to
demonstrate that the development would not cause harm to future occupiers of the dev. In
terms of flooding risks in relation to the building as required..

REFUSED
No Flood Risk
Assessment
Provided

2017/6045/P

Gondar Gdns.
Reservoir
London
NW6 1QF

Demolition of Victorian reservoir,
erection of six 4-6 storey and four 2-3
storey buildings inc. basement
providing 82 care apartments, 15 bed
nursing home.

Notes: Complicated 2 level
basement, almost pointless
including the basement rooms.

This very large development with and
extensive FRA was refused on a
wide variety of ecological and design
issues with flooding hardly coming
into it at all. but overall Campbell
Reith's BIA Audit conclusions and
assessment of flood risk were are
accepted by the Officers.

Very
Complex
Large

Mult-Level
Dev.

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

Very Large
Dev. with
major

excavation
were one
may have
anticipated
Attributed

LLFA Officer
Comments,
but none
seem to

have been
published in

the
application
documents

7
Basement
Bedrooms

7
Other

Habitable
Basement
Rooms

Campbell Reith BIA Audit
12727-22 Rev: D1 Jan. 2018

4.9. The site is within a Critical Drainage
Area (Group 3-010) but not within a
designated Flood Risk Zone. The Flood Risk
Assessment confirms the site is at very low
risk to medium risk of flooding from all
sources. Appropriate mitigation is identified
and should be implemented.

5.0 CONCLUSIONS

5.6. The proposed development will not impact
the wider hydrogeological environment.

5.7. A Flood Risk Assessment is presented.
Appropriate mitigation is identified and should
be implemented.

5.11.The BIA is considered to meet the
requirements of the relevant LBC Policies.

Refuse Planning Permission

Refused on a wide variety of ecological and design issues with flooding hardly coming into
it at all.

Note: Gabriel Berry-Khan, acting as Senior Sustainability Officer in his Appeal Proof of
Evidence for 2017/6045/P gives his qualifications as:
1. Degree in Physics and Philosophy
2. Master of Science Degree in Renewable Energy and the 3. Environment Practitioner
Member of the Institute of Environmental Management and Assessment

Gabriel Berry-Khan acted as LLFA Officer on the 2017/6058/P ‘KOKO’ application. His
stated qualifications do not seem to be any of those required by:

Camden Planning Guidance Basements January 2021
4.7. At any stage in the process experienced engineering professionals who hold
qualifications relevant to the matters being considered, should be engaged undertaking
the BIA process. The Council has prepared a ‘Scope of Services’ which provides
guidance on the engineering input likely to be required to complete a BIA (this can be
downloaded from the Council’s website at camden.gov.uk/basements). Thiswill assist
applicants when engaging the services of engineers. The Council will only accept the
qualifications set out in the following table:

Qualifications required for assessments:
In summary; CEng, C.WEM, MICE, MCIWEM, FCIWEM, CGeol, RoGEP.

DISMISSED

On Appeal
NOT refused for
Pluvial/Surface
Water Flooding

Issues.

2017/6058/P

KOKO
1A Camden High St.
Hope & Anchor
74 Crowndale Rd.
1 Bayham
65 Bayham
London
NW1 7JE

Major redevelopment. Offices to 5
storey building providing pub and
private club with enlargement of
basement and sub-basement.
Retention of ground floor and
basement of Hope & Anchor.

Note: Extensive, complex venue
application in a well documented
High Risk Food area.

LLFA officer comments seem to
cover 2016/6959/P too. In
correspondence the LLFA Officer
making comments is:
Gabriel Berry-Khan *PIEMA MInstP
Senior Sustainability Officer
(Planning).

*MinstP = Member of the Institute of
Physics. PIEMA = Practitioner,
Institute of Environmental
Management and Assessment

The LLFA officer recommends
mitigation measures, but otherwise
Campbell Reith's BIAAudit
conclusions that the the site is
elevated and at low risk of flooding is
accepted and along with mitigation
measures Permission is Granted.

Ancillary
Basement to

Large
Complex

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Street not
previously
flooded

LLFA
Comments

Made
_ _

1
Other
Misc.

Basement
Room

1
Plant
Room

Campbell Reith BIA Audit
12466-42 Rev: F1 Feb. 2017

5.0 CONCLUSIONS

5.5. It is accepted that the proposed
development will not impact the wider
hydrological environment. However, the
existing basements have suffered water
ingress and local perched water conditions
will need to be mitigated against both during
the construction period and in the
permanent case.

5.6. The revised BIA states that Environment
Agency data indicates a low to high surface
water flood risk for all the streets
surrounding the development site, but that
the site itself has a very low risk. The revised
BIA indicates that the topography of the site is
raised 200mm above street level and that
further flood risk mitigation is not required. It is
recommended that this assessment is reviewed
and that final threshold levels are confirmed
within the Basement Construction Plan
(BCP).

5.12. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. Based on securing the required
final information within a BCP, the
requirements of CPG4 have been met.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

11 Sustainable urban drainage:

The sustainable drainage system as per the approved Drainage Strategy Report Rev.02
prepared by Heyne Tillett Steel dated January 2018 shall be designed in detail and
installed as part of the development to accommodate all storms up to and including a
1:100 year storm with a 40% provision for climate change, such that flooding does not
occur in any part of a building or in anyutility plant susceptible to water and to achieve a
50% reduction in run-off rate for the new build elements. The system shall include 9 m3
attenuation in the form of approximately 280 m2 blue roofsand approximately 45 m2 green
roof, and flow control provision, as stated in the approved drawings and shall thereafter be
retained and maintained in accordance with the approved maintenance plan.

Reason: To reduce the rate of surface water run-off from the buildings and limit the
impact on the storm-water drainage system in accordance with policies CC2 and CC3 of
the London Borough of Camden Local Plan 2017.

7.78. The basement is substantially smaller than that originally proposed (2016/6959/P).
Campbell Reith have reviewed the application and advised it does not appear to be any
more onerous than the scheme audited previously. The authors are the same and have
presented a modified version of the BIA, based on the changed scheme. Damage
Category 0 (Negligible) is predicted for all buildings. Given this, Campbell Reith have
confirmed another audit of this scheme would not be warranted. The items that were
previously advised to be presented within a Basement Construction Plan (BCP) would still
be applicable (final contractor's structural design / temporary works; final damage impact
assessment based on contractor's scheme; finalised structural monitoring scheme;
threshold levels / mitigation actions in regards to flood risk). This would be secured by
legal agreement.

11 Sustainable urban drainage:
The sustainable drainage system as per the approved Drainage Strategy Report Rev.02
prepared by Heyne Tillett Steel dated January 2018 shall be designed in detail and
installed as part of the development to accommodate all storms up to and including a
1:100 year storm with a 40% provision for climate change, such that flooding does not
occur in any part of a building or in anyutility plant susceptible to water and to achieve a
50% reduction in run-off rate for the new build elements. The system shall include 9 m3
attenuation in the form of approximately 280 m2 blue roofsand approximately 45 m2 green
roof, and flow control provision, as stated in the approved drawings and shall thereafter be
retained and maintained in accordance with the approved maintenance plan.

Reason: To reduce the rate of surface water run-off from the buildings and limit the
impact on the storm-water drainage system in accordance with policies CC2 and CC3 of
the London Borough of Camden Local Plan 2017.

Note: Gabriel Berry-Khan acted as LLFA Officer on the 2017/6058/P ‘KOKO’ application.
His stated qualifications do not seem to be any of those required by:

Camden Planning Guidance Basements January 2021
4.7. At any stage in the process experienced engineering professionals who hold
qualifications relevant to the matters being considered, should be engaged undertaking
the BIA process. The Council has prepared a ‘Scope of Services’ which provides
guidance on the engineering input likely to be required to complete a BIA (this can be
downloaded from the Council’s website at camden.gov.uk/basements). This will assist
applicants when engaging the servicesof engineers. The Council will only accept the
qualifications set out in the following table:

Qualifications required for assessments:
In summary; CEng, C.WEM, MICE, MCIWEM, FCIWEM, CGeol, RoGEP.

2017/6230/P

195-199
Grays Inn Rd.
London
WC1X 8UL

Demolition of existing single storey
structure. Erection of 3 storey inc. a
part sunken lower ground and plus
basement building for office use.

Note: Medium EA Flood risk but the
BIA Audit concludes “It is accepted
that the development is not in an
area subject to flooding.”

Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.

Ancillary
Basement to

Offices

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _

1
Other
Misc.

Basement
Room

_

Campbell Reith BIA Audit
12727-39 Rev: F1 May 2018

5.0 CONCLUSIONS

5.9. It is accepted that the development is not
in an area subject to flooding. It is also
accepted that it is unlikely to impact on the wider
hydrogeology of the area, and this is confirmed
following the ground and groundwater
investigation detailed in Issue 2 of the BIA.

5.10. The queries described in Section 4 and
summarised in Appendix 2 of the D1 audit report
are now closed out and it is confirmed the BIA
complies with the requirements of CPG4
Basements on the understanding that

- Additional site investigation is undertaken in
the vicinity of the proposed underpinning.

- If groundwater control methods are required to
complete the underpinning, such as grouting,
then a Basement Construction Plan is submitted.

DECISION [GRANTED}
SUBJECT TO A SECTION 106 LEGAL AGREEMENT

[No mention of flooding the in Decision Notice and there is no
published Officers Report]

2017/6275/P

3 Eton Av.
London
NW3 3EL

Extensions to ground floor flat inc.
basement excavation with rear
extension.

Notes: Creation of a new a single
storey basement under the footprint
of the building including 4 new
bedrooms with en-suites and
bathrooms. Some evidence of street
risk flood and an EA Risk of Low.

Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

4
Basement
Bedrooms _

4
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12727-37 Rev: F1 April 2018

5.0 CONCLUSIONS

5.8. It is accepted that there are no surface
water flow or flooding concerns regarding
the basement development.

5.9. Queries and requests for information are
summarised in Appendix 2. The BIA meets the
criteria of CPG4.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

[No mention of flooding the in Decision Notice]

2017/6307/P

106 King Henrys Rd.
London
NW3 3SL

Erection of 2 storey plus basement
4 bed house following demolition of
existing 2 storey house.

Note: Basement bedroom with en-
suite bathroom, gym with shower
room, playroom and music room to
lightwell Change of Usertyard.

No mention of flooding the in
decision notice. Remaining
Questions over BIA(?) but still,
Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

1
Basement
Bedroom

3
Other

Habitable
Basement
Rooms

4
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12727-13 Rev: F2 Date: Aug. 2018

5.0 CONCLUSIONS

5.6. It is accepted that there are no potential
impactson subterranean flows. Potential
impacts on and from surface water have
been confirmed to be absent.

5.8. No proposals are provided for a movement
monitoring strategy during excavation and
construction; thisshould be prepared during
detailed design. A draft construction programme
has been presented.

5.10. Until the queries described in Section 4,
and summarised in Appendix 2, have been
addressed, it cannot be confirmed that the
basement proposals comply with the
requirements of CPG4.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

4.0 Basement impact
4.1 The Basement Impact Assessment (BIA) submitted with the application has
been independently assessed by a third party engineering firm (Campbell Reith),
with subsequent information provided by the author of the BIA during the course of the
application. The audit reviewed the BIA for potential impact on land stability and local
ground and surface water conditions arising from basement development.

4.3 The Audit confirms that the BIA has met the requirements of policy A5 and CPG
Basements for the identification of the potential impacts of the proposed basement
construction and the proposed mitigation.

2017/6513/P

323 Grays Inn Rd.
London
WC1X 8PX

Rear basement extension to KFC
Restaurant, Kitchen preparation and
a storage areas.

Notes: Medium EA Flood Risk and
the possibility of extensive local
street risk flooding is very evident on
the EA map. However, there is little
made of flooding the in decision
notice and Campbell Reith's BIA
Audit conclusions are accepted.
Permission is Granted

Duplex

Ancillary
Basement to
Fast Food
Restaurant

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _

3
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12727-58 Rev: F1 Date: May 2018

5.0 CONCLUSIONS

5.13. It is accepted that the site is at low risk
of flooding and there are no slope stability
concerns

5.14. Given the above it can be confirmed that
the proposal confirms to the requirements of
CPG Basements. A number of queries
summarised in appendix 2 have been closed.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

[No mention of flooding the in Decision Notice]

2017/6579/P

4 Bloomsbury Pl.
London
WC1A 2QA

Basement extension, plus rebuild
ground and first floor rear extension.

Notes: Extending existing offices at
basement level. Campbell Reith's
BIA Audit conclusions are accepted.
Permission is Granted

Duplex

Ancillary
Basement to

Office

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _

1
Other
Misc.

Basement
Room

_

Campbell Reith BIA Audit
12727-50 Rev: F1 Aug. 2018

4.19. It is accepted that the development is
not in an area subject to flooding, however it
is stated in the BIA that the site lies within a
borough Critical Drainage Area. Details of
proposed SVDs/attenuation should be provided.

4.22. The BIA has shown that even though
the development is within 100m of a
watercourse, an unnamed culvert some 80m
to the north east, it will not impact on the
wider hydrogeology of the area, any other
watercourses, springs or the Hampstead
Heath Pond chain catchment area.

5.0 CONCLUSIONS

5.12. The BIA identifies that the existing surface
water drainage system will be utilised, which
pumps water into drainage channels which
discharge into the mains sewer beneath
Bloomsbury Place. It is stated in the BIA that
the site lies within a borough Critical
Drainage Area; outline details of proposed
SUDs and/or attenuation were requested. It
has since been confirmed that there is no
change to the area of hardstanding and SUDs
are deemed infeasible.

5.14. The queries described in Section 4 have
been addressed and it is confirmed that the BIA
complies with the requirements of CPG:
Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

[No mention of flooding the in Decision Notice]

73 31 Oct 2018

GRANTED

74 29 May 2018
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GRANTED

2017/6899/P

5 Branch Hill
London
NW3 7LT

Erection of rear 2 storey extension
at basement and ground floor level.

Notes: Refurbishment of extant flat
with 3 x Basement bedrooms. No
rooms actually added. Campbell
Reith's BIA Audit conclusions are
accepted. Permission is Granted

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _ _ _

Campbell Reith BIA Audit
12727-69 Rev: F1 October 2018

5.0 CONCLUSIONS

5.7. It is accepted that the development will not
impact on the wider hydrogeological or
hydrological environments, will not impact upon
slope stability and is not in an area subject to
flooding

5.8. The BIA meets the criteria of CPG
Basements.

Full Planning Permission

[No mention of flooding the in Decision Notice]

2017/7020/P

Spiritualist Temple
Rochester Sq.
London
NW1 9RY

Demolition of single storey rear wing,
erection of new two storey rear
extension, plus basement to provide
5 self-contained flats.

Note: Medium Risk on the EA Flood
Checker and the site is surrounded
by very significant street flood risk 6
Basement Bedrooms. Same site as
2016/7088/P, also refused and with
similar issues; but this time not
refused for Pluvial Flood Risk.

No mention of basement bedrooms
being ‘vulnerable uses’. SUDS
measures are proposed and
accepted along with Campbell Reith's
BIA Audit conclusions that the site is
at “low to medium risk of flooding
from surface water.”

3 x
Duplex

Maisonettes

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

6
Basement
Bedrooms _

4
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12727-41 Revision:F1 April 2018

5.0 CONCLUSIONS

5.12. A flood risk assessment confirms that
the property is in a low to medium risk of
flooding from surface water.

5.13. The developed area is increasing which
will increase the volume of surface water
drainage into the sewer system. An
appropriate preliminary SuDS design has
been produced in order attenuate the
discharge rate as required by the London Plan.

5.16. It has been demonstrated that the
proposal adheres to the requirements of
CPG4 and other Camden planning policy.

Full Planning Permission Refused

7.5 In terms of the first section, a Basement Impact Assessment is required ...It goes on to
advise when verification is required, such as where a scheme requires applicants to
proceed beyond the screening stage and where the proposed basement development is
located within an area of concern regarding slope stability, surface water or
groundwater flow, which are both applicable in this instance. This is also referred to
in CPG4 (3.33)...

7.6 The applicant submitted a Basement Impact Assessment (BIA) and Campbell
Reith reviewed the BIA and requested more information about how the development
would deal with groundwater, surface water and the impact on the stability. The
applicant provided additional basement information which was further reviewed by
Campbell Reith.

7.7 Campbell Reith concluded:
- An appropriate geotechnical interpretation has been produced with engineering
properties of the soil for use in the design of the RC retaining walls and basement slab
provided. Outline structural calculationshave been provided for the basement slab and
wall structure.
- A ground movement assessment has been produced, it is accepted that the worst case
damage will not exceed Burland category of 1 based on a GMA that was calculated for an
alternative proposal.
- A flood risk assessment confirms that the property is in a low to medium risk of
flooding from surface water.

7.8 The basement impact of the proposal is therefore considered to be in
compliance with the first section (parts a-e) of Local Plan policy A5.

REFUSED

NOT refused for
Pluvial/Surface
Water Flooding

Issues.

2017/7051/P

135-149
Shaftesbury Av.
London
WC2H 8AH

Major refurbishment of listed building,
roof ext., new basement with 4
screen cinema, rest. bar at ground
plus 94 Bed Hotel on 6 floors over.

Notes: High EA Flood Risk Site.
Surrounded by very significant street
flood risk.

Very deep double basement to 8
storey hotel with:
B1: 4 x Cinemas, 2 x Public WC
Blocks, Fire Command, Storage B2:
Main Plant Room. Hotel Staff
Changing, WC’s Bike Stores.
B3: Plant Room, Spa,. No mention of
basement bedrooms being
‘vulnerable uses’. Standard flood risk
mitigation measures are proposed
and accepted along with Campbell
Reith's BIA Audit conclusions. The
application is not refused on Flood
Risk grounds.

3 Level
Basement to

Hotel

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Street not
previously
flooded

3 x Level
deep

basement
High Flood

Risk.
No LLFA
Officer

Comments
seem to

have been
published
application
documents

_ _

5
Other
Misc.

Basement
Rooms

2
Plant
Rooms

Campbell Reith BIA Audit
12727-42 Rev: D1 April 2018

1.15. The Flood Risk Assessment confirms that
the site is at low risk of flooding. However,
Shaftesbury Avenue is classified as being at
high risk. Standard flood risk mitigation
measures, such as elevated thresholds,
emergency evacuation stairways and
suitable drainage, should be adopted within
the final design.

5.0 CONCLUSIONS

5.9. Standard flood risk mitigation measures,
including emergency evacuation staircases,
should be adopted within the final design.

5.10. The proposed development will not impact
the wider hydrological environment.
5.11. The BIA meets the requirements of
CPG4.

Full Planning Permission Refused

Reason(s) for Refusal

1 The proposed rooftop extension, by reason of the proposed height, mass, detailed
design and materials would compromise the form, architectural character and historic
interest of the host listed building, and in combination with the change of its main use to a
hotel, would result in less than substantial harm to the significance of the host listed
building and nearby surrounding Seven Dials and Denmark Street Conservation Areas,
contrary to policy D1 (Design) and D2 (Heritage) of the Camden Local Plan 2017.

2 The applicant has failed to demonstrate that the proposed development would ensure
the provision of the maximum reasonable amount of replacement cultural or leisure
facilities within the scheme contrary to Policy C3 (Cultural and leisure facilities) and Policy
D2 (Heritage)of the Camden Local Plan 2017….

DISMISSED
On Appeal

NOT refused for
Pluvial/Surface
Water Flooding

Issues.

2018/0029/P

207 Sumatra Rd.
London
NW6 1PF

Excavation and extension of
existing house at basement level,
including formation of front and rear
lightwells.

Notes: The application being in the
Sumatra Road Local Flood Risk
Zone, in a twice previously flooded
street goes unremarked in the BIA
Audit and Decision Notice and there
is no mention of basement bedrooms
and habitable rooms being
‘vulnerable uses’. Campbell Reith's
BIA Audit conclusions are accepted.
Permission is Granted

Ancillary
Basement to

House

Sumatra
Road

Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
1975
and
2002

Flood Risk
Zone

No LLFA
Officer

Comments
seem to

have been
published
application
documents

1
Basement
Bedroom

2
Other

Habitable
Basement
Rooms

2
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12727-96 Rev: F1 Sept. 2019

4.17. The assessment confirmed that the site
is not located in an area subject to risk of
flooding. This conclusion is supported bymaps
showing the site in context of flood risk due to
rivers, surface water and reservoirs. Although
Camden SFRA and GSD have not been
consulted by the BIA, it is accepted that the
development has a Low Risk of flooding.

5.0 CONCLUSIONS

5.10. It is accepted that the development is
unlikely to impact on the wider hydrogeology of
the area and is not in an area subject to
flooding.

5.11. It is accepted that there no site slope
stability concerns.

5.12. Evidence of correspondence with Network
Rail has been provided confirming that their
infrastructure would be unaffected by the
proposals.

Full Planning Permission Granted

Condition(s) and Reason(s):
6. The basement hereby approved shall remain ancillary to the use of the main
property (207 Sumatra Road, NW6 1PF) and shall not be used as separate residential
accommodation, business premises or similar non-ancillary use. Reason: In order to
protect the residential amenities of neighbouring occupiers in accordance with policy
A1 of the London Borough of Camden Local Plan 2017.

3 Reasons for granting permission.
...A Basement Impact Assessment (BIA) wassubmitted with the scheme, this document
was independently assessed by Campbell Reith, Camden Council's BIA Auditor. Upon
review of the information provided, Campbell Reith is satisfied that the proposed
works are compliant with policy and current regulations.

77 2 Nov 2018

GRANTED

2018/0049/P

7 Denmark St.
London
WC2H 8LZ

Partial demolition of single storey
rear elements; additional storey to
the rear workshop building to create
an eating area for the existing bar
basement extension to provide
additional office space and new
residential bicycle storage.

Notes: High EA Checker Flood Risk
with Some marked street flood risk
on the map. Campbell Reith's BIA
Audit conclusions are accepted.
Permission is Granted

Duplex

Ancillary
Part

Basement to
Commercial

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _

1
Other
Misc.

Basement
Room

_

Campbell Reith BIA Audit
12727-48 Rev: F1 October 2018

5.0 CONCLUSIONS

5.8. It is accepted that there are no surface
water and groundwater flow concerns
regarding the basement development.

5.10. It is accepted that the site is not within the
catchment of the ponds on Hampstead Heath,
or in vicinity of any watercourse/lost rivers/
spring lines, or at risk of sea/ reservoir/ sewer/
river flooding.

5.11. No change will be made on the area of the
hard paved surfaces as the existing open yard
is already paved. No SUDS is proposed as there
will be no change in the surface drainage
regime.

5.12. It is accepted that the BIA and
supplementary information referred to in Section
2 demonstrate that the scheme complies with
the requirements of CPG: Basements.

Full Planning Permission Granted

The basement proposals are supported by a Basement Impact Assessment (BIA)
carried out by Engenuiti Ltd. The authors' qualifications follow the CPG requirements. A
Ground Investigation and Ground Movement Report has been presented by GEA as a BIA
queries response. The BIA was independently audited by Campbell Reith. Following
a series of requests for further information, they provided their final report in
October 2018. Campbell Reith confirmed that the BIA and supplementary
information demonstrate that the scheme complies with the requirements of CPG:
Basements.

Specific details of eachapplication listed can always be verified by checking theoriginal application files on the LB Camden Planningweb site itself. Compiled July 2021.E&OE.

Listed here in order of application number, not decision date.
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78 2 Aug 2019

GRANTED

79 30 Jan 2020

GRANTED

80 15 Nov 2018

Numerous Numerous GRANTED

81 19 Mar 2020

82 28 Nov 2018

GRANTED

2018/0423/P

10A Elsworthy Rd.
London
NW3 3DJ

New ground floor rear and side
extensions; excavation of
basement extension inc. lightwells.

Notes: Extant half height cellar.
Very Low flood risk. Campbell
Reith's BIA Audit conclusions are
accepted. Permission is Granted.

“a sustainable drainage system
(SuDS) should be provided and
details of which will be secured by
condition”

Duplex

Basement to
GF Flat

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

4
Basement
Bedrooms _

5
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12727-68 Rev: D1 May 2018

4.14. Elsworthy Road is within a Critical
Drainage Area (Group 3-005), although this was
not identified within the BIA screening or
scoping process. The site is not located within
a Local Flood Risk Zone and is at very low
risk of surface water flooding. Elsworthy
Road did not flood in 1975 or 2002.

5.0 CONCLUSIONS

5.9. Elsworthy Road is within a Critical
Drainage Area (Group 3-005) but is at very
low risk of surface water flooding.

5.10. The proposed scheme will increase the
proportion of impermeable area. It is understood
that a SUDS assessment will be undertaken to
attenuate off-site discharge flows in accordance
with the guidance. The final drainage scheme
should be agreed with Thames Water and LBC.
There will be no impact to the wider hydrological
environment.

5.11. The BIA meets the criteria of CPG
Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

2.29. The applicant has supplied a Basement Impact Assessment and this has been
audited by the Council’s consultant. The proposed basement development has
been found to comply with all necessary requirements in relation to its impact on
surroundings. The audit states that consultations have been undertaken with Network
Rail regarding the proposed works and agreement has been reached that the proposed
basement extension will only cause negligible ground movement to the crown of the
Network Rail Tunnel. It should be noted that this comment was based on the initial
footprint which extended some 1.5m deeper into the rear garden.

2.30. Elsworthy Road is within a Critical Drainage Area (Group 3-005) but is at very low
risk of surface water flooding. It is noted that the proposed scheme will increase the
proportion of impermeable area at the site, affecting water run-off and as such a
sustainable drainage system (SuDS) should be provided and details of which will be
secured by condition. The audit determined that there would be no further impact to the
wider hydrological environment.

2018/0462/P

59 Goldhurst Terr.
London
NW6 3HB

Excavation of basement level.
Change 7 bed HMO and 1-bed flat to
6-bed HMO and 2 x 3 Bed self-
contained Flats.

Note: 4.14. The BIA notes that
Goldhurst Terrace was subject to
surface water flooding in 1975 and
2002, and that the site is located
within a Critical Drainage Area
(Group 3_010). The BIA does not
identify that the site is located within
the Goldhurst Local Flood Risk
Zone, as defined by LBC, however a
Flood Risk Assessment has been
provided. The site itself has no
historical record of flooding and
the Environment Agency indicates
the site to be at a ‘Very Low’ risk of
surface water flooding. Flood risk
mitigation measures are proposed.

There is no mention of basement
bedrooms and habitable rooms being
‘vulnerable uses’. Campbell Reith's
BIA Audit conclusions and proposed
mitigation measures are accepted.
Permission is Granted.

'Scissor’
Duplex
Flats

Goldhurst
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
1975
and
2002

No LLFA
Comments
Found

2
Basement
Bedrooms

2
Other

Habitable
Basement
Rooms

3
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12985-40 Rev: F1 Dec. 2019

4.14. The BIA notes that Goldhurst Terrace
was subject to surface water flooding in
1975 and 2002, and that the site is located
within a Critical Drainage Area (Group
3_010). The BIA does not identify that the
site is located within the Goldhurst Local
Flood Risk Zone, as defined by LBC,
however a Flood Risk Assessment has been
provided. The site itself has no historical
record of flooding and the Environment
Agency indicates the site to be at a ‘Very
Low’ risk of surface water flooding. Flood
risk mitigation measures are proposed.

4.15. The site is within a critical drainage area.
The proposed scheme will slightly increase the
proportion of impermeable site area. An Outline
SUDS strategy is presented although no
attenuation scheme has been confirmed. SUDs
should be adopted, with final scheme design
approved by LBC and Thames Water. It is
accepted the proposed development will not
impact the wider hydrological environment.

5.0 CONCLUSIONS

5.7. A Flood Risk Assessment is presented
which concludes the development is at Low
Risk of flooding from all sources. Flood risk
mitigation measures are proposed.

DECISION [GRANTED]
SUBJECT TO A SECTION 106 LEGAL AGREEMENT

3.9. …the units would be ‘scissor section’ duplexes with each unit having habitable rooms
at basement level and ground floor level. This also prevents a unit solely at basement
level being as susceptible to flood risk.

3.27. It would provide 100sqm of residential floorspace for two self-contained units. The
site located in a Flood Risk Zone and therefore self-contained flats at entirely
basement level are resisted. To avoid this, the units would have a scissor section
layout over lower ground and ground floor levels, which is an acceptable situation.
It would also allow both units to have good access to daylight and outlook

3.30. A Flood Risk Assessment is presented which concludes the development is at Low
Risk of flooding from all sources. The site is within a critical drainage area. Mitigation /
SUDs to be adopted.

2018/0575/P

210 Shaftesbury Av.
London
WC2H 8DP

Extensive alterations to theatre
building (Class D2) including
basement extensions.

Note: EA data shows ‘Low Risk’ at
this address, not ‘Very Low Risk’.

There is no mention of ‘vulnerable
uses’. Campbell Reith's BIA Audit
conclusions and proposed mitigation
measures are accepted. Permission
is Granted.

Complex
Mult-Level
Theatre
Dev.

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

Extensive
Basement
Alterations

To
Theatre
No LLFA
Officer

Comments
seem to

have been
published
application
documents

_ _

Campbell Reith BIA Audit
12727-65 Rev: F1 Sept. 2018

5.0 CONCLUSIONS

5.9. The current Environment Agency and
Camden SFRA data indicates that the site is
at “very low” risk of flooding. The flood risk
protection measures proposed, including
emergency evacuation routes, should be
implemented.

5.11. This audit considers the current
assessments. The BIA indicates that the
structural scheme may be changed in the future.
If this occurs, the GMA and damage
assessment should be repeated and re-
submitted to LBC, TFL and the affected utility
asset owners.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Hydrology (Flooding)
11.11. The Environment Agency and Camden Flood risk data indicates that the site is at
“very low” risk of flooding. The site is not within a Critical Drainage Area and not within a
Local Flood Risk Zone. The development will not increase the impermeable site area as the
existing building and hardstanding occupies the entire site footprint. It is proposed that
the existing drainage connection to the public combined sewer will be retained and
reused. As such the BIA concludes that the proposed development will not impact the
wider hydrological environment. Basement construction conclusion
11.12. In May, Campbell Reith issued their final audit of the applicant’s submitted BIA
which concludes that the development would accord with the Council’s adopted guidance
and basement policy.

2018/0645/P

Barrie House
29 St. Edmunds Terr.
London
NW8 7QH

Redevelopment of lodge and car
park to 4 and 5 floor extension inc.
basement to Barrie House providing
9 new self-contained flats.

Notes: 9 Basement Bedrooms but
Flood Risk is not an issue in the
decision. Campbell Reith's BIA Audit
conclusions are accepted.
Permission is Granted.

4 x
Duplex

Maisonettes

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

9
Basement
Bedrooms

1
Other

Habitable
Basement
Room

9
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12727-47 Rev: F1 July 2018

5.0 CONCLUSIONS

5.18. It is accepted the site has a very low
flooding risk from surface water and sewers,
reservoirs and fluvial/tidal watercourses.

5.19. It is accepted that the development will not
impact on the wider hydrogeology of the area
and is not in an area subject to flooding.

Decision
1. The appeal is allowed and planning permission is granted for the
redevelopment of existing two-storey porter's lodge and surface level car park to construct
a part four, part five storey extension (lower ground, ground and 3/4 storeys) to Barrie
House including excavation of a basement level,

GRANTED
on Appeal

2018/0853/P

23 West Heath Rd.
London
NW3 7UU

Excavation of a new basement
beneath the existing garage/plant
rooms and garden plus light-well.

Notes: Low Risk. Campbell Reith's
BIA Audit conclusions are accepted.
Permission is Granted.

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_

1
Other

Habitable
Basement
Room

2
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12727-70 Rev: F1 July 2018

5.0 CONCLUSION

5.17. The site is located within 50m of the
catchment area of the Golders Hill Pond,
however it is accepted that the development will
not impact on the wider hydrogeology of the
area and is not in an area subject to flooding.

5.19. It can be confirmed that the proposal
conforms to the requirements of CPG
Basements. A number of now closed queries
have been summarised in Appendix 2.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

5.3 The applicant has submitted a Basement Impact Assessment (BIA) which has
been subject to independent verification by Campbell Reith in accordance with Policy
A5 and CPG4. The Basement Impact Assessment (BIA) has been carried out by well
established firms of engineering consultants by individuals who possess suitable
qualifications.

5.4 Campbell Reith issued their BIA audit report on 2nd July 2018 confirming that
the submitted BIA and details have been conducted in accordance with the
requirements of Policy A5 and CPG4 and would result in negligible impact to
neighbours and the highway. If planning permission is granted, a condition will be
imposed requiring the applicant to submit details of a qualified engineer to inspect,
approve and monitor the construction works.

Quick
Ref
No.

Application
Number

Site Address

Decision Date
Decided since the
Local Plan was
adopted 03/07/2017
- which thereafter
carries full weight.

Application Description
Necessarily abridged and paraphrased for
brevity.

[Notes by the 2020/2936/P
appellant]

Multi
vs.
Single
Level

Camden
Local
Flood Risk
Zone

EA Flood
Risk
Checker
For the exact
Address

Previously
Flooded
Street
Or other
Flood Risk

LLFA
Comments

Basement
Bedrooms

Basement
Habitable
Rooms

Other
Basement
Rooms
Bath, Gym, Pool,
Games, Office,
Workshop etc.

Plant
Rooms
Gas, Electric,
Pump,
Comms etc.

Campbell Reith BIA Audit
Surface Water Flood Risk
Comments:
Where applicable and necessarily abridged and
paraphrased for brevity.

Officer’s Report or Decision Notice Extracts
Necessarily abridged and paraphrased for brevity.

Final
Decision

83 3 Oct 2018

GRANTED

84 2 Oct 2018

GRANTED

85 10 Jul 2019

86 1 Aug 2018

GRANTED

87 24 Sep 2019

88 28 Jan 2019

GRANTED

89 20 Oct 2020

GRANTED

90 22 May 2019

GRANTED

2018/0932/P

30 Glenilla Rd.
London
NW3 4AN

Demolition of existing house and
erection of new 4 storey house inc.
basement.

Note: Site is shown to be High Risk
on the EA Checker and extensive
street flood risk is evident on the
map, however: The CMS states that
the driveway to No 30 is at a similar
level to the highway unlike No 28
which has a downward sloping
drive which accounts for the high
flood risk indicated. A topographic
survey was presentedto support this
statement. The site is not indicated to
be susceptible to any other type of
flooding.

Basement Studio, Workshop, Plant
Laundry and W.C. but there is no
mention of these being ‘vulnerable
uses’.

In spite of the EA flood risk being
shown as ‘High’ site specific
topographic information was
accepted as were Campbell Reith's
BIA Audit conclusions. Permission
is Granted.

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_

1
Other

Habitable
Basement
Room

5
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12727-73 Rev: F1 Sept. 2018

5.0 CONCLUSIONS

5.4. The revised CMS concludes the risk of
flooding is low as discussed in Section 4. A
topographic survey has been presented, as
requested, to support this statement. An
outline drainage strategy has also been
presented as requested following the initial
audit.

5.12. On the basis of the additional information
presented, the BIA meets the requirements

of the Camden Planning Guidance:
Basements.

DECISION SUBJECT TO A SECTION 106 LEGAL AGREEMENT

6.3 The planning application is accompanied by a Basement Impact Assessment (BIA),
which has been independently audited by Campbell Reith, in line with the
requirements of CPG4. Following a further review of additional information, the final audit
report was issued which confirmed that the proposed excavation was generally in
accordance with the Council’s requirements.

6.4 The conclusions of the final audit report confirmed the following:
+ The revised CMS concludes the risk of flooding is low as discussed in Section 4. A
topographic survey has been presented, as requested, to support this statement. An
outline drainage strategy has also been presented as requested following the initial audit.

2018/1012/P

20 Crediton Hill
London
NW6 1HP

New basement extension below
existing single-storey premises plus
other minor amendments.

Note: 120m away, and up hill from
the 2002 flooded street photo of
Lymington Road at the Cricket Club
Entrance shown in numerous local
flooding stories and reports.

Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.

Duplex

Ancillary
Basement

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _

3
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12727-81 Rev: F1 Aug. 2018

5.0 CONCLUSIONS

5.11. The site is in an area of Very Low risk from
river and coastal flooding and is at Very Low
risk of flooding from surface water.

Full Planning Permission Granted

Basement
2.12. The proposed development involves the creation of a basement to occupy the
entirety of the footprint of the existing building. The proposals involve excavating a further
1.4m.

2.13. Campbell Reith (CR), the Council’s independent basement auditor has
assessed the proposals. After requesting further information, CR are now satisfied that
the proposed excavation adheres to the requirements of CPG Basements and other
Camden planning policy. CR note that there is a very low risk of flooding in their
conclusions.

2018/1610/P

71 Goldhurst Terr.
London
NW6 3HA

Excavation of basement with
lightwells to the front and rear,
erection of a single storey rear
extension.

Note: In spite of the application
being in the Goldhurst Road Local
Flood Risk Zone, in a twice
previously flooded street, the BIA
Audit concludes that: “The Flood
Risk Ass. (FRA) indicates the site
is at very low risk of flooding.”

The Officer comments: “Basement
rooms are ancillary to the main
residential living space at ground
floor level. They include a living
room, utility room and a bedroom”.
There is no mention of these being
‘vulnerable uses’ in ‘flood prone
area’. It is then noted that “the front
lightwell can accommodate an
escape ladder and an escape stair
would be provided at the rear.
Internally the basement level is
linked by a central stairwell to the
ground floor. It is therefore
considered that the proposals
would include sufficient means of
escape to ensure that the risk to
the inhabitants would be
minimised. Condition 7 would
secure the flood risk mitigation
measures identified in the FRA.’;

So, the issue with single level vs
duplex basement flats, habitable
rooms, ‘vulnerable uses’ and ‘flood
prone’ areas is basically an issue of
safe evacuation? This issue is
hinted at in other applications but
most explicitly stated here.

Flood risk mitigation measures are
conditioned, the application is not
hauled over the coals by the LLFA
Officer, Campbell Reith's BIA Audit
conclusions are accepted in the
Officer Report but withdrawn for no
apparent reason.

Ancillary
Basement to

House

Goldhurst
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
1975
and
2002

No LLFA
Comments
Found

1
Basement
Bedroom

1
Other

Habitable
Basement
Room

2
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12727-90 Rev: F1 June 2019

4.14. It is noted that the proposed basement is
situated within Flood Zone 1 (negligible riskof
flooding) and Goldhurst Terrace is listed in
the ‘Floods in Camden’ report as having
flooded in both 1975 and 2002. The site is
within the Goldhurst Local Flood Risk Zone.
The Flood Risk Ass. (FRA) indicates the site
is at very low risk of flooding. Nevertheless,
mitigation actions recommended within the
BIA should be adopted, including raised
threshold levels and upstands to lightwells.

5.0 CONCLUSIONS

5.8. It is accepted that the risk of flooding is
negligible. Nevertheless, mitigation actions
recommended within the BIA should be
adopted.

5.11. Queries and requests for further
information are summarised in Appendix2.
Considering the revised submission, the BIA
meets the criteria of CPG Basements.

Delegated Report (Members Briefing) Recommendation(s)
Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

The application was recommended for approval but looks like it was
withdrawn; no reason is evident.

Basement Impact Assessment

• The site is within the Goldhurst Local Flood Risk Zone. The Flood Risk Assessment
(FRA) report indicates the site to be at a very low risk of flooding. ...no impacts to the
wider hydrological environment.

2.16 [BIA] would comply with the requirement of policy A5 and CPG Basements

Flood Risk
2.10 A Flood Risk Assessment (FRA) was provided which clarifies that Goldhurst Terrace
experienced flooding in 1975 and 2002…

2.11 The basement rooms are ancillary to the main residential living space at
ground floor level. They include a living room, utility room and a bedroom. Text
supporting policy A5 states that “the Council will not allow habitable rooms and other
sensitive uses for self contained basement flats and other underground structures in
areas at risk of flooding”.

In this instance, the basement level accommodation would be an
ancillary part of the ground floor flat and would not be a self-
contained unit. The FRA proposes appropriate flood risk mitigation
which would be adopted, such as fitting non-return valves and a
rainwater drainage system and waterproofing throughout. In addition
to providing upstands around the lightwell/stairwell to prevent
surface water entering the basement it notes that the front lightwell
can accommodate an escape ladder and an escape stair would be
provided at the rear. Internally the basement level is linked by a
central stairwell to the ground floor. It is therefore considered
that the proposals would include sufficient means of escape to
ensure that the risk to the inhabitants would be minimised.
Condition 7 would secure the flood risk mitigation measures
identified in the FRA.

RECOMM-
ENDED
FOR

APPROVAL
BUT

LISTED AS
WITHDRAWN

2018/1697/P

79 Redington Rd.
London
NW3 7RR

Extension of basement with light
wells to front and rear. Demolition of
conservatory and erection of single
storey rear extension.

Note: 3 x basement bedrooms onto
lightwells with en-suites and
bathrooms. Campbell Reith's BIA
Audit conclusions are accepted and
Permission is Granted.

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

3
Basement
Bedrooms _

5
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12727-77 Rev: F1 June 2018

5.0 CONCLUSIONS

5.15. Permeable paving and a new buried
soakaway are proposed as part of the SUDs
strategy.

5.16. It is accepted that the development will not
impact on the wider hydrogeology of the area
and is not in an area subject to flooding.

5.17. It can be confirmed that the proposal
confirms to the requirements of CPG
Basements.

Full Planning Permission
Subject to a Section 106 Legal Agreement

Informative(s):
1 Reasons for granting permission:

The proposed basement extension would be proportionate to the building being extended
and it would preserve its character and appearance. The technicalities of the basement
excavation have been audited by Campbell Reith and confirmed to be in line with
Camden Local Plan policies and CPG Basements guidance. Trees officers have also
reviewed the proposal and considered it acceptable in relation to its impact on the existing
trees.

The proposal includes resurfacing the existing hard surface paving to the front garden with
permeable resin surface, supported by SUDs proposal as part of the 'Flood Risk
Assessment and Drainage Strategy'. This has been reviewed by the audit and
considered acceptable…

2018/1905/P

Flat 1
10 Lyndhurst Gdns.
London
NW3 5NR

Erection of ancillary outbuilding and
excavation of basement beneath
pool room and rear garden.

Note: The EA Checker indicates
High Risk of Surface Flooding which
I very obvious on the EA maps but
this is not addressed in detail in the
Officers Report.

Proposed basement Cinema, Games
Room, Gym, Plant Room, Shower,
WC and Pool Changing Room. There
is no discussion of ‘vulnerable uses’
in the decision. Campbell Reith's BIA
Audit conclusions are accepted and
Permission is Granted.

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_

1
Other

Habitable
Basement
Room

2
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12727-89 Rev: F1 Sept. 2018

5.0 CONCLUSIONS

5.11. Although the basement is proposed to be
founded below the identified perched
groundwater level, it is accepted that the
development proposals are unlikely to affect the
wider hydrogeology of the area.

5.12. Considering the above, it can now be
confirmed that the proposals adhere to the
requirements of CPG Basements.

Full Planning Permission Refused

Reason(s) for Refusal
1 The proposed outbuilding by reason of its excessivelylarge scale, would result in an
overlydominant addition to the rear garden, harming the spatial quality of the rear garden
and setting of the Grade II Listed Building and character and appearance of the
conservation area…

3. Basement Impact Assessment (BIA)
3.1 ….A BIA was submitted with the scheme assessing the proposed works and its
impacts on hydrology and hydrogeology, drainage, ground movement, and structural
impacts. This document was independently assessed by Campbell Reith, Camden
Council’s BIA Auditor. Upon review of the information provided, Campbell Reith is
satisfied that the proposed works are compliant with policy and current regulations

Decision – Appeal A 1. The appeal is dismissed.
Decision – Appeal B 2. The appeal is dismissed.
34. Therefore, I conclude that the size and scale of the proposed basement element
would be unsympathetic to the host property and fail to comply with policy A5….

DISMISSED
On Appeal
Conservation

Issues
NOT refused for
Pluvial/Surface
Water Flooding.

2018/2179/P

18-22
Haverstock Hill
London
NW3 2BL

Demolition of existing buildings and
construction of a new building inc.
basement of 29 new flats.

Note: 6 basement bedrooms to 3
Duplex LG/GF apartments under a 6
storey block. Inc. Basement Gas,
Electrical, water tank, pump, boiler
and bike store rooms. Very obvious
very High Risk of on-street flooding
from Haverstock Hill.

A blatant example of the
contradiction between what the
LPA says, and what it actual does.

There is no discussion of ‘vulnerable
uses’ in the decision. Mitigation
measures are put forward, Campbell
Reith's BIA Audit conclusions are
accepted and Permission is
Granted.

3 x
Duplex

Maisonettes

Plus

Services to
Commercial

A1-A4
Space

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

6
Basement
Bedrooms

1
Other

Habitable
Basement
Room

5
Other
Misc.

Basement
Rooms

5
Plant
Rooms

Campbell Reith BIA Audit
12727-85 Rev: F2 October 2018

5.0 CONCLUSIONS

5.8. Thames Water assets are identified in
the vicinity of the site. The applicant will need
to evaluate impacts to the assets and enter into
an asset protection agreement with Thames
Water, as applicable.

5.9. Flood resistance measures to protect the
basement from local surface water flooding
are discussed in the BIA and should be
implemented in the final design.

5.10. The development will not increase the
impermeable site area. A Drainage and SuDS
Strategyis presented. Final drainage design
should meet the requirements of Thames Water
and LBC. The proposed development will not
impact the wider hydrological...

5.12. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. Considering the additional
information presented, the BIA meets the
criteria of CPG Basements.

Full Planning Permission Granted

[Surface Flooding not addressed in detail in the Decision Notice and
no Officers Report seems to have been published]

2018/2316/P

222 Euston Rd. nr
210 Euston Rd.
Fronting
Stephenson Way
London
NW1 2DA

New 7-storey plus basement
building for student accommodation
with 78 rooms on the upper floors.

Note: Medium street flood risk.
Basement Plant Room, Music and
Practice Room Refuse and Bike
Store.

Surface Flooding not addressed in
any real detail in the Officers Report
or Decision Notice and no discussion
of ‘vulnerable uses’ in the decision.
Mitigation measures are put forward,
Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.

Duplex

Music
Rooms
Plus

Services to
Block

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _

2
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12727-91 Rev: F1 April 2019

5.0 CONCLUSIONS

5.6. The proposed development will not result in
a change to impermeable site area. A Drainage
Strategyis presented. It is accepted there will
be no impact to the wider hydrological
environment.

5.7. The site is in an area at low to medium
risk of surface water flooding. Flood risk
mitigation is discussed within the Drainage
Strategy.

5.9. Queries and requests for information
summarised in Appendix 2. Considering the
revised submissions and the requirement for a
BCP to confirm assumptions used asthe basis
of the BIA (e.g. construction and structural
information), the BIA meets the criteria of
CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

9 Prior to commencement of the development, full details of the sustainable drainage
system shall be submitted to and approved in writing by the local planning authority.
Such a system should be designed to accommodate all storms up to and including a
1:100 year storm with a 40% provision for climate change such that flooding does
not occur in any part of a building or in any utility plant susceptible to water, and
shall demonstrate a reduction in run off rate to 2.0 litres/second for the site. Details shall
include a detailed lifetime maintenance plan demonstrating how the sustainable drainage
system shall be maintained, and shall thereafter be retained and maintained in
accordance with the approved details.
Reason: To reduce the rate of surface water run-off from the buildings and limit the
impact on the storm-water drainage…

6.156. Surface water run-off
...This flow rate provides a 46% reduction in run-off which is considered acceptable…

4.2. Waste Comments

4.3. With regard to surface water drainage, Thames Water would advise that if the
developer follows the sequential approach to the disposal of surface water we
would have no objection…

2018/2425/P

10-12
Kentish Town Rd.
London
NW1 9NX

Excavation of new basement
supporting functions connected with
existing hotel and restaurant.

Notes: Retrospective application.
Basement Plant Room, Office, staff
Changing Room Hotel/Restaurant
Storage

Nearby area is surrounded by
obvious street flood risk on the
maps. Mitigation measures are put
forward, Campbell Reith's BIA Audit
conclusions are accepted and
Permission is Granted.

Duplex

Services to
Hotel

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Previously
Flooded
Street
1975

No LLFA
Comments
Found

_ _

4
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12985-03 Rev: F1 Jan. 2019

5.0 CONCLUSIONS

5.9. A consultation response from Thames
Water indicates that there may be a risk from
sewer flooding. The updated BIA confirms that
suitable mitigation is to be incorporated into the
development.

5.10. The proposed scheme will not increase
the proportion of impermeable area. Use of
SUDS is proposed. The proposed development
will not impact the wider hydrological
environment. The final drainage scheme should
be agreed with Thames Water and LBC.

5.11. Requests for further information are
presented in Section 4 and summarised in
Appendix 2.Considering the updated
submissions presented, the BIA meets the
criteria of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

The location, scale and extent of the basement extension beneath the footprint of the
building would have minimal impact on, and be subordinate to, the host building. It would
comply with Camden's CPG guidance on size and location of basements. The Basement
Impact Assessment (BIA) has been reviewed by the Council's independent BIA
auditors. The BIA and its supporting documents demonstrate that the basement would be
constructed with damage impacts to neighbouring properties limited to a maximum of
Burland Category 1 (Very Slight), which is within the policy requirements. Furthermore the
basement would not cause harm to the geological and hydrological conditions of the area,
to the character and amenity of the area, or to the architectural character of the building
and. the Camden Town Conservation Area, as per Policy A5.

[Other than these comments, Surface Flooding not addressed in
detail in the Decision Notice and no Officers Report seems to have
been published]

91 12 Aug 2020

GRANTED

92 25 Apr 2019

GRANTED

93 20 Aug 2020

GRANTED

94 17 Sep 2019

95 1 Apr 2019

GRANTED

96 18 Mar 2019

GRANTED

97 5 Sep 2019

GRANTED

98 5 Feb 2020

GRANTED

2018/2440/P

16 Frognal Gdns.
London
NW3 6UX

Erection of single storey plus
basement level 3-bed dwelling
house. Inc. 3 New Basement
bedrooms.

Decided Aug use 2020: In spite of
the application being in the Frognal
Lane Local Flood Risk Zone, in a
previously flooded street, the BIA
Audit concludes that: “Campbell
Reith has now confirmed that the BIA
is in accordance with CPG
Basements”

The Flood Risk Zone / Surface Water
Flooding are almost completely
ignored in this decision. Contrast
this with drubbing metered out to
the application next door at
2019/5348/P 18A Frognal Gdns. in
Dec. 2020 over the LFRZ and street
flooding.

Duplex
House

Frognal
Lane

Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
1975

No LLFA
Comments
Found

3
Basement
Bedrooms _

2
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12985-22 Rev: F2 Jan. 2020

4.7. Previous BIA submissions omitted
Screening and Scoping sections for surface
flow and flooding, and/or presented conflicting
information in regards to development
proposals. Amendments to Screening and
Scoping assessments have been presented.
Whilst some inconsistencies still exist
between documents, it is accepted that the
previous audit queries have been addressed.

5.0 CONCLUSIONS

5.8. There will be no impact to the wider
hydrological environment. A drainage scheme
should be agreed with Thames Water and LBC.

5.9. Queries and requests for information are
summarised in Appendix 2. Considering the
revised submissions and clarification of
ownership of adjacent structures, the BIA
meets the requirements of CPG Basements.

DECISION [GRANTED]
SUBJECT TO A SECTION 106 LEGAL AGREEMENT

BASEMENT CONSIDERATIONS

2.48..This document has been independently reviewed by Campbell Reith with several
subsequent revisions provided by an additional author during the course of the
application. Campbell Reith has now confirmed that the BIA is in accordance with
CPG Basements.

-There will be no impact to the wider hydrogeological environment. -
There will be no impact to the wider hydrological environment.

[Flood Risk Zone and Surface Water Flooding do not seem to have
been addressed in detail in the Decision Notice]

2018/2456/P

20 Well Rd.
London
NW3 1LH

Construction of large new basement
extension under a house and
replacement single storey side
extension.

Note: Basement Games Room,
Bathroom, Cinema, Bedroom, Utility,
Kitchen and AV Room.

No EA Street Flood Risk. Campbell
Reith's BIA Audit conclusions are
accepted and Permission is
Granted.

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

1
Basement
Bedroom

1
Other

Habitable
Basement
Room

5
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12727-31 Revision: F1 Feb. 2019

5.0 CONCLUSIONS

5.7. It is accepted that the site is at very low
risk of flooding.

5.8. The proposed development will result in an
increase in the proportion of hard surface/paved
areas. Attenuation drainage will be utilised to
ensure off-site discharge flows will be
controlled to comply with policy requirements.
The final drainage design should be agreed with
Thames Water and LBC.

5.9. There are no slope stability impacts
resulting from the proposed development.

5.10. Queries and matters requiring further
information or assessment summarised in
Appendix 2. Considering the additional
information presented, the BIA meets the
criteria of CPG: Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Informative(s):
1 Reasons for granting permission:

The applicants have provided a Basement Impact Assessment which has been
independently reviewed by the Council's consultants and considered to be in accordance
with the requirements of the Councils Basements CPG and would therefore accord with
Policy A5.

2018/2859/P

6 Streatley Pl.
London
NW3 1HP

Demolition of workshops & store.
Erection of a 3 storey plus
basement building of 2 Flats and 2
Maisonettes.

Note: Basement bedrooms en-suites
and living rooms to Duplex flats.

No EA Street Flood Risk. Campbell
Reith's BIA Audit conclusions are
accepted and Permission is
Granted.

2 x
Duplex

Maisonettes

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

4
Basement
Bedrooms

4
Other

Habitable
Basement
Rooms

4
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12727-97 Revision: F1 April 2019

5.0 CONCLUSIONS

5.4. Groundwater was encountered during the
investigation below the proposed basement
formation level. There will be no impact to the
wider hydrogeological environment.

5.10. Streatley Place is within a Critical
Drainage Area (Group 3-010) but is at very
low risk of surface water flooding.

5.14. Queries and requests for further
information are summarised in Appendix2.
Considering the additional submitted, and the
requirement for a BCP, the BIA meets the
criteria of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

10.10 The proposed development would not increase the impermeable site area. The BIA
notes that green roofs are being proposed which would provide a betterment over the
existing run-off rate. A final drainage design should be agreed with Thames Water and
LBC. Streatley Place is within a Critical Drainage Area but is at very low risk of
surface water flooding.

10.11 The auditors CR conclude that, in light of the additional information presented and
the requirement for a Basement Construction Plan (BCP), the BIA meets the criteria of
CPG Basements. The BCP should be secured by a S106 legal agreement.

2018/3113/P

169
West End Lane
London
NW6 2LH

Change of use to utilise the
basement and rear ground floor (A1
use) to form a single flat (C3 use)
including the installation of a
lightwell.

Note: Form a new Basement Flat.
No appreciable EA street flood risk

But a basement bedroom and 3
habitable rooms in a previously
flooded street. The street flooding
was some distance away in 2002 but
still this matter is totally ignored in the
decision. Campbell Reith's BIAAudit
conclusions are accepted “The BIA
meets the requirements of CPG
Basements”. The application is
refused in the main for poor amenity -
not refused for flood risk.

1 x
Duplex

Maisonette

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
2002

No LLFA
Comments
Found

1
Basement
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3
Other

Habitable
Basement
Rooms

1
Other
Misc.

Basement
Room

_

Campbell Reith BIA Audit
12985-09 Rev: D1 Oct. 2018

1.2. The Audit reviewed the Basement Impact
Assessment for potential impact on land
stability and local ground and surface water
conditions arising from basement development
in accordance with LBC’s policies and technical
procedures.

5.0 CONCLUSIONS

5.4. The proposed development will not impact
the wider hydrological or hydrogeological
environments.

5.5. The BIA meets the requirements of CPG
Basements.

Full Planning Permission Refused

1. The proposed lightwell by virtue of its scale, footprint and detailed design would appear
as an incongruous development..

2. The proposed residential unit, by reason of insufficient outlook would result in
substandard living accommodation to the detriment to future occupiers..

Appeal Ref: APP/X5210/W/19/3227305 Decision 1. The appeal is dismissed.

DISMISSED
On Appeal

for poor amenity,
not Flooding

Issues.

2018/3211/P

16 Rosecroft Av.
London
NW3 7QB

Excavation of new basement
extension under a house with front
and rear light wells plus single storey
wraparound extension.

Note: Basement Bedroom with En-
suite, Playroom/Study, Kitchen, Gym
with En-suite, Boiler Room and WC.
No EA Street Flood Risk. Campbell
Reith's BIA Audit conclusions are
accepted and Permission is
Granted.

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

1
Basement
Bedroom

1
Other

Habitable
Basement
Room

3
Other
Misc.

Basement
Room

3
Plant
Rooms

Campbell Reith BIA Audit
12727-99 Rev: F1 Jan. 2019

5.0 CONCLUSIONS

5.4. Groundwater has been encountered on site
and the proposed basement development is
likely to encounter groundwater. There will be
no impact to the wider hydrogeological
environment.

5.9. It is accepted that the site is at very low
risk of flooding.

5.13. Queries and matters requiring further
information or clarification are summarised in
Appendix Considering the revised submissions,
the requirements of CPG Basements have
been met.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

[Surface Flooding not addressed in detail in the Decision Notice and
no Officers Report seem to have been published]

2018/3320/P

1 Wadham Gdns.
London
NW3 3DN

Excavation of extensive (max 4m)
new basement under footprint of a
very large house inc. 4 light-wells in
association with 6 existing dwellings.

Notes: The EA Flood Risk Checker
lists this property as a High Risk of
surface water flooding. Excavation
involves an extensive new
basement inc. 4 light-wells,

3 new Duplex Basement Apartments
with 7 Basement Bedrooms onto
lightwells and 7 Bathrooms/En-
suites. Flooding not mentioned in
any detail at all in the BIA Audit.
There is no discussion of flooding in
the decision and no remonstrative
LLFA Officer comments about
‘vulnerable uses’ are evident.

Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted. Passed in
March 2019.

3 x
Duplex

Maisonettes

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

7
Basement
Bedroom _

8
Other
Misc.

Basement
Room

_

Campbell Reith BIA Audit
12985-10 Rev: F1 Jan. 2019

4.4. The proposal is to demolish the northern
extension and to reconstruct it in a different
configuration, to create a single storey
basement under the full plan of the property,
along with a basement level terrace to the north-
west, two lightwells to the south and two
lightwells to the east. The maximum excavation
depth is anticipated to be approximately 4.00m
bgl.

5.6. Impermeable site area will not significantly
increase. However, the final drainage scheme
will need to be agreed with Thames Water and
LBC. There should be no impact to the wider
hydrological environment.

5.7. The basement will be formed within London
Clay, designated unproductive strata. There will
be no impact to the wider hydrogeological
environment.

5.8. It is accepted that there are no slope
stability concerns regarding the basement
development.

5.9. Queries and requests for information are
summarised in Appendix 2. Considering the
updated information provided, the BIA meets
the requirements of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Basement Considerations

2.12 The application is supported by a Basement Impact Assessment (BIA). The BIA was
revised during the course of the assessment following feedback from the Council’s
independent BIA auditors (Campbell Reith). In particular the revisions were required to
address the requirements introduced by policy A5 to restrict the potential impact from the
construction of the basement to Category 1 (Very Slight) of the Burland Scale. The
basement would result in a marginal increase in impermeable surfaces on the site and
therefore it is not considered justified to require further details of drainage.

2.13 Overall the BIA Audit concludes that the revised BIA meets the requirements of
CPG Basements and policy A5 subject to condition 8 which requires compliance with
the BIA as audited and condition 7 requires a suitably qualified engineer to be engaged
for the duration of the works.

2018/3377/P

23 Lyncroft Gdns.
London
NW6 1LB

Extension and lowering of the
existing basement floor below the
whole footprint of the house, inc. a
Basement Guest Room with an En-
Suite.

Note: Basement bedroom, in a Local
Flood Risk Zone on a previously
flooded street and ‘an area of
increased risk of flooding due to
groundwater’.

The BIA Audit concludes: “The latest
BIA information concludes that the
risk of flooding from the
aforementioned sources is low and a
flood risk assessment is not
required.” Then: “..additional
information received since the initial
audit report has addressed the
queries raised and it is confirmed that
the BIA and supporting
documentation comply with the
requirements of CPG:Basements.”

Surface Water Flooding not
addressed in either the Officers
Report or Decision Notice. BIA Audit
conclusions accepted and application
approved. Astonishing conclusion in
light of remarks at 2019/6236/P.

Compare the 3 x Lyncroft Gdns.
applications at: No.3, No.15 and
No.23. Each 24m and 36m apart, on
the same side of the street.

2019/0718/P
3 Lyncroft Gdns. NW6 1LB
Site is acknowledged as being Low
Risk. No LLFA Officer comments of
‘vulnerable uses’ in ‘flood prone’
areas.

2019/6236/P
GF Flat, 15 Lyncroft Gdns.
No acceptance the the site itself is
Low Risk. Attracts LLFA comments
and remonstrative remarks of
‘vulnerable uses’ (inc. (playroom and
shower room) in ‘flood prone’ areas –
remarks border of the hysterical,
demanding confirmation of SUDS
measures which are commonly
conditioned. Officer quotes the SFRA
/ uFMfSW at the applicant but
ignores it’s explicit warning at 6.4.11
about not using it on a site specific
basis; proceeds to do exactly that.

Ancillary
Basement to

House

Cannon Hill
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
2002

No LLFA
Comments
Found

1
Basement
Bedroom _

2
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12985-17 Rev:F1 Aug.2019

4.22.With reference to the maps found in
Camden’s Strategic Flood Risk Assessment
report, Lyncroft Gardens is indicated to have
been subject to surface water flooding
during the 2002 floods. Furthermore, the
internal sewer flooding SFRA map (fig. 5a)
indicates that at least 1 property located on
Lyncroft Gardens has been subject to
internal sewer flooding in the past; other
mapswithin the same document (fig. 6 - Critical
Drainage Areas/Local Flood Risk Zones)
confirmed that the property is located in a
local flood risk zone and within an area of
increased risk of flooding due to
groundwater (SFRA map fig. 4e).

4.23. Notwithstanding the above, the latest
BIA information concludes that the risk of
flooding from the aforementioned sources is
low and a flood risk assessment is not
required. The report confirmed that internal
sewer flooding would be avoided by
adopting a one-way valve system as part of
the new drainage design.

5.0 CONCLUSIONS

5.11. Queries and requests for further
information are summarised in Appendix2. The
additional information received since the initial
audit report has addressed the queries raised
and it is confirmed that the BIA and supporting
documentation comply with the
requirements of CPG:Basements.

Householder Application Granted

Condition(s) and Reason(s):

5 The basement development hereby approved shall be completed in accordance with the
recommendations set out in the Basement Impact Assessment Audit revision F1 dated
August 2019 by Campbell Reith, Basement Impact Assessment Report (Rev. 00) dated
18th September 2018, Revised Basement Impact Assessment (dated 19th February 2019
including a Ground Investigation Report by Jomas Associates Ltd (dated 16th
January 2019), and Ground Movement Assessment (version 1.1, dated 14th August 2019)
by Jomas Associates Ltd.

Reason: To safeguard the appearance and structural stability of neighbouring buildings
and the character of the immediate area in accordance with the requirements of policies
D1, D2 and A5 of the London Borough of Camden Local Plan 2017.

[Flood Risk Zone/ Flooding seems unremarked in the Decision Notice
or Officers Report]

2018/3565/P

GF and Basement
Units
51-52 Tottenham
Court Rd.
London
W1T 2EH

Excavation of new basement and
lowering of existing basement floor
level by 1m. Retail use.

Notes: Address is High Risk on the
EA database. Creation of a usable
basement space below a retail
premises. Campbell Reith's BIA Audit
conclusions are accepted: “The
Auditor also accepts that there are no
slope stability issues and that
development has a low risk of
flooding” and Permission is
Granted.

Duplex

Ancillary
Retail
Space

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _

1
Other
Misc.

Basement
Room

_

Campbell Reith BIA Audit
12727-23 Rev: F1 Jan. 2019

5.0 CONCLUSIONS

5.2. The previous audit indicated that the
proposed scheme met the policy criteria of LBC,
with the requirement to confirm the final scheme
design via a Basement Construction Plan
(BCP).

5.4. Based on securing the required final
information within a BCP, the requirements of
CPG Basements have been met.

Full Planning Permission
Subject to a Section 106 Legal Agreement

5.1 The Basement Impact Assessment (BIA) submitted with the application has
been independently assessed by a third party engineering firm (Campbell Reith),
with further information provided by the author of the BIA during the course of the
application. The Audit reviewed the BIA for potential impact on land stability and local
ground and surface water conditions arising from basement development

5.2 The BIA assessment predicts movements of a maximum Burland Category 1 (Very
Slight)... The Auditor also accepts that there are no slope stability issues and that
development has a low risk of flooding.

5.4 The Audit confirms that based on securing the required final information in a BCP, the
BIA has met the requirements of policy A5 and CPG Basements for the identification
of the potential impacts of the proposed basement construction and the proposed
mitigation.

99 29 Mar 2019

GRANTED

100 28 Aug 2020

GRANTED

101 9 Jun 2020

GRANTED

102 28 May 2020

GRANTED

103 11 Apr 2019

GRANTED

2018/3613/P

8 Kentish Town Rd.
London
NW1 9NX

Excavation of a single basement
floor to accommodate retail space
associated with the existing use of
the ground floor.

Notes: Retail /storage space in a
Local Flood Risk Zone on a
previously flooded street with
significant nearby street flood risk
evident on the EA map.

The Officer concludes: “The updated
BIA confirms that suitable
mitigation is to be incorporated
into the development.”

Campbell Reith's BIAAudit
conclusions are accepted, Surface
Flooding not addressed directly in the
Decision Notice but Permission is
Granted.

Duplex

Ancillary
Retail
Space

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Previously
Flooded
Street
1975

No LLFA
Comments
Found

_ _

1
Other
Misc.

Basement
Room

_

Campbell Reith BIA Audit
12985-01 Rev: F1 Jan. 2019

4.13. Kentish Town Road is within a Critical
Drainage Area (Group 3-003). This was
identified in the accompanying Flood Risk
Assessment and included within the updated
BIA. The site is not located within a Local
Flood Risk Zone and is at very low risk of
surface water flooding. Kentish Town Road
is reported as having flooded in 1975 and a
Flood Risk Assessment (FRA) is presented.

5.0 CONCLUSIONS
5.9. A consultation response from Thames
Water indicates that there may be a risk from
sewer flooding. The updated BIA confirms that
suitable mitigation is to be incorporated into
the development.

5.10. The proposed scheme will not increase
the proportion of impermeable area. Use of
SUDS is proposed. The proposed development
will not impact the wider hydrological
environment. The final drainage scheme should
be agreed with Thames Water and LBC.

5.11. Requests for further information are
presented in Section 4 and summarised in
Appendix 2. Considering the updated
submissions presented, the BIA meets the
criteria of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

2 The development hereby permitted shall be carried out in accordance with the following
approved plans [Site location Plan; E0001 PL01; PR0001 PL01; PR0110 PL01; Basement
Impact Assessment prepared by LBH Wembley dated November 2018; Floor Risk
Assessment and SUDS Assessment prepared by LBH Wembley dated July 2018.]
Reason: For the avoidance of doubt and in the interest of proper planning.

Informative(s):
1 Reasons for granting permission.
...The basement would not cause structural harm to neighbouring properties, to geological
and hydrological conditions of the area, to the character and amenity of the area...

[Surface Flooding not addressed directly in the Decision Notice and
no Officers Report seems to have been published]

2018/3647/P

A,B,C
7 Bayham St.
London
NW1 0EY

Demolition of office building and
erection of 5 Storey Hotel and
Office building with a full double
basement.

Notes: High Risk area with very
notable nearby street flood risk
double depth basement packed
with potentially ‘vulnerable uses’.
This specific address is very clearly
defined as High Risk on the EA
database, how it could ever be
described as ’Low Risk’ is hard to
fathom.

Upper Basement level: Multiple
offices, meeting rooms, staff toilets
and plant store.

Lower Basement level: Office gym/
fitness suite, changing rooms,
steam room, sauna, 5 x conference
rooms, staff room, studio and plant
storage.

In any case: Campbell Reith's BIA
Audit conclusions are accepted,
surface flooding seems not
addressed directly in the Decision
Notice but Permission is Granted.

Duplex

Ancillary
Basements to

Hotel

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Street not
previously
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With
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_ _
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4
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Rooms

Campbell Reith BIA Audit
12985-08 Rev: F1 Feb. 2019

4.15. Bayham Street lies within Critical
Drainage Area (Group 3-003) but is not
located within a Local Flood Risk Zone. The
Environment Agency indicates that the risk
of flooding from surface water at 7 ABC
Bayham Street is ‘Very Low’ however the
streets adjacent to the north and south are
both at high risk (1 in 30 year) from surface
water flooding. Bayham Street was not
subject to surface water flooding during
1975 or 2002 events.

5.0 CONCLUSIONS
5.10. It is accepted that the site is at very low
risk of flooding. Standard flood mitigation
measures should be adopted.

5.11. The development will not increase the
impermeable site area. It is accepted there will
be no impact to the hydrological environment.

5.12. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. Considering the revised
submissions presented, with final design and
mitigation measures being confirmed within a
BCP, the BIA meets the criteria of CPG
Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Condition(s) and Reason(s):
Background Papers and Supporting Documents: Ambigram Design and Access
Statement parts 1-10 dated July 2018, Ambigram Design and Access Statement
Addendum dated 20/05/2019, Campbell Reith BIA audit Rev D1 dated November 2018,
Campbell Reith BIA audit Rev F1 dated February 2019...
...Hydrogeological and Hydrological Assessment dated July 2018.

[Other than these comments, Surface Flooding not addressed in
detail in the Decision Notice and no Officers Report seems to have
been published]

2018/4019/P

108a
Goldhurst Terr.
London
NW6 3HR

Excavation of full basement with
front lightwell and rear lightwell
beneath a house.

Notes: New Basement Master
bedroom with En-suite, Dressing
Room, Plant / Utility Room,
Bathroom and Lounge in the
Goldhurst Road Local Flood Risk
Zone, in a twice previously flooded
street, the BIA Audit concludes: “In
the revised submissions, a site
specific flood risk assessment is
presented and flood risk
mitigation measures proposed.”

The officer concludes in the decision
notice: “...the Council's
independent engineers who have
found that the BIA and its supporting
documents, as revised, are in
accordance with Policy A5 and
CPG Basements.… Subject to these
provisions, the basemen[t] meets
the terms of policy A5.”

There is no further discussion of
flooding in the decision and no LLFA
Officer comments about ‘vulnerable
uses’ are evident.

Permission is Granted in June
2020.
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Campbell Reith BIA Audit
12985-58 Rev: F1 Jan. 2020

4.16. The surface water and flooding screening
assessment in section 4.3 of the BIA suggests
that the site is at low risk of surface water
flooding. However, LBC flood mapping
indicates Goldhurst Terrace was one of the
streets flooded in the 1975 and 2002 flood
events and the site is within the Goldhurst
Local Flood Risk Zone. In accordance with the
guidance, a site specific flood risk assessment
(FRA) was requested.

4.17. In the revised submissions an FRA is
presented and flood risk mitigation
measures proposed. Elevated thresholds
and construction levels are designed to
mitigate agonist surface water flooding, with
non-return valves, waterproofing and sump
pumps incorporated to mitigate against
groundwater flooding and sewer
surcharging.

5.0 CONCLUSIONS

5.5. The site is within the Goldhurst Local
Flood Risk Zone. In the revised submissions,
a site specific flood risk assessment is
presented and flood risk mitigation
measures proposed.

5.10. Queries and requests for information are
summarised in Appendix 2. Considering the
revised submissions, the BIA meets the
requirements of Camden Planning Guidance:
Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

1 Reasons for granting permission (I/II)
The size of the proposed basement with lightwells would comply with policy A5 criteria f)
to m). The applicant has submitted a Basement Impact Assessment (BIA) which has
been subject to audit by the Council's independent engineers who have found that
the BIA and its supporting documents, as revised, are in accordance with Policy A5 and
CPG Basements....Subject to these provisions, the basemen[t] meets the terms of
policy A5.

[Flood Risk Zone/ Flooding otherwise goes unremarked in the
Decision Notice]

2018/4200/P

38 Glenloch Rd.
London
NW3 4DN

Enlargement of basement plus new
light well, enlargement of front light
well, new rear extension.

Notes: 3 basement bedrooms on a
site very clearly defined by the EA as
High Risk, with notable nearby street
flood risk on the EA map; deemed
Very Low Risk by the BIA. How that
circle was squared is hard to
understand.

“A FRA is presented in the BIA. This
concludes the development is at a
low fluvial flood risk, a very low
surface water flood risk”. There is no
further discussion of flooding in the
decision and no LLFA Officer
comments about ‘vulnerable uses’
are evident.

Permission is Granted May 2020

Duplex
Maisonette

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

3
Basement
Bedrooms _

3
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12985-16 Rev: F1 May 2019

A FRA is presented in the BIA. This
concludes the development is at a low fluvial
flood risk, a very low surface water flood risk
and negligible groundwater flood risk.

5.0 CONCLUSIONS

5.9. It is accepted that there is not any impact
on surface water from the basement proposal.

5.10. It is accepted that there is not any impact
on the local and wider hydrogeology from the
basement proposal.

5.11. Queries and requests for information are
summarised in Appendix 2. Considering the
additional information provided, the BIA meets
the requirements of the Camden Planning
Guidance.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Basement considerations

2.19. The basement would provide the main bedroom of the property. Although the
bedroom would have limited daylight/ sunlight and outlook, it is an existing property with
several other habitable rooms that benefit from good levels of amenity. Furthermore, ADF
values…

2.20. A Basement Impact Assessment (BIA) has been submitted as part of this
application. This document has been independently reviewed by Campbell Reith with
a subsequent revision to the BIA provided by an additional author during the course of
the application. Campbell Reith has now confirmed that the BIA is in accordance with
CPG4. The final audit report contains at the following conclusions:…
• It is accepted that there is not any impact on surface water from the basement
proposal.
• It is accepted that there is not any impact on the local and wider hydrogeologyfrom the
basement proposal.

[Surface Flooding risk to the site not addressed in detail in the
Decision Notice or Officers Report]

2018/4600/P

74 Fortune Green Rd.
London
NW6 1DS

Excavation of cellar for new
basement extension under building,
shopfront and fenestration changes.

Notes: Shop basement. Accepted
the site is in an area at very low risk
of flooding. Marked as a Flooded
Street in 1975 on the SFRA Map but
that goes unremarked

Shop basement later refused for
residential use later in application
2020/2121/P where the same
officer alleges the site be in a
Flood Risk Zone, which it isn’t.

Campbell Reith's BIAAudit
conclusions are here accepted,
surface flooding seems not
addressed directly in this Decision
Notice and Permission is Granted.

Duplex

Ancillary
Basement to

Shop

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Flooded
Street 1975
Marked on
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Comments
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_ _

3
Other
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Rooms

_

Campbell Reith BIA Audit
12985-30 Rev: F1 March 2019

5.0 CONCLUSIONS

5.7. It is accepted the site is in an area at
very low risk of flooding. It is also accepted
that the percentage of hardstanding areas will
not increase as result of the proposed
development. However, it is noted that Thames
Water should be consulted on the water surface
strategy as part of the planning application.

5.9. Queries and requests for information are
summarised in Appendix 2. Considering the
updated information submitted, the BIA meets
the requirements of the Camden Planning
Guidance.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Informative(s):
1 Reasons for granting permission.
A Basement Impact Assessment (BIA) has been submitted The BIA assessment has
adequately identified the potential impacts from basement
construction and proposes sufficient mitigation measures.... It would comply with policy A5
of the Local Plan.

The site is in an area at very low risk of flooding. The Auditors accepted that the
percentage of hardstanding areas would not increase as result of the proposed
development.

Specific details of eachapplication listed can always be verified by checking theoriginal application files on the LB Camden Planningweb site itself. Compiled July 2021.E&OE.

Listed here in order of application number, not decision date. APPENDIX A

APPENDIX A
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Sheet 5

Quick
Ref
No.

Application
Number

Site Address

Decision Date
Decided since the
Local Plan was
adopted 03/07/2017
- which thereafter
carries full weight.

Application Description
Necessarily abridged and paraphrased for
brevity.

[Notes by the 2020/2936/P
appellant]

Multi
vs.
Single
Level

Camden
Local
Flood Risk
Zone

EA Flood
Risk
Checker
For the exact
Address

Previously
Flooded
Street
Or other
Flood Risk

LLFA
Comments

Basement
Bedrooms

Basement
Habitable
Rooms

Other
Basement
Rooms
Bath, Gym, Pool,
Games, Office,
Workshop etc.

Plant
Rooms
Gas, Electric,
Pump,
Comms etc.

Campbell Reith BIA Audit
Surface Water Flood Risk
Comments:
Where applicable and necessarily abridged and
paraphrased for brevity.

Officer’s Report or Decision Notice Extracts
Necessarily abridged and paraphrased for brevity.

Final
Decision

104 25 Nov 2019

GRANTED

105 27 Sep 2019

GRANTED

106 4 Jul 2019

GRANTED

2018/4763/P

1 St. Johns Wood
Park
London
NW8 6QS

Demolition of garage site to form 6
floor plus basement residential
block of 9 new flats.

Note: Low EA street flood risk
Basement/GF Duplex Flat with 3
basement bedrooms and 2
bathrooms.

“Flood Mitigation measures against
the potential for a surface water
flooding are presented in the BIA”

Campbell Reith's BIAAudit
conclusions are here accepted and
Permission is Granted.

Duplex
Maisonettes

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

3
Basement
Bedrooms _

3
Other
Misc.

Basement
Rooms

2
Plant
Rooms

Campbell Reith BIA Audit
12985-25 Rev: F1 Jan. 2019

5.0 CONCLUSIONS

5.6 It is accepted that the percentage of
hardstanding areas will not increase as result of
the proposed development. According to the
Thames Water response, mitigation measures
against the potential for a surface water
flooding are presented in the BIA. However, it
is noted that Thames Water and all the other
assets owners should be consulted for all
structures and utilities in the vicinity of the
proposed development.

5.7 It is therefore accepted that the riskof
disruption to the wider groundwater environment
is negligible. It is also accepted that there are no
slope stability concerns regarding the basement
development.

5.8 Queries and requests for information are
summarised in Appendix 2. Considering the
supplementary information provided, and the
recommendation for a BCP to be provided, the
BIA meets the requirements of CPG
Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

9. Basement impact
9.3 The application was accompanied by a Basement Impact Assessment (BIA) which
includes construction methodology, a Ground Movement Assessment and flood
resistance measures. An independent audit was conducted by the Council’s
basement consultant (Campbell Reith) who reviewed the BIA for potential impact on
land stability and local ground and surface water conditions arising from basement
development in accordance with Camden’s policies and technical procedures. Campbell
Reith concluded that the BIA is adequate and in accordance with policy A5 and
guidance contained in CPG Basements. It is further considered that the design details
of the proposed basement and lightwell are in compliance with policy A5 of the Local Plan.
The proposed basement is therefore considered acceptable, subject to a condition
requiring details of the engineers overseeing the excavation and regarding flood
resistance measures.

2018/4924/P

18-22 Hand Court
London
WC1V 6JF

Demolition of 18-21 and the erection
of a new building inc. basement,
ground and 4 floors of office, retail,
food and drink; plus refurbishment
of basement and ground at 22-23 to
retail and food.

Note: Some low street flood risk.
Basement Retail Units, Plant,
Showers, Pump Room and refuse
store. A SUDS system is
conditioned, Campbell Reith's BIA
Audit conclusions are accepted and
Permission is Granted.

Duplex

Ancillary
Basement to
Retail and
Office
Block

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _

2
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12985-26 Rev: D1 Jan. 2019

5.0 CONCLUSIONS

5.10. Asset protection requirements must be
agreed with Thames Water, asapplicable
(noting also consultation response in Appx1).

5.11. The proposed development will not impact
the wider hydrological environment. The final
drainage scheme should be agreed with
Thames Water and LBC.

5.12. On the basis that the final scheme will be
confirmed within a BCP, the BIA meets the
criteria of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

7 SUDS
Prior to commencement of the development, full details of the sustainable drainage
system including a green or green-blue roof based attenuation provision, shall be
submitted to and approved in writing by the local planning authority. Such a system
should be designed to accommodate all storms up and including a 1 :100 year
storm with a 40% provision for climate change such that flooding does not occur in
any part of the building or in any utility plant susceptible to water, and shall
demonstrate the closest feasible in run off rate to greenfield (no greater than 4 l/s) is being
achieved. Details shall include a lifetime maintenance plan and management of
exceedance flows and shall thereafter retained and maintained in accordance with the
approved details.

2018/4934/P

27 John’s Mews
London
WC1N 2NS

Excavation of a basement floor;
and demolition of existing mews
house and erection of a new house
behind retained facade; 2016/4582/P
granted 24 April 2017.

Note: Required a new BIA Audit F1
Dated April 2019. Basement Gym,
Cinema and Wine Room.

Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_

1
Other

Habitable
Basement
Room

2
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12985-29 Rev: F1 April 2019

5.0 CONCLUSIONS

5.10. It is accepted that there are no slope
stability concerns regarding the proposed
development and it is not in an area prone to
flooding.

5.11. Queries and requests for information are
summarised in Appendix 2. Considering the
revised submissions, the BIA meets the
requirements of Camden Planning Guidance:
Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

7. Basement Considerations
7.1 Basement developments can help to make efficient use of the borough’s limited
land as required by the Local Plan, but they have the potential to cause harm to the
amenity of neighbours, affect the stability of buildings, cause drainage or flooding
problems, or damage the character of areas and the natural environment. Local Plan
policy A5 includes a range of indicators to manage and mitigate these potential impacts.
The following table demonstrates how the proposed basement is compliant with Policy A5
of the Camden Local Plan 2017.

7.2 The application is accompanied by a Basement Impact Assessment (BIA), which
has been independently audited by Campbell Reith, in line with the requirements of
CPG4. After an initial review,...

- It is accepted that there are no slope stability concerns regarding the proposed
development and it is not in an area prone to flooding.

107 17 Apr 2019

GRANTED

108 14 Oct 2019

GRANTED

109 3 Jul 2019 1

GRANTED

110 28 May 2020

GRANTED

111 12 Mar 2020

GRANTED

112 14 Sep 2020

GRANTED

113 27 Mar 2020 1

2018/5111/P

Flat 1
43 Hillfield Rd.
London
NW6 1QD

Excavation of new basement
extension (from what look like a coal
cellar) inc. light wells, plus new single
storey extension.

Notes: Enforced Duplex? 2
Basement bedrooms with en-suite,
bathrooms in a twice flooded street
but BIA audit concludes: It is
therefore acceptable that the dev-
elopment is at low risk of flooding.”

In the original (Oct 2018)
application drawings the
basement is a self contained flat.
Revised drawings of April 2019 have
an internal staircase to the Ground
Floor added and a kitchen removed;
appears to be an attempt to prevent
the Basement being used as self
contained unit in future. Indicates that
Camden seem to be actively
preventing the creation of new
separate habitable basement units.

Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.

Duplex
Flat

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
1975
and
2002

No LLFA
Comments
Found

2
Basement
Bedrooms

1
Other

Habitable
Basement
Room

2
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12985-27 Rev: F1 March 2019

1.9. LBC flood mapping indicates Hillfield
Road was one of the streets flooded in 2002
flood event. The environment agency
classes the site as Very Low Risk of surface
flooding. The supplementary BIA reports
states that mitigation measures would be
included in the form upstands to entrances and
lightwells to the basement. It is therefore
acceptable that the development is at low
risk of flooding.

4.11. It is accepted that the site is at low risk
of surface water flooding.

5.0 CONCLUSIONS

5.4. It is accepted that the development will not
impact on the wider hydrological environment.

5.9. Queries and requests for information are
discussed in Section 4 and summarised in
Appendix 2. Considering the updated
information provided, the BIA meets the
criteria of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

[BIA shows historic street flooding but there is no mention of flooding
the in decision notice, no published officers report]

2018/5112/P

58A Redington Rd.
London
NW3 7RS

Erection of 5 bedroom four-storey
dwelling house inc. basement
excavation.

Note: Greatly enlarged basement to
include, Games Room Bar, Wine
Cellar, Plant, sauna, Shower,
Bathroom 2 x WC's.

No EA street flood risk. Campbell
Reith's BIA Audit conclusions are
accepted and Permission is
Granted.

Duplex

Ancillary
Basement to

House

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_

1
Other

Habitable
Basement
Room

6
Other
Misc.

Basement
Rooms

2
Plant
Rooms

Campbell Reith BIA Audit
12985-36 Rev: F1 May 2019

5.0 CONCLUSIONS

5.14. It is accepted that the site is not in an
area prone to flooding and there are no slope
stability concerns

5.15. The additional information requested has
been provided. The BIA meets the
requirements of Camden Planning Guidance:
Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

[Surface Flooding not addressed directly in the Decision Notice and
no Officers Report seem to have been published]

2018/5338/P

8 Agamemnon Rd.
London
NW6 1DY

Change of Use from 6 studios and 2
bedsits to 4 x 2-bed flats; new
basement and excavation of
existing basement by 1m inc. new
light wells plus rear extension.

Note: The ‘existing basement’ was a
fact totally uninhabitable small
cramped coal cellar.

This is a new 'self contained' flat
within an area “historically known to
have flooded from surface water.”

2 basement bedrooms with
windows onto lightwells, living room
and kitchen opening on to lightwell;
Main entrance opening onto a
common internal stairwell, is this to
be regarded as 'akin' to a duplex’?

Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.

1 x Self
Contained
Basement

Flat

'Akin’ to
Duplex?

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
2002

No LLFA
Comments
Found

2
Basement
Bedrooms

2
Other

Habitable
Basement
Rooms

2
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12985-31 Rev: F1 April 2019

4.17. Although identified as being within an
area of low risk for surface water flooding
from Environment Agency data, the site is
within an area historically known to have
flooded from surface water, and groundwater
flooding has been reported within 150m of the
site. Flood risk mitigation measures are
proposed, which should be adopted within the
final design.

5.0 CONCLUSIONS

5.12. Flood risk mitigation measures are
proposed, which should be adopted within the
final design.

5.13. It can be confirmed the BIA does meet
the requirements of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

5.6 The Audit notes that although the site is identified as being in an area of low risk
for surface water flooding, the site is within an area historically known to have
flooded from surface water, and groundwater flooding has been reported within
150m of the site. Flood risk mitigation measures have been proposed within the
BIA, and these should be adopted within the final design.

5.8 Overall, the Audit confirms that the BIA has met the requirements of policy A5
and CPG Basements for the identification of the potential impacts of the proposed
basement construction and the proposed mitigation.

2018/5730/P

Winter House
81 Swains Lane
London
N6 6PJ

Works to Winter House; demo and
replacement of extension. Demolition
of workshop; excavation to reveal
original cemetery cutting, creation of
2 internal floors, excavation of
basement access tunnel.

Note: Seemingly No actual rooms
created. Campbell Reith's BIA Audit
conclusions are accepted and
Permission is Granted.

Duplex

Basement
Tunnel to
House

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
1975

No LLFA
Comments
Found

_ _ _ _

Campbell Reith BIA Audit
12985-35 Rev: F1 July 2019

4.19. A flood risk assessment (FRA) is
presented which states that the proposed
development is at low risk from all sources.
However, the FRA recommends standard flood
risk mitigation measures, such as raised
thresholds and adoption of ‘flood resilience
techniques’ in regards to groundwater, should
be implemented.

5.0 CONCLUSIONS

5.11. It is accepted that the development will not
impact on the wider hydrogeology or hydrology
of the area and is at low risk of flooding. The
recommended measures outlined in the FRA
should be implemented.

5.12. Considering the revised submissions, the
BIA meets the criteria of CPG Basements

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

A Basement Impact Assessment has been submitted and revised, following a
review by the Council's external consultants. It is now found to be acceptable and
demonstrates that the scheme will not harmfully impact on surface flows, groundwater and
land stability.

The site is not in a Local Flood Risk Zone but is within the Critical Drainage Area. There
will be a very low risk of flooding in the area of the proposed development.
Nevertheless the habitable floor areas will be sited above external ground levels, there will
be minimal increase in impermeable surfaces (given that the in-filled cutting is already a
built feature), and surface water runoff will be reduced by 50% as a result of a new green
roof and surface water retention tank. Details of a sustainable urban drainage system will
be secured by condition.

2018/6105/P

1 St. Mark’s Crescent
London
NW1 7TS

Excavation of basement with front
and rear lightwells and alterations to
existing rear conservatory to dwelling
house.

Note: Site backing directly onto the
Regents Canal 11m from proposed
new basement. Primrose Hill Local
Flood Risk Zone. Proposed
Playroom/Library Study facing
opening on to new lightwell to the
rear and a Storage Room facing on
to a new lightwell to the front, all
below the level of the Canal. Next
Door to: 2017/1534/P granted
19/12/2017.

The BIA Audit concludes: “5.7. The
site is within the Primrose Hill Local
Flood Risk Zone, which is acknow-
ledged in the BIA. The flood risk
assessment is accepted assuming
that the mitigation measures
proposed are adopted.”

The Officers Report Concludes: “2.5
As such, officers consider that based
on the expert advice from Campbell
Reith, the applicant has demon-
strated that the proposal would
accord with policy A1, A5 and
CPG.”

No LLFA Officer comments about
‘vulnerable uses’ are evident.
Permission was Granted.

Next Door to: 2017/1534/P
31 St Mark's Crescent NW1 7TT
Granted 19/12/2017.

Ancillary
Basement to

House

Primrose
Hill

Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_

2
Habitable
(with

windows)
Basement
Rooms

_ _

Campbell Reith BIA Audit
12985-52 Rev: F1 Sept. 2019

1.14. The site is within the Primrose Hill
Local Flood Risk Zone, which is
acknowledged in the BIA. The BIA assesses
the flood risk as very low, based upon
Environment Agency and LBC SFRA data,
and provides flood risk mitigation advice.
The flood risk assessment is accepted
assuming that the mitigation measures
proposed are adopted.

1.15. The site is within a critical drainage area.
The proposed scheme will increase the
proportion of impermeable site area. Outline
drainage plans should be provided, including
attenuation proposals, with sufficient
assessment to demonstrate discharge flows will
be in accordance with LBC’sand Thames
Water’s requirements.

5.0 CONCLUSIONS

5.7. The site is within the Primrose Hill Local
Flood Risk Zone, which is acknowledged in
the BIA. The flood risk assessment is
accepted assuming that the mitigation
measures proposed are adopted.

5.8. The site iswithin a critical drainage area.
Attenuation SUDS is proposed. The final design
should be agreed with LBC and Thames Water.

5.9. It is noted that the Canal & River Trust
request planning conditions in respect of
stability / damage protection of the canal wall
and surface water discharge.

5.10. Requests for information are summarised
in Appendix 2. Considering the revised
submissions, the BIA meets the criteria of
CPG: Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

2.3 The application building is identified as being within the following underground
constraints: groundwater flow; surface water flow and flooding; and slope stability. In
accordance with Policy A5 and CPG Basements, a full Basement Impact Assessment
(BIA) has been submitted in support of the application which was produced by engineers
with suitable qualifications in line with our CPG standards (Chelmer Global Ltd). This was
subject to independent verification by the Council’s third party structural engineers,
Campbell Reith. This has fully assessed the potential impacts of the scheme in
terms of structural and stability as well as local water conditions (ground water and
surface water flows).

2.4 The BIA documents have been independently assessed by Campbell Reith in line with
the requirements of CPG Basements. Campbell Reith has concluded that, subject to
detailed design and the agreement of a party wall award, the BIA and associated /
supplementary documents has identified the potential impacts arising out of the basement
proposals and describes suitable mitigation. They conclude that the BIA has
provided suitable assurances so that the works would remain in accordance of the
requirements of policy A5 in terms of potential impacts.

2.5 As such, officers consider that based on the expert advice from Campbell Reith,
the applicant has demonstrated that the proposal would accord with the
requirements of policy A1, A5 and associated Camden Planning Guidance. Details of
the qualified engineer responsible for monitoring the construction of the basement will be
secured by condition.

2019/0149/P

42 Elsworthy Rd.
London
NW3 3DL

Demolition and erection of two-storey
extension inc. basement
excavation, other alterations to
existing.

Notes: EA Medium Risk site, some
notable street flood risk is on the
maps, but the BIA Audit concludes
that: “5.11. The site is at low risk of
flooding from surface water run-off.
Standard flood risk mitigation
measures should be adopted.”

Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.

Basement to
House

Plus

1 x Duplex
Flats

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_

5
Other

Habitable
Basement
Rooms

2
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12985-42 Rev: F1 Aug. 2019

4.15. Elsworthy Road is within a Critical
Drainage Area (Group 3-005), although this
was not identified within the BIA screening
or scoping process. The site is not located
within a Local Flood Risk Zone. The site is at
‘low’ risk of flooding from surface water run-
off. Elsworthy Road did not flood in 1975 or
2002. Standard flood risk mitigation
measures should be adopted, such as non-
return valves (as discussed in 4.16).

5.0 CONCLUSIONS

5.11. The site is at low risk of flooding from
surface water run-off. Standard flood risk
mitigation measures should be adopted.

5.14. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. Considering the revised
submissions, the BIA meets the requirements
of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

5. Basement excavation
...In order to demonstrate compliance with the requirements of policy A5 and CPG
Basements, a Basement Impact assessment (BIA) has been submitted and assessed by
third party auditors Campbell Reith...

5.3 The application site is not located within a Local Flood Risk zone and the site is at
‘low’ risk of flooding from surface water run-off. However, Elsworthy Road is within
a Critical Drainage Area, and the road did flood in 1975 and 2002. Standard flood
risk mitigation measures are to be adopted, such as non-return valves.

...A non-return valve will be installed at the main outfall to ensure the lower slab areas are
not flooded by the combined sewer system in times of sustained heavy rainfall.

5.5 In light of the above it is considered that based on the documentation provided and
audited the proposed development would not have a harmful impact on the stability
of the host building and neighbouring ones, ground and water conditions and wider
hydrogeological environment, which is in line with CPG Basements and Policy A5

2019/0158/P

190 Goldhurst Terr.
London
NW6 3HN

Excavation of a basement to form
an independent two bedroom
dwelling. Re-application with
amendments of 2016/2689/P,
granted on 04/01/2019.

Notes: Identical layout to the
previously approved application BUT
now with it own external entrance it is
regarded by the LPA as ‘self
contained’ and no longer, ‘akin’ to a
duplex, and by this logic worthy of
refusal; in spite of the site itself being
rated at Very Low Risk an mitigation
measures having been accepted
previously the same officer issues a
refusal (no LLFA Officer comments
are evident):

“Refusal Reason 2. The proposal to
include a self-contained basement
unit in an area prone to flooding is
contrary to policies A5 and CC3 of
the London Borough of Camden
Local Plan (2017).”

The inspector disagrees:
Appeal Ref: APP/X5210/W/
19/3238739
Flooding:

“16. Therefore, while there are
clearly properties at risk of flooding
within the LFRZ (including those
which have flooded in the past) the
very specific evidence for this
particular property indicates that it
is not prone to flooding. Hence,
there would be no conflict with
Policies A5 and CC3 of the Local
Plan.

17. I conclude on this issue that
the site would provide a suitable
location for the proposed
development with regard to flood
risk.”

Single Floor
with own
external
entrance;

No longer
'Akin’ to
Duplex

Goldhurst
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
1975
and
2002

No LLFA
Comments
Found

2
Basement
Bedrooms

2
Other

Habitable
Basement
Rooms

2
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12466-45 Rev: F1 Jan. 2018
BIA Audit issues from the previously granted
application 2016/2689/P 04/01/2019:

4.11. The BIA states that the site has as
having a low risk of flooding, which is
confirmed by Environment Agency data.
However, the site is located within the
Goldhurst Local Flood Risk Zone due to
local fluvial flooding events in 1975 and
2002. The BIA has adequately assessed the
flood risk from all sources and proposes a
number of measures to mitigate against surface
water flooding and sewer surcharging. These
should be implemented as stated.

5.0 CONCLUSIONS

5.8. The site is located within the Goldhurst
Local Flood Risk Zone and the flood risk
mitigation measures proposed in the BIA
should be implemented.

5.12. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. The additional information
requested has been provided and the
requirements of CPG4 have been met.

Full Planning Permission Refused

2 The proposal to include a self-contained basement unit in an area prone to
flooding is contrary to policies A5 and CC3 of the London Borough of Camden Local
Plan (2017).

[Note: Here in this refusal the very same officer ignores any mention
of the Flood Risk Assessment, mitigation measures and statements in
the BIA Audit that were previously accepted in 2016/2689/P]

Appeal Ref: APP/X5210/W/19/3238739

Flooding
13. The Camden Planning Guidance for Basements 4 indicates that the Council will not
allow habitable rooms and other sensitive uses for self-contained basement flats which
area at risk of flooding. This reflects Policies A5 and CC3 of the Local Plan, which make
similar provisions.

14. While Environment Agency mapping shows the appeal property to be situated in Flood
Zone 1 (with a low probability of flooding) the site nonethelessfalls within a Local Risk
Flood Zone (LRFZ) according to Map 6 of the Local Plan. This is defined in paragraph
8.59 of the plan as a discrete area of flooding which does not exceed the national criteria
for a Flood Risk Area but still affects houses, businesses and infrastructure.

15. However, in this particular case, the appellant has commissioned engineers to
carry out a bespoke flood risk assessment. The report concludes that the appeal
property is at low risk of flooding from all sources, having taken a number of matters
into consideration such as the flooding history of the area and variations in topography
along Goldhurst Terrace.

16. Therefore, while there are clearly properties at risk of flooding within the LFRZ
(including those which have flooded in the past) the very specific evidence for this
particular property indicates that it is not prone to flooding. Hence, there would be
no conflict with Policies A5 and CC3 of the Local Plan

17. I conclude on this issue that the site would provide a suitable location for the
proposed development with regard to flood risk.

DISMISSED
On Appeal, but
not for Flood

Risk.

Inspector
concludes: site
‘not prone to
flooding’

and
‘a suitable
location”

114 26 Nov 2019 1

GRANTED

115 7 Aug 2019

GRANTED

116 4 Jun 2019

GRANTED

117 12 Mar 2020

GRANTED

118 28 Oct 2019

GRANTED

2019/0194/P

106-108 Regents
Park Rd.
London
NW1 8UG

New extensions at lower ground,
ground and first floor levels; partial
front infill extension at lower ground
floor level; lowering of floor level
throughout. Reconfiguration of 2
buildings into 1 x 5 bed house and 2
x self-contained flats. Basement
bedroom to House 108.

Note: A fully self contained
basement flat with bedroom and
other habitable rooms in the
Primrose Hill Local Flood Risk
Zone. This application make a
particular nonsense of statements
made in the 2019/0158/P refusal.

The officer concludes: 2.16. ...A
Flood Risk Assessment has been
undertaken and the site is classified
as being at Low Risk of flooding.
Standard flood risk mitigation
measures should be adopted
within the final design.

No LLFA Officer comments are
evident. Campbell Reith's BIA Audit
conclusions are accepted and
Permission is Granted.

1 x Fully Self
Contained
Basement

Flat
(108 Unit 2)

Plus

1 x Duplex
Flat

Primrose
Hill

Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

1
Basement
Bedroom

5
Other

Habitable
Basement
Rooms

5
Other
Misc.

Basement
Rooms

2
Plant
Rooms

Campbell Reith BIA Audit
12985-72 Rev: F1 October 2019

4.16. The site is within the Primrose Hill
Local Flood Risk Zone. A Flood Risk
Assessment has been undertaken and the
site is classified as being at low risk of
flooding. Thames Water was consulted
regarding sewer flooding and it was confirmed
that there have been no incidents in the area.
Standard flood risk mitigation measures
should be adopted within the final design.

5.0 CONCLUSIONS

5.8. A Flood Risk Assessment has been
undertaken and the site is classified as
being at Low Risk of flooding. Standard
flood risk mitigation measures should be
adopted within the final design.

5.10. Queries and requests for information are
summarised in Appendix 2. Considering the
updated submission, the BIA meets the
requirements of CPG: Basements.

Full Planning Permission Granted

Basement considerations
2.15. The property comprises an existing lower ground floor level. It is proposed to lower
the entire floor level across the whole site with varying depths of excavation between
680mm – 1332mm in the rear garden.
The intention is to achieve improved headroom at lower ground floor level and bring the
existing storage areas into use as habitable floorspace.

2.16. A Basement Impact Assessment has been submitted which has been reviewed by
Campbell Reith. The following conclusions have been made:

A Flood Risk Assessment has been undertaken and the site is classified as being at
low risk of flooding. Standard flood risk mitigation measures should be adopted
within the final design.

2019/0532/P

52 Eton Av.
London
NW3 3HN

Part replacement single storey
extensions with terrace; excavation
of basement with light well.

Notes: Medium EA street flood risk.
The area of the site was subject to
historic internal sewer flooding
according to Camden’s SFRA
(2014).

New basement habitable rooms.
Basement family room and unnamed
ancillary room opening on to
lightwells under whole house.

“Mitigation proposed were reviewed
and found satisfactory”. No LLFA
Officer comments are evident.
Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.

Duplex

Basement to
House

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded but..

“ area of
historic
internal
sewer

flooding”

No LLFA
Comments
Found

_

2
Other

Habitable
Basement
Rooms

_ _

Campbell Reith BIA Audit
12985-48 Rev: F1 May 2019

4.11. The area of the site was subject to
historic internal sewer flooding according to
Camden’s SFRA (2014). This is discussed and
assessed in the ‘Outline SuDS Strategy’ report
which suggests green roof and porous paving
features to mitigate discharge of water in the
existing overloaded public sewer.
Consultation with the utility owner should be
undertaken should additional rain and/or
sewage water need to be discharged off site
due to the proposed development. This is
subject to separate approvals process.

5.0 CONCLUSIONS

5.6. Further investigation is required to confirm
that the sewer re-location will not affect its
performance. Consultation with the utility owner
should be undertaken should additional rain
and/or sewage water need to be discharged off
site due to the proposed development. However,
this is outside the scope of this audit and should
be subject to a separate approval process.

5.10. It is accepted that the site is not located
within an area of slope instability. It is accepted
that the development will not impact on the
wider hydrogeology of the area.

5.11. All information requested within the
previous audit report has now been furnished.
The BIA now meets the requirements of CPG
Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

5.7 The basement rooms are ancillary to the main residential living space at ground floor
level for a family room. Text supporting policy A5 states that “the Council will not allow
habitable rooms and other sensitive uses for self-contained basement flats and
other underground structures in areas at risk of flooding”. In this instance the
basement level accommodation would be an ancillary to the family dwelling. The
development will increase the impermeable site area and the BIA indicates that Outline
SuDS strategy report presents proposals to mitigate the risk of flooding across the
site. The information presented and the mitigation proposed were reviewed and
found satisfactory. Thames Water was consulted and confirmed that should the
proposed basement be approved Thames Water will work with the developer to ensure
that works to the sewer meet the relevant standards and that service levels are not
adversely compromised.

5.8 Overall, the proposed basement excavation would be proportionate to the building
being extended and its impact on the host building and the neighbouring properties would
be in line with policy A5 and CPG Basements. The Basement Impact Assessment and
its supporting documents would comply with the requirement of policy A5 and CPG
Basements.

2019/0718/P

3 Lyncroft Gdns.
London
NW6 1LB

Excavating the existing cellar by
increasing its head height to provide
a usable basement space with the
installation of a front window to
service the basement space.

Note: Cannon Hill Local Flood
Risk Zone and a Previously
Flooded Street in 2002. “The
application was accompanied by a
Basement Impact Assessment which
was externally audited and it has
been confirmed that the potential
impacts from the basement
construction have been identified and
sufficient mitigation proposed. A
condition secures further details of a
suitable qualified engineer to carry
out the basement works.”

No LLFA Officer comments are
evident. Campbell Reith's BIA Audit
conclusions are accepted and
Permission is Granted.

Compare the differing approach to
three entirely separate
applications at Lyncroft Gdns.:
No.3, No.15 and No.23. Each 24m
and 36m apart, on the same side of
the street.

2019/0718/P
3 Lyncroft Gdns. NW6 1LB
Site is acknowledged as being Low
Risk. No LLFA Officer comments of
‘vulnerable uses’ in ‘flood prone’
areas.

2019/6236/P
GF Flat, 15 Lyncroft Gdns.
No acceptance the the site itself is
Low Risk. Attracts LLFA comments
and remonstrative remarks of
‘vulnerable uses’ inc. playroom and
shower room, in ‘flood prone’ areas.r
The remarks border of the hysterical,
demanding detailed confirmation of
SUDS measures which are
commonly conditioned. Officer
quotes the SFRA / uFMfSW at the
applicant but ignores it’s explicit
warning at 6.4.11 about not using it
on a site specific basis; proceeds
to do exactly that.

2018/3377/P
23 Lyncroft Gdns. NW6 1LB
LFRZ and street flooding is
acknowledged but site regarded as
Low Risk. No LLFA Officer of no
‘vulnerable uses’ in ‘flood prone’
areas.
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Campbell Reith BIA Audit
12985-29 Rev: F1 April 2019

4.13. The revised BIA has identified that the
site is situated within an area of Low Risk
from surface water flooding. It is also noted
that the existing raised kerb and entry step
up to the approach path to the house provide
protection to the cellar; these will remain
unaltered and thus no additional mitigation
measures are proposed. It is accepted that the
risk of flooding to the site is low and will
remain low after the proposal is realised

4.17. Based on the above comments it can
be confirmed that the proposal adheres to
the requirements of CPG Basements.

5.0 CONCLUSIONS

5.10. It is accepted that there are no slope
stability concerns regarding the proposed
development and it is not in an area prone to
flooding.

Full Planning Permission Granted

Informative(s):
1 Reasons for granting permission:
The proposed development includes excavating the existing cellar by
increasing its head height to provide a usable basement space with the
installation of a front window to service the basement space. The size and depth of the
excavation is considered acceptable as it does not extend further beyond the footprint of
the building and no lightwells are
proposed in conjunction with the basement excavation. The excavation seeks to solely
increase the head height of the existing basement/cellar for it to be a useable space.

The application was accompanied by a Basement Impact Assessment which was
externally audited and it has been confirmed that the potential impacts from the
basement construction have been identified and sufficient mitigation proposed. A
condition secures further details of a suitable qualified engineer to carry out the basement
works.

[Flood Risk Zone goes unremarked in the Decision Notice]

2019/0910/P

369-377
Kentish Town Rd.
London NW5 2TJ

Redevelopment of car wash and
erection of 6 and 7 storey building
with basement to provide 14 new
flats at 1st floor and above, plus
retail/restaurant at ground and
basement.

Note: The site I defined as High
Risk in the EA checker, the street is
recorded as a previously flooded
street and severe street flood risk is
evident on the EA maps. However,
the BIA Audit concludes: “5.10. A
flood risk assessment confirms that
the risk of flooding is low.”

LLFA comments made and
responded to by engineers: The
Officers comments are restricted to
clarifications concerning
impermeable flat roof run off rates,
'blue roof' attenuation rates and a
question about the sewer connection.
A sizeable plant room is marked on
the plan in the basement, which may
serve the residential units above, but
this goes unremarked but the LLFA
officer.

While an extensive list of conditions
are applied Campbell Reith's BIA
Audit conclusions are accepted and
Permission is Granted.
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Campbell Reith BIA Audit
12985-43 Rev: F1 June 2019

5.0 CONCLUSIONS

5.9. The proposed works will not impact the
wider hydrological environment.

5.10. A flood risk assessment confirms that
the risk of flooding is low.

5.11. An outline construction programme should
be presented.

5.12. It can be confirmed that the BIA
complies with the requirements of CPG
Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Condition(s) and Reason(s):

2 Approved drawings
The development hereby permitted shall be carried out in accordance with the following
approved plans: inc. Basement Impact Assessment Rev 1 prepared by CGL June 2019;
Surface Water Drainage Pro-forma; Secure by Design Statement; Flood Risk Assessment
and Surface Water Drainage Strategy Report prepared by Price & Myers Feb 2019;

i) an updated FRA and SuDS proforma to reflect latest drainage design proposals, as per
sketch 26778/SK600;
ii) volumes of proposed attenuation on the drainage sketch and advice from a blue roof
specialist that the site can be drained effectively as proposed;
iii) evidence to demonstrate that the drainage system would operate effectively and that a
hydrobrake can be properly incorporated to discharge the site runoff and still provide
positive drainage to the public sewer network via the existing sewer network; this should
provide realisticdesign cover and invert levels that, at least, reflect the existing site and
drainage levels.

Such a system should be designed to accommodate all storms up to and including a 1:100
year storm with a 40% provision for climate change, such that flooding does not occur in
any part of a building or in anyutility plant susceptible to water, and shall demonstrate a
runoff as close to greenfield as feasible with a minimum 50% reduction in run off rate.
Details shall include a lifetime maintenance plan, and shall thereafter be retained and
maintained in accordance with the approved details.

B) Prior to occupation of the development, evidence that the sustainable drainage system
has been implemented in accordance with the approved details as part of the development
shall be submitted to the Local Authority and approved in writing. The systems shall
thereafter be retained and maintained in accordance with the approved maintenance plan.

Reason: To reduce the rate of surface water run-off from the buildings and limit the impact
on the storm-water drainage system in accordance with Policies CC1, CC2, CC3 of the
London Borough of Camden Local Plan 2017.

30 Rainwater harvesting or greywater recycling
Prior to discharge of the s106 Sustainability Plan, a feasibility assessment for rainwater
harvesting or greywater recycling shall be submitted to the local planning authority and
approved in writing.

2019/0935/P

64 Delancey St.
London
NW1 7RY

New extensions involving excavation
and lowering of basement floor
level.

Note: A modest and unremarkable
basement extension to pre existing
basement flat on very low Risk site.
Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.
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_ _ _ _

Campbell Reith BIA Audit
12985-74 Rev: D1 October 2019

5.0 CONCLUSIONS

5.6. The BIA states the site is at very low risk
of flooding from surface water run-off.

5.7. The proposed scheme will decrease the
proportion of impermeable area.

Attenuation SUDS is proposed. It is
accepted there is no impact to the wider

hydrological environment.

5.8. The BIA meets the requirements of CPG
Basements.

Full Planning Permission Granted

4.2 The applicant has submitted a Basement Impact Assessment (BIA) which has
been subject to independent verification by Campbell Reith in accordance with Policy
A5 and CPG Basements. The BIA has been carried out by LBH Wembley Engineering by
individuals who possess suitable qualifications.

4.3 Following an initial review of the BIA, Campbell Reith confirmed that the document
was generally comprehensive, and that the assessments in regard to hydrology and
hydrogeology were accepted…

119 19 Dec 2019

GRANTED

120 25 Jul 2019

GRANTED

121 17 Jan 2020

GRANTED

122 20 Dec 2019

Numerous Numerous GRANTED

123 7 Dec 2020

GRANTED

124 28 Aug 2020

GRANTED

125 26 May 2021 1

GRANTED

2019/1057/P

1 Steele's Studios
Haverstock Hill
London NW3 4RN

Partial demo of a house and erection
of new 3-bed, 2-storey house with
basement – in a yard behind the ‘Sir
Richard Steele’ pub on Haverstock
Hill. Basement with Plant Room,
Shower Room, Gym, Laundry and
Store room.

Note: The site itself is rates as Very
Low Risk on the EA flood checker.
However, the site main exit is onto
Haverstock Hill which is (very) High
Risk.

Soiltechnics BIA States: “4.4.3.1 We
have viewed the GOV.UK website
which provides maps showing areas
a risk of flooding from surface waters.
An extract of the map is presented
below. The property is located within
the pink square and blue shading
represents areas at risk of surface
water flooding. The property is
remote from blue shaded areas.

This is perfectly true, as far as it
goes, but in other applications a
nearby high flood risk such as that
represented by Haverstock Hill is
treated far more critically; particularly
where the LLFA officer is involved.
However, Campbell Reith's BIA Audit
conclusions are accepted and
Permission is Granted.
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Campbell Reith BIA Audit
12985-45 Rev: D1 May 2019
(Final BIA Audit report?)

1.14. The site is at low risk of flooding from
surface water run-off. Standard flood risk
mitigation measures should be adopted.

5.0 CONCLUSIONS

5.9. The site is at low risk of flooding from
surface water run-off. Standard flood risk
mitigation measures should be adopted.

5.10. The proposed scheme will not increase
the proportion of impermeable area. It is
accepted there is no impact to the wider
hydrological environment.

5.12. Queries and matters requiring further
information or clarification are summarised in
Appendix 2. Until the clarifications requested
are presented, the BIA does not meet the
requirements of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

5. Basement impact assessment

5.5 The site is a low risk of flooding from surface water run-off and standard flood
risk mitigation measures would be adopted with the design of the basement. The
proposed scheme would not increase the proportions of impermeable area, causing no
harm to the wider hydrological environment.

5.6 As such, it is considered that based on the documentation provided, the
proposed development would not have harmful impact on the stability of the host
building and neighbouring ones, ground and water conditions and wider hydrogeological
environment which is in line with CPG Basements and Policy A5.

2019/1088/P

131 Arlington Rd.
London
NW1 7ET

Erection of three storey single family
dwelling with basement.

Note: Minor street flood risk.
Basement Kitchen, Living Room and
Dinning Room under whole house
Aside from referencing to the BIA
Audit, flooding is unremarked in the
decision.

Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.
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Campbell Reith BIA Audit
12985-53 Rev: D1 June 2019

5.0 CONCLUSIONS

5.7. Considering the worst stated case in
change in impermeable surface area, it is
accepted there will be no impact to the wider
hydrological environment.

5.8. A construction programme should be
confirmed to LBC in advance of the works.

5.9. The BIA meets the requirements of CPG:
Basements.

Full Planning Permission Granted

4. Basement Impact assessment

4.1 Policy A5 stipulatesthat basement excavations should not cause harm to the
neighbouring properties, the structural, ground or water conditions and the architectural
character and amenity of the area. In order to demonstrate compliance with the
requirements of policy A5 and CPG Basements, a Basement Impact assessment has
been submitted and assessed by third party auditors Campbell Reith. The
documentation provided in support of the proposed excavation to increase the internal
height at lower ground floor level and to extend the lower ground floor level was
considered acceptable an in line with CPG Basements and lightwells and policy A5.

4.3 As such, the final audit confirms that the proposed basement excavation would
comply with the requirements of policy A5 and CPG Basements subject to a pre-
commencement condition to ensure that a suitably qualified engineer…

2019/1747/P

77 Av. Rd.
London
NW8 6JD

Demolition of existing dwelling and
erection of replacement three-storey
detached dwelling with double
basement.

Note: Based on a smaller prior
approval. Site is at Medium Risk,
close to an area of High Risk with
considerable street flood risk
evident on the EA maps.

Basement Level: 2 Staff bedrooms
on to lightwells with en-suites, Staff
Living Room, Swimming Pool Hall,
Experience Showers, Jacuzzi, Pool
Bar, Plan Room, Laundry, Changing
Rooms, Sauna, Steam Room Gym
and Salon.

Sub Basement Level: 2 x Car
spaces, Car Lift and Turntable, Plant
Room, Swimming Pool, Cinema
Room, AV Room, Games Room, Bar
and Wine Store.

The BIA Audit states: “4.14. ..low risk
of flooding on the front driveway.
Flood risk mitigation measures such
as up-stands to protect lightwells and
a ground level difference at external
doorways are proposed.”

A SUDS scheme conditioned, no
LLFA Officer comments are evident,
Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.
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Campbell Reith BIA Audit
12985-56 Rev: F1 October 2019

4.14. The BIA notes that Avenue Road was
subject to surface water flooding in 2002.
The Environment Agency indicates the rear
garden of the site to be at a ‘medium’ risk of
surface water flooding with a low risk of
flooding on the front driveway. Flood risk
mitigation measures such as up-stands to
protect lightwells and a ground level
difference at external doorways are
proposed. Protection against surcharging of the
public sewers should be implemented.

4.15. The site is within a critical drainage area.
The revised submissions indicate a marginal
increase in impermeable site area. Attenuation
SUDS to reduce off-site discharge flows is
proposed. A final design should be agreed
with LBC and Thames Water.

5.0 CONCLUSIONS

5.8. Flood risk mitigation measures are
proposed.

5.9. The site iswithin a critical drainage area.
The revised submissions indicate a marginal
increase in impermeable site area. Attenuation
SUDS to reduce off-site discharge flows is
proposed. A final design should be agreed with
LBC and Thames Water.

5.12. Requests for further information are
summarised in Appendix 2. Considering the
revised submission, the BIA meets the criteria
of CPG: Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

2 The proposals include a double basement. Whilst Policy A5 of the Local Plan does not
usually allow for basements with more than one storey, a double basement was
previously approved in 2010 (and renewed in 2013) and the permission has been
lawfully implemented meaning that the double basement could still be built as part of that
permission. On this basis, the proposed double basement is considered to be acceptable.
The Basement Impact Assessment (which was amended during the course of the
application) has been independently audited by Campbell Reith and found to be
acceptable, in accordance with the requirements of Policy A5. Suitable planning
conditions will ensure that the works are carried out in accordance with the submitted BIA
and that a qualified engineer is appointed to oversee the basement works.

PolicyCC3 seeks to ensure that development does not increase flood risk and reduces
the risk of flooding where possible. A SUDS scheme is proposed and a planning
condition will require full details of the SUDs to be provided prior to
commencement of development. A further condition will require that the development
achieves a maximum internal water use of 110 litres/person/day.

2019/2238/P

Camden Town Hall
Judd St.
London
WC1H 9JE

Refurbishment of Camden Town Hall
Basement.

Note: A very extensive internal
basement refurbishment that seem to
require little, if any new basement
construction. Campbell Reith's BIA
Audit conclusions are accepted and
Permission is Granted.
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_ _

Campbell Reith BIA Audit
12985-60 Rev: D1 July 2019

4.7. With respect to surface water and
flooding, the BIA has not identified a medium
risk of flooding in the surrounding streets.
However, it is accepted that the scale and
location of the proposed excavations will not
impact surface water.

4.8. The BIA screening sections 4 and 4.2 have
not identified the presence of the former River
Fleet within 25m of the site. Although this could
affect stability, which can be confirmed by site
investigation, it is accepted that due to the
geology and the scale of the basement
alterations, there are no impacts to
subterranean flows from the proposals.

5.0 CONCLUSIONS

5.7. It is accepted that there will be no impact to
the wider hydrological and hydrogeological
environments.

5.8. Due to the limited nature of the
basement excavations, it is considered that
the queries outlined above may be
addressed in a Basement Construction Plan.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

[Flood risk not an issue in the decision]

2019/2823/P

22 Holmes Rd.
London
NW5 3AB

Single storey rear and side extension
plus basement enlargement.

Note: Enlarging an existing
basement flat, adding new basement
bedrooms, en-suite's and bathroom.
BIA Audit states the site is at Very
Low Risk of flooding; the EA
Checker indicates just Low Risk.
Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.
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Campbell Reith BIA Audit
12985-66 Rev: F1 March 2020

5.0 CONCLUSIONS

5.7. It is accepted the site is in an area
currently at very low risk of flooding from
rivers, seas, groundwater and surface water.

5.10. Given the additional information requested
provided, the BIA meets the requirements of
CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

8.5. The applicant has submitted a Basement Impact Assessment (BIA) which has
been subject to independent verification by Campbell Reith to review the BIA
for potential impact on land stability and local ground and surface water

conditions
arising from basement development in accordance with Policy A5 and Camden’s
basement planning guidance. The Basement Impact Assessment (BIA) has been carried
out by Stantec Ltd with supporting documents provided by Osborne Edwards Ltd. The
authors possess suitable qualifications which are in accordance with LBC guidance.

8.6. Campbell Reith issued their final BIA audit report on 24th March 2020
confirming that the revised BIA and details have been conducted in accordance
with the requirements of Policy A5 and the Basement CPG.

2019/2894/P

3A Camden Rd.
London
NW1 9LG

Excavation of single basement
floor to form ancillary space to the
use of the ground floor

Note: Single basement room under a
shop with ‘Low’ Risk but with VERY
considerable local street flooding
is evident on the EA map which
seems unremarked.

Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.
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Campbell Reith BIA Audit
12985-94 Rev: F1 June 2020

4.10. The proposed development will not
increase the impermeable site area but is within
a Critical Drainage Area (Group 3-003). The
site is not located within a Local Flood Risk
Zone and is at very low risk of surface water
flooding. An Outline SUDs Strategy is
presented. It is accepted that the proposed
development will not impact the wider
hydrological environment. A detailed drainage
design should be agreed with LBC and Thames
Water.

5.0 CONCLUSIONS

5.5. It is accepted that the proposed
development will not impact the wider
hydrological environment.

5.9. The BIA meets the criteria of CPG
Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

6. Basement development
6.4 The applicant has supplied a Basement Impact Assessment (BIA) and this has
been audited by the Council’s appointed independent auditor, Campbell Reith. The
proposed basement development has been found to comply with all necessary
requirements in relation to its impact on surroundings.

2019/3109/P

1 Hillfield Rd.
London
NW6 1QD

Excavation of basement including
new front bay window and front
garden area. Erection of single storey
rear extension; creation of one
additional residential unit.

Note: In the context of all the other
decisions in this table this is one of
the most perplexing.

Officers appear almost apologetic for
having made their decision based on
the site specific facts, rather than just
applying a blanket interpretation of
the policy term ‘areas prone to
flooding’ - the ‘area’ in this case
being the entire street – which is
455m end to end. In an unusually
tortuous explanation they write that
this is a "special classification of
historically flooded street", "the policy
on basements in a flood risk area
may be applied with discretion", due
to "exceptional circumstances". Are
they trying to convince the reader
that this decision is exceptional? A
basic background check
demonstrates very clearly it isn’t.

As shown in this table, at least 35
basements have been approved in
‘historically flooded streets’
(including 2 in this street at 63 & 43)
and many more in various definitions
of“ ‘areas’ prone to flooding ” under
this policy, most with very little
fanfare. Are they ALL "exceptional
circumstances"?

This application, perhaps more that
any other, testifies to just how open
to interpretation the LPA’s policy
wording ‘areas prone to flooding’ is,
how liberality and inconsistently is
being interpreted and just how tied in
knots the officers themselves are on
how to apply it.

But, even here and however
reluctantly, the FRA and site specific
evidence from qualified properly
qualified consultants is accepted, as
are Campbell Reith's BIA Audit
conclusions, and Permission is
Granted.
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Campbell Reith BIA Audit
12985-70 Rev: F1 Dec. 2019

4.18. Hillfield Road is acknowledged as
having flooded historically. The BIA notes
that the site is elevated above Hillfield Road
and is therefore at low risk of flooding, as
indicated in LBC’s SFRA Figure 3x, and is not in
a Local Flood Risk Zone, as LBC’s SFRA Figure
6.

4.19. However, it would prudent to adopt
anti-flood mitigation measures and non-
return valves to drainage / sewer connections
are proposed.

5.0 CONCLUSIONS

5.10. The BIA notes that the site is elevated
above Hillfield Road and is therefore at low
risk of flooding.

5.11. Discussion and requests for further
information are presented in Section 4 and
summarised in Appendix 2. The BIA meets the
requirements of CPG basements.

[Note: London Borough of Camden SFRA:
Historic Flooding
3.2.11Appendix B Figure 3i – 3v presents this
mapping for the LBC study area in combination
with historical surface water flooding data
recorded by LBC. It should be noted that
where streets are shown to have experienced
flooding during the 1975 and 2002 flood
events, this mapping is relatively coarse in
scale and does not allow a
distinction between, for example, an entire
street flooding, or an isolated section of road
flooding as a result of a blocked gully.]

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

7.0 Flood risk

7.1 Local Plan policy CC3, section 8.70 and policy A5 Basements,
section 6.1 35 state that the Council will not permit basement
schemes which include habitable rooms and other sensitive uses for
self-contained basement flats and other underground structures in
areas prone to flooding as well as related. The site is identified as
being located in an area which has experienced surface water
flow and flooding. As the proposals involve the installation of a
new residential unit at basement level, concerns were raised by
Officers about the possibility of the site flooding. Consequently,
the Applicant was requested to submit a Flood Risk Assessment.

7.2 Following the further analysis, it has been established that
whilst parts of Hillfield Road did flood historically, the area
around 1 Hillfield Road did not. Below are the approximate
locations of the scheme (circled in purple) and the single property that
was flooded in 2002 (circled orange).

7.3 The separation distance between the locations is estimated
at 220m and there is a topographical vertical fall, estimated at 5m
(to the nearest 1m), travelling from the scheme location to the
flood incident site.

7.4 The applicant has described various mitigating features with
respect to flood risk to the proposed lower ground floor. In
consideration of all the above in nature and scale, since this is a
special classification of historically flooded street, Officers are of
the view that the policy on basements in a flood risk area may be
applied with discretion. Due to these exceptional circumstances
Officers accept the principle of habitable uses and a self-
contained flat being located at basement/ lower ground floor
level in this scheme.

11.0 Recommendation

11.1 It is considered that, on balance, the provision of a new
residential unit, which assists with the aims of policy H1, to meet
the Council’s housing targets, to warrant recommending
approval of this application. It is recognised that there are various
aspects of the proposals which are not ideal, however the general
scheme is considered consistent with the aims of the policies in the
Camden Local Plan and the Fortune Green and West Hampstead
Neighbourhood Plan.

11.2 Therefore, it is recommended that the application is
approved subject to conditions and the agreement of a S106 legal
agreement with the clauses set out above.

Specific details of eachapplication listed can always be verified by checking theoriginal application files on the LB Camden Planningweb site itself. Compiled July 2021.E&OE.
APPENDIX A

Listed here in order of application number, not decision date.
APPENDIX A



126 24 Dec 2020

GRANTED

127 5 Nov 2020

GRANTED

128 11 Sep 2020

GRANTED

129 11 Jun 2020

GRANTED

130 11 Sep 2019

GRANTED

131 28 Aug 2020

GRANTED

132 22 Dec 2020

133

134 26 Feb 2020

GRANTED

2019/3138/P

115-119 Camden
High St.
London
NW1 7JR

Demolition of existing building and
erection of a 4 and 5 story building
plus enlargement of extant
basement. Retail at ground floor, 80-
bed hotel and 3 new residential units.

Note: Negligible Street flood risk on
EA Map. FRA and Campbell Reith's
BIA Audit conclusions are accepted
and Permission is Granted.
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Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

5 Storey
Hotel
With

Double
Basement

No LLFA
Officer

Comments
seem to

have been
published
application
documents

_ _

6
Other
Misc.

Basement
Rooms

2
Plant
Rooms

Campbell Reith BIA Audit
12985-68 Rev: F1 October 2019

5.0 CONCLUSIONS

5.10. It is accepted that the proposed
development is not in an area prone to
flooding.

5.11. The proposed development will not lead to
change in impermeable surface area. A SuDs
strategy is proposed. The final design should
be agreed with LBC and Thames Water.

5.12. Queries and requests for further
information are summarised in Appendix2.
Considering the revised submissions and
requirement for a BCP to confirm the final
scheme and assessments, the BIA meets the
criteria of CPG: Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

10.4 Following the submission of additional information, the final audit report was issued
in October 2019 confirming all issues had been closed out satisfactorily. The conclusions
of the final report are as follows:

The hydrogeological assessment has not been undertaken by a chartered hydrogeologist;
however, the conclusions of the assessment are accepted.

• It is accepted that the proposed development is not in an area prone to flooding.
• The proposed development will not lead to change in impermeable surface area. A
Sustainable Urban Drainage strategy is proposed. The final design should be agreed with
LBC and Thames Water.

14 FLOOD RISK AND DRAINAGE
14.1 Camden Local Plan policy CC3 is relevant with regards to flood risk and drainage
and seeks to ensure development does not increase flood risk and reduces the risk of
flooding where possible.

14.2 A Flood Risk Assessment has been submitted as part of this application. It
identifies the site is in Flood Zone 1 and therefore is within the lowest risk of
flooding. Furthermore, the EA indicates that the risk of flooding from both surface
water and reservoirs is very low, and existing borehole records from the area
indicate low risk of ground water flooding.

2019/3147/P

12 Lyndhurst Gdns.
London
NW3 5NR

Flat 2

Replace existing single storey rear
and two storey side extensions,
creation of new basement below
with side lightwell.

Note: 2 x Basement Bedrooms plus
other 2 Habitable Rooms opening
on to a lightwell at an address
identified as High Risk on the EA
site. A flood risk assessment and
appropriate mitigation measures are
presented

Officers Report Concludes: Given the
above it is considered that the BIA
and additional information submitted
meets the requirements of the CPG
Basements and policy A5 of Camden
Local Plan 2017, Permission is
Granted.

Duplex

Basement
to a

Maisonette

Not in a
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Street not
previously
flooded

Bedrooms
in High Risk

area

No LLFA
Officer

Comments
seem to

have been
published
application
documents.

2
Basement
Bedrooms

2
Other

Habitable
Basement
Rooms

2
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12985-62 Rev: F1 July 2020

4.15. The site and the surrounding area is
identified as being at medium to high risk
from surface water flooding. A flood risk
assessment (FRA) has been produced by
Floodsmart and appropriate mitigation
measures and a SUDS strategy are
presented, which should be incorporated
into the final design.

5.0 CONCLUSIONS

5.6. SUDS strategies are proposed to mitigate
the impact to the wider hydrological
environment.

5.7. The site is identified as being at high
risk from surface water flooding. A flood risk
assessment and appropriate mitigation
measures are presented.

5.8. It is accepted that the development will not
impact on the wider hydrogeology or hydrology
of the area.

5.9. Based on the revised assessments
provided, the BIA meets the requirements of
CPG: Basements.

Full Planning Permission Granted

5.0 Basement
5.3 In determining proposals for basements and other underground development, policy
A5 notes that the Council will require an assessment of the scheme’s impact on drainage,
flooding, groundwater conditionsand structural stability in the form of a Basement Impact
Assessment (BIA). The application is accompanied by a BIA, which has been
independently audited by Campbell Reith, in line with the requirements of CPG
Basements. The BIA screening exercise identified potential issues that were carried
forward to scoping. Subsequent to the issue of the initial audit, additional information was
provided by the applicant.

+ SUDs strategies are proposed to mitigate the impact to the wider hydrological
environment.
+ A flood risk assessment and appropriate mitigation measures are presented.
+ It is accepted that the development will not impact on the wider hydrogeology or
hydrology of the area.

5.5 Given the above it is considered that the BIA and additional information submitted
meets the requirements of the CPG Basements and policy A5 of Camden Local Plan
2017.

2019/3617/P

157 York Way
London
N7 9LN

New duplex dwelling at ground
and basement level; excavation at
rear; erection of two storey plus
basement level outrigger extension
with lightwell.

Note: Basement bedroom, living
and kitchen on to lightwell, but with
a second bedroom and main exit
on the Ground Floor, exiting into
and internal hallway forming and
unusual Duplex arrangement.

Negligible Street flood risk on EA
Map. FRA and Campbell Reith's BIA
Audit conclusions are accepted and
Permission is Granted.

Duplex

Bulk of rooms
in Basement

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

1
Basement
Bedroom

2
Other

Habitable
Basement
Rooms

2
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12727-98 Rev: F1 Nov. 2018

5.0 CONCLUSIONS

5.9. It is accepted that the surrounding slopes to
the development site are stable; and the
development will not impact on the hydrological
or wider hydrogeological environment and is not
in an area subject to flooding.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

[Surface Flooding not addressed directly in the Decision Notice and
no Officers Report seem to have been published]

2019/3871/P

14-15 Gt James St.
London
WC1N 3DP

Excavation of new basement
extension and erection of part single,
part four storey extension above

Notes: New basement office spaces
and storage. Negligible Street flood
risk on EA Map. Campbell Reith's
BIA Audit conclusions are accepted
and Permission is Granted.

Basement to
Offices

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_ _

6
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12985-84 Rev: F1 Jan. 2020

5.0 CONCLUSIONS

5.8. It is accepted the site is in an area of low
risk of flooding. Appropriate standard flood
risk mitigation measures should be adopted
within the final design.

5.9. In view of the supporting information
received in Dec. 2019 and Jan. 2020, the BIA
meets the requirements of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

6. Basement development
6.3 The applicant has supplied a Basement Impact Assessment (BIA) and this has
been audited by the Council’s appointed independent auditor, Campbell Reith. The
proposed basement development has been found to comply with all necessary
requirements in relation to its impact on surroundings.

2019/3891/P

18 Regents Park Rd.
London
NW1 7TX

Excavation at lower ground floor
level, following conversion of vaults
and storage below front garden to
habitable room and toilet to single
family dwelling.

Notes: New Habitable Room and
Kitchen /Dinner at basement level in
the Primrose Hill Local Flood Risk
Zone, rated by the EA as at Medium
Risk Surface Water Flooding, 70m
from the Regents Canal and nearby
streets have notable patches of
local street flooding risk.

BIA Audit describes the site as at
Low Risk of flooding, the Local
Flood Risk Zone is unremarked in
the decision but Campbell Reith's
BIA Audit conclusions are accepted
and Permission is Granted.

Ancillary
Basement to

House

Primrose
Hill

Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

_

2
Other

Habitable
Basement
Rooms

1
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12985-41 Rev: D1 April 2019

5.0 CONCLUSIONS

5.6. It is accepted the site is in an area at low
risk of flooding.

5.7. There will be no impact to the wider
hydrological environment.

5.8. The BIA meets the requirements of CPG
Basements

Householder Application Granted

Informative(s):
1 Reason for granting permission:
The proposed conversation of vaults and storage below front garden to
habitable room and toilet required excavation at this level, which was
supported by a Basement Impact Assessment (BIA). The BIA submitted was
audited by Campbell Reith and considered to not have impact on the wider
hydrogeological environment, nor on the land stability of the host buildings,
neighbouring ones and footway, the area is at low risk of flooding and there will be no
impact to the wider hydrological environment. As such, the proposal would meet the
requirements of policy A5 and CPG Basements.

[Flood Risk Zone goes unremarked in the Decision Notice]

2019/4617/P

6
Kentish Town Rd.
London
NW1 9NX

Excavation and extension of
existing basement to the existing
ground floor restaurant.

Note: New basement space under
shop. Site is identified on the EA Risk
Checker as Medium Risk, the street
is listed as previously flooded
street and the immediate area is
peppered with considerable
patches local street flooding risk.

Flood risk Mitigation measures are
conditioned, Campbell Reith's BIA
Audit conclusions are accepted and
Permission is Granted.

Basement to
Restaurant

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Previously
Flooded
Street
1975

No LLFA
Comments
Found

_ _

1
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
12985-82 Rev: D1 Dec. 2019

5.0 CONCLUSIONS
5.11. The BIA states that the site is at very low
risk of flooding but recommends that non-return
valves should be incorporated into the
development to prevent sewer flooding. Thames
Water indicated that a positive, pumped device
should be installed, to mitigate against sewer
flooding

5.12. The proposed scheme will not increase
the proportion of impermeable area. Use of
SUDS is proposed. The proposed development
will not impact the wider hydrological
environment. The final drainage scheme should
be agreed with Thames Water and LBC.

5.13. Discussion is presented in Section 4. The
BIA meets the criteria of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

5. Basement development
5.4 The applicant has supplied a Basement Impact Assessment (BIA) and this has been
audited by the Council’s appointed independent auditor, Campbell Reith. The proposed
basement development has been found to comply with all necessary requirements
in relation to its impact on surroundings.

[Surface Flooding not addressed in the Decision Notice or Officers
Report]

2019/5075/P

46 Inverness St.
London
NW1 7HB

Erection of two storey plus
basement 2-Bed house following
demolition of existing building.

Note: Basement bedroom,
habitable room and plant rooms.
Rated by the EA as at Medium Risk
of Surface Water Flooding.

Accepted as being at Low Risk of
flooding, Campbell Reith's BIA Audit
conclusions are accepted that the
basement is policy compliant’; refusal
issued mainly for ‘siting, height,
massing and design,’.

Flooding is not an issue in the
refusal.

Duplex

Basement to
House

Not in a
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Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
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Campbell Reith BIA Audit
12985-93 Rev: F1 October 2020

4.15. A Flood Risk Statement (FRS) has been
presented in the BIA. The FRS confirms the
site is located within a Critical Drainage area
(Group3_003) and that the site appears to be
subject to a low risk from all sources of
flooding. No increase of hardstanding areas is
proposed. The development is considered to not
increase the flood risk at the site and
surrounding areas. However, mitigation
measures against flooding have been
recommended in the FRS and should be applied
to the proposed development.

5.0 CONCLUSIONS

5.7. A Flood Risk Statement has been
presented, as required by the BIA.

5.8. It is accepted there will be no impact to the
wider hydrogeological and hydrological
environments.

5.10. Queries and requests for information are
summarised in Appendix 2. Considering the
additional information presented, the BIA meets
the requirements of Camden Planning
Guidance:Basements.

Full Planning Permission Refused

Reason(s) for Refusal

1 The proposed development, by reason of its siting, height, massing and design, would
represent a bulky, intrusive and incongruous addition to the street scene that would
conceal the historic pattern of development, harm the setting of the two adjacent Grade II
listed buildings and harm the character and appearance of both Primrose Hill and
Camden Town Conservation Areas, contrary to policies D1 (Design) and D2 (Heritage) of
the London Borough of Camden Local Plan 2017.

2 The proposed development, in the absence of a legal agreement securing an Approval
in Principle, would fail to mitigate the impact of the basement works on the adjacent public
highway, contrary to policies A1 (Managing the impact of development), T3 (Transport
Infrastructure) and DM1 (Delivery and monitoring) of the London Borough of Camden
Local Plan 2017.

7. Basement impact

7.2. A Basement Impact Assessment (BIA) plus additional follow up information has been
submitted and reviewed by the Council auditors, Campbell Reith who have found the
BIA to be compliant. The following conclusions were reached:
+ A Flood Risk Statement has been presented, as required by the BIA.

[Surface Flooding not specifically addressed in the Decision Notice or
Officers Report]

REFUSED

NOT refused
for Pluvial/
Surfa ce
Water

Flooding
Issues.

2019/5348/P

18A Frognal Gdns.
London
NW3 6XA

Withdrawn
Dec 2020

Demolition of existing 3 storey
dwelling house and replacement with
1 x 4 bed 4 storey single family
dwelling house with basement
excavation, landscaping and
associated works (Use Class C3)

Note: Three months earlier in Aug. a
basement next door was approved
with little fuss over flood risk and
no LLFA comments we can see.
The flood risk issues are identical,
so this application does appear to
have been singled out for LLFA
Comments (which in our view, read
as quiet needlessly hypercritical) for
no apparent reason at all. The
Architects responded to LLFA
comments fully but the application
is withdrawn soon after.

The proposed replacement house is
a larger, highly individualistic, pale
green tiled, almost ‘Egyptian Revival’
style in a Conservation area. The
LLFA authority officer is actually
commenting (apart from the pool
tank) on the Ground Floor – which is
partially inset into a hill slope and
largely replaces the extant lower
ground structure anyway; but s/he
comments as if it were a full
basement.

Contrast this with the light touch
given to flood risk in the application
next door at 16 Frognal Gdns. in
Aug. 2020 over flood risk – see
2018/2440/P.
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_
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Campbell Reith BIA Audit
12985-86 Rev: F1 Nov. 2020

5.0 CONCLUSIONS

5.4. It is accepted the site is at very low risk of
flooding. Flood risk mitigation measures are
proposed in regards to impacts from
surcharged sewers. The proposed development
will not increase the risk of flooding in the
surrounding environment.

5.8. Based on the revised submission, the BIA
is considered to meet the criteria of CPG
Basements.

Withdrawn: no decision as of May 2021

WITH
DRAWN

2019/5443/P

12 Keats Grove
London
NW3 2RN

Enlargement of extant porch at
ground with excavation at
basement level, plus erection of
single storey side extension with
basement excavation.

Note: Basement Bedroom, Play
Room, Laundry, Study Plant Room
and Bathroom. Campbell Reith's BIA
Audit conclusions are accepted and
Permission is Granted.

Duplex

Basement to
House

Not in a
Local Flood
Risk Zone
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Street not
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Campbell Reith BIA Audit
12985-97 Rev: F1 March 2020

4.17. The subject site is not within an area
prone to flooding. According to the revised
Structural BIA report, the hardstanding area of
the site will remain unchanged; the footprint of
the proposed building will be c.5m2 larger than
the existing, however, this area comprises
already hardstanding and so there will be no
increase in surface flow. It is accepted that there
will be negligible impact to the hydrology of the
site due to the proposed development.

5.0 CONCLUSIONS

5.7. The proposed development is not
anticipated to impact the hydrogeological
environment.

5.11. It is accepted that there will be negligible
impact to the hydrology of the site due to the
proposed development.

5.15. Based on the above comments, all
previous queries were closed and can be
confirmed that the proposal adheres to the
requirements of the CPG Basements.

Full Planning Permission Granted

5. Basement development

5.4 The applicant has supplied a Basement Impact Assessment (BIA) and this has
been audited by the Council’s appointed independent auditor, Campbell Reith. The
proposed basement development has been found to comply with all necessary
requirements in relation to its impact on surroundings. Given the scale, complexity
and impact of this proposal, the audit has not identified the need for a basement
construction plan.

12.Recommendation
i. Grant conditional planning permission ii. Grant listed building consent

135 9 Nov 2020

GRANTED

136 21 Oct 2020

137 25 Jun 2020

GRANTED

138 3 Mar 2020

GRANTED

139 19 Aug 2020

GRANTED

140 25 Jun 2020

GRANTED

2019/5649/P

1 Dunollie Rd.
London
NW5 2XN

Erection of two storey (plus
basement) 2-bed dwelling house
(Class C3) with hard and soft
landscaping to front following
demolition of existing garages

Note: 2 x Basement Bedrooms on
to a lightwells. Maund Geo-
Consulting and the hydrology
assessment and structural
engineering appraisal were
undertaken by Croft Structural
Engineers.

Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.
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Campbell Reith BIA Audit
13398-05 Rev: F1 June 2020

4.7. It is accepted that there are no slope
stability concerns regarding the proposed
development and it is not in an area prone to
flooding.

5.0 CONCLUSIONS

5.2. The BIA has been carried out in two parts;
the hydrogeology, land stability and ground
movement was undertaken by Maund Geo-
Consulting and the hydrology assessment
and structural engineering appraisal were
undertaken by Croft Structural Engineers.
The individuals who completed each part of
the BIA are considered to hold suitable
qualifications as required by CPG4.

5.4. The BIA identifies no risk of flooding for the
site. It is accepted that the proposed
development will not increase the surface water
discharge from the site or adversely impact the
hydrology at the site.

5.5. It is accepted that the development will not
impact the hydrogeology at the site and that the
surrounding slopes to the development site are
stable.

5.8. Based on the revised submissions it is
confirmed that the proposal adheres to the
requirements of the CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

2.27 A Basement Impact Assessment (BIA) has been submitted as part of this
application, in accordance with policy A5. This document has been independently
reviewed by Campbell Reith with subsequent revisions provided during the course of
the application. Campbell Reith has now confirmed that the BIA is in accordance
with CPG Basements. The final audit report contains the following conclusions:

+ Based on the revised submissions it is confirmed that the proposal adheres to the
requirements of CPG Basements.

2019/5835/P

4B Hampstead Hill
Gdns.
London
NW3 2PL

Demolition of existing 2-storey
dwelling and erection of a new 3-
storey and basement dwelling
house. Basement Kitchen, Dining
Room, Utility Room and Store.

Notes: Campbell Reith issued a
follow up letter to their Audit (dated
15th September 2020); [despite]
various objections from local
residents with their own professional
input… they do not change their
view that the BIA complies with the
aims and objectives of policy A5 of
the Camden Local Plan and
associated Camden Planning
Guidance on Basements.

Refused by virtue of its excessive
height, bulk and scale – not refused
for flood risk.
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Campbell Reith BIA Audit
13398-15 Rev: F1 June 2020

4.17. It is accepted that the site is at low risk
from surface water flooding and no risk from
flooding from rivers, seas and reservoirs.

5.0 CONCLUSIONS

5.6. It is accepted there will be no impact to the
wider hydrogeological and hydrological
environments.

5.8. Queries and requests for information are
summarised in Appendix 2. Considering the
additional information submitted, the BIA meets
the requirements of Camden Planning
Guidance: Basements.

Full Planning Permission Refused

Reason(s) for Refusal

1 The proposed replacement dwelling, by virtue of its excessive height, bulk and
scale, would have a detrimental impact on the character and appearance of the
streetscene and Hampstead Conservation Area and the setting of nearby grade II listed
buildings…

4.6 The site is at low risk from surface water flooding and no risk from flooding from
rivers, seas and reservoirs. Campbell Reith identify that the BIA correctly states the site is
in an area where slopes have a gradient less than 7° and that there will be no slope
stability impacts resulting from the
proposed development.

4.7 Following various objections from local residents with their own professional input,
Campbell Reith were requested to revisit the BIA audit and its conclusions in
relation to the concerns raised regarding boreholes and proposed damage to
neighbouring properties. Campbell Reith issued a follow up letter to their Audit (dated
15th September 2020); however they do not change their view that the BIA complies
with the aims and objectives of policy A5 of the Camden Local Plan and associated
Camden Planning Guidance on Basements.

REFUSED

NOT refused
for Pluvial/
Surfa ce
Water

Flooding
Issues.

2019/6007/P

15A Croftdown Rd.
London
NW5 1EL

Enlargement of ‘existing
basement’ including creation of front
and rear lightwells; erection of
replacement rear extension and other
external alterations

Notes: 2 x Basement Bedrooms on
to lightwells 2 x Bathrooms. The
‘existing basement’ is a damp
smelling uninhabitable cellar.

York Rise Local Flood Risk Zone not
mentioned?

Although the EA lists the address as
Low Risk it is close to an extensive
nearby area of High Risk on the
maps. Campbell Reith's BIA Audit
conclusions are accepted and
Permission is Granted.

Duplex

Basement to
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Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Adjacent to
large area of
High Risk

Street not
previously
flooded
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2
Other
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_

Campbell Reith BIA Audit
12985-98 Rev: F1 March 2020

4.9. The site is not considered to be at risk
from surface water flooding although is at
risk from reservoir flooding associated with
the Hampstead Heath Ponds. It is stated in the
BIA that the Hampstead Heath Ponds fall under
the Reservoirs Act 1975 and is therefore subject
to regular inspections and maintenance. It is
therefore accepted that the probability of failure
of the ponds is relatively low and that the
proposed development does not increase the
risk of flooding to neighbouring properties. The
Design and Access Statement confirms the
intention for an emergency escape ladder to be
provided in the lightwell.

5.0 CONCLUSIONS

5.8. Additional information requested has been
presented. The BIA meets the requirements of
CPG: Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Informative(s):
1 Reasons for granting permission.

The excavation has been assessed against the criteria of policy A5 and is fully
compliant. The basement would be fully underneath the footprint of the property (with the
exception of two proportionate lightwells). A Basement Impact Assessment wassubmitted
with the application and has undergone a satisfactory audit by Campbell Reith, the
Council's independent engineer…

2019/6089/P

111 Frognal
London
NW3 6XR

Demolition of non-original extensions
including rear box back extension,
uPVC greenhouse and boiler house;
excavation of rear garden and
erection of basement room
beneath garden;

Note: Creating 3 x New Basement
Bedrooms each with En-Suites. Sited
in the Frognal Lane Local Flood
Risk Zone (although the BIAAudit/
Decision Notice claims it isn’t), the
streeet is marked on the SFRAMap
as Flooded in 2002 (also
unremarked), but listed as 'Low
Risk' on the EA Checker. A perfect
example of how complex site specific
Flood Risk issues can be.

Even so, Campbell Reith's BIA Audit
conclusions are accepted and
Permission is Granted.

Ancillary
Basement to

House

Frognal
Lane

Local Flood
Risk Zone

Although
The

Decision
Notice
Claims it
isn’t.

Very
Low Risk
Surface
Water

Flooding

Marked on
SFRA Map
Flooded in

2002

No LLFA
Comments
Found

3
Basement
Bedrooms _

4
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
13398-01 Rev: D1 Jan. 2020

4.7. The site is not in a flood risk area and
building elements that currently exist at the level
of the proposed extension are not below the
groundwater table. It istherefore accepted that
there will be no impacts to the local and wider
hydrological and hydrogeological environments.

5.0 CONCLUSIONS

5.1. The BIA screening exercise has shown that
there are no impacts to slopes or surrounding
structures and highways.

5.2. The screening has confirmed that there are
no impacts to subterranean groundwater flows
in the local and wider area.

5.3. The screening has confirmed that there will
be no impact to the wider hydrological
environment.

5.4. It is accepted the scoping and assessment
stages of the BIA are not required for this
scheme and that the BIA complies with the
requirements of the CPG: Basements.

Full Planning Permission Granted

2...Due to the excavations proposed, a BIA screening report was submitted which
demonstrated that there will be no impacts to slopes or surrounding structures and
highways, that there are no impacts to subterranean groundwater flows in the local and
wider area, and that the site does not lie in a floor risk area and the proposals will
reduce the impact of surface water flows on the sewer network. The report was audited
by independent structural engineers Campbell Reithwho confirmed that the scoping
and assessment stages of the BIA are not required for this scheme and that the BIA
complies with the requirements of the CPG: Basements. The proposed basement
would comply with all criteria of the basement policy A5.

2019/6141/P

40 Ornan
London
NW3 4QB

New single storey basement below
the dwelling. Erection of a ground
floor front extension, conversion of
garage into a habitable room, new
ground floor rear extension.

Note: Small proposed 2 room
basement with storage and ‘sauna’.
The Street also listed in SFRA as
Flooded in 2002 which goes
unremarked. Some noticeable street
flood risk issues but even so,
Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.
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BIA Audit not published

[Officer Report: A Basement Impact
Assessment (BIA) was submitted in
support of the application which has
been audited by the Council's
consultant engineers]

Householder Application
Subject to a Section 106 Legal Agreement

The overall size, footprint and location of the proposed excavation for the single storey
basement would comply with the requirements of policy A5 Basements (parts a-m) in
relation to dimensions, size, depth and location of excavation. A Basement Impact
Assessment (BIA) was submitted in support of the application which has been
audited by the Council's consultant engineers and after revisions and clarifications,
has been found to be acceptable in terms of impact on hydrology, hydrogeology and
land stability and is considered to meet the criteria of CPG Basements.

2019/6220/P

20A Ferncroft Av.
London
NW3 7PH

Excavation of new basement floor
with front lightwell, demolition and
replacement of rear extension.

Note: Basement Staff Bedroom
with EnSuite, Family Room onto
lightwell patio, Cinema Sauna,
Shower, Gym Utility and Laundry
Room. No noticeable street flood risk
on map but the Streetlisted in SFRA
as Flooded in 1975 which goes
unremarked.

SUDS are proposed, Campbell
Reith's BIA Audit conclusions are
accepted and Permission is
Granted.

Duplex

Basement to
House

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
1975

No LLFA
Comments
Found

1
Basement
Bedroom _

4
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
13398-02 Rev: F1 May 2020

5.0 CONCLUSIONS

5.4. The impermeable area is staying broadly
unchanged and the scheme introduces a brown
roof and surface water infiltration tank.
Clarifications have confirmed the attenuation
tank will be designed to maintain surface
water inflows to the ground as existing.

5.10. It is confirmed that the BIA complies with
the requirements of the Camden Planning
Guidance for basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Informative(s):

1 Reasons for granting permission.

A Basement Impact Assessment was submitted which was independently audited
by Campbell Reith consulting engineers. The Audit reviewed the Basement Impact
Assessment for potential impact on land stability and local ground and surface water
conditions arising from basement development in accordance with LBC's policies and
technical procedures. Following requests for additional information, Campbell Reith issued
their final audit report in May 2020 which confirmed that the BIA complies with the
requirements of the Basements CPG and Policy A5, and that Building damage would
be limited to Burland Category 1.

141 19 Mar 2021

GRANTED

142 18 Sep 2020

1 GRANTED

143

GRANTED

144 21 Aug 2020

GRANTED

145 24 Sep 2020

GRANTED

2019/6236/P

GF Flat
15 Lyncroft Gdns.
London
NW6 1LB

Enlargement of existing cellar and
excavation of basement extension
under the footprint of the property
and associated light wells at the side
and rear of the property.

Note: 3 Habitable Basement
Rooms (which could easily be used
as bedrooms), in the Cannon Hill
Local Flood Risk Zone on a
Previously Flooded Street in 2002.
A separate, other wise perfect viable
basement entrance appears to
have been deliberately blocked
which would be a welcome
emergency exit.

For no apparent particular reasons,
this application attracts the attention
of the LLFA Officer quotes the SFRA:
"site is also in an area identified in
Camden’s Strategic Flood Risk
Assessment as being at risk of
surface water flooding", but not
that at 6.4.11 it states; "It should be
noted that the uFMfSW should not be
used on a site-specific basis due to
the limitations of the modelling.."

Subsequently; "Issue 1 The
proposals include play room and a
shower room. Some of these are
considered to be vulnerable or
habitable uses and should be
removed from the application."
Elsewhere vulnerable or habitable
use are described as bedrooms and
plant rooms; but as we have seen,
scores of then have been approved
in far more 'flood prone’ ‘areas’ than
here. It is notable that in the Officers
Report this comment is ignored.

This application (side by side with
2018/3377/P 23 Lyncroft Gdn's. and
2019/0718/P 3 Lyncroft Gdn's,)
illustrates just how confused the LPA
is about how to interpret and apply
the Section 6.4.11 of LBC’s
Strategic Flood Risk Assessment
in an objective, properly informed,
consistent and fact-based manner.

However, rather like at 1 Hillfield Rd,
after tying themselves in knots
Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted. It is noted
that somewhat unusually, the BIA
Audit confines itself it conclusions to
the ‘hydrology of the site’. Mention of
Pluvial Flood Risk seems omitted;
instead the comments appear to
defer to the LLFA Officers
comments instead; something that is
not evident in any other application
listed here.

++

Compare the differing approach to
three entirely separate
applications at Lyncroft Gdns.:
No.3, No.15 and No.23. Each 24m
and 36m apart, on the same side of
the street.

2019/0718/P
3 Lyncroft Gdns. NW6 1LB
Site is acknowledged as being Low
Risk. No LLFA Officer comments of
‘vulnerable uses’ in ‘flood prone’
areas.

2019/6236/P
GF Flat, 15 Lyncroft Gdns.
No acceptance the the site itself is
Low Risk. Attracts LLFA comments
and remonstrative remarks of
‘vulnerable uses’ inc. playroom and
shower room, in ‘flood prone’ areas.r
The remarks border of the hysterical,
demanding detailed confirmation of
SUDS measures which are
commonly conditioned. Officer
quotes the SFRA / uFMfSW at the
applicant but ignores it’s explicit
warning at 6.4.11 about not using it
on a site specific basis; proceeds
to do exactly that.

2018/3377/P
23 Lyncroft Gdns. NW6 1LB
LFRZ and street flooding is
acknowledged but site regarded as
Low Risk. No LLFA Officer of no
‘vulnerable uses’ in ‘flood prone’
areas.

Ancillary
Basement to

House

Cannon Hill
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
2002

LLFA
Comments

Made
_

3
Other

Habitable
Basement
Rooms

1
Other
Misc.

Basement
Room

_

Campbell Reith BIA Audit
13398-11 Rev: F1 Aug. 2020

4.20. The site is within a critical drainage
area (CDA) of Camden Borough. The walkover
survey (Section 4.3.4 of the Structural BIA)
confirmed that the subject site is covered with
hard surfaces, with soft landscaping located
away from the building footprint towardsthe
west. According to the Structural BIA, Section
5.3, the proposed development will not alter the
existing status of the hardstanding. Potential
sources of flooding have been reviewed by
the Structural BIA report and concluded to
be surface water (pluvial) flooding, as the
subject site is noted on the flooded street list
and maps from 2002, and flooding from
infrastructure failure.

4.21. A Flood Risk Assessment has been
presented in Appendix G of the Structural BIA
report which included an SUDS assessment and
drainage proposals to satisfy LBC relevant
policies. According to the Structural BIA
report a risk of flooding due to failure of the
pumping system can be reduced to
acceptable levels with appropriate design
and installation measures, which is
understood will be detailed post-planning. In
this context, and given that the hardstanding
areas will not be changed due to the proposed
development, it is accepted that there will be
no impact to the hydrology of the site.

5.0 CONCLUSIONS

5.9. Hardstanding areas will not be changed
from the proposed development. On this basis, it
is accepted that there will be no impact to the
hydrology of the site. However, the applicant
should consult with LBC with regard to any
additional requirements the local authority
may have, in the light of the ‘Lead Local
Flood Authority comments’ attached in
Appendix 3 of this audit report.

5.11. Based on the comments above, the
previous queries have been closed and it can
be confirmed that the proposal adheres to
the requirements of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Reason: For the avoidance of doubt and in the interest of proper planning.

4 The floorspace at basement level hereby approved shall only be used in
connection with, and ancillary to, the ground floor flat as a residential dwelling. The
basement accommodation shall not be occupied as a self-contained flat.

Reason: The use of the basement level as a self-contained flat, separate from the
use of the remainder of the application property as an independent dwelling, would
raise materially different planning considerations that the Council would wish to
consider at that time, in accordance with Policies CC2, CC3, A1 and H3 of the Local Plan
201

2.6 Flooding

2.6.1 Policy A5 Basements also states that “the Council will not allow habitable rooms and
other sensitive uses for self-contained basement flats and other underground structures in
areas at riskof flooding”.

2.6.2 The submitted BIA and Hydrogeology, land stability and ground movement
assessment which has been reviewed by Campbell Reith indicates that the proposed
development would not impact the hydrogeological environment.

[Note: Here the officer ignores mention of the Flood Risk
Assessment, mitigation measures and statements in the BIA Audit]

2.6.3 The basement rooms of this proposal are considered ancillary to the main
residential living space at ground floor level. They include a study, playroom, gym
and shower. All of the existing flat would remain as existing with all primary rooms
(living room, kitchen/dining room and bedrooms) on the ground floor. The
basement level accommodation would be an ancillary part of the ground floor flat
and would not be a self-contained unit. Internally the basement level is linked by a
central staircase to the ground floor and escape hatches are available in both
lightwells. It is therefore considered that the proposals would include sufficient
means of escape to ensure that the risk to the inhabitants would be minimised.
Ancillary use of the basement level is to be secured by way of a condition.

2020/0160/P

12 Platts Lane
London
NW3 7NR

Excavation of new basement under
whole property with light wells to the
front, rear and side.

Notes: Duplex flat with the basement
containing kitchen/dining room,
playroom, utility room, shower, plant
room and Gym/yoga room opening
onto light wells front and back.

SUDS are proposed, Campbell
Reith's BIA Audit conclusions are
accepted and Permission is
Granted.

Duplex

Basement to
GF Flat

Not in a
Local Flood
Risk Zone

Very
Low Risk
Surface
Water

Flooding

Previously
Flooded
Street
1975
and
2002

No LLFA
Comments
Found

_

3
Other

Habitable
Basement
Rooms

3
Other
Misc.

Basement
Rooms

Campbell Reith BIA Audit
12466-25 Rev: F1 Jan. 2017

5.0 CONCLUSIONS

5.8. It is accepted that the development will not
impact on the wider hydrogeology of the area.
The site is identified to be at a very low risk
of surface water flooding. The BIA takes into
account the use of temporary/permanent
mitigation measures which are discussed in
Table 3.6 of the BIA report.

5.9. It is accepted that the development will not
impact on the wider hydrogeology of the area.
The site is identified to be at a very low risk
of surface water flooding. The BIA takes into
account the use of temporary/permanent
mitigation measures which are discussed in
Table 3.6 in the BIA report.

5.10. Queries and requests for clarification were
raised in the initial audit report which have since
been resolved as summarised in Appendix 2. It
is accepted that the BIA and supporting
documents adequately identify the potential
impacts arising out of the basement
proposals and describe suitable mitigation.

Full Planning Permission
Subject to a Section 106 Legal Agreement

Informative(s):
1 Reason for granting permission:

The submitted Basement Impact Assessment (BIA) was independently audited by
the Council's engineers as part of the original approval (2016/4899/P) and a further
audit is therefore not required. The BIA predicted that the damage category is Burland
Category 1 ('very slight'). The audit accepts that the development will not impact on the
wider hydrogeology of the area and is identified to be at a very low risk of surface
water flooding. Suitable mitigation measures are proposed to reduce ground movements
and damage impacts. The BIA recommends dewatering of the basement through the use
of pumps in the temporary condition and the installation of suitable sumps and pumps
in the permanent condition. It is concluded that the proposed basement works is
sufficient to accord with policy A5 in respect of maintaining the stability of the proposed
structure and the neighbouring properties and of not causing harm to local hydrology or
hydrogeology. Conditions are imposed to ensure the basement excavation is carried out in
accordance with the approved methodology.

2020/0293/P

123 Goldhust Terr.
London
NW6 3EX
Flat 1

13/08/2020

(No precise decision
date published or the
Decision Notice in the
s106)

Enlargement of the existing
basement, new front lightwell, new
extension and associated alterations.

Note: 3 Basement bedrooms in the
Goldhurst Local Flood Risk Zone,
in a Twice Flooded Street, with an
EA rating of High Risk Surface
Water Flooding. Everything the
officers say is unaccepted in other
applications; when they find it
convenient.

The Councils 'Flood Risk Officer'
with the satisfied with the
proposal subject to details regarding
water efficiency, SuDS and flood
prevention measures are secured by
way of a condition.

In spite of multiple flood risk issues,
mitigation measures are
conditioned, Campbell Reith's BIA
Audit conclusions are accepted and
Permission is Granted.

A perfect example where multiple
flood risk issues are almost waived
through for a ‘not be a self-
contained unit.’ - although it is still
not clear from other decisions what
exactly a ‘self contained’ unit actually
is, as opposed to one ‘akin’ to a
duplex.

Ancillary
Basement to

House

Goldhurst
Local Flood
Risk Zone

High Risk
Surface
Water

Flooding

Previously
Flooded
Street
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2002

LLFA
Comments
Made?

“The Council’s
flood risk officer
has reviewed
the application”

3
Basement
Bedrooms

_

4
Other
Misc.

Basement
Rooms

_

No published BIA Audit

Extracts are resented in the Officers Report:

2.24. A Basement Impact Assessment (BIA)
has been submitted as part of this
application. This document has been
independently reviewed by Campbell Reith
with a subsequent revision to the BIA provided
by an additional author during the course of the
application. Campbell Reith has now
confirmed that the BIA is in accordance with
CPG guidelines.

The final audit report concludes:
- The qualifications of the authors of the reports
are in accordance with CPG guidelines.
- In the revised submission, the risk of
significant damage to underground
infrastructure has been as assessed as very
low. Asset owners should be consulted and
appropriate protection measures implemented,
as required.
- There will be no impacts to the wider
hydrological and hydrogeological environments.
- Considering the revised submissions, the
BIA meets the criteria of CPG Basements.

DECISION [GRANTED]
SUBJECT TO A SECTION 106 LEGAL AGREEMENT

7 The floorspace at basement level hereby approved shall only be used in
connection with, and ancillary to, the ground floor flat as a residential dwelling. The
basement accommodation shall not be occupied as a self-contained flat.

Reason: The use of the basement level as a self-contained flat, separate from the use of
the remainder of the application property as an independent dwelling, would raise
materially different planning considerations that the Council would wish to consider at that
time, in accordance with Policies CC2, CC3, A1 and H3 of the Local Plan 2017.

[almost identical reasons to 2018/1610/P 71 Goldhurst Terrace]

2.6 Flooding
2.6.1 Policy A5 Basements also states that “the Council will not allow habitable rooms
and other sensitive uses for self-contained basement flats and other underground
structures in areas at risk of flooding”

2.6.2 The basement rooms of this proposal are considered ancillary to the main
residential living space at ground floor level. They include four bedrooms and
associated bathrooms. In this instance the basement level accommodation would be an
ancillary part of the ground floor flat and would not be a self-contained unit. Internally
the basement level is linked by a central stairwell to the ground floor. It is therefore
considered that the proposals would include sufficient means of escape to ensure
that the risk to the inhabitants would be minimised. Ancillary use of the basement
level is to be secured by way of a condition.

2.6.3 The Council’s flood risk officer has reviewed the application and is satisfied
with the proposal subject to details regarding water efficiency, SuDS and flood prevention
measures are secured by way of a condition.

2020/0571/P

Lidlington Pl.
Rear of
76-75 Oakley Sq.
London
NW1 1NH

Erection of two storey dwelling house
with basement.

Note: Medium flood risk site,
duplex ground Floor/Basement,
arrangement. 3 basement
bedrooms with only roof lights
and no apparent secondary means
of escape.

Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.

Duplex

Basement
To House

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

3
Basement
Bedrooms _

2
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
13398-07 Rev: F1 July 2020

1.2. The Audit reviewed the Basement Impact
Assessment (BIA) for potential impact on land
stability and local ground and surface water
conditions arising from basement development
in accordance with LBC’s policies and technical
procedures.

5.0 CONCLUSIONS

5.9. Based on the revised submission, the BIA
meets the criteria of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

1 Reasons for granting permission:

1. Given the scale and dimensions of the basement, the proposal is considered to be in
line with the requirements of policy A5. Furthermore, the proposal is supported by a
Basement Impact Assessment (BIA), which has been independently reviewed by the
Council's third party auditors. The findings in the audit report confirm that the
excavation works would not cause harm to neighbouring buildings, surrounding
highways, slope stability and the hydrogeology of the site, whichis in accordance with
policy A5 and CPG Basements.

2. In terms of standard of accommodation, the proposed dwelling would include an
adequate living area at ground level and a bedroom. At basement level there are three
bedrooms and a plant room.

2020/0760/P

The Apple Tree 45
Mount Pleasant
2-4 Warner St.
London
WC1X 0AE

Enlargement of the existing
basement. Demolition of outbuilding
and erection of garden room, toilet
block, plant enclosure to Public
House.

Note: Basement to contain
commercial kitchen, WC's, cabaret
area with stage and bar, refuse and
waste/recycling store. Although the
site is listed as Low Risk on the EA
checker extensive street surrounding
flood risk is evident on the EA Maps.

However, Campbell Reith's BIA Audit
conclusions are again accepted and
Permission is Granted.

Duplex

Basement
To Pub

Not in a
Local Flood
Risk Zone

Low Risk
Surface
Water

Flooding

Adjacent to
Area of

Medium and
High Risk

Street not
previously
flooded

No LLFA
Comments
Found

_ _

5
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
13398-19 Rev: F1 Aug. 2020

4.6. The BIA identifies no increase in
impermeable surfaces as part of the
development. The site is indicated to be within
an area with a potential risk of surface water
flooding however the risk is identified asbeing
low. It is accepted that the development will not
impact surface water flow.

5.0 CONCLUSIONS
5.4. It is accepted that there are no slope
stability concerns regarding the proposed
development and that the development will not
impact surface water flow.

5.9. Based on the revised submission, the BIA
meets the criteria of CPG Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

Informative(s):
1 Reasons for granting permission.

The proposal would enlarge an existing basement to accommodate the kitchen and
cabaret lounge. Given the presence of the existing basement and the lower floor to ceiling
heights, the enlarged basement would retain the spatial hierarchy of the building. The
basement is fully compliant with policy A5 with respect to scale and siting.

2 A Basement Impact Assessment has been submitted and undergone a satisfactory audit
by the Council's preferred independent engineer, Campbell Reith which confirms that
the excavation would not bring about unacceptable impact in terms of building
damage, hydrological or stability issues and meets the criteria of CPG Basements.
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Decision Date
Decided since the
Local Plan was
adopted 03/07/2017
- which thereafter
carries full weight.

Application Description
Necessarily abridged and paraphrased for
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[Notes by the 2020/2936/P
appellant]

Multi
vs.
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Camden
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EA Flood
Risk
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For the exact
Address

Previously
Flooded
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Flood Risk

LLFA
Comments
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Habitable
Rooms

Other
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Bath, Gym, Pool,
Games, Office,
Workshop etc.

Plant
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Gas, Electric,
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Campbell Reith BIA Audit
Surface Water Flood Risk
Comments:
Where applicable and necessarily abridged and
paraphrased for brevity.

Officer’s Report or Decision Notice Extracts
Necessarily abridged and paraphrased for brevity.

Final
Decision

146 23 Oct 2020

147 30 Oct 2020

Numerous Numerous GRANTED

2020/2121/P

74 Fortune Green Rd.
London
NW6 1DS

Change of use of basement and
part of ground floor from retail to a 2
bed self-contained flat.

Note: Very Low Flood Risk on the
EA checker. Application was to
create a duplex flat with kitchen and
living area and one bedroom at
basement level.

Refusal claims the site is in a
Local Flood Risk Zone – its not.
Nearest LFRZ’s are Cannon Hill and
Sumatra Road and this site I clearly
not in neither of them. The road is
marked on the SFRA Map as a
previously flooded in 1975. but that
isn’t mention in the refusal.

A new Basement previously
approved for commercial use
(2018/4600/P). Although not cited as
a refusal reason it is noted the
spectre of flood risk is raised here in
support of refusal where previously it
wasn’t.

Although Campbell Reith's BIA Audit
conclusions are again accepted, it is
refused primarily for inadequate
services, Daylight and amenity; but
not refused for flood risk.

Duplex

Bulk of
habitable
Rooms

in Basement

Not in a
Local Flood
Risk Zone

Decision
notice is
incorrect.

Very
Low Risk
Surface
Water

Flooding

Flooded
Street 1975
Marked on
SFRA Map.

No LLFA
Comments
Found

1
Basement
Bedroom

2
Other

Habitable
Basement
Rooms

1
Other
Misc.

Basement
Room

_

Campbell Reith BIA Audit
12985-30 Rev: F1 March 2019

5.0 CONCLUSIONS

5.7. It is accepted the site is in an area at
very low risk of flooding. It is also accepted
that the percentage of hardstanding areas will
not increase as result of the proposed
development. However, it is noted that Thames
Water should be consulted on the water surface
strategy as part of the planning application.

5.9. Queries and requests for information are
summarised in Appendix 2. Considering the
updated information submitted, the BIA meets
the requirements of the Camden Planning
Guidance.

Full Planning Permission Refused

Reason for refusal:

The proposed change of use of the ground floor from retail (A1) to residential (C3) would
have a detrimental impact on the adequate provision of services in the area and the
sustainability of a key shopping area, ie. The Fortune Green Neighbourhood Centre. This
would be contrary to policy

Site Description

The application site is within a designated Neighbourhood Centre (Fortune Green and
West Hampstead). The application site is also within a Local Flood Risk Zone. The
host building is not listed or located within a conservation area.

3.5 The outlook from the habitable rooms in the basement would also be poor due to the
fact that they are served by full height doors that front onto modestly sized lightwells. The
outlook from the living room in the rear part of the basement would be towards a 2.5m
high retaining wall that is 1.82m away. The lightwell is enclosed by a ground floor glazed
screen that would further reduce outlook from this habitable room. The outlook from the
bedroom / study at the front part of the basement would be more compromised as there
is no view of the sky as the modestly sized lightwell that it faces out onto is enclosed by a
glazed walk-on roof panel.

REFUSED

NOT refused for
Pluvial/Surface
Water Flooding

Issues.

2020/2470/P

Lethaby Building
12-42
Southampton Row
Cochrane Theatre
1-4 Red Lion Sq.
London
WC1B

(Former University Of
Westminster Central
St Martins College
Campus)

Very extensive redevelopment of
major site includes extensive 4 x
level deep basement.

Note: Medium EA flood risk site,
Very large-development with a 4 x
depth 20m+ deep basement but it
seems no LLFA Officer comments
have been published in the
application documents? Exactly the
type of application one may have
expected at least some LLFA Officer
involvement. Basements contain
multiple event spaces, offices,
large WC's, multiple plant and
electrical switch rooms, store
rooms, treatment rooms, showers,
lounge, spa, screening room, bar
and foyer.

Campbell Reith's BIA Audit
conclusions are seemingly accepted
and Permission is Granted.

No Decision Notice and no Officers
Report seems to have been
published – the publish Committee
Report is oddly for a different
application entirely; 9 Pilgrim's Ln –
2020/2462/P.

4 x Depth
20m+

Basement

Not in a
Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

Very large-
dev. With 4
x Depth
20m+

Basement

No LLFA
Officer

Comments
seem to

have been
published
application
documents

_ _

Campbell Reith BIA Audit
13398-32 Rev: D1 Sept. 2020
(Last Version Published?)

4.21. A minor decrease of the impermeable
areas is proposed for the subject development.
The Flood Risk Assessment (FRA) and SuDS
StrategyReport indicated that the site is located
within a Critical Drainage Area (Group 3_005).
Further, the site is located within the low risk
Flood Zone 1 and is not located in an area being
at risk from reservoir flooding. The risk from
groundwater flooding isconsidered low,
however, the presence of groundwater within the
Lynch Hill Gravel should be considered in the
design. Publicly available data (gov.uk /
Environment Agency) indicate that for some
external areas of the site, there is a medium risk
of flooding from surface water. According to the
FRA report, there have been no incidents of
internal or external sewer flooding within the
WC1B 4 postcode.

5.0 CONCLUSIONS

5.9. The impact on groundwater flow will be very
low. Further assessment will be presented
during the BCP stage.

5.10. Additional ground investigation, a project-
specific performance specification, design
details, a monitoring strategy, an action plan
and refined mitigation measures shall be
presented within a BCP.

5.11. The development is not anticipated to
impact the hydrological environment.

5.12. It can be confirmed that the BIA complies
with the requirements of CPG Basements.

Permission Granted

No Decision Notice and no Officers Report seems to have been
published – the publish Committee Report is oddly for a different
application entirely; 9 Pilgrim's Ln – 2020/2462/P.

Specific details of eachapplication listed can always be verified by checking theoriginal application files on the LB Camden Planningweb site itself. Compiled July 2021.E&OE.

Listed here in order of application number, not decision date. APPENDIX A

APPENDIX A



148 3 Mar 2021

REFUSED

149 11 Mar 2021

150 23 Nov 2020

REFUSED

151 10 Jun 2021

GRANTED

2020/2936/P

23 Ravenshaw St.
London
NW6 1NP

Erection of a three storey plus
basement building comprising 7 flats
(4 x 3-bed units andpreviously 3 x 2-
bed units) with balconies at rear,
following demolition of the existing
house

Note: Site previously described in
the Officer Report 2017/0911/P ‘6.32
Ravenshaw Street is within the
designated ‘Sumatra Road’ Local
Flood Risk Zone and within a Critical
Drainage Area. Campbell Reith state
that the development is at very
Low Risk of flooding from all
sources.’Where Campbell Reith's
BIA Audit conclusions and along with
mitigation measures the details of
which were conditioned. Appeal
dismissed but Flood Risk was not an
issue in the appeal decision at all.
CR confirm in April 2021, that "The
LLFA obviously have access to our
BIA audit and we would standby the
conclusions within that."

This new refusal states instead: “The
proposed development, by reason of
the provision of self-contained
dwellings at basement level within
the Sumatra Road Local Flood Risk
Zone, would introduce highly
vulnerable uses into an area prone to
flooding contrary to policies A5 etc.”

Refer to the appellants main
Statement of Case.

2 x Self
Contained
Basement

Flats

'Akin’ to a
Duplex

Sumatra
Road

Local Flood
Risk Zone

Medium
Risk

Surface
Water

Flooding

Street not
previously
flooded

LLFA
Comments

Made

6
Basement
Bedrooms

4
Other

Habitable
Basement
Rooms

4
Other
Misc.

Basement
Rooms

1
Plant
Room

Campbell Reith BIA Audit
12466-56 Rev: F1 Aug. 2017

4.12. Ravenshaw Street is within the
designated ‘Sumatra Road’ Local Flood Risk
Zone and within Critical Drainage Area
(Group 3-010), although this was not identified
within the original BIA screening or scoping
process. Developments within Local Flood
Risk zones require a flood risk assessment.
The BIA identified that the site is at very low
risk of surface water flooding, from
referenced Environment Agency data. The
adjacent highway is identified as low to
medium risk. The risk from sewer surcharging
was not originally assessed.

4.13. In the revised submissions flood risk
assessments from two sources are
presented confirming a very low risk of
flooding. Additionally correspondence with
Thames Water is presented confirming that a
relief sewer in the area is now operational,
easing the demand on local drainage and
likelihood of surface water flooding. It is
accepted that the proposed development is
at very low risk. Standard mitigation
measures such as elevated thresholds to
entrances and lightwells, the use of non-
return valves and appropriate drainage
should be adopted in the final construction.

5.0 CONCLUSIONS
5.7. In the revised submissions, further
assessment is presented and it is accepted
that the proposed development is as very
Low Risk of flooding from all sources.

Email from Graham Kite Campbell Reith; 21
Apr 2021 "The LLFA obviously have access
to our BIA audit and we would standby the
conclusions within that. Graham Kite"

Full Planning Permission Refused

No coherent explanation is provided for:

1. The difference between the two decisions on flood risk.

2. What is it about this particular application that attracted LLFA
comments?

3. Why the basement flats are seen as ‘akin to the arrangement in
a duplex” as is 2016/2689/P?

4. Why is the entity of a LFRZ here considered synonymous with “an
area prone to flooding”.

5. Why have Officers have ignored:

A. Camden’s Strategic Flood Risk Assessment statement that:
6.4.11 "...It should be noted that the uFMfSW should not be used
on a site-specific basis due to the limitations of the modelling,
but instead should be used as a guide for potential risk."

B. EA Flood Risk Summary Checker identifies Medium Risk for 23A,
but states that: - “It’s very unlikely to be reliable for a local area
and extremely unlikely to be reliable for identifying individual
properties at risk.”

6. Why were officers ‘not persuaded’ by the detailed site specific
evidence presented in our SFRA?

7. Why were our flood risk mitigation measures not taken into
account?

8. Why are the Surface Water Flood Risk conclusions in Campbell
Reith’s BIA Audit ignored and the LLFA officers assertions that the
site is ‘flood prone’ just for being in the LFRZ given precedence?

9. What qualifications does the LLFAOffice have that would give their
opinion greater weight than:

A. Our Geotechnical and Structural Engineers, Maund Geo-
Consulting Limited and Croft Structural Engineers Ltd.
B. Our site specific FRA by UNDA Consulting Ltd.
C. Campbell Reith Structural Engineers BIAAudit.
D. Site specific reports from Groundsure and Landmark Reports,
trivialised by the LLFA Officer as ‘homeowner’ reports, which are in
fact derived from the UK’s two leading flood risk data providers: JBA
Consulting Floodability® Data and Ambiental’s FloodScore™.

2020/3553/P

Land between
Gondar House and
South Mansions
Gondar Gdns.
and rear
1 Hillfield Rd.
London
NW6 1QD

The construction of a new part two,
part three storey plus basement
residential building to deliver 6 x
residential (Class C3) dwellings.

Note: 3 x Basement Duplex Flats. 5
basement bedrooms on to
lightwells and 4 x basement
bathrooms.

The FRA and Campbell Reith's BIA
Audit conclusions are accepted, it is
refused primarily on height, mass,
scale, site coverage and detailed
design grounds, but not refused for
flood risk.

(*Campbell Reith omit reference to
complying with Policy A5.)

2 x
Duplex
Flats

Not in a
Local Flood
Risk Zone

Very
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Surface
Water

Flooding

Street not
previously
flooded

No LLFA
Comments
Found

5
Basement
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4
Other
Misc.

Basement
Rooms

_

Campbell Reith BIA Audit
13398-45 Rev: F1 Feb. 2021

5.0 CONCLUSIONS

5.4. It is accepted that the proposed
development will not impact the hydrogeology or
slope stability of the area.

5.5. Surface water mitigation measures have
been included in the proposals, therefore it is
accepted that the basement will not impact the
wider hydrological environment.

5.9. Based on the revised submission it can be
confirmed that the BIA complies with the
requirements of CPG: Basements.

Reason(s) for Refusal

1 Design, Character and Appearance
The proposed development, by virtue of its height, mass, scale, site coverage and
detailed design, would be detrimental to the character and appearance of the street
scene…

2 Residential Amenity
The proposed development, due to its height, massing, scale, location, positioning of
windows and terraces, would have an overbearing impact on neighbouring Occupiers…

7.0 Basement Impacts

7.2 The application is supported by a Basement Impact Assessment (BIA). This was
subjected to an independent audit by Campbell Reith. After several revisions and
rounds of reviews they gave confirmation that the scheme was acceptable in their audit
report dated February 2021. In summary, the audit confirmed:

• Appropriate surface water mitigation measures are proposed. The basement would
not impact the wider hydrological environment.
• The revised BIA complies with CPG Basements and Policy A5, in terms of impacts
on neighbouring properties; structural, ground and water conditions.

8.0 Flood Risk

8.1 The application site lies within Flood Zone 1; however, historic evidence indicates
that properties to the south on Hillfield Road (i.e. some distance from the site) are at
risk of surface water flooding due to historic rainfall events. On this basis, a Flood
Risk Assessment (FRA), prepared by Hydrock, has been prepared in accordance
with Policy CC3 of the Local Plan. It concludes that the site is at low risk of flooding
and no specific flood resistance and/or resilience measures are required. The
basement level of the proposed development would be constructed to Grade 3 waterproof
standards, in line with BS8102.

8.2 The application is supported by a BIA and a Drainage Strategy, which confirms
that the proposed development would not result in an increased risk of flooding to
neighbouring properties. Overall, the provision of habitable floorspace within the
basement is considered acceptable.

REFUSED

NOT refused for
Pluvial/Surface
Water Flooding

Issues.

2020/3875/P

1 Lidlington Pl.
London
NW1 2JU

Erection of three storey single family
dwelling including basement level.

EA Medium Risk Surface Water
Flooding 2 Basement Bedrooms,
Plant Room, laundry and utility
room, bathroom and en-suite.
Surface Flooding seemingly not
addressed in the Decision Notice or
Officers Report aside from Campbell
Reith's BIA Audit conclusions are
again accepted and Permission is
Granted.

(*Campbell Reith omit reference to
complying with Policy A5.)
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Campbell Reith BIA Audit
13398-07Rev: F1 July 2020

5.0 CONCLUSIONS
5.4. It is also accepted that the development will
not have a significant impact on the
hydrogeology and hydrology of the area.
5.9. Based on the revised submission, the BIA
meets the criteria of CPG Basements.

Full Planning Permission Refused

Reason(s) for Refusal
1 The proposed development, by reason of its size, height, bulk and mass, would have
a detrimental impact on the character and appearance of the streetscene, wider Camden
Town Conservation Area and the setting of the adjacent Grade II listed buildings, resulting
in less than substantial harm to the heritage assets, contrary to policies D1 (Design), D2
(Heritage) of the London Borough of Camden Local Plan 2017

7. Basement development
...Given the scale and dimensions of the basement, the proposal is considered to be in line
with the requirements of policy A5. Furthermore, the proposal is supported by a
Basement Impact Assessment (BIA), which has been independently reviewed by the
Council's third party auditors, as part of previous planning permission ref no
2020/0571/P. The findings in the audit report confirm that the excavation works would not
cause harm to neighbouring buildings, surrounding highways, slope stability and the
hydrogeology of the site...

In light of the above, the proposed basement excavation would be in accordance with
policy A5 and CPG Basements.

2020/4562/P

67A Gascony Av.
London
NW6 4ND

Erection of single storey side/rear
extension; excavation of basement
and formation of rear lightwell.

Note: Basement Living Room,
Bathroom and Plant Room, smack
in the middle of the Kingsgate Local
Flood Risk Zone. Not remarked in
the BIA Audit or Decision.

That applicants Surface Water
Drainage Pro-forma states:
1. Site Details. Is the development in
a LFRZ or in an area known to be at
risk of surface or ground water
flooding? If yes, please demonstrate
how this is managed, in line with
DP23?. The applicants answer is No.

This statement is not true and cannot
have been checked. The site is near
the centre of the Kingsgate LFRZ,
as shown on the Camden’s
Strategic Flood Risk Assessment
Map Figure 6.

Campbell Reith's BIAAudit
conclusions are accepted and
Permission is Granted.

(*Campbell Reith omit reference to
complying with Policy A5.)
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Campbell Reith BIA Audit
13398-64 Rev: F1 April 2021

5.0 CONCLUSIONS

5.5.The Flood Risk Assessment (FRA) states
the site is at medium risk from sewer
flooding, against which the FRA included
adequate mitigation measures to reduce the
risk to a low level.

5.12. Queries and requests for information are
summarised in Appendix 2. Considering the
additional information presented, the BIA meets
the requirements of Camden Planning
Guidance: Basements.

Full Planning Permission Granted

Informative(s):
1 Reasons for granting permission

The basement excavation would deepen the existing cellars to create additional
habitable accommodation and would include a lightwell at the rear. These
excavations would comply with the parameters set out in Local Plan policy A5
(Basements) and the proposed basement and lightwell would not harm the
character or visual amenity of the site or any ecological features.

The submitted Basement Impact Assessment has been revised and reviewed
by external consultants who have confirmed that there will be no adverse impacts
on ground movements, land stability and local hydrogeological conditions.
The proposed basement will be formed in London Clay, which is considered a
suitable bearing stratum.

The site does not have a history of flooding and, due to the site levels, the new
basement would be unlikely to flood. The principle of this development here is
acceptable as it does not create a new self-contained basement flat.
Nevertheless, as ancillary habitable accommodation is proposed in the
basement, conditions regarding water efficiency and discharge rates are
recommended. A condition regarding rainwater harvesting is also
recommended in the interests of reducing water run-off rates and using water
more efficiently.

As the proposal is for a secondary sitting room, a shower room and utility room, it
is considered that the layout and internal conditions are satisfactory and that the
quality of accommodation is acceptable.

The proposal is not considered to cause any adverse impacts on the amenity of
adjoining residential occupiers.

152 30 Jun 2021

GRANTED

2020/5214/P

18A Frognal Gdns.
London
NW3 6XA

Re-application of:
2019/5348/P

Demolition of existing three-storey
dwelling house and replacement with
1 x 4-bed four-storey single family
dwelling house with basement
excavation, landscaping and
associated works (Use Class C3).

Note: Three months earlier in Aug. a
basement next door was approved
with little fuss over flood risk and
no LLFA comments we can see.
The flood risk issues are identical,
so this application does appear to
have been singled out for
hypercritical LLFA Comments for no
obvious reason. The Architects
responded to LLFA comments fully
but the application is withdrawn
soon after.

The proposed replacement house is
a larger, highly individualistic, pale
green tiled, almost ‘Egyptian Revival’
style in a Conservation area. The
LLFA authority officer is actually
commenting (apart from the pool
tank) on the Ground Floor – which is
partially inset into a hill slope and
largely replaces the extant lower
ground structure anyway; but s/he
comments as if it were a full
basement.

Contrast this with the light touch
given to flood risk in the application
next door at 16 Frognal Gdns. in
Aug. 2020 over flood risk – see
2018/2440/P.
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Campbell Reith BIA Audit
12985-86 Rev: F1 Nov. 2020

5.0 CONCLUSIONS

5.4. It is accepted the site is at very low risk of
flooding. Flood risk mitigation measures are
proposed in regards to impacts from
surcharged sewers. The proposed development
will not increase the risk of flooding in the
surrounding environment.

5.8. Based on the revised submission, the BIA
is considered to meet the criteria of CPG
Basements.

Full Planning Permission Granted
Subject to a Section 106 Legal Agreement

14. Flooding

14.1. Campbell Reith’s audit accepted the site is at very low risk of flooding. Flood
risk mitigation measures are proposed in regards to impacts from surcharged sewers.
They determined the proposed development will not increase the risk of flooding in the
surrounding environment.

14.2. In line with policy A5, basement schemes should not include habitable rooms
and other sensitive uses in areas prone to flooding. Whilst there is no evidence that
the site was directly affected by historical local flood events, caution should be
exercised. Nonetheless, the basement area only includes the pool and pool plant.
The ground floor level, which is basement level at the rear of the building due to the
land level changes, doe not include any sensitive rooms and is largely plant and
utility space. Furthermore, the ground floor is slightly elevated and there is a sump
pump installed so this is considered a low risk and therefore acceptable in line with
policy.

Quick
Ref
No.

Application
Number

Site Address

Decision Date
Decided since the
Local Plan was
adopted 03/07/2017
- which thereafter
carries full weight.

Application Description
Necessarily abridged and paraphrased for
brevity.

[Notes by the 2020/2936/P
appellant]

Multi
vs.
Single
Level

Camden
Local
Flood Risk
Zone

EA Flood
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Checker
For the exact
Address

Previously
Flooded
Street
Or other
Flood Risk

LLFA
Comments

Basement
Bedrooms

Basement
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Other
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Plant
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Gas, Electric,
Pump,
Comms etc.

Campbell Reith BIA Audit
Surface Water Flood Risk
Comments:
Where applicable and necessarily abridged and
paraphrased for brevity.

Officer’s Report or Decision Notice Extracts
Necessarily abridged and paraphrased for brevity.

Final
Decision

Specific details of eachapplication listed can always be verified by checking theoriginal application files on the LB Camden Planningweb site itself. Compiled July 2021.E&OE.

Listed here in order of application number, not decision date.
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