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1. Introduction
Heyne Tillet Steel (HTS) have been appointed by Domvs London 
(Global Holdings) Ltd. (Domvs) to provide structural guidance on the 
proposed residential development at 52 Avenue Road, NW8 6HS. 
The scheme consists of the demolition of the existing structure, 
the construction of a double-storey basement and the erection of 
a new three-storey structure. The proposed 12-unit development 
scheme involves the erection of 3 blocks, housing 4 units each. 

HTS have extensive experience of projects involving both basement 
construction and RC Frame design and have also previously worked 
on many other properties in the area. As a result of this we have a 
comprehensive understanding of the underlying ground conditions 
in the area.

This Structural Method Statement (SMS) report has been prepared by 
HTS to review and identify the key constraints to the site and advise 
on any abnormal risks and the mitigation steps to be taken early 
on during the design process. The report provides specific details 
of structural design, excavation, temporary works, construction 
techniques and potential impact of sub-structure works on the 
existing and neighbouring structures.

In support of the SMS, a phase one desk study for the site has 
been conducted by A-Squared Studio Engineers Ltd. (A-Squared), 
attached in Appendix A. This report provides preliminary geological 
and hydrological information for the ground beneath the site. A 
geotechnical report is planned to take place for the site.

A detailed set of existing archive drawings plans have been provided 
by Domvs, attached in Appendix B alongside a topographic survey 
for the site. Assumptions on the existing property have been based 
on these drawings as well as an existing building survey carried out 
by Lambert Smith Hampton group Ltd. (LSH) and inspected by HTS. 
Further opening-up works may be required to confirm the condition 
of the existing structure.

Image 1 - Site Overview

Image 2 - Proposed Architectural Elevation

The Site

Heyne Tillet Steel (HTS) have been appointed by Domvs London 
(Global Holdings) Ltd. (Domvs) to provide structural guidance on
the proposed residential development at 52 Avenue Road, NW8
6HS. The scheme consists of the demolition of the existing
structure, the construction of a lower ground with further
basement level below and the erection of a new three-storey
structure. The proposed 12-unit development scheme involves
the erection of 3 blocks, housing 4 units each.
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2. Existing Conditions 

2.1 The Site 

The site is located in the London Borough of Camden on Avenue Road 
and can be located by the National Grid reference 527010,1183845 or 
approximately by the postcode NW8 6HS.  The site is approximately 
0.6km south southeast of Swiss Cottage Underground station and 
approximately 0.5km northeast of St Johns Wood Underground 
Station. 

The immediate local area is entirely residential, with large, detached 
properties two or three storeys above street level, similar to the 
development. Regents Park and Primrose Hill are to the south and 
east of the property respectively. 

The site sits on the corner of Avenue Road and Elsworthy Road with 
the existing structure recessed from the roadside to Avenue Road to 
sit in the north-east corner of the site. Access to the site is possible 
from both Avenue Road to the South-west of the site, with the main 
access to the site being Elsworthy Road to the North of the site.  

Image 3 - Site Location

The remainder of the site is unoccupied and generally undeveloped 
land, however there is evidence of 2 houses which formerly occupied 
the site which have been demolished. The previous properties may 
be assumed to have had a 1-storey basement as consistent with 
other local properties built in a similar era. It is currently unknown 
if the foundations for the original buildings have been removed and 
infilled. 

The garden on the west side is overgrown with vegetation and 
largely inaccessible as are the external areas on the north and south 
borders. 

The site is approximately 2840m2 and rectangular in shape with the 
footprint of the existing L-Shaped building on the site measuring 
26m x 22m with 7m wide wings. The ground level rises across the 
site from approximately 44mOD to the south corner of the site, to 
46.5mOD at the North of the site.

The closest existing LUL tunnel is the Jubilee which runs below St 
Johns Wood Park, approximately 250m to the west. The tunnel 
exclusion zone does not intersect the site boundary.

The historical bomb damage map shows the site experienced ‘blast 
damage, minor in nature’ during World War II. 

Image 4 - Transport for London, Property Asset Public Web Map

Image 5 - Existing Site Condition

Image 6 - Transport for London, Property Asset Public Web Map
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A preliminary unexploded ordnance (UXO) risk assessment has been 
carried out by 6 Alpha Associates. 

The assessment indicates that Hampstead Metropolitan Borough 
(the borough that the site was located in during World War II) 
recorded “moderate” level of bombing.

The report from 6 Alpha states that:

“The potential for unexploded WWI and WWII ordnance to exist 
at the site is addressed as being Likely. Given the findings of the 
preliminary UXO report, it is recommended that future intrusive 
works are informed by a Detailed UXO Assessment or appropriate 
precautionary on-site mitigation measures are implemented.”

A review of the information by A-Squared suggests that:

“Recommended risk mitigation measures included within the 

Image 7 - The London County Council: Bomb Damage Maps 1939-1945

assessment include a UXO risk management plan detailing action to 
undertake in the event of encountering UXO and a UXO awareness 
briefing delivered to all personnel conducting intrusive works. For 
borehole, piles and trenches, intrusive magnetometer surveys at all 
positions to the maximum bomb penetration depth (up to 15m) is 
recommended.”

Historic maps of the area show that two townhouses originally 
occupied the site, which were constructed between 1850 and 1871-
72. It is reasoned that this original structure was demolished prior 
to the construction of the current property in between 1958 and 
1968.

Based on historical maps, it appears that the site is close to the 
course of the lost River Tyburn which runs northwest – southeast 
adjacent to the site and is believed to be culverted within the 

combined sewer network beneath Avenue Road Carriageway.

It will be required to be understood whether the proposed basement 
excavation will be affected by this water source.

The site is located within flood zone 1 according to EA flood maps.  
The site is assumed to be located on London Clay classified as a 
non-productive strata (Non-aquifer) and therefore the site does 
not lie in an area of groundwater vulnerability.

Image 8 - The Upper Course of the Tyburn in Hampstead Image 9 - Flood Map for planning
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2.2 Existing Buildings 

A Building Survey Report was prepared in 2019 by Lambert Smith 
Hampton Ltd. and has been included as Appendix C. There is a 
derelict detached two storey residential dwelling house dating from 
the 1950’s with staff accommodation wing.  The accommodation is 
unoccupied, boarded up and secured with a monitored 24-hour 
alarm system managed by Veritas Maintenance and Security. The 
construction consists of loadbearing solid brick walls (rendered), 
pitched main roof, subsidiary flat roof areas, timber windows and 
doors and a combination of suspended timber and solid floors.

The existing floorplate structures are a combination of solid RC and 
timber construction.  Sections of the ground floor ceiling have been 
taken down and the timber joists are exposed.  The timber joists are 
built into the solid external walls with some timbers being rotten. 
The vertical structure comprises of loadbearing solid brick masonry 
walls externally, with internal loadbearing masonry walls. Openings in 
the internal walls have been boxed out using steel beams to transfer 
structure above. 

A concrete staircase is situated within the reception at the north 
part of the building.

Image 10 - Collapsed Roof

Stability is assumed to be provided by diaphragm action within the 
floors carrying lateral loads back to the masonry walls which act as 
shear walls to carry the lateral loads to foundations.

There is an outdoor swimming pool to the south corner of the 
property. 

2.3 Condition of Existing Structure  

Multiple elements of the existing structure are in poor or unusable 
condition, including roof and wall external elements, as well as 
corrosion of structural steel elements. Several original elements 
have seen total failure with collapse of roofs and ceilings observed. 

An inspection of the foundations of the building has not yet 
been carried out.  However, upon visual inspection there was no 
significant cracking to the building fabric which is indicative of 
foundation failure. It is assumed that existing foundations are shallow 
foundations in nature as is common in small domestic structures 
originating in the 1950s.

Image 11 - Condition of Internal Elements Image 12 - Existing Facade Image 13 - Existing Rear Facade
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2.4 Neighbouring Buildings 

The site is bounded by the carriageway of Elsworthy Road to the 
north-west of the site, 57 Elsworthy Road to the north-east, 50 
Avenue Road to the south-east and the carriageway of Avenue Road 
to the south-west. Masonry Party walls are shared between the site, 
57 Elsworthy Road and 50 Avenue Road. The property situated on 
the site is a detached property and the bordering properties do not 
appear connected to number 52 in any way. 

Planning records show permission granted for a double storey 
basement underneath No 50 Avenue Road in 2017. Based on the 
drawings submitted with the planning application there appears 
to be a non-structural party wall connecting the two properties. 
Depending on whether the structure in the planning application was 
built, the party wall is suggested to be the retention of the existing 
single storey masonry site boundary wall bordering the site between 
50 and 52.

There were no relevant planning submissions to impact the proposals 
from the other bordering property, 57 Elsworthy Road.

The current property is not consistent with the majority of 
neighbouring properties which appear to be of similar construction, 
size and form to each other. The historical maps show most of the 
properties in the area were constructed around the same time 
period, utilising the same materials and are of a similar form. 

Image 14 - 57 Elsworthy Road Image 15 - Location Map Key

Image 16 - Street Aesthetic Image 17 - 50 Avenue Road

1

3

2

Key

1 57 Elsworthy Road

2 50 Avenue Road

3 Neighbourhood Style
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2.5 Existing Ground Conditions 

Initial Geotechnical Information was gathered using our experience 
of working on projects in the local area and taken from surrounding 
historical borehole logs. British Geological Survey data suggests that 
it is likely that the bedrock geology is London Clay Formation–Clay 
& Silt, with no evidence of superficial deposits. 

Site investigation information carried out on nearby sites have shown 
that the underlying ground conditions for the area is a thin layer of 
made ground overlying stiff London Clay. The site is assumed to be 
located on London Clay classified as a non-productive strata (Non-
aquifer) and therefore the site does not lie in an area of groundwater 
vulnerability.

A site-specific ground investigation was undertaken by A2SI between 
01/11/2021 and 05/11/2021 with return monitoring results on the 11th 
and 23rd November 2021 and 9th December 2021. Details of the 
ground investigation findings are presented in the Geotechnical 
Design Report, which is included as Appendix A.

The following ground conditions are taken from a site investigation 
by A-Squared. The site investigation comprised of 2no. 40m-deep 
cable percussion boreholes and 6no. window samples to depths of 
5m.

Ground Level was taken as +46mAOD.

Typically, the ground conditions can be summarised as follows:

 + Made Ground (depth to 0.7m below ground (+46.0mAOD to 
45.3mAOD)) 

 + Firm grey, brown sandy gravelly CLAY with low cobble 
content. Sand is fine to coarse. Gravel is angular to 
subangular of brick, concrete, and flint. The Made Ground 
also contained fragmented roots and rootlets.

 + Three zones contained a layer of concrete and/or brickwork 
ranging between 0.1 and 0.9m in thickness, and some 
contained a thin layer of topsoil.

Image 18 - Assumed Existing Ground Conditions

 + London Clay Formation – underlying soil strata (+45.3mAOD to 
+6.0mAOD))

 + Firm to stiff mottled grey slightly gravelly silty CLAY with 
subangular to subrounded gravel and fine to coarse flint.

Water was not discovered during the exploratory investigation 
works.

Further investigations were undertaken with the installation of 
groundwater and ground gas monitoring standpipe piezometers 
within each investigative position to allow for groundwater and 
ground gas/vapour monitoring.

Groundwater level gauging has been carried out on three of the 
six proposed rounds, on 11/11/2021, 23/11/2021 and 09/12/2021. 
Groundwater was not encountered during any of these initial three 
monitoring rounds. Subsequent monitoring rounds have therefore 
not been undertaken.  

It is however notted that a pore-water pressure ‘field’ (which will 
not be readily identified with conventional standpipe installations) 
will be present within the low permeability London Clay. The long-
term application of these water pressures to the substructure will 
be accounted for in the design.  

2.6 Basement Impact Assessment Summary

A basement impact assessment has also been undertaken by 
A-Squared for the 12-unit scheme with the following conclusion:

The BIA has concluded that the risks to the adjacent properties, 
slopes, and infrastructure (including ultimate and serviceability limit 
state considerations) is limited and will be mitigated in a reasonable 
fashion as part of design development. The BIA has concluded that 
there is a very low risk of groundwater and surface water flooding and 
that there are no impacts to the wider hydrogeological environment 
as a result of the proposed development and there are no impacts 
to the wider hydrological environment.

2.7 Ground Movement Assessment Summary

The potential impact/damage induced on primary façade/wall 
elements of the buildings surrounding the proposed scheme have 
been evaluated on the basis of the calculated ground movement. 
In total, 97 façades of the neighbouring buildings were considered 
for the study. The results from the GMA suggest that the maximum 
damage classification for the neighbouring properties is Category 
1 – Very Slight. 
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3. Proposed Works 

3.1 Proposed Development

The following description should be read in conjunction with Domvs 
proposals in Appendix D and HTS drawings in Appendix E. The 
proposed scheme comprises the following:

 + Construction of a double storey basement under the footprint 
of the majority of the site. The new basement will occupy 
a total area of approximately 56m x 41m. The basement is 
proposed to be formed in reinforced concrete.

 + Demolition of the existing structure. Three new blocks will be 
formed by RC frames for the superstructure.

Image 19 - Proposed Section Sketch

Construction of a  construction of a lower ground with further
basement level below under the footprint of the majority of
the site. The new basement will occupy a total area of
approximately 56m x 41m. The basement is proposed to be
formed in reinforced concrete.

 +
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3.2 Proposed Substructure 

The basement structure for the scheme has been proposed 
based on HTS’s extensive experience of basement construction 
methodologies and techniques. The proposals mitigate the risk of 
damage caused by excessive movement, to the retained façade, 
neighbouring structures and nearby infrastructure. 

The shape and size of the basement is dependent on the root 
protection zones as outlined in the original arboriculturalist report 
carried out by Landmark Trees in October 2021 and can be found 
in Appendix F. An updated report is being carried out by Landmark 
Trees and is expected shortly.

The new basement perimeter walls will be formed using a 450mm 
dia. secant piled wall with a reinforced concrete liner wall internally 
(approx. nominal 440mm thickness). It is anticipated that the 
piled walls will be temporarily propped to allow for the basement 
excavation to take place down to formation level.

The depth of the proposed Lower Ground Floor level of the basement 
is assumed to be approximately 4.2m below Ground Floor FFL, with 
the lowest level (Basement level) approximately 9.2m below ground 
Floor FFL. The formation level of the pool, jacuzzi and associated 
service void is a further 2.2m below Rear Basement Floor FFL. All 
levels subject to change following scheme development. 

The proposed basement will be designed to achieve a Grade 3 level 
of waterproofing protection as outlined in BS 8102:2009. A bentonite 
lining (or similar) will be provided between the reinforced concrete 
liner. An internal drained cavity system will act as a secondary barrier. 
As part of this system, any water seepage will be collected in a sump 
and be pumped up to a high level where it will drain under gravity 
into the main drainage system. 

The new 350mm thick basement slab, lower ground floor slab, 
ground floor slab and liner walls will be constructed using reinforced 
concrete to form a stiff concrete box. The reinforced liner walls will 
be designed to resist hydrostatic pressures while the contiguous 
piled wall will resist soil and surcharge pressures. The basement slab 
will also be designed to resist any hydrostatic or heave pressures, 
with heave board being introduced below the suspended slab. 
Tension piles may be required to ensure the basement box is not 
buoyant in the permanent case. 

Image 20 - Proposed Basement Plan

The shape and size of the basement is dependent on the root 
protection zones as outlined in the original arboriculturalist
report carried out by Landmark Trees in October 2021. An
updated report is being carried out by Landmark Trees in May
2022 and can be found as Appendix F.
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Image 21 - Proposed Ground Floor Plan

3.3 Proposed Superstructure 

The new superstructure will be constructed as an RC frame. The 
floor structure is to consist of RC flat slabs spanning onto RC walls 
and columns. Stability is provided by RC walls around the lift core 
and stairs. Horizontal loads are transferred via diaphragm action to 
the core/shear walls and subsequently transferred to the ground 
via piles below. Vertical loads are transferred to the RC walls and 
columns which are further transferred to the contiguous piles of 
the basement wall or pile caps below basement level. There are 
no significant transfers to note, however at ground floor level the 
slab steps locally to allow for 1m of soil to be reinstated to form 
the proposed external ground level. The steps will be formed by 
introducing downstand beams at the location of the steps. Further 
downstand beams have been introduced to form openings in the 
slab where lightwells are proposed. 
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4. Temporary Works and Sequence of 
Construction 

4.1 Construction Generally 

It is assumed that the below measures and assumed sequence of 
works are considered in the eventual design and construction of 
the proposed works. Refer to the drawing in Appendix E for full HTS 
assumed sequence of construction for the basement works.  

4.2 Site Set-Up 

It is assumed that deliveries, removals and access for operatives will 
take place directly from Elsworthy Road. Deliveries will be made inside 
the site by vehicles reversing onto the site under instruction from 
a trained banksman. When deliveries are made, the pavement will 
be marshalled by 2no. banksmen who will prevent pedestrians from 
entering the work area and stop work if necessary, allowing them to 
pass safely. It is assumed site accommodation and welfare facilities 
will be provided within the main property during the duration of the 
works. It may be possible to utilise the existing courtyard space for 
storage and deliveries on initial set up.

Construct site hoardings, Entrance gates and possibly a temporary 
pavement tunnel on pavement boundaries to provide protection to 
passers-by from site activities. It is assumed site accommodation 
and welfare facilities will be provided within the main property during 
the duration of the works. Terminate/protect any live services and 
temporarily divert all active drainage.  Install temporary drainage as 
required for site facilities.

Monitoring survey targets will be installed on the party walls to either 
side of the site (57 Elsworthy Road and 50 Avenue Road) to monitor 
any potential movement that may occur during works. Movement 
should be monitored to an agreed frequency and accuracy in line 
with a traffic light warning system. This will be agreed during the 
party wall negotiations.

It is assumed that excavated earth can be collected by a waiting 
lorry or skip located within the site boundary. The site may also 
accommodate a conveyor to aide earth removals. 

4.3 Proposed Sequence of Construction 

4.3.1 Demolition

Soft strip of the existing property. Demolition of the existing 
structures on site and grubbing out of all foundations. When the 
structure has been demolished, the piling mat should be installed 
above the extents of the new basement.

4.3.2 Piling 

Following installation of the piling mat, the contiguous pile wall 
should be installed from ground level, around the perimeter of the 
proposed basement. The contiguous piled wall should be piled to a 
depth of no less than 2m below the bottom of the basement concrete 
box. RC capping beams are to be cast to the top of the piled wall 
to act as a waling beam for the temporary works. Temporary piles 
are to also be installed at ground floor level. These piles are to be 
utilised for propping of the basement in the temporary case. In the 

Image 22 - Excavation Sequence

permanent case, following the piles are to be cut to the required 
level and be utilised as the tension piles for the basement. 

4.3.3 Excavation Phase 1

The principles for removal of spoil shall be agreed. Given the scope 
of works it is likely that spoil can be removed from the building to a 
holding skip located in the courtyard. Grab lorries may be used to 
remove spoil from the skip.

The basement area is to be excavated to approximately 10m below 
ground floor level. As the excavation continues temporary waler 
beams and props will be installed close to the proposed slab levels 
to minimise defections of the piled wall until the permanent slab 
props are installed. 

Once sufficient temporary works are installed the entire basement 
is to be excavated down to Basement Floor formation level.  
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4.3.4 Casting of Basement Slabs and Liner Walls 

At formation level, below ground drainage will be installed where 
required and a blinding layer is to be cast. The reinforcement for 
the pilecaps will be laid following this with the RC pile caps being 
cast to the underside of the basement slab. The basement slab 
reinforcement will be fixed including the started bars for the RC 
walls and columns. Once poured and cured, the liner walls and will 
be fixed and poured. 

4.3.5 Construction to Ground Floor 

The internal RC columns and walls surrounding the stair and lift 
voids can be constructed before laying the reinforcement for 
and pouring the slab at lower ground floor. Once this has cured, 
the same sequence can be repeated to form the structure up to 
the underside of the Ground Floor. Reinforcement for the slabs 
and the associated downstands to form the steps in the slabs 
are to be installed alongside required starter bars for the vertical 
superstructure elements. The slab can be cast following this. Once 
the ground floor slab has been poured and cured and the basement 
box is fully installed the temporary propping can be removed. A 
suitable ‘mole hole’ should be allowed for in the ground floor slab 
to allow for removal of temporary works.

4.3.6 Superstructure Construction 

Once the ground floor slab has been cast, the RC superstructure 
works can commence. The superstructure frame of columns walls 
and slabs will be cast on site in sequence. Primarily the columns 
and walls will be cast up to the underside of the first-floor slab. The 
reinforcement for the first-floor slab will be laid and the concrete 
poured and cured. Once the concrete has cured to a sufficient 
strength, the same sequence can be followed to form the second 
floor and the roof. The walls positioned around the stairs and lift 
voids provide the laterally stability for the RC structure, with the 
slabs acting as a diaphragm to translate any lateral loadings back 
to these elements where the loads will be transferred down to the 
foundations. 

Image 23 - Basement and Superstructure Construction
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Shear wall location(s) to be confirmed following layout
freeze
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Notes:

Slabs:            RC depth as annotated

Columns:       200x600 RC UNO 

Walls:            Stair Core walls to be 1200x200 RC UNO
                      Lift Core walls to be 1500x200 RC UNO

Facade material, build up and construction methodology
to be confirmed by architect

Upstand and service opening positions and geometry to
be confirmed by architect

Finished Floor Levels to be confirmed by architect

Shear wall location(s) to be confirmed following layout
freeze
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