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EXECUTIVE SUMMARY

Fortis Green LLP is proposing to redevelop the Fortis Green Tennis
Club in Haringey to provide a residential development with lower
ground floor living and garden space in the southern part of the site
and two replacement tennis courts and a clubhouse facility. The
proposed development is to include the construction of the residential
dwellings with the lower ground level box structure and three storeys
above, with associated landscaping. The lower ground level
construction will involve excavation being advanced to approximately
2.5m below current site levels in the southern section of the site. The
tennis courts and clubhouse do not form part of this screening report.
Private residential gardens and dwellings are present on the northern,
eastern and western boundaries, with Cherry Tree Wood forming the
southern boundary.

The proposed excavation to create the lower ground floor will result in
the local authority requirement to undertake a basement screening
assessment to determine potential adverse impacts arising from the
construction. The proposed reduced level excavation will occupy a
slightly greater footprint than the residential structure due to the
reduced level garden areas to the south of the building.

MJP Planning Limited, acting on behalf of Fortis Green LLP, has
commissioned Talon Consulting Limited to prepare this Basement
Impact Assessment Screening Report in support of an anticipated
planning application. This report provides a screening assessment, in
line with local authority guidance, which incorporates the findings of a
desk-based study and considers anticipated construction methods. In
the absence of site-specific ground investigation data, the screening
assessment considers potential impact to surface water infiltration

and through flow of groundwater. However, the published geology and

other readily available sources of information indicate groundwater is
not likely to be present below the site and will therefore not be

Fortis Green Tennis Club, Haringey

influenced by the proposed construction. On this basis, impacts on
surface waters and groundwater are considered negligible.

In addition, although it is not appropriate to undertake a ground
movement assessment and full Basement Impact Assessment at this
stage (due to the absence of site-specific data and the early stage of
design), supplementary information has been provided within this
report in relation to anticipated ground movements and construction
related impacts in the form of a preliminary basement impact
assessment. Itis anticipated that this will be sufficient to address
potential construction related concerns assuming that the ground
conditions are ultimately confirmed as being in accordance with the
published geology. Should the findings of the investigation differ
significantly from anticipated conditions, further assessment may be
required.

This report has been prepared in support of an anticipated planning
submission and to provide information for consideration within the
preliminary design.
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INTRODUCTION

Talon Consulting Limited has been commissioned by MJP Planning
Limited, acting on behalf of Fortis Green LLP, to prepare this report
comprising a screening assessment and preliminary basement impact
assessment in support of a planning application for a proposed
residential development at Fortis Green Tennis Club, Haringey.

The proposed development is for the creation of a number of dwellings
through the construction of new three storey plus lower ground floor
level residences in the southern part of the site and reprovision of
tennis courts and clubhouse facilities in the central and northern areas.
Due to the proposed lower ground floor level excavation, an initial
screening assessment is necessary, which has been undertaken in line
with planning guidance®?3 issued by various London Boroughs to
assess potential impacts from the proposed construction.

This report undertakes the screening process incorporating desk-
based data and assesses potential impacts arising from the proposed
construction. Anintrusive investigation has not yet been undertaken
and therefore it is not appropriate to undertake a detailed ground
movement assessment at this stage. Itis considered that appropriate
foundation design and precautions to be taken during construction will
adequately mitigate potential movements associated with shallow
excavations and the lower ground floor level excavation. The proposed
development will be progressed such that it will not adversely affect
structural stability of adjacent buildings, property or infrastructure.

Due consideration is also given to other guidance in relation to
Basement Impact Assessments for information purposes, including
Local Plan Policy LP11 and CPG4, Basements and Lightwells*.

! Draft Basement Development Guidance Note. Haringey Council Planning Regeneration &

Economy, June 2012.
2 Lambeth. Design Guide Part 5. Basements. London Borough of Lambeth, March 2022.

Fortis Green Tennis Club, Haringey

3 Basement Assessment User Guide. London Borough of Richmond Upon Thames.
4 Basements and Lightwells. CPG4. Camden Planning Guidance. March, 2018.
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2.2

SITE PARTICULARS

Site location

The site, known as Fortis Green Tennis Club, is located at 31 Southern
Road, London, N2 SLLH in the London Borough of Haringey. The grid
reference for the site is TQ276892. The property is approximately
2.5km south east of Finchley and <1km south west of Muswell Hill.
East Finchley Station is approximately 400m west of the site. The site
location is presented in Figure 1.
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Figure 1: Site location

Site description

The site is generally level covering an area of approximately 0.3ha.
Access is via a private pedestrian link off Southern Road, with the site

Fortis Green Tennis Club, Haringey

currently occupied by four tennis courts and a single storey clubhouse
on the eastern boundary. The layout is presented in Figure 2, with
further plans included as Appendix A.
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Figure 2: Site layout

The surrounding land use is residential, mainly comprising two and
three-storey terraced, semi-detached and detached properties. The
site is bounded by residential properties and private gardens. Cherry
Tree Wood is located immediately south of the site. An aerial image
dated 2022 is presented as Figure 3.
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There is little buried infrastructure of significance in the immediately
surrounding area of the proposed development, with adjoining land
being formed of private residences and gardens. Therefore, highway
and mains drainage, other domestic supplies and public access roads
will not be affected by the proposed basement development. Adjoining
dwellings will need to be given due consideration. There are not known
to be any subterranean tunnels (LUL etc.), railways or overground
infrastructure of significance within influence of the proposed
development.

.

Figure 3: Aerial photograph (2022)

Fortis Green Tennis Club, Haringey

2.3

Proposed development

The proposed development is to provide five houses and three
apartments with associated gardens, two new replacement tennis
courts and a new clubhouse. The residential development will be
located in the southern part of the site and will be delivered across four
floors, which includes a lower ground floor. It is the lower ground floor
of the residential development to which this screening report relates.
The proposed layout is shown indicatively in Figure 4, and the
basement layout in Figure 5, with further development plans in
Appendix B.
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Figure 4: Proposed development layout (ground floor, DAS)
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Figure 6: Proposed lower ground floor plan (DAS)

! oA
AN s s LSRG

' ‘ 2.4 Geology
Figure 5: Proposed development layout (DAS)
The following is taken from information obtained from the British

Geological Survey (BGS). Published and unpublished sources have
been used, including the geological maps for the region®® and historic
borehole records.

The lower ground floor level will be approximately 2.5m below current
site levels. Detailed design of the foundations has not yet been
undertaken. Conventional pad footings may be possible, subject to
design loadings, or potentially a raft foundation solution, although it is

anticipated that a piled foundation will be adopted. A more The site is mapped as being underlain by the London Clay Formation.
comprehensive set of drawings is available within the planning No Superficial Deposits are mapped directly beneath most of the site,
submission package. except for the northern boundary where Dollis Hill Gravel may be

present. This is not shown to be beneath the proposed residential

The proposed five houses range from two to three storeys, having development area

living rooms facing onto gardens on the lower ground level to the south
of the building. The houses are the only part of the scheme with access
to the lower ground level. Indicative lower ground floor plans are
shown in Figure 6.

5 British Geological Survey. 1993. North London. England and Wales Sheet 256 Solid and Drift 6 British Geological Survey. 1999. Hampstead. Sheet TQ28NE. 1:10,000 Series. (Keyworth,
Geology. 1:50,000. (Keyworth, Nottingham: British Geological Survey). Nottingham: British Geological Survey).
Fortis Green Tennis Club, Haringey 5 T%I\Qg'.:!‘
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Figure 7: Geological map extract (1:10,000)

Published records obtained via the BGS website identify no historic
borehole records within 250m of the site. The closest borehole within
the same strata is situated approximately 450m east of the site and
indicates London Clay to an approximate depth of 100m. Further
boreholes 600m south west of the site indicate soft to firm, becoming
stiff mid-brown/grey plastic clay, considered indicative of the London
Clay, with bands of septaria. Water seepages were encountered during
drilling due to the more permeable nature of these layers. The historic

borehole locations are shown in Figure 8, with an example record
included in Appendix C.

731 Southern Road East, Haringey. Groundsure Envirolnsight report. Ref. GS-9DE-XJK-AFT-W1Y.
Groundsure, March 2024.
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Table 1: Summary of published ground conditions

Stratum

London Clay Formation

Soft to firm, becoming stiff, hard mid brown, grey
plastic CLAY. Occasional bands of septaria noted.

Hydrogeology

Depth to top of stratum,
(mbgl)

0to0.65
(Provento 100m)

Groundwater is recorded on the historic borehole records as being
associated with the deep chalk aquifer. Seepages were encountered
within more permeable layers (septaria) within the London Clay, but is
not considered indicative of a groundwater table.

The Bedrock geology (London Clay) is classified as Unproductive
Strata’. The Superficial Deposits (Dollis Hill Gravel) situated to the
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north of the site form a Secondary A aquifer of medium vulnerability
but are not considered likely to affect the residential area of the site.

The site is not situated within 500m of a Groundwater Source
Protection Zone (SPZ). There are no groundwater abstractions within
proximity of the site.

The site is within an area identified as being at negligible risk from

4
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Figure 9: Flood zones (groundwater)

The site is not within a Throughflow Catchment Area nor a Potential
Throughflow Catchment Area. The site is not within an area of
Increased Potential for Elevated Groundwater (due to permeable
superficial deposits).

8 https://www.haringey.gov.uk

Fortis Green Tennis Club, Haringey

Hydrology

The are no recorded surface water features within 250m of the site.
The site is not within an area at risk from river and coastal (fluvial)
flooding’”® and there are no recorded entries for historic flood events
within 250m of the site. Flood risk data indicates the risk rating due to
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Figure 10: Flood zones (surface water)
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2.7 Buried infrastructure

There are no known rail or mail tunnels beneath or in proximity of the
site?. Arailway line passes approximately 250m to the south west,
beyond the influence of the site. Utility plans have not been obtained
as part of this study but will be required prior to development. Itis
anticipated that highway and mains drainage will be present beneath
nearby roads, in addition to other domestic services. Itis not
anticipated that utilities will traverse beneath the proposed footprint
but will be confirmed prior to development.

9 31 Southern Road East, Haringey. Groundsure Geolnsight report. Ref. GS-1PZ-VEC-PQZ-PLA.
Groundsure, March 2024.
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3. SCREENING ASSESSMENT proportion of hard

surfaces/ paved areas?

As part of the site No, given the very low Confirm through detailed
3.1 Introduction drainage, will more surface  permeability ground. drainage design.
water (e.g. rainfall and run-

The following assessment undertaken by Talon is based on the off) than at present be

: . . ) ) discharged to the ground
guidance issued by various London Boroughs'?3, with the following (e.g. via soakaways and/or
ing i . SuDs)?
categories included:
o Is the lowest point of the No local ponds/spring None.
e Subterranean characteristics, proposed excavation lines present due to
- (allowing for any drainage cohesive/very low
e Land stability, and foundation space permeability ground
under the basementfloor)  conditions.
e Floodrisk and drainage. close to, or lower than, the
mean water level in any
Responses are provided based on the information collated as part of local pond or spring line?
the desk-based study. The following assumed or anticipated In summary, the site is anticipated as being underlain by the London
charagterlstlcs gre lbased upon publ||shed and readily aval||able data. Clay Formation, considered to be of very low permeability.
Intrusive investigation may be required as part of the design Groundwater is not anticipated as being present. Regional
requiremnent, which should be used to confirm the anticipated groundwater is at significant depth beneath the London Clay
conditions and conclusions of this assessment. Formation. There are no surface water bodies within 250m of the site.

The proposed development will not result in a significant increase in
hard cover, there are not likely to be changes in infiltration to the
Table 1: Subterranean characteristics ground and surface water run-off will be appropriately managed
through the design of the proposed drainage system.

3.2 Subterranean characteristics

Impact Response Action
Is the site located directly No. The London Clay None.
above an aquifer? Formationis classed as

Unproductive Strata.

Will the proposed No. None.
basement extend beneath
the water table surface?

Is the site within 100mofa  No. None.
watercourse, well

(used/disused) or

potential spring line?

Will the proposed There is unlikely to be a Changes will be managed
basement development significant change due to through the drainage
resultinachangeinthe the previous surfacing of design.
the tennis courts.
Fortis Green Tennis Club, Haringey 9 Tal\gnl:!‘



3.3

Land stability
Table 2: Land stability

Impact

Does the existing site
include slopes, natural or
man-made, greater than7°7?

Will the proposed re-
profiling of landscaping at
the site change slopes at the
property boundary to more
than7°7?

Does the development
neighbour land include
railway cuttings and the like,
with a slope greater than 7°7

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

Is the London Clay the
shallowest strata at the site?

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

10 Fortis Green Tennis Club, East Finchley. Arboricultural Report for planning purposes. 220552-PD-

11a. Tim Moya Associates, October 2023,

Response
No.

No. Localised changes
inlevels to form the
lower ground level
garden boundaries will
be structurally retained

and will not form a slope.

No.

No.

Yes.

Yes. 20No. trees are to
be removed, with 18No.
new trees planted. Root
protection areas are
present alongside the
eastern perimeter of the
proposed building®©.

Fortis Green Tennis Club, Haringey

Action

None.

None.

None.

None.

Excavation is likely to be
less than 3m. Detailed
design will check for
effects of
settlement/heave.

Most tree removal isin
the central part of the site
and on the southern
boundary, with only
limited trees removal in
proximity of the lower
ground floor footprint.
Assess potential for
desiccation and/or
ground movement
potential as part of
detailed design.
Assumed piled
foundations.

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

Is the site within 100m of a
watercourse or a potential
spring line?

Is the site within an area of
previously worked ground?

Is the site within an aquifer?
If so, will the proposed
basement extend beneath
the water table such that
dewatering may be required
during construction?

Is the site within 5m of a
highway or pedestrian right
of way?

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

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

The site is underlain by
London Clay. No known
evidence of such effects
at the site.

No.

No.

No. The London Clay
Formationis classed as
Unproductive Strata.
Groundwater not
expected to be present.

No.

Yes, the floor lower
ground floor slab will be
some 2.5m below
current site levels. Piled
foundations are
anticipated.

No.

Consideration to be given
to root protection areas.

Confirm through detailed
design that shrink/swell
potential is adequately
mitigated.

None.

None.

None.

None.

Confirm through detailed
design that potential
impacts are mitigated.

None.

The site is not in an area affected by a significant gradient, nor
underlain by tunnels or in the vicinity of railway infrastructure.
Proposed tree removal is predominantly within the central area of the
site and along the southern boundary, with limited removal adjacent to
the building footprint. Foundation design should take into
consideration the localised tree removal and root protection areas
present along the eastern building perimeter. The foundation loads for
the development will be comparable with the adjoining properties and

10
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therefore footings constructed at a similar founding level or piled.
Design and construction of new foundations will be in accordance with
current design standards such that adjacent property will not be
undermined nor inadequately supported and significant ground
movements will be prevented. Intrusive investigation may be required
prior to commencement of construction to confirm the design
parameters adopted.

Fortis Green Tennis Club, Haringey 11 TE]'OI’I‘
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3.4

Flood risk and drainage

Table 3: Flood risk and drainage

Impact

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

Will the proposed
basement development
resultinachange in the
proportion of hard
surfaced/paved external
areas”?

Will the proposed
basement resultin
changes to the profile of
the inflows (instantaneous
and long term) of surface
water being received by
adjacent properties or
downstream watercourse?

Will the proposed
basement resultin
changes to the quality of
surface water being
received by adjacent
properties or downstream
watercourses?

Isthe siteinanarea
identified to have surface
water flood risk according
to either the Local Flood
Risk Management
Strategy or the Strategic
Flood Risk Assessment or
is it at risk of flooding, for
example because the
proposed basement is
below the static water level
of nearby surface water
features?

Response

No significant increases are
anticipated due to the
increase in building
footprint and prior surfaced
tennis courts.

No significant increases are
anticipated due to the
increase in building
footprint and prior surfaced
tennis courts.

No. The design will
adequately cater for surface
run off and no significant
surface water will pass
through the site.

No.

No. Surface water flood risk
for the site is negligible and
constructionis not
expected to be affected by
groundwater.

Fortis Green Tennis Club, Haringey

Action

Drainage design to
provide adequate
provision.

The surface water
runoff is to be
adequately managed
through the drainage
design.

None.

None.

None.

3.5

The underlying geology is expected to be of very low permeability.
There will be no significant increase in low permeability cover from the
previously developed conditions for the site nor significant impact on
drainage and the groundwater arising from changes to impermeable
cover. Groundwater is not expected below the site. The nearest
surface water body is >250m from the site. Assuming the site
drainage is designed in accordance with current standards, it is
considered there will be no adverse effect on flood potential.

Assessment summary

The above assessment indicates most responses to the standard
questions to be ‘'no’, indicating the proposed development does not
necessitate a full Basement Impact Assessment. This, however, is
based upon the assumption that ground conditions beneath the site
are confirmed as being in accordance with the published geology, i.e.
London Clay Formation, and being of very low permeability, that
groundwater is not present beneath the site and that works are
designed in the temporary and permanent condition such that there
will be no significant adverse effects on adjacent property. Intrusive
investigation may be required as part of the detailed design phase to
confirm the ground conditions.

Although the above assessment does not indicate a full Basement
Impact Assessment is required, the following sections provide
supplementary information in support of the conclusions thus far and
confirm the scope required to confirm the above
assumptions/adopted characteristics.
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4. GROUND INVESTIGATION - SCOPE

A ground investigation has not been undertaken but may be required
as part of the detailed design for the proposed development. The
proposed scope of investigation will allow the responses provided in
the screening assessment to be confirmed, or otherwise addressed,
within the context of the proposed development. Should conditions
differ from those anticipated, the findings will help identify areas where
review or further assessment may be required.

The scope of investigation should be designed to:
e Confirm the presence and depth to the London Clay,

o |dentify physical properties of the founding soils for detailed
design,

e Confirm groundwater is absent.

The above criteria are likely to be achieved through a series of shallow
dynamic sampler boreholes or deeper cable percussive boreholes
and/or in situ and laboratory testing of soils. Additional data should
also be obtained during the intrusive investigation that is beyond the
requirement of this screening assessment and BIA, for example for
buried concrete design.

Fortis Green Tennis Club, Haringey 13 TE]'OI’I‘

CONSULTING



5. PROPOSED DEVELOPMENT IMPACT

The following summarises the potential impacts of the proposed
development including the lower ground floor construction based on
the anticipated ground conditions and findings of the screening
assessment. This summary assumes any subsequent ground
investigation undertaken will confirm the assumptions made.

51 Subterranean flow

Underlying soils are expected to be of very low permeability.
Groundwater is not anticipated to be present beneath the site. Itis
considered the proposed construction will have negligible impact on
groundwater flows in the vicinity of the site.

5.2 Surface flow and flooding

The underlying soils are expected to be of very low permeability. The
increase in hard cover across the site will therefore not significantly
affect infiltration. On the basis that site drainage is designed in
accordance with current standards and best practice, and
incorporates appropriate retention and discharge controls as
necessary, it is considered the development will cause
negligible/acceptable changes to peak drainage outflows and will have
no significant impact on surface flow and flooding.

53 Ground movement

A detailed movement analysis has not been undertaken. Near surface
soils are likely to be of variable, potentially up to high, plasticity, i.e.
London Clay Formation, and therefore ground movements could arise
from shrinkage/swelling of plastic soils and removal/application of
loads during construction (stress changes). Movements of the ground
can also arise due to construction processes, due to design
requirements, construction methods, etc. although these potential

Fortis Green Tennis Club, Haringey

ground movements will be preventable through carefully considered
design and planning.

At this early stage, detailed design has not been undertaken, with
limited design information provided at this stage. However, itis
expected that support will be provided to adjacent property ( dwellings
and gardens) as part of the proposed construction as appropriate. Itis
expected this may be in the form of a contiguous or secant piled
retaining structure, with some areas of excavation possibly formed in
open cut. The design and installation methods for the support will
prevent significant movements from occurring associated with
possible instability of the ground during the construction phase.

The proposed excavation below current site levels is likely to be of the
order of 2.5m to 3m deep, which will result in limited stress change due
to unloading of the ground (through soil removal). In addition, this will
only be a short-term change until construction loads are applied. The
net change in stress in the long term will be negligible.

As the proposed redevelopment is for the construction of a four-storey
residential structure including lower ground floor level, typical
foundation loads are considered likely to be not too dissimilar to
surrounding properties and within an acceptable range for the
underlying ground conditions. Based on the expected ground
conditions and anticipated loads, ground movements are likely to be
within acceptable limits for development and appropriate design
should result in no significant/negligible damage to adjacent property,
i.e. anticipated no worse than Damage Category O or 1, as defined by
the Burland Scale, Table 4.

Talon=@=
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Table 4: Burland Scale

Damage
category
0
(Negligible)

1
(Very slight)

2
(Slight)

3
(Moderate)

4
(Severe)

5
(Very severe)

Description

Hairline cracks, typically <0.1mm wide.

Fine cracks that can easily be treated during normal
decoration (crack width typically <Imm).

Cracks easily filled: redecoration probably required. Some
repointing may be required externally (crack width typically
<5mm)

The cracks require some opening up and can be patched by
amason. Repointing of external brickwork and possibly a
small amount of brickwork to be replaced (crack width
typically 5 to 15mm or several >3mm)

Extensive repair work involving breaking-out and replacing
sections of walls, especially over doors and windows (typical
crack width 15mm to 25mm but depends on number of
cracks)

This requires a major repair involving partial or complete re-
building (crack width usually >25mm but depends on
number of cracks)

54 Construction sequence

Until the substructure design is complete, a construction method
statement has not been prepared and the construction sequence
cannot be confirmed. In due course, this will be prepared, taking into
consideration the proposed tree removal, root protection areas,
anticipated piling, proposed basement excavation and the proximity of
the adjoining dwellings. The construction process may also
incorporate a programme of monitoring of the site boundary.

Fortis Green Tennis Club, Haringey
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NON-TECHNICAL SUMMARY

The above screening assessment indicates there is likely to be no
significant adverse impact arising from the proposed development,
subject to confirmation of the geotechnical design. The published
geology indicates the site to be underlain by the London Clay
Formation, which is likely to be of very low permeability. Groundwater
is not expected to be present beneath the site, with regional
groundwater at a significant depth within deeper strata. On this basis,
impact on throughflow of ground water, and therefore properties
situated up and down hydraulic gradient of the site, is concluded as
negligible.

In the absence of confirmed geotechnical properties and limited design
information, it isn't possible to undertake a detailed movement
assessment at this stage. However, based on the expected ground
conditions, anticipated loadings and depth of excavation, and through
the adoption of good practice during construction, ground movements
due to the proposed excavation and construction are considered likely
to be maintained within acceptable development limits and are unlikely
to cause significant damage to property. The excavation and
construction are not considered abnormal and are typical of
urban/residential basement developments.

Itis recommended that in addition to undertaking intrusive ground
investigation as part of the geotechnical design, a monitoring strategy
is implemented during development.

Fortis Green Tennis Club, Haringey
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DISCLAIMER

This report is for the sole and specific use of the Client and may only be used for the purpose for which it was prepared. Should the Client require copies of the
report to be issued to other parties for information, the whole of the report shall be copied. No professional liability or warranty shall be extended to other
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