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We disclaim any responsibility to the client and others in respect of any matters outside the scope of the above. 

This report is confidential to the client and we accept no responsibility of whatsoever nature to third parties to whom 

this report, or any part thereof, is made known. Any such party relies on the report at its own risk. 
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1.0 Introduction: 

CBP Architects have been commissioned to carry out a visual assessment of the condition of 

2 existing basement staircases to houses, 22 and 23, at Goodenough College, Mecklenburgh 

Square London WC1N 2AD by CBRE.   

 

In addition, a structural appraisal of the staircases has been carried out by Collins Hall Green, 

the findings are combined in this report and associated supporting drawings. 

 

The previous use of the properties was as residential and over time the use has changed to 

become a Hotel. 

 

The main area of concern is the unevenness/ stability of the basement stair treads/ risers 

serving the lower ground floors, and the stability of the handrails which get heavy usage from 

the Public and Staff.   

 

Any strengthening or new work to the existing staircases will require to be measured against 

the modern Building Regulations, and work closely with the Local Planning Department 

Conservation Officer. This consultation has been carried out with both parties, through 

Rapleys LLP pre-application advice with London Borough of Camden, with responses dated 

26th June 2017. The feedback and comments being incorporated within this document, and 

on the supporting drawn information. 

 

The report is supported by photographs where relevant to embellish the findings and 

comments/ conclusions. 

 

1.1 Listed Building Consent and Relevant Historical Information: 

The buildings containing the staircases are designated Grade Listed II*.  

 

Early consultation in the form of a pre-application advice enquiry with the Local Planning 

Authority/ Conservation Officer has been carried out with Sarah Freeman, Conservation 

Officer at London Borough of Camden and an application for Listed Building Consent will be 

required for items that require to be removed, replaced, and/ or refurbished/ reinstated. 

 

These reports are intended to indicate where remedial/ removal/ reinstatement and new work/ 

or management intervention will be required or where further investigations should be 

undertaken. In addition, the observations and proposed remedial work in these documents, 

and supporting drawings can be used to engage with the Conservation Officer, Historic 

England and other Consultee bodies as required. 
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1.2 Extent of the Review: 

The inspection was undertaken in conjunction with a Structural Survey to assess where 

improvements could be made given the use of the buildings as a Hotel. Areas reviewed 

included: 

 

• Dimensional differences, tread, rise and handrail heights. 

• Stability of the existing handrails. 

• Applied finishes installed on the stairs. 

• Proposals to integrate reinforcement to the tread, rise and handrail. 

• Areas of instability, wear and tear, and stability issues to the stairs as a whole. 

 

No finishes were lifted nor removed to review the substrate or structure of the stairs. 

  

1.3 Executive Summary: 

• Following on from the review of the existing stairs to houses 21, 22, 23, 24, and 25, it 
is noted that the stairs do not conform to Modern current Building Regulation 
requirements in particular in relation to the vertical balustrade dimensions, baluster 
gap widths and irregular varied heights in some cases for the stair risers. Detail 
discussion with the Approved Inspector are taking place, who is assessing the 
information based on the submitted details for Conservation Officer review. 

 

• In some cases, varying tread and riser dimensions on the same stair flight, coupled 
with limited bulkhead clearance heights (taken from the stair string) to the lower ground 
floor and upper floors stairs could form a hazard which requires to be managed/ 
identified by signage.  

 

• This in the context of the building use originally as Residential but now used as a Hotel 
where loading requirements to the handrails and balustrades are now double if 
measured against the Modern Building Regulations.  

 

• The thick carpet finish exacerbates the reduction in the tread and riser depths, as in 
some cases the stair treads do not support the full foot depth. The stair nosing’s cannot 
be seen defining the end of each tread. The carpet finish is being reviewed with a more 
user-friendly covering. 

 

• Although the Building Regulations may be relaxed in terms of Listed Buildings and their 
use, close liaison has taken place with the Approved Inspector as to the proposed 
remedial works to the stairs and balusters/ balustrades, the details are currently being 
assessed. 
 

• It is understood the Approved Inspector will review and may make recommendations 
related to mandatory Fire Protection upgrading and also increase Sound reduction 
measures to ensure the stairs are compliant. These 2 basement staircases do have a 
store located under, and appear to be compliant with modern fire protection e.g. 
plasterboard and skim, but it would be prudent to gain an up to date check with the 
Fire Officer and The Approved Inspector to ensure as fuller compliance as possible of 
the stairs under the Building Regulations. 
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• The existing under store stair fire doors, where they could be reviewed, appeared to 
modern, with integrated smoke seals and brushes installed. A full audit of the fire doors 
and internal stair soffits/ walls should be carried out to ensure compliance and that 
they are fully fire protected. 

 

• In terms of Sound Transmission, Impact and Airborne, this remit appeared to be not 
an issue with the adjacent rooms. The existing heavy carpet does contribute to sound 
reduction. Consideration is required if the carpet is to be removed and an alternative 
surface material installed with the potential impact on increasing the Impact and 
Airborne sound transmission that this may have on the stairs and surrounding spaces. 
 

• It is anticipated that other remedial works may be negotiated with the Conservation 
Officer, by maintaining the existing Historic Fabric of the majority of the stairs yet offer 
practical and integrated reinforcement solutions with integral timber bracing to offer 
restraint, carry out strengthening/ reinforcement works, add new handrails to the 
perimeter of the stair wells. Refer to the separate method statement submitted with 
this application. 

 

• Suggested strengthening and adaptions, minimal intervention have been proposed 
within the body of this report, with repair work coordinated into the existing context of 
the historic balustrades where bedded in the timber strings. 

 

• Taking the Conservation Officers concerns and observations after the pre-application 
feedback, these 2 existing basement staircases are to be retained, and refurbished.   

 

• The application has explored the introduction of an additional handrail meeting the 
current Building Regulations heights, to the perimeter walls opposite the main handrail 
particularly to the main staircases. Users will be encouraged to walk against the wall, 
with handrail support at the correct height. The new handrail location would draw the 
user to the outer extremity of the stairs as opposed to being drawn to the existing 
handrail, and limited tread kite winders at each turn on the stairs. All as shown on the 
attached supporting details. 

 

• The basement stairs to the ground floor act as communication stairs to the external 
residential rooms, as well as fire exits, supporting ancillary spaces, and are subject to 
regular use as communication routes.  

 

• We would advise that all Visitors, Customers, Users, Staff and Guests are made aware 
that the footing and guarding on all the stairs requires caution when in use, and if any 
assistance is required to advise reception. The safety sign is as described in the detail 
drawings, and are located at Ground level. 

 

• Client/ end user to prepare detailed risk assessments and access statement. 
 

• In conjunction with the above, method statements have been prepared for each work 
task, as far as possible to describe the works and also sequence of operation. 
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2.0 Survey Methodology: 

The survey took the form of a visual assessment and no invasive exploratory techniques were 

used to carry out further investigations. CBP were accompanied by Collinshallgreen Ltd, 

Structural Engineers who undertook a visual structural assessment of each stair.  

 

During the visual survey photographs were taken to identify defects. These photographs form 

the basis of this report that have been produced for each individual staircase inspected. 

 

2.1 Restrictions to Survey Process: 

There were no real restrictions and the stairs were viewed visually, only, there was no intrusive 

investigation works carried out, (other than access to the stores under the staircases, where 

located) and the 2 staircases were reviewed at each property.  

 

2.2 When the Survey Took Place: 

The survey took place on Friday 22nd April 2016. 
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3.0 Building 22 Mecklenburgh Square - Staircases: 

a) Lower Ground – Ground Floor: 
 

Going: 230mm approx. varies, feels unsafe under foot given limited and varied tread 
depth. 

Rise:  180mm approx. and varies 
Handrails: Unstable and moves under pressure. Appears handrail to be original. Balusters 

require checking for structural integrity and solid fixing, and require to be 
reinforced. 

 
Stairs:  Formed out of timber  
 
Observations: Propose an additional feature handrail installed at the upper area of the stair,   
                        and to wall elevation at 900mm above string, consider reduced width and  
                        escape capacity. 

 
Consider removal of thick carpet, and introduction of a thinner but suitable 
material to allow more tread depth. 

 
Height of Bulkhead from stair string measured 1940mm approx. noted that 
warning signs are installed. This reduced dimension and limited reduced tread 
may cause an issue for users negotiating the stairs at this point.  
 
Handrail height from string measures approximately 760mm being lower than 
the required dimension of 900mm. as the current Building Regulations.  
 
Bottom and top treads require strengthening. 
 
Handrail, Balustrade and Newel Post requires to be strengthened 

 
Bottom/ intermediate treads require adjustment and reinforcement to 
accommodate consistent rise height over the whole flight. 
 
Width of stairs approx. 790mm approx. Consider checking stair width in relation 
to escape numbers of people in the event of a fire and progressive escape from 
the upper levels to the lower ground floor external escape and place of safety. 
 
Consider integrated safety notification signage.  
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4.0 Building 23 Mecklenburgh Square - Staircases: 

a) Lower Ground – Ground Floor:  
 
Going: 220 mm approx. varies, feels unsafe under foot given limited and varied tread 

depth. 
Rise: Varied between 180mm approx, lower tread 165mm approx, one 200mm 

approx forming a trip hazard. 
Handrails: Unstable and moves under pressure. Balusters which appear to be existing, 

require checking for structural integrity and solid fixing 
Stairs:  Formed out of timber. 
 
Observations: Lower and intermediate tread requires reinforcement. 
 
                        Propose an additional feature handrail installed at the upper area of the stair,  
                        and to wall elevation at 900mm above string, consider reduced width.  
                   

Consider removal of thick carpet, and introduction of a thinner but suitable 
material to allow more tread depth. 
 
Height of Bulkhead from stair string measured approximately 1850mm approx, 
noted that warning signs are installed. This reduced dimension and limited 
reduced tread may cause an issue for users negotiating the stairs at this point.  
 
Handrail height from string measures approximately 780mm being lower than 
the required dimension of 900mm. as the current Building Regulations. 
 
Handrail and newel posts requires to be strengthened, particularly the Newel 
Post to the bottom of the stairs which has had a temporary previous repair but 
requires to be reinforced. The Newel Post is also slightly out of plumb. 
 
Width of stairs approx. 790mm approx. Consider checking stair width in relation 
to escape numbers of people in the event of a fire and progressive escape from 
the upper levels to the lower ground floor escape and place of safety. 
 
Store under stairs, plasterboard soffit requires to be repaired to maintain the 
required fire resistance to the store and protect the soffit of the stairs. 
 
Consider integrated safety notification signage 
 
Treads 4,5,8,9,10,11 are loose, irregular and unsafe, require repair, level 
adjustment and reinforcement to accommodate consistent rise height over the 
whole flight. 
 

 
These stairs serve the dining room, and will be subject to heavier regular use. 
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5.0 Conclusion: 

• Propose a change in carpet material to the treads and risers to achieve a larger tread, 

and consistent rise. New finish to be anti-slip, and also highlighted nosings. Nosings 

to be agreed with the Conservation Officer. 

 

• Introduce of a new perimeter feature wall handrail fixed at 900mm above the stair 

string, to the staircases, to be used in conjunction with the existing handrails.  

 

• The timber staircases with loose and damaged treads, risers and handrails/ 

balustrades, are to be repaired/ reinforced as detailed in the attached method 

statements. 

 

• Ensure relevant approvals are gained on a repair strategy with the Local Planning 

Department, Heritage England, Approved Inspector and the Local Conservation 

Officer. 

 

• Ensure all the work is coordinated and signed off via the Approved Inspector.  

 

• No finishes have been disturbed, nor have we inspected any unexposed or 

inaccessible spaces, and are unable to report if any areas have been affected by rot, 

beetle, or worm infestation. 

 

• These observations are limited to the visual inspection, and as such, CBP Architects 
are unable to accept liability for any loss or injury based however caused as a result of 
these comments. 
 

• Consider the use of integrated safety notification signage, and advice to users, 

Customers, and staff on using the existing stairs being commensurate with an existing 

Listed Building. 
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6.0 Proposals Going Forward: 

The site investigations identified that the balustrades require remedial strengthening works to 
address the stability, and although a strategy to repair, and strengthen is attached in the form 
of specification, materials, and supporting method statements, we have also formulated a 
strategy to test the handrails in situ to identify the areas that are deficient through a forensic 
approach. 
 
This load test is to measure the strength and lateral movement of the balustrade, against the 
modern Building Regulations and British Standards. The design criteria are set out as below: 
 
The 2 properties are presently used as a hotel, although their initial use will have been as 

domestic residences. This change of use introduces a change in the loading to be used on 

the handrail in accordance with British Standards. Below is an extract from BS 6399-1 1996 

Loading for buildings, Part 1, table 4, indicating the different horizontal loads for a residence 

and hotel, e.g. other residential. 

 

The load for a hotel is double that for a domestic residence. 

 

 

 

Structural calculations carried out on the reviewed sections verify that 35mm x 35mm timber 

balusters at 100mm centers are adequate for the increased load, whereas 22mm x 22mm 

timber balusters are not. (note, the majority of the balusters centers are in excess of the 

100mm, and the balusters sections are 22mm x 22mm approx). 

 

Within the pre-application response dated 26th June 2017, an observation has been made on 

the overall approach to the refurbishment works related to the handrails. 

 

To apply a more detailed forensic approach to the balustrades requiring refurbishment and 

repair, it is proposed to carry out load tests to the handrails, and in turn the embedment and 

fixing within the timber strings. The results will allow a detailed focused assessment related to 

the exact areas requiring refurbishment and remedial reinforcement works. 

 

Kiwa CMT Testing are specialist in load testing of balustrades, and having reviewed the areas, 

can install equipment to test the balustrades in situ. Protection to the walls is provided, and 

Kiwa are well versed in working in this environment and context. 
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The attached Kiwa CMT Testing data sheet outlines the strategy and proposed work method 

for additional supporting information. The testing of the balustrades will take 2 days on site.   

 

To support the overall strategy the following additional non-intrusive tasks can be adopted by 

the Client: 

 

• Client to develop adopted detailed Risk Assessments to address movement on the 
stairs, for all users and develop strategies to manage movement, carrying items, 
children, aged persons, disabled, ambulant disabled users and safety, particularly in 
the event of movement if evacuation is required. 

 

• Client to develop access strategy for all users, linked to the Risk Assessments. 
 

7.0 Handrail Details: 

In terms of the handrail detail, we have reviewed the Historic England paper ‘easy access to 
historic buildings’ where there are many completed handrail configurations. The proposed 
fixing bracket we have developed has been adopted within this Historic England paper. 
 
The handrail, which has been designed to reflect the original handrail to the external side, will 
be painted, colour to be confirmed. The most aesthetic approach yet being subservient to the 
existing handrail 
 
We would propose a handrail sample painted for durability including visual affect and bracket 
is put in place on site for the Conservation Officer sign off before work commences. 
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Building 22 – Lower – Ground Floor 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1. Reinforce handrail/ balustrade / make consistent level treads. 

2.Tread and handrails require reinforcement/ repair/ consistent height. 

Introduction of additional handrail to wall side. 
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Building 23 – Lower – Ground Floor 

  

3. Make good to under stair soffit, to maintain fire resistance integrity.  

4. Tread and handrails requires reinforcement/ repair. Introduction of additional 

feature wall handrail. Newel post is loose/ requires reinforcement.  
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Building Regulation Part K Stairs 
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.  
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Site Location Plan 
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