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08 Feb 2018
Mr Nick Corbbold
Bell Cornwell LLP
Oakview House,

Station Road,

Hook,

Hampshire.

RG27 9TP
Dear Nick
RE:  RL17562 – The Red Cow Pub, 50 Crown Street, Reading

Further to your email date 30th January 2018 forwarding on a copy of the Planning Officer / Historic Building Consultant’s memorandum relating to the above project we enclose a copy of the Structural Engineers report, drawings and calculation in further support to the alterations required to put back into use the whole of the above Grade (2) Listed Building in a safe and proper manner.
We would just add Mr Piers Byron-Moore | Principal Engineer brings more than 35 years of engineering experience to bear at Riddwood Consulting Engineers.
Discussion
We have read the Historic Building Officers is in agreement and acceptance that the existing first floor is not fit for purpose in it’s current form and will require intervention to be able to put the whole building back into use. This use is not just for the use which the client has been granted Planning Permission dated 30th August 2017 but any long term future use will require these works to be undertaken.

With the change of use from (Class A4) to (Class A3) ground floor and residential first floor to (Class C3) use it was confirmed by the RBFRS Fire Inspector John Mitchell that a much more stringent compliance would be required to Approval Document B Fire Safety than was previously provided by the previous user class  and that can be provider by the existing fabric of the building. This would be achieved by the proposed alterations detailed below.

The first floor in it’s present state is not fit for human habitation by way of heating, insulation, ventilation and noise and traffic pollution highlighted in the Planning Approval No 170291 Conditions No 10,1112,13 and 15, these will all require a degree of intervention to be able to resolve and as highlighted in the memorandum there is flexibility when it comes to compliance with Building Regulations.
However the two areas where there is no room for compromise following our discussions with the Building Inspector are Approval Document A Structural Stability and Approval Document B Fire Safety, we have together with the structural engineer considered our present proposal to be the least intrusive to achieve a safe and long term reuse of the listed building and compliance to the above.

At 50mm there is insufficient room to work within the existing floor to ceiling height in the location of FLAT 2 to achieve both structural integrity or the required fire compartmentation, let alone accommodate services and drainage requirements.
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We looked at the introduction of supporting steel structure to be able to utilise the existing supporting timber down stand beams and a second supporting post at the junction of the two beams on the ground floor, but this would require the destruction of the existing ceiling and secondary feature timbers. It would also be impeded by having the lath and plaster wall between flat 2 and the bedroom which is carrying roof structure load onto one of the beams. This option would still require the floor to be lifted with the new joist spanning over 2m onto the existing timber beams and the addition of a new ceiling.
This leaves two options above or below the existing floor, both were investigated.

Below we have original down stand timber supporting beams 175mm deep at a height of 2.2m above FFL which would rule out the introduction of structure below due to head height and existing window head level. See below.

This leaves the above option which is the one put forward and enables us to facilitate all the points previously mentioned and comply fully with Building Regulations for the use of the first floor.
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Conclusion
This proposal maintains 50% of the existing walls to the first floor, 100% of the ground floor feature beams and ceilings. 75% of the second floor ceilings would be retained. 
The second floor ceiling to flat 2 is close to collapse with the existing supporting beam riddled with woodworm and being held in place only by years of paint. This does not bode well for the rest of the roof structure in this area where infestation of woodworm was evident within the roof space. 

The removal of the second floor ceiling to flat 2 was approved on the principal the room would not be suitable for habitable use at a height of 1.8 the same principal would apply to the corridor ceiling at a similar height. With the introduction of the conservation roof lights to this area the ceiling to the corridor will require major intervention and alteration in any case.
We would refute the need to remove the existing corridor ceiling and walls and replace with new are considered to be of harm to the Listed Building and without justification. Buildings undergo alteration to suit the requirements of their present use including Listed Building to preserve what we can and adapt to their future use safeguards the whole building for decades to come.  
Best regards

Yours sincerely
David Moro MCIAT
enc
