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INTRODUCTION

We have been appointed by Anton Bielecki to provide structural engineering advice in
connection with Flat C at 32-34 Highgate High Street, a 2" floor (top floor) flat within Grade

Il listed terraced property within the Highgate Conservation Area.

The owner of the flat, who is our client, intends to alter the internal layout which will involve
forming door openings through selected walls, removing a partition wall, forming openings in

the roof structure to accommodate rooflights and widening one of the rear dormer windows.

Following our client's engagement with the London Borough of Haringey they advised that a
structural assessment should be carried out by a Conservation Accredited Engineer (CARE)
to assess the proposals and confirm they can be implemented without undue loss or

damage of significant historic structure.

This report is intended solely for the use of our client and no liability can be accepted on our
part for its use by any third party. It details our observations and recommendations following
detailed inspection of relevant parts of the flat and has been taken far enough to satisfy the
requirements of our brief but of necessity has not been exhaustive, consequently we are

unable to report on areas beyond our appointment.

CONTEXT, CONSTRUCTION & PROPOSALS

Flat C at 32-34 Highgate High Street is a lateral flat within the mansard roof space at the 2
(top) floor of a three storey building within a terrace of similar buildings which are Grade Il
listed for their group value (see Photograph 1). The lateral flat occupies a single level
spread over the footprint of two adjoining terraces (Nos. 32 and 34) via door openings

formed through the original party wall between the properties.

The listing describes the property as 18" century however this probably refers to the date of
alteration (reconstruction of the front elevation, alteration of the roof structure etc.) of an
earlier building of which remnants may still survive in some areas. The unusual form of the
roof in particular indicates that the original frontage of the property was located some
distance behind the current frontage, the current brickwork elevation having been added to

‘beautify’ the unfashionable and uneven original elevation.

The original construction would have been of a traditional form, probably timber framed,
however the easily visible areas now comprise solid brickwork front, rear and party walls
plus timber stud internal walls supporting timber joist floors and a multi-pitched timber roof

clad with slate tiles.
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Subsequent alterations carried out during the 20" century, perhaps undertaken to form the
lateral flat, created door openings in the party walls, removed some of the internal
loadbearing walls and replaced them with steel beams supported on the brickwork party
walls, aided in some areas by steel columns (e.g. at Ground floor). A layout of the flat in

1987 is provided in Appendix A.

Structural works in the mid-1980s removed the chimney breasts at 2™ floor together with the
chimney stacks above, and also made other minor alterations. A current layout of the flat is
provided in Appendix B and a description of the flat can be found in the recent Design &

Access Statement and Heritage Statement.

Our client has proposed making alterations which will involve forming door openings through
selected walls, removing a partition wall, forming openings in the roof structure to
accommodate rooflights and widening one of the rear dormer windows. These proposals are
illustrated in Appendix C.

Photograph 1: Aerial view with Flat 32C highlighted
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3.0 INSPECTION & ASSESSMENT

3.1 | carried out an inspection of all relevant and feasibly accessible areas of Flat C on 20t
February 2023. My inspection was supplemented by intrusive investigations in selected
areas involving the temporary removal of wall and floor finishes to expose the structure
beyond for inspection and assessment. The weather was cold, dry and sunny at the time of

my inspection.

3.2  Throughout the following sections reference should be made to the drawings provided in

Appendices B and C together with the photograph key plan therein for ease of reference.

3.3 Proposed doorway through wall between proposed Living Room & Closet

3.3.1 Finishes were removed to the full extent of the proposed door opening through the wall

between the proposed Living Room & Closet (see Photographs 2 to 4).

Photograph 2: Removed finishes at proposed doorway
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Photograph 3: Removed finishes at proposed doorway

Photograph 4: Removed finishes at proposed doorway
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3.3.2 The opening up work was preceded by pilot opening up works in a small area to ensure
existing fabric would not be harmed, and to minimise disruption finishes were removed on
side of the wall only.

3.3.3 The exposed masonry comprises a mixture of 20t century bricks at the lower part of the
wall overlaid by re-used late-18t" or early-19t century bricks topped by aerated concrete
blocks, all laid in strong and stiff cementitious mortar. A mass concrete padstone supporting
the bearings of the steel beams supporting the roof is located to one side of the proposed
door opening. Aside from the small area of re-used older brickwork all the masonry at the

proposed doorway dates from the modern era and has no historic significance.

3.3.4 To form the new doorway the masonry above will be temporarily propped and a new precast
prestressed concrete lintel installed which will bear on the remaining masonry on each side.
A small portion of the existing mass concrete padstone will be carefully cut back but this will

have no negative consequences on the ability of the remainder to function satisfactorily.

Photograph 5: Floor and wall structure at foot of proposed doorway
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3.3.5 Removal of a small area of floor finishes at the foot of the proposed door opening revealed
late-18t or early-19t century brickwork below floor level (see Photograph 5). The floor is of

modern construction in this area with no trace of historic fabric (sees Photographs 5 & 6).

Photograph 6: Floor structure at foot of proposed doorway

34 Proposed doorways through wall between proposed Living Room & Hall
3.4.1 Finishes were removed in a small area near the head of the wall between the proposed

Living Room & Hall to determine the nature and arrangement of the wall structure (see

Photographs 7 & 8). Finishes were removed on side of the wall only to minimise disruption.

3.4.2 The exposed structure comprises a modern steel beam supporting the roof, the beam
spanning between the brickwork party walls and most likely bearing on mass concrete
padstones similar to that seen in the exposed party wall. A timber stud wall is located
beneath and no load transfer is apparent between the two, therefore the wall can be reliably

considered non-loadbearing.

3.4.3 All of the fabric in this area dates from the late-20™ century and has no historic significance.

Page 8 of 18



conisbee

Photograph 7: Removed finishes at head of proposed doorway

Photograph 8: Removed finishes at head of proposed doorway
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3.5 Proposed removal of wall between existing Bed ii) and Family Bathroom

3.5.1 Finishes were removed in a small area near the middle of the wall between the existing Bed
ii) and the Family Bathroom to determine the nature and arrangement of the wall structure
(see Photographs 9 & 10). Finishes were removed on side of the wall only to minimise

disruption.

3.5.2 The exposed structure comprises modern timber studwork onto which no structure can be
seen to bear. This includes the steel beam situated beneath the valley gutter near the front
elevation which passes through the wall and bears only on the brickwork party walls

beyond.

3.5.3 There is no apparent load transfer into the timber stud wall and it can be reliably considered

non-loadbearing.

3.5.4 All of the fabric in this area dates from the late-20™" century and has no historic significance.

Photograph 9: Removed finishes at middle of existing wall
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Photograph 10: Removed finishes at middle of existing wall

3.6 Proposed rooflights in roof pitch above proposed Living Room & Principal Bedroom

3.6.1 Access to the roof void above these areas was possible via a hatch in the ceiling.

3.6.2 The roof is of cut timber construction comprising common rafters which are half-lap jointed
at the ridge and nailed or bolted to the ceiling joists (see Photographs 11 to 13). Almost all
the rafters date from the 19t century and a handful date from an earlier period, however all
the ceiling joists are of late-20" century construction.

3.6.3 The common rafters and their connections have some historic significance but the modern
ceiling joists have no historic significance.

3.6.4 The quality of construction and the condition of the timber is generally good and amenable

to careful minor alterations.

3.6.5 Formation of the new rooflights through the inner roof pitch above the proposed Living
Room & Principal Bedroom will require curtailment of several common rafters. These will be
carefully trimmed around the rooflight openings, ideally re-using the removed portions of
historic timber in order to maximise the retention of all fabric for a similar purpose near its

original location.
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Photograph 11: Roof structure

Photograph 12: Roof structure
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Photograph 13: Roof structure

Photograph 14: Removed finishes at proposed dormer window
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Photograph 15: Removed finishes at proposed dormer window

Formation of each rooflight will require the curtailment and local repositioning of
approximately 1-2m of rafter per rooflight which will then be re-fixed between the adjacent

uncut rafters in order to trim the opening for the new rooflight.

Rather than raising the ceiling joists in accordance with the drawn and submitted proposals
our client has instead proposed to remove the ceiling finishes together with alternate ceiling
joists in order to create the impression of greater height and space, and to ease the

passage of light into the rooms below.

Removal of alternate ceiling joists will not affect the overall structural integrity of the
remaining roof structure but it would be prudent to take the opportunity to enhance all
existing connections between the common rafters and ceiling joists with stainless steel M12

through-bolts to guard against slippage and spread of the rafters.
Proposed widening of dormer window in proposed Bathroom

Wall finishes were removed alongside the dormer window at the rear of flat in the proposed

Bathroom into which it is planned to extend the window (see Photographs 14 & 15).

Page 14 of 18



3.7.2

3.7.3

4.0

41

42

43

4.4

conisbee

The structure exposed is the base of the mansard roof and is of timber construction dating
from the 19t century and contemporary with the common rafters. The timber has some

historic significance.

The quality of construction and the condition of the timber is generally good and amenable
to careful minor alterations. Widening the dormer window will not require the curtailment of

any timbers so this proposal will not have any impact on the historic fabric.

CONCLUSIONS

Visual and intrusive inspection of Flat C at 32-34 Highgate High Street has confirmed the
construction and historic significance of the previously obscured fabric in relevant locations,
allowing a considered assessment of the proposed alterations to be made. These
alterations involve forming door openings through selected walls, taking down the wall
between the existing Bed ii and family Bath, forming openings in the roof structure to
accommodate rooflights, adjusting the arrangement of the ceiling joists in selected rooms

and widening one of the rear dormer windows.

Having carefully considered the alteration proposals described above following my detailed
inspection | consider they can be implemented without structural harm or significant loss or
damage of historic fabric provided our recommendations are implemented.

The approach outlined herein is in full accordance with accepted conservation principles,
takes due account of the historic importance of the building and is appropriate to its

construction, historic significance and current condition.

This report has been prepared on behalf of Conisbee by:

Kevin Clark BSc (Hons) PhD DIC CEng MICE FRSA Conservation Accredited Engineer (CARE)

Director & Head of Heritage Engineering
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APPENDIX A LAYOUT OF FLAT C IN 1987
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APPENDIX B LAYOUT OF FLAT C IN 2022
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APPENDIX C PROPOSED LAYOUT OF FLAT C
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