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1.0 INTRODUCTION

We were requested by our Client, Frendcastie Management, to visit site and inspect
existing Victorian buildings at the above site.

Consideration is being given to proposals to refurbish the buildings as part of a
redeveiopment of the site.

Within the sife, there are two existing Victorian buildings remaining.
The site was originally part of the site of an early Electricity Works and is shown in
outline on the Ordinance Survey drawing of 1915. The Electricity Works is again

shown on the 1960 Ordinance Survey drawing,

The Ordinance Survey maps and a survey sketch of the two existing buildings are
attached to this appraisal as Appendix A.

The current site forms approximately half of the oziginal site of the Electricity Works.
The current site occupies the eastern half of the original Electricity Works whilst the
western half of the original site is now occupied by modemn electricity distribution

plant.

The two remaining Victorian buildings can be described as a house (building 1} and
an industrial building (building 2).

The existing warchouse building to the north of the other buildings does not form part
of this appraisal.

Photographs of the existing buildings are attached to this appraisal as Appendix B.

1.2 ___General Description of Building 1

Building 1 is best described as a house on an office building, constructed with solid
masonry walls externally, with timber floors and studwork partitions internally and a
pitched timber roof structure.

Some walls internally are of maseonry construction.

The roof is covered with slates which are in good order, with ridge tiles and gable wall
flashings also in good order.

It appears that the building has remained weather tight aver the years.
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1.3 General description of Building 2

Building 2 forms part of an original larger industrial building that once continued
further to the west across the site of the current electricity distribution plant site.

The existing warehouse building has been truncated literally by cutting the building in
the middle and constructing a lightweight blockwork end wall to the truncated
building at the west end.

The roof is of curved corrugated iron showing signs of heavy corrosion.

The roof has been over covered with bitumen at various times, which has cracked and
led to water ingress.

Water is currently entering the building via dilapidated pavapet gutters.
Internally, the building has a ground, first and second floor levels.

The second floor floor is constructed using floor joists laid on their sides and has
negligible load carrying capacity.

The first floor is of filler joist construction with extensive cracking to the soffit
suggesting that water has corroded the steel elements within the floor.

The ground floor is generally of hard core finish.

Headroom is extremely limited at first and second floor level and is also very low at
ground floor level, for an industrial building,
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2.0 EXCLUSIONS

This report is concerned only with the structure of the premises with regard to possible
structural defects and remedial works which may be necessary to remedy such defects,

The conclusions of the report are based on those parts of the building which were
accessible and visible.

No cutting away of any finishes was undertaken. Any constructions othcrwise
obscured were consequently not inspected.

In the absence of visible manifestation of characteristic defects the report assumes that
the original construction does not contain materials hazardous to heaith. Detailed
sampling and laboratory testing will be required to establish this conclusively. At this
stage we have not been instructed to carry this out.

The fourdations to the property were not exposed or inspected.

The drains serving the property were not inspected.

This condition survey concems itself only with the two existing buildings referred to
in section | above.
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3.0___DETAILED FINDINGS

Buiiding |

No significant signs of structural distress were noted to the fabric of building |
externally,

Brickwork is generally in good order, with pointing generally reasonably maintained.
‘The pitched stated roof to the building is in good order as are the ridge tiles and gable
caves flashings (some flashings are of lead construction whilst others are of cement

construction,

Internally, floors to the upper levels are of timber construction and do not show any
signs of distress.

Floors are not bouncy under foot suggesting that the floor joists wiil be adequate for
use under domestic loading without strengthening.

Internally, partition walls are generally uncracked indicating that the building is not
affected by any foundation movement.

At ground floor level, floors appear to be of solid construction with no significant
signs of damp or moisture ingress.
Building 2

Externally, the curved corrugated iron roof is obscured from view behind a parapet
gutter.

The roof can be viewed from the valley gutter between building 1 and building 2 (the
vailey gutter between the two buildings is accessible, well maintained and in good
order)

Access to the parapet gutter to building 2 is not possible.

Within the existing building at second floor level, water was noted to be dripping into
the second floor space via leaking parapet gutters.

The internal face of the masenry wall is affected by moisture ingress with severe
exfoliation of brickwork noted around window reveals
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The existing second floor structurc consists of a series of stecl beams spanning from
front to rear of the building, over which have been laid floor joists on their side axes.

The floors are very springy under foot even when simply walking across the floor.

The floors have negligible load carrying capacity and are not capable of supporting
domestic superimposed loads.

Headroom is limited at second floor level.

The first floor level would is of mass clinker concrete/ steel filler joist construction
and feels robust under foot.

However, when the soffit of the first floor structure (the ground floor ceiling) is
viewed from ground floor, a series of linear cracks are visivle.

The cracks suggest corrosion may be occurring to the steel elements within the filler
joist floor.

The western end wall is of lightweight blockwork construction.

4.0 CONCLUSIONS

Building 1

The building is readily refurbishable for use as habitable dwellings.

The building has generally been well maintained and the structure is generally being
good order.

No significant signs of structural distress were noted at the time of the inspection
section.

No significant sigos of rot or decay were noted at the time of the inspection.

The external elevations are generally in you were during no signs of significant
structural distress.

35



Building 2

The structural fabric of the building does not lend itself to refurbishment.

The building is in a severely dilapidated condition.

At the western end of the building, the building has been cut back with a new end wall
been constructed in lightweight blackwork which would require complete
replacement.

The roof covering is dilapidated corrugated iron showing signs of corrosion and water
ingress.The roof structure consists of a series of tie trusses with a tie less than 2.0
metres avove second floor level.

The roof structure would require complete replacement.

There is insufficient headroom at second floor level to accommodated residential use.

The existing second floor structure is unsound and unsafe.

The existing second floor structure would need to be replaced in its entirety to
accommodate residential superimposed loads.

The depth of structure at second floor level would increase significantly, further
reducing headroem at first floor level below and that second floor level within the

building and rendering it not suitable for a residential redevelopment.

The existing first floor structure is of clinker concrete/ filler joist construction and has
been affected by moisture ingress.

It is hikely that the existing floor structure will not be adequate to carry domestic
superimposed loads without replacement,

Allowance should be made for replacement of the existing first floor structure.

The ground floor is of hard core construction and would require complete
replacement.

In summary, i1t 13 likely that the ground, first, second and roof level constructions will
require replacement in their entirety so that a refurbishment is not economically

feasible,

The building proportions arc small, so that headroom is limited from floor to floor.
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It would not be possible to accommodate domestic requirements for headroom and an
upgrade of the floor structures to meet current Building Regulations within the
existing storey heights.

Significant alterations to the external elevations to alter window cills and heads, and a
raising of the parapet walls would be required.

Such significant structural alterations to the external elevations, in conjunction with

replacement of the internal floor and roof structures render a refurbishment proposal
not feasible.
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APPENDIX A

SITE PLAN SURVEY DRAWING
ORDINANCE SURVEY DRAWINGS
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