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1.0 Executive Summary
Following an inspection of the property the general condition of the property was determined to be poor. It’s
condition of the property is commensurate with it’s age and that has been unoccupied for a number of years.
Externally the main areas requiring attention are as follows:
-

Replacements Roof Coverings (flat and pitched) including Cupola and Chimney’s

-

Brickwork repairs and replacements, including repointing to all elevations.

-

Replacements of Windows and Doors

-

Replacements of Rainwater goods

-

Repair or replacement of the timber Fascias.

Internally many of the finishes are in poor condition, mainly due to a combination of poor maintenance and a
lack of heating, causing condensation and mould growth. The main areas requiring attention are as follows:
-

Redecoration to all surfaces within the property.

-

Removal of the false ceilings to Stores 2 and 3.

-

Repairs/Replacement of ceiling finishes to Conservation 2.

-

Replacement of Doors with consideration being given to replacement with Fire Rated Doors.

-

Replacement of Floor finishes throughout the property.

-

Replacement of all Kitchen & WC/Sanitary fittings with consideration being given to providing an
Accessible WC to meet the requirements of the Equality Act.

Scott White and Hookins carried out the Structural survey. SWH believe that, in their opinion, the building is
generally in a structurally serviceable condition but have identified several issues that will require attention. This
includes:
-

Conservation room 2, general stabilisation of the walls and foundations before repairing cracks to the
walls. Once the walls and foundations are underpinned, the floor is recommended to be replaced.

-

Store 1, the chimney is recommended, planning permitting, to be removed. A drainage and ground
investigation should be carried out to this area particularly the North of the room externally.

-

Lobby to Store 2, SWH recommend that due to corroded steel posts in the walls leading to blown
masonry, this area should be fully rebuilt.

-

General Cracking throughout the property, should be fill repaired as part of redecoration of the whole
building. External cracks should be repaired using horizontal crack stitching using stainless bar and
grout.

The M&E installations are beyond their life expectancy, with exception of the Fire and Intruder Alarms which
appear operational and maintained. Prior to the re-occupation of the building at this stage it is recommended
that the following works are carried out:
-

Remove gas supplies, remove possible oil tank and enclosure. SGN to undertake dead test on gas
supply/supplies.

-

Replace the following items with new system: Electricity incomer, Water incomer, Comms Incomer.

-

Replace Heating system with VRF

-

Replace the following Systems: Ventilation, Dehumidification, Controls, MCWS, HWS, Life Expired LV
and Small Power, Lighting, Fire alarm, Intruder Alarm, Lighting Protection, TV and Telephone, Above
Ground Drainage and Rainwater Goods.
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As part of the report PCC required F+G to produce Budget Cost Estimates to address any remedial works
identified following the inspections. In addition, F+G were also asked to prepare a high level budget estimate
for converting the property to museum and a further budget estimate to demolish the property. The following is
a breakdown highlighting the overall costs associated for each of these works:
-

Remedial Works - £2,033,00.00

-

Conversion to a Museum - £2,498,543.00

-

Demolition - £331,438.00

In conclusion the property will require significant investment to address current remedial works, both internally
and externally. Action would be required to stabilise the structural issues currently being experienced to the
South West of the property and replacing most of the M&E installations throughout the property. The option to
convert the building into a museum represents an estimated additional £465,543.00 over and above the cost to
stabilise and refurbish the property. The conversion would allow for a space that would be more suitable for
museum exhibitions for the public. Demolition of the building presents the lowest cost of the three options.
Consideration should be given to each of the options to allow Portsmouth City Council to make an informed
decision.
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Executive Summary
Portsmouth City Council (PCC) instructed Faithful + Gould (F+G) to complete a Condition Survey of the Former
Records Office, 1-3 Museum Road, Portsmouth, Hampshire, PO12 2LE. The instruction included for an
inspection by a Structural Engineer and Mechanical and Electrical Engineer. These elements were completed
by Sub Consultants Scott White and Hookins and SS&A respectively.
The Former Records Office is a Victorian building constructed in 1897 with solid brick external walls under a
timber cut roof with clay tiled covering. The building is mostly single storey other than the “Care Takers Lodge”
found to the north of the property which is two storeys. This was formerly a care takers lodge. The property
appears to have had a number of extensions including the care takers lodge, Store 1, Book Store, Store 4 and
the Workroom. The property has been left unoccupied for a number of years.
Throughout the property decorations and finishes are in a poor condition and as such a full refurbishment is
recommended to bring the property back up to an occupiable condition. Fixtures and fittings such as WCs and
Kitchen fittings were also noted to be past their serviceable life and as such are recommended to be replaced
as part of the full refurbishment.
Externally the property requires attention, particularly to the roof coverings, mortar joints, windows and
rainwater goods. The external walls, particularly to the South West of the property, present cracks and
defective mortar joints. We would also add that the frieze of the elevation facing on to the public highway has
sections of stone which have become dislodged, with numerous sections already missing and others appearing
a little precarious. We would recommend these areas are made safe as soon as possible. Windows are
generally past their serviceable life and will require replacement. The roof finishes are split between plain clay
tile pitched roofs and asphalt covered flat roofs. A number of tiles are broken or slipped to the pitched roofs
whilst the asphalt coverings are blistered and aged. Generally these coverings will require renewal. We
recommend consideration be given to improving the flat roofs to meet new regulations on thermal efficiency.
During our inspection concerns were raised over fire safety in the property. We noted a number areas where
fire stopping was inadequate or faulty. We also noted issues with a considerable number of doors including
doors which are not adequate fire doors. We would strongly recommend that a fire engineer is instructed to
assess the property at this time.
Whilst we have not completed a specialist access audit at the property, the entrance to the Care Takers Lodge
section of the property provides a ramp which is unlikely to meet Building Regulations. In addition, the stepped
entrance via the South of the property does not have handrails installed. It was noted that no other ramped or
assisted entrances were provided to the property.
Externally the Former Records Office is served by a tarmacadam car park and drive way with a section of
paved surfaces to the West of the Building. The condition of the tarmacadam is heavily worn and in need of
overhauling. We would strongly recommend that the tarmacadam surfacing in these areas is overhauled,
including the introduction of kerb stones to the perimeter of the surfacing to give a hard edge between the soft
and hard landscaping.
To the boundary of Museum Road, decorated steel railings are installed which are approximately 2m high.
These are situated on top of a granite kerb and supported by decorated steel legs which are also secured into a
further section of granite. They are in a fair condition overall, although we did note some minor distortion and
undulation to them, and they require decoration. There were also some minor sections of damage including a
bent finial and a snapped finial. Inset within the steel railings there is also a steel gate to match the railings with
a steel arch above with lettering spelling ‘Museum Gardens’. This gate was padlocked so we were unable to
confirm its operation. However, it appeared to be in a fair condition. We would recommend the gate and arch
are decorated with the railings.
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1.

General Introduction

Portsmouth City Council (PCC) instructed Faithful+Gould (F+G) to complete a Condition Survey of the of the
Former City Records Office, 1-3 Museum Road, Portsmouth, Hampshire, PO12 2LE. The Instruction included
for a full structural survey of the building and full survey of the mechanical and electrical installations. The
Structural Survey was undertaken by Scott White & Hookins (SWH) and the M&E Survey was undertaken by
SS&A. Their reports are included within the appendices of this report.

1.1.

Report Format

The report is provided in two distinctive parts. The first consists of a high-level narrative condition report
providing a general overview of the building, its component parts and condition. The second part provides a
costed set of remedial works for the property in a spreadsheet format. The spread sheets record items of work
that will be required in order to reinstate the building to a occupiable standard.
The following information is recorded:





Internal building fabric maintenance requirements
External building fabric maintenance requirements
Compliance shortcomings and requirements where these can be established.
Mechanical and Electrical maintenance requirements

Please not that we have not included for deep cleaning, general cleaning, routine maintenance or routine
servicing within the costs.

1.2.

Date of Survey

The building fabric elements, Structure and M&E installations were all inspected on the 28th April 2021 by
Simon Dunford BSc (Hons) MRICS and Will Hurlstone BSc (Hons). The Structural Survey and the M&E Survey
were carried out by SWH and SS&A.

1.3.

Weather Conditions

The weather conditions at the time of our inspection on the 28th April 2021 were dry and overcast with light
precipitation in the afternoon.

1.4.

Location and Site

The Building is located off Museum Road being within the Curtilage of the main City Museum. The Records
Office is not Grade II listed like the City Museum or the adjacent railings, however as the property lies within the
curtilage of these structures and within the Old Portsmouth Conservation area consideration has been given to
the types and nature of remedial works noted further in the report.
The building was originally circa 1897 with the primary use as a military barracks and was constructed over an
infill Tudor Moat up to a depth of 4m.
Upon inspection of the property it appears there have been a number of extensions to the property of the life
time of the building. These include Store 1 to the East of the property including the Book store and associated
kitchen. To the North the two storey Care Takers Lodge and associated work room and store also appear to be
an extension to the original structure.
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A Ground Investigation Report was undertaken by Constructive Evaluation Entitled “Interpretive Ground Report
Dated April 2009. This report was commissioned to investigate the Western end of the building and ascertain
the foundation types and associated ground conditions. The foundations were reported to be ground bearing
concrete strip footings founded at 1.4m and 1.9m below finished ground level. The report also found that there
was a significant layer of made ground immediately below the surface and extends up to 6m in depth in BH4.
This could be primarily due to the previous City Walls and associated moats. An alternative suggestion was that
the made ground could be infill following bomb damage during The War. Beneath the made ground depending
on the thickness, river terrace gravels are located overlying the wittering formation.

1.5.

Caveats

We have carried out a visual inspection of the buildings to assess their condition. Inspections have been
undertaken from ground level with the aid of binoculars where necessary. Photographic defects have been
recorded with digital cameras, where such defects are of sufficient scale that they can be recorded
appropriately.
We have not opened up any concealed parts or removed render, claddings, applied finishes or vegetation
growth. Our conclusions regarding the condition of the roof coverings and finishes have been drawn from
visible evidence at the time of inspection.
We have not undertaken any tests to discover whether radon gas is present within the property. We have not
undertaken a detailed assessment to determine if any deleterious materials are present within the property.
The remedial works have been priced at current day costs. Therefore, inflationary adjustments will need to be
considered.
No allowance has been made for project contingency that may be required to be added at the appropriate level
to each package of work.
The statutory compliance check consisted of a brief review of available mainly Mechanical and Electrical
documentation with comments made against any outstanding improvement works where applicable. We have
not undertaken specific specialist compliance surveys.
During our inspection we were unable to access the Lobby to Store 2 internally, despite engaging the Premises
Manager who was also unable to provide access.
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2.

External Condition Report

2.1.

Roof Coverings

2.1.1.

Pitched Roofs

The pitched roofs are finished with single plain clay plain tiles installed over a timber roof structure. We also
witnessed sarking felt beneath the tiles and timber battens supporting the tiles. The structures of the roofs are
of traditional timber construction of varying styles. These have been commented upon within the 3.9 Roof Voids
section of this report. The valley gutters to the roofs have been formed using a profiled clay tile and the ridges
are formed using a decorative clay ridge tile on a mortar bed. To the gable end walls, chimneys and other
abutments, there are a combination of stepped and apron lead flashings.
During our inspection, we observed that several roof tiles have become dislodged and slipped, as well as
numerous which have been cracked and damaged. This has caused sections of the sarking felt below to be
exposed. It is possible that some of this deterioration could have been caused by nail fatigue, however the
coverings are generally aged and do not appear to have been maintained for some time. These missing and
damaged tiles were noted in several locations across the various pitches.
We also noted that the sarking felt has been dressed behind the guttering rather than into the guttering. Where
we were able to inspect the sarking felt, this also appears to be very aged and brittle. As some of the areas of
the roof are now relying upon this sarking felt due to missing slates, it is highly likely that further water ingress
issues will be experienced in the short term. This is likely to cause internal damage as well as potentially
causing rot to the roof timbers.
Around the high-level windows to the North elevation, overlooking the flat roofs, we also noted damaged and
weathered rafter feet adjacent to the fascia boards. These are exposed in some locations and timber repairs
are likely to be required. Whilst we could only inspect those which are exposed at present, we would suggest
there is a risk that further sections of the rafter feet will be damaged and in need of replacement, particularly to
the more exposed South and West elevations.
The lead flashings appear to have been maintained over time, with sections of lead to the stepped flashings
having been replaced historically. It is likely that these works have been completed to address previous water
ingress issues. However, at the time of our inspection, there were no issues with the lead flashings noted.
To the West side of the property, there are two Crittall rooflights installed to the pitched roofs. These have
Georgian wire glazing, lead caps to the steel structure and flashings to the perimeter. These are in a poor
condition overall and we witnessed that the lead cappings to the steel structure have split and allowed water
into the frame. In turn, this has caused corrosion and delamination of the steel and the rooflights are now in
need of replacement.
In consideration of the damage noted to the roof coverings, we are of the opinion that the pitched roofs should
be overhauled in the short term. We would recommend that the structure is protected with a top hat scaffold or
similar and that the roofs are stripped back to their main timber structures. This will allow for the main structure
to be inspected for further damage and for a new sarking felt and timber battens to be installed. It is possible
that some of the roof tiles could be reused, however we would anticipate a large number would need to be
replaced. We would also recommend that the lead flashings are replaced as part of these works to ensure the
best longevity for these roof coverings. It should be noted that some of the decorative ridge tiles were also
noted to be damaged and that replacements will need to be sought from architectural salvage, if they can be.
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2.1.2.

Cupola

To the top of the pitched roofs to what we anticipate being the original section of the building is a cupola of
timber construction with a decorative lead roof covering and weathervane. Lead has also been used to cover
the base of the cupola, dressed into the pitched roof coverings. The cupola is ventilated, with timber fans
providing weather protection from driving rain.
During our inspection, it was noted that the timber structure has deteriorated significantly, and sections of the
ventilation slats have come away from the structure at this time. The timber is particularly heavily weathered to
the prevailing sides, namely the East, South and West. Whilst we were not able to achieve a detailed inspection
of the cupola due to its position, we believe it likely that extensive timber repairs will be required in order to
repair this structure and return it to a good standard. It may be the case that complete replacement of this
structure is the more economical solution at this stage.
We would also add to the above that, due to the missing vanes to the cupola, there is a possibility of wind
driven rain entering the property and causing internal damage. Due to the fact some of the vanes have already
fallen away, there is also a risk that additional sections of timber could be blown off the structure in high winds.
We would therefore recommend that repairs to the Cupola are undertaken in the short term to avoid further
damage to the property.

2.1.3.

Flat Roofs

A series of flat roofs are installed at the property, all of which have an asphalt roof covering. We believe it likely
that these asphalt coverings are likely to be original to the construction of these extensions, and therefore could
be in the region of 85-90 years old. The asphalt roof coverings are installed on concrete roof decks which are
likely to have been constructed in-situ.
The asphalt coverings show signs of ageing and failure, with cracking and blisters noted throughout the
systems. There are also patch repairs that have been installed using sections of torch on felt or temporary flash
band type materials. We assume these have been installed to cover further defects such as the cracking and /
or blisters we have noted elsewhere. We were not able to see much of the concrete roof decks and we are
therefore unable to comment on their condition currently. However, the structural engineers have not raised any
concerns regarding their condition at this point, but these could continue / start to deteriorate if the roof
coverings are not repaired or replaced to prevent water ingress into the structure.
We are of the opinion that consideration should be given to the wholesale replacement of the flat roof coverings
at the property. This could be achieved through the installation of new asphalt coverings on a like for like basis
or the installation of an alternative such as a multi-layer felt. Whilst replacing the roof coverings, we would also
recommend that the insulation to these roofs should be improved to meet building regulations, although the
specification of the roof coverings and insulation will need to be carefully considered with the property being in
the curtilage of a listed building.
There will also likely be some further issues with insulating the flat roofs as there are low level windows that
look over these. Therefore, consideration may need to be given to the formation of a back gutter in these areas.

2.2.

Rainwater Goods & External SVP’s

The rainwater goods installed to the property are a combination of cast iron and PVCu gutters and downpipes.
It is our opinion that the rainwater goods are in a poor condition overall with the cast iron rainwater goods
heavily corroded, with some holes and cracks in the downpipes at low level, probably from a combination of
impact damage and corrosion. There are also large spans of missing sections of guttering. Some of this
missing guttering has been left on the flat roofs but not replaced or refixed.
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The PVCu guttering which has been installed at the property is generally in a fair condition, but these are
typically connected into the corroded and damaged cast iron downpipes as commented upon above. Some of
the installations also have small sections of PVCu downpipe included to divert water into these cast iron
downpipes below.
We would strongly recommend the wholesale replacement of the rainwater goods at this time. It may be
prudent to replace these with PVCu alternatives to match some of the piecemeal replacements already
installed however, this would likely not be permitted by Planning as the building is in the curtilage of a Listed
Building and in a Conservation Area) . Alternatively, replacement cast iron or replica powder coated aluminium
rainwater goods could be installed in their stead. The latter option would be most in keeping whilst keeping
maintenance requirements to a minimum. This should be discussed with the Conservation Officer
The downpipes were discharging into a combination of below ground drainage points or into concrete dished
channels which have been installed around the perimeter of the building. These were then discharging into the
below ground drainage. The below ground drainage points are heavily choked with debris at this time and we
imagine they are not performing at this time. It is strongly recommended that consideration is given to the below
ground drainage being jetted before a CCTV survey is undertaken to determine its condition.
External cast iron SVP’s were also noted at the property. These are in much the same condition as the cast
iron downpipes with corrosion and damage. We would strongly recommend that these are replaced with new
prior to the reinstatement / refurbishment of any of the kitchen and toilet facilities as these are unlikely to prove
adequate for their intended purpose.

2.3.

Fascias

Decorated timber fascias are present to the perimeter of the flat roofs and pitched roofs. These are decorated
timber with no soffit boards. During our inspection, we noted that the decorations to the timber are poor and the
timber is now exposed to the majority and now heavily weathered. Like the majority of the external timber
elements at the property, we would suggest that these fascias are likely to require extensive repair and
replacement at this time.
We would recommend that the fascias are repaired or replaced at the same time as the overhaul of the roof
coverings to both the flat and pitched roofs. These could be replaced with a modern alternative such as PVCu,
however this would need to be carefully considered and potentially permission sought due to the property being
within the curtilage of a listed property.

2.4.

Chimneys

A total of 11 chimneys serve the property which are all of masonry construction but only three retain their
chimney pots. The remaining chimneys appear to have been capped with a concrete cap. The chimneys to the
original sections of the property are decorative in their appearance, with those to the South elevation
incorporating some stonework in their construction echo the stone frieze at eaves level. They also have cast
iron decorative grilles to provide ventilation to the flues. The remaining chimneys are quite plain with some
having tiled sections at lower levels where the flues fan out.
One of the chimneys to the North West corner of the property is currently supported via a scaffold structure. It is
understood this scaffold has been in place for several years. The scaffold structure is currently supporting the
chimney through timber boards which we assume were installed to spread the pressure being applied by the
scaffold across the masonry of the chimney. It was clear that the masonry to this chimney is heavily weathered
and a distinct lean was noted to the structure. We would therefore suggest that this chimney will require
dismantling and reconstruction.
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The chimneys to the South elevation are also heavily weathered and some bricks within their construction have
also deteriorated significantly. We would recommend that these chimneys are repaired as soon as possible as
these may start to show signs of similar movement in due course due to their condition.
The remaining chimneys to the property are also weathered and, where sections of them are tiled, the tiles are
damaged, cracked and missing in several locations. We would recommend that these chimneys are also
overhauled and repaired at this time.
We would note that failure to undertake repairs to the chimneys at this property could lead to the eventual
collapse of the chimney structures, possibly causing injury to persons in the vicinity, and / or further damage to
the property itself.

2.5.

External Walls

The external walls are masonry and assumed to be of solid construction to the majority. The walls feature face
brick to the majority, with stone friezes to the original section of the property, replicated and continued to the
extensions using pre-cast concrete alternatives. The doors and windows are also provided with pre-cast
concrete lintels and sub-cills. Further decorative stone and concrete sections are also provided to the
chimneys. The gable walls are constructed with raised parapets with stone and concrete copings.
During our inspection, it was noted that the Southern gable (South West corner) is currently propped by a
scaffold structure and there was substantial cracking to this area of the property. This has been considered
further by the Structural Engineers who have commented as follows:
“The main area of concern is the area noted as Conservation 2. This is currently propped and restrained
following historic movement. We understand that the moat from the city fortifications was located close to this
section and this is believed to be a contributary factor in the settlement.
The movement has occurred as settlement of the end (south) wall causing rotation in the walls at the abutment
to the main body of the building.
In assessing the settlement, we believe it to be in the order of 75mm when eyeing along the coursing lines. In
the wall abutment between Conservation 2 and Store 2, the cracking at the base of the joint is 5mm, and 40mm
at the eaves.
In the western elevation to Conservation 2, there is a number of vertical and stepped cracks in widths up to
8mm. The cracks are predominantly larger towards the top of the wall compared to lower down, indicating
rotation.
To the west wall, damp is prevalent. It was not clear why this is occurring, but due to the movement it could be
rain driven due to the prevailing wind through cracks, along with possible disturbance of the guttering and
flashings due to the movement.
A crack was noted also in the wall to Conservation 2 at the west end, with a width in the order of 10mm at the
top of the wall. This could be seen both sides of the wall”.
The Structural Engineer continued to advise that:
“It would be our opinion that the building will require a piled underpinning solution to stabilise this section. This
will include mini piling internally and externally and providing a stitch beam through to support the main walls.
We would recommend stabilising all walls surrounding Conservation 2 and partly into Conservastion1.
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Once the foundations have been stabilised, remedial works will be required to the cracks within the walls, and
we would recommend utilising both toothing new brickwork along with horizontal crack stitching using stainless
bar and grout. Helifix is an example of the system we would propose.
We would recommend that ground investigations are undertaken as close as possible to area to ascertain
ground conditions and the type of piled solution that can be adopted.
A new floor will be required to re-level the finishes. This can be supported from the new piles and beams”.
In consideration of the above, we would concur with the Structural Engineers findings in that there is substantial
movement and cracking within this area of the property and that remedial works are required to stabilise and
address these issues. The Engineers have recommended a scheme of underpinning and additional making
good to achieve this
Cracking was also noted in other areas of the property which are highlighted within the Structural Engineers
report, also summarised within Section 6 of this report. However, we would comment that the further sections of
cracking that caused particular concern during our inspection of the external areas included:
A masonry porch structure is located on the South elevation and shows signs of substantial cracking. The
Structural Engineer has also commented on these issues within their report as follows:


“The small lobby located externally on the Southern side of the building is showing significant signs of
brickwork failure.



The left hand external corner when viewed externally has a vertical crack to the South façade. This varies
in width throughout the height of the wall.



To the right hand end of the Southern façade, an approximately vertical crack was noted in the brickwork,
which has significantly blown and cracked adjacent to the external electrical socket. Displacement to the
blown brick was up to 10mm.



It was noted that there is a gap at the end of the lintel over the main door of approximately 8mm in width.



We believe that there may be steel posts located in the walls that have corroded and caused the brickwork
to crack and blow.



We would recommend that this is opened up and fully investigated.



We would allow for this small lobby to be completely rebuilt”

In line with the Structural Engineers suggestions, we would recommend that this structure is rebuilt due to the
nature of the failure of the existing brickwork.
The cracking to the North elevation below the chimney which is currently being propped. This is the external
wall to Store 1 and the Structural Engineers have commented as follows in relation to these issues:


“Within Store 1 a number of cracks were noted both internally and externally.



To the north elevation a chimney is located and this currently is propped and restrained externally by a
scaffold system. No information has been forwarded detailing why this chimney is currently propped.
There appears to be a stepped crack in the external wall to the left of the chimney when viewed from
outside. This crack appears to be mirrored internally.
There is also a crack of up to 3mm at the junction between the wall and ceiling to the north east corner of
the room when viewed internally. This crack extends along both intersecting elevations.
A vertical crack externally was noted to the east wall at low level up to 6mm thick.



There is also a horizontal crack of approximately 3mm width at mid height in one the of
the piers between the windows on the east elevation was noted.
It was also noted that on all walls the plaster finish has crazed cracking, and when you tap
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We would recommend that if achievable with planning that the chimney is removed.



There is cracking noted in the wall with the chimney and breast in it. It is not fully clear why this is occurring,
but is believed that could be some nominal settlement to the north west corner of the area, around where
we can see the cracking to wall/ceiling junction internally.



Although not directly adjacent, there are downpipes on the western elevation externally that discharge to
surface. We would recommend that all the dish channel joints and runs are free from defects, and any
gullies that these run to are checked for soundness and free flow of water.



We would also recommend that trial pits are carried out externally beneath the stepped crack, and at the
north west corner, to ascertain foundation type, and formation condition.”

We note that the Structural Engineers have suggested that the chimney to this area is removed, however we
recommend that this is reconstructed due to the property remaining in the curtilage of a listed building. We
would also recommend that further investigations are completed to this section of the property to determine the
ground conditions here and the condition of the drainage provisions within the locale. Following these
investigations, it will become clearer what is the best method of addressing these issues.
During our inspection we also noted vertical cracking to the North East corner of the property adjacent to the
railings lining the public footpath. This was also raised by the Structural Engineer who has suggested this is
likely due to some thermal movement within the property or potentially some localised settlement. The cracking
in this location is not substantial in width and we would therefore recommend that the crack is stitched and
repaired alongside the recommended works to the external walls.
There is also cracking around numerous windows to the property where security grilles are embedded within
the brickwork and have subsequently corroded. This has caused the brickwork to crack and the faces of bricks
to come away in several locations. Whilst it is appreciated that these security grilles have been installed for a
purpose, we would recommend that they are removed and the brickwork to the reveals repaired at this time
Please see further details within the Structural Engineers report, also summarised within Section 6 of this
report.
The pointing to the brickwork appears to have been repointed numerous times over the property’s history. Most
of this work appears to have been completed with a cementitious based mortar, however, the original mortar
used to construct the property would have been a traditional lime mortar. The installation of cementitious mortar
over traditional lime is not recommended as the cementitious mortar can trap moisture within the structure and
cause the decay of the bricks. In addition, the bond between the mortar used to repoint the property and the
original mortar is then weakened and the new mortar tends to fall away leaving the original mortar exposed to
the weather.
There is evidence of this happening in numerous locations, particularly to the East, South and West elevations.
We would therefore strongly recommend that a programme of repointing is considered across the entire
structure, ensuring a suitable colour matched traditional natural hydraulic lime mortar is used for the works.
In addition to the above, there are several sections of brickwork where isolated brick replacements are
required. This is from a combination of factors including damage to brickwork on the corners of the property,
suspected freeze-thaw damage, damage from corroded embedded metal / redundant fixings and impact
damage / vandalism. This is particularly prevalent to the North elevation of the property where it faces on to the
public highway.
To the West elevation there is a cracked concrete lintel above the window to the West elevation. It may be
possible for a specialist to reinforce and repair this lintel, however at this time we would recommend that a
replacement is sought and installed.
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During our inspection, we also noted that some of the masonry friezes joints were starting to open up and
consideration needs to be given to reinforcing / stitching these joints. This was particularly evident to the South
East corner of the property, behind the downpipe. Furthermore, the joints to the various sections of stone and
concrete forming the frieze need pointing. We would therefore recommend this is completed at the same time
as the repointing to the rest of the structure. We would also add that the frieze of the elevation facing on to the
public highway has sections of stone which have become dislodged, with numerous sections already missing
and others appearing a little precarious. We would recommend these areas are made safe as soon as possible.
The stone and concrete copings installed to the raised parapets on the gable walls are also in need of
repointing at this time. We noted the majority of these have open joints which will allow saturation of the mortar
bed that secure these coping stones. With freezing weather and high winds, these are likely to be at risk of
coming loose and away from the property. We would therefore recommend that these coping stones are
removed in full and reinstated on a new bed of mortar before being repointed.
The stone and concrete friezes, together with the other concrete and stone details to the property such as the
lintels, sub-cills and copings would also benefit from cleaning using a proprietary system such as Doff or Torc.
These would remove the existing staining and pollution from the surfaces and leave the masonry in good
condition.
A concrete canopy structure is installed above the door on the North elevation, protruding over the public
footpath. This appears to be in a fair condition overall, although it would benefit from cleaning at the same time
as the other elements of the property.

2.6.

External Windows

Most of the windows serving the property are timber sash windows. This includes several windows which have
been boarded up both internally and externally which we have assumed are also timber sash windows at this
time. There are also some high-level timber windows above the flat roofs providing natural light into one of the
former records rooms. We believe it likely that these windows would originally have been full height prior to the
extensions enclosing upon the elevation with the extensions. All windows are single glazed.
We would consider the timber windows to all elevations of this property to be in a poor condition at this point,
with heavy weathering, rot and deterioration noted to the timber frames, cills and mullions. The glazing putties
are heavily cracked and crazed and will therefore be trapping water against the timber frames and mullions.
Whilst it is likely that these windows could be repaired, the extent of the timber repairs required to the vast
majority are likely to mean the more economical solution would be to replace them at this time. This is further
supported by the fact the windows are likely to require a complete overhaul at this stage, including rebalancing
the weights, replacement of sash cords and replacement of the ironmongery.
Replacement of the windows could be achieved with a modern alternative such as powder coated aluminium or
PVCu. However, as the property is located within the curtilage of a listed property it may be necessary to
replace them on a like for like basis with traditional timber sash windows.

2.7.

External Doors

The external doors at the property are all of timber construction and do not appear to have been decorated for
some time. We have summarised these doors below:


A decorated timber double door set and frame with top light to the West elevation. This was the door used
as the main point of entry during our survey.



A decorated timber door and frame with glazed top light to the North elevation, leading on to the pavement
on Museum Road.
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A decorated timber panel door to the West elevation of the two-storey section including brass ironmongery
and letter box



A decorated timber door with boarded over top light and glazed half height side screen to the East elevation
of the two-storey section of the property.



A decorated timber door with glazed top light within the Courtyard.



Two decorated timber doors with half height glazing and glazed top light are installed to the porch structure
on the South elevation.



Decorated double timber doors with a decorated timber panel above are installed to the South elevation. It
is possible that the panel above is concealing a glazed timber framed top light.

Much the same as the timber sash windows, the external doors have not been decorated or maintained for a
considerable period and consideration will need to be given for their extensive overhaul or replacement. We
were unable to check the operation of some of these doors as many were locked / screwed in position.
However, based on what could be seen of most of these doors, the bottom rails and sections of the frames are
deteriorating and will require timber repairs. In addition, the ironmongery is aged and worn.
We would recommend that the external doors are replaced throughout the property as this is likely to be more
economical. Replacement of the doors could be achieved with a modern alternative such as powder coated
aluminium or PVCu. However, as the property is located within the curtilage of a listed property it may be
necessary to replace them on a like for like basis with timber decorated doors.
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3.

Internal Condition Report

3.1.

Ceilings

The ceilings within the property are of a variety of types and finishes. The common finishes include decorated
smooth plaster and decorated textured effect plaster to false timber ceilings. A number of the ceilings
incorporated the structural joists and beams into the ceiling arrangements.
The most common ceiling throughout the property was decorated plaster ceiling finishes. Some rooms
including Store 1 and Store 6 also incorporated plastered and decorated structural beams. The condition of
these finishes varied throughout the property.
Generally throughout the property the condition of the ceilings was aged and would benefit from replastering
and redecoration. To many rooms small areas of flaking decorations were a common occurrence due to the
lack of heating in the property and surplus moisture entering the building from openings. These defects are
consistent with buildings that have been unoccupied.
To the large boarded skylight in the central corridor significant water ingress was noted leading to hydroscopic
salt deposits and damaged paint and plaster. The damaged decorations included cracking to the plaster
through to the concrete ceiling deck. As a result further investigation into the source of the moisture is
recommended before undertaking redecoration.
To the Ground Floor Kitchen, located at the East of the property, significant water damage was recorded to the
ceiling and associated decorations. The damage takes the form of cracked plaster and peeling decorations.
This room lies at the abutment of the pitched main roof and the flat roof of the extension. It is therefore likely
that the condition of the ceiling decorations is due to poor flashing detail to the abutment allowing water ingress.
Store Two is served by a timber false ceiling with decorated exposed timber joists. Around the roof access
hatch there was a large amount of mould growth. When looking up through the access hatch one could see that
it is almost directly below the cupola. It was noted that the cover to the cupola had become detached. As a
result any prevailing weather can readily penetrate and track down through the structure. Notwithstanding this
there did not yet appear to be any significant damage as a consequence other than flaking decorations and
general mould growth which is indicative of a moist environment.
The ceiling finishes to Conservation 2 are in poor condition. The room is served by a decorated lath and plaster
ceiling which is deteriorating in a number of areas. The ceiling is also presenting mould growth and water
staining to the West of the room. This corresponds to water staining also noted to the walls in this area. This
room has been subject to historic structural movement and as such is currently being shored by Acrow props.
This is likely to have encouraged further deterioration of the ceiling finishes and probable loss of quay.
The ceiling finishes to Store One are decorated plaster and are generally aged and flaking. There is one
section of the ceiling to the northern end of the room where there is evidence of water ingress which has
stained and damaged the finishes to the ceiling and corresponding walls.
Store 4’s ceiling comprises decorated plaster finishes. These finishes were generally aged and with mould
growth. The windows in this room have been boarded up and so natural light and ventilation is very low,
producing consistently cold and damp conditions. Above the door to the Workroom there is a large crack
running through the plaster with areas of blown plaster adjacent to the crack. Water staining can be seen
tracking down the corresponding wall with the cause of the crack therefore likely to be due to a leak from the
roof structure.
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Generally the decorated finishes to the Caretaker’s Lodge (with exception to the circulation spaces and the
WC) were in fair condition with only mould requiring treatment and general redecoration required. However, the
decorations to circulation spaces to the first and ground floors were in a noticeably worse condition than the
rooms themselves. The ceiling finishes to first floor were particularly poor. The ceiling is formed of decorated
textured plaster and large sections were seen to be flaking and loosing adhesion. The source of this is likely the
high moisture content in the area. The main door to the first floor has many holes and as such cold weather and
moisture are able to freely enter the circulation spaces and condensate on the cooler finishes.
Generally the ceiling finishes would benefit from renewal to lift the condition of the property. In the areas where
more substantial damage has occurred, we would suggest further investigating the source of damage. In many
of these cases the damage has been caused from water ingress. Once the source of the water ingress and
damage is found we would recommend carrying out suitable remedial work before redecorating the surfaces.

3.2.

Wall finishes

The wall finishes are generally tired and aged, with areas of cracking to the plaster and paint work with general
mould growth present throughout the property. Both are caused from lack of heating and ventilation which has
encouraged condensation to the form. Generally, the finishes through the property will require stripping back,
treating any areas of mould or damp and then replastering and decorating to bring the property back up to a
presentable standard. The Structural Engineer has commented that where Category 2 Cracks (up to
approximately 5mm in width) BRE Digest 251 suggest that the cause of cracks of this nature can be difficult to
identify for a variety of reasons. However as there are no obvious movement joints within the building the
Structural Engineer has suggested that the primary cause of cracking internally is thermal movement in the
structure. This supports the findings from our inspection.
Store Room Six comprises solid masonry walls with decorated smooth plastered finishes. Generally, these are
aged with marks and light mould to isolated areas. There is a rudimentary half height partition located in the
room (this has been marked on drawing DR001) formed of MDF panels with decorations being applied directly
to the surfaces. This structure presented some flex when inspected, and as such, depending on the desired
future use of the room, this partition may require dismantling. Within the MDF panel enclosure the plaster slab
partition wall serving the enclosure and the kitchen was recorded as having two holes through the partition.
This is likely from historic asbestos testing and does not present itself as a defect. Nevertheless, this should be
patch repaired. A large section of decorated wallpaper has lost adhesion and has become loose exposing the
plaster behind. The cause is water ingress behind the paper expanding with varying temperatures in the room.
The source of the water may be from general condensation in the room, however in the adjacent room the
kitchen ceiling is experiencing heavy water ingress. As such it is possible that the water is tracking along the
roof structure and settling on this pillar. We would recommend further investigating the source of the water leak
in the kitchen before redecorating.
The Bookstore has the same finishes as described in Store Room Six. Many of the finishes are fair with the
marks and stains commensurate with a building that has been left unoccupied. However, it was noted that to
there was cracking around the window cills within the Bookstore. The majority of these cracks are due to
thermal expansion, however there was some more significant blowing to the plaster to isolated areas. To the
East wall of the room there was mould growth and cracking at a low-level indicative of moisture content in the
finishes.
The kitchen wall finishes were in a poor condition. These finishes included decorated smooth finish plaster and
sections of white ceramic tile around the kitchen fittings. There were large stains and markings around, what is
believed to have been, a historic boiler unit. The pipe work around the unit has been capped however there is a
large area of damaged paintwork. At a high level there were large sections of flaking paint work. This is highly
likely to be associated to the roof leak due to its proximity to the damaged ceiling. We would recommend
treating the ceiling leak before redecorating the wall finishes. The tiles finishes were fair to poor condition with
some tiles being missing and the grouting being aged and worn. We would recommend renewing the tiles to
these areas as part of a whole room refurbishment.
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Store Three possesses similar decorated plaster finishes as in the other rooms and they are in much the same
condition. There were, however, extra areas of defective paint work. These were to a high level in the corners
of the West end of the room. One section in particular is situated above the extractor fan. It is therefore likely
this area of defective paintwork is due to external weather ingressing through the open vent. Below the
windows it was noted that there was staining. This appeared to be coming from the lintels and dripping down
the walls. Further investigation is suggested to determine the course of this staining.
To the main corridor where the aged distribution board is located, there were burn marks from a fire. The
damage appears superficial and as such we would recommend stripping back the plaster and refinishing the
area.
To Conservation Room 1 There was a large vertical crack adjacent to the door serving Conservation Room 2.
The cracking is a result of the movement in the adjoining room and emanates from the ceiling. Please refer to
the Structural Engineer’s report for remedial works to this area. Once remedial works are carried out refinishing
and decorating the area is recommended.
Conservation Room 2 had a large section of defective finishes to the West wall. When viewed in tandem with
the ceiling staining and the tide marks lower down it can be deduced that the cause of the damage is a leak
from the roof space/ roof coverings. Generally, there was a number of signs indicative of high moisture content
in the room. The cause of the water ingress is not clear however a possible cause is rain driven by prevailing
winds through cracks. The Structural Engineer has suggested that the room will require piled underpinning to
stabilise the area including mini-piling internally and externally and providing a stich beam through to support
the main walls. Following stabilisation remedial works to the cracks should be carried out. The Structural
Engineer has also recommended utilising both toothing new brickwork along with horizontal crack stitching
using stainless steel bar and grout. Once the suggested remedial works are carried out to support the structure
of the room and remedy the leaks, replastering and decorating will be required. As a Ground Investigation has
been carried out, this report can be sent to a specialist pile design company to ascertain the type of piled
solution that can be adopted.
Store Room One, as previously mentioned, appears to be suffering from a leak emanating from the ceiling.
When the plaster was tapped, it sounded hollow indicative that the plaster/masonry bond has failed. Due to the
scale of the water staining, it is likely that the plaster will have been saturated and as a result should be
replaced. In addition to the damaged paint work from water ingress, there was a crack to the North Wall which
cracked through the plaster. When inspected externally the chimney breast is propped by a scaffold system.
There has been no information forwarded detailing the reason for the propping. The Structural Engineer has
commented that it can therefore be deduced that the chimney breast has caused nominal settlement to the
north west corner of the room. The cause of the movement is not fully clear.
The Electric Meter Room’s walls were in poor condition. There was a section of spalled plaster through to the
brickwork of the partition. Due to the location and proximity to the door, it is likely this is not a defect and more
likely through an accident. Nevertheless, this wall should be stripped back, replastered and decorated. In
addition to the damaged adjacent to the door, there were 2 crudely finished service holes with which many of
the electrical services run through. In this area the plaster can be seen to have failed through to the plastering
mesh. Although not a defect, it is recommended that this area is replastered and decorated. Consideration may
also be given to installing fire stop blocks to these areas.
The walls to the circulation space in the Care Taker’s lodge are in a poor condition. Large areas of mould and
friable paintwork are indicative of a moist environment. This is likely from the age of the building and the poor
air tightness of the building.
To the First Floor Store Room a small area of hydroscopic salt damp was noted to a high level in North East
corner of the room. In addition to the area of salt deposits, the plaster to the wall was presenting hairline
cracking. We would recommend stripping the plaster back and dehumidifying the room before replastering and
decorating.
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3.3.

Floor Finishes

The floors in the property were part suspended timber floors and part concrete. Finishes to these floors varied.
General finishes included carpet, vinyl tile, vinyl sheet and exposed concrete slab to the larger stores.
Throughout the property, with exception of the concrete slabs, the finishes to the floors are tired and aged and
would benefit from renewal. Depending on the desired use of each of the rooms, consideration should be given
to the type of floor finish.
In all three of the WC’s floor finishes are either vinyl sheet or vinyl tile and are in a poor condition. We would
recommend replacing the vinyl tile/sheet coverings with coved non-slip vinyl sheet to provide easier cleaning
and maintenance.
There is an area of concentrated damp to Conservation Room 2 to the West Elevation. Conservation Room 2
features a suspended timber floor. Due to the extent of the dampness to the external wall, sub floor timbers
should be checked for rot.

3.4.

Internal Doors

The doors within the property were majority decorated solid core timber doors. There were a number of timber
doors with Georgian wire glazing including to Store Six, Store five and the Bookstore. None of the doors fully
meet fire door standards. Options for meeting fire safety regulations are further explored in the Fire Safety
section of the report.
The main fire escapes and the plant room doors all are unlikely to provide adequate fire resistance. We would
therefore strongly recommend that these doors are replaced with fire rated doors. To fire escape doors we
would also recommend that the replacement doors be fitted with fire rated vision panels.

3.5.

Joinery

Throughout the property there were decorated architraves and skirting boards. Generally, these items and
decorations to them were tired and aged and would benefit from redecoration.
The skirting boards to the Conservations Room 1 were cracked and damaged. This is likely due to the high
moisture content in the room and thermal expansion. We would recommend that the skirting boards in this
room are replaced.
Timber access hatches have been provided in Conservation Room 2, Store room 2, Store room3, Bookstore
and the first floor circulation space of the Care takers lodge. The majority of the decorated finishes were fair
however in Store 2, the access hatch and ceiling finishes presented large amounts of mould growth. We would
therefore recommend treating the mould and redecorating.
A number of the windows in the property were provided with decorated timber cills. Some windows were
boarded over and as such were unable to be viewed, however we have assumed for the purpose of the report
that they would be similar in condition to the adjacent units. Condition of the cills varied throughout the property
however the majority were in a poor condition with staining, defective decorations and rot. We would
recommend replacing these cills with the windows. Where windows are not to be replaced, we would
recommend repairing and treating the timbers before redecorating.
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3.6.

WC and Sanitary Facilities

Within the property there are three WC’s, one to the ground floor adjacent to the Entrance Lobby, and a further
two single WC’s to the Care Takers Lodge on the first and ground floors.
The Ground Floor Unisex WC has two ceramic WC’s with a solid masonry partition finished with ceramic tiles
between the two. There is one ceramic sink with stainless steel taps serving both WC’s. These were heavily
stained and would therefore benefit from replacement.
The Ground Floor WC to the Care Takers Lodge provides a single ceramic WC with single ceramic sink.
Behind the sink there is a section of ceramic tile and a mirror. Both of these were stained and would benefit
from replacement.
The sanitary fittings to the First floor WC of the Care Takers Lodge were similar to that of the ground floor WC.
There was provided one ceramic WC and one ceramic sink with stainless steel taps. As with the Ground floor
WC there were also ceramic tiles behind the sink. However, in the First Floor WC there were additional ceramic
tiles to the other walls. The sanitary fittings in this area are stained and aged. We would therefore recommend
replacing these fittings.
There is currently no accessible WC provision within the property. Consideration will need to be given to
installing an accessible WC if the property is to be reopened.

3.7.

Kitchen Facilities

Kitchen Facilities can be found in the Entrance Corridor, Ground Floor Kitchen and the Kitchen in the Care
Taker’s Lodge. All the kitchen fittings are aged with the ground floor kitchen to the main building being in
particularly poor condition. We would recommend replacing the kitchen fittings with new units. The kitchen
fittings to the Entrance Corridor however, depending on the intended use of the space may not require
replacement and may, instead, be permanently removed.
The kitchen facilities to the Entrance corridor and the Care takers lodge have been highlighted on the Asbestos
Management Plan as containing Chrysotile asbestos sink pads. When removing/replacing these items a
licenced Asbestos contractor should be engaged in accordance with Control of Asbestos Regulations 2012.

3.8.

Staircases, Handrails and Balustrades

There is a staircase to the Care Takers Lodge. The stairs are timber construction with closed risers. The steps
to these stairs have carpet flooring finishes installed to the treads and risers with a non-slip aluminium nosing.
The handrails and balustrades are of decorated timber construction. We did not measure the handrail height
and so cannot comment on if the handrails are DDA compliant.

3.9.

Roof Voids

Access to the roof voids was gained via laddered access in Store 3, Store 2, Conservation 2 and the Landing
on the first floor of the Care Takers Lodge. As such the roof spaces will be commented on in four distinct areas;
-

Store 3 (main pitched roof)

-

Store 2 (beneath the Cuploa)

-

Conservation 2 (at the valley of the main and adjoining pitched roofs)
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-

Landing to First Floor Care Takers Lodge (Care Takers Lodge Pitched Roof).

Main Pitched Roof Void:
We viewed the Main Pitched Roof via an access hatch situated in Store Room 3. The Main Pitched Roof is a
traditional timber cut roof. However currently there is a false ceiling installed finished with textured plaster. This
roof space is finished internally with an original soft wood close-boarded ceiling, fixed to the underside of the
rafters in a skeiling style and then to the underside of the original joists creating the original ceiling. Additional
soft wood trusses have been installed. There is no insulation provided to this area and there appears to be
regular small vents to the second false ceiling. A number of electrical services are run through this area. No
immediate defects were noted from the access hatch. Consideration maybe given to removing the false ceiling
and redecorating the original ceiling depending on the end use of the building.
Beneath the Cupola of the Main Pitched roof:
A second access hatch is provided to Store Room 2. This access hatch revealed a second section of the Main
Pitched Roof with the same false ceiling and soft wood close boarded finishes. A number of the close boards
have been damaged, likely for maintained/access purposes. There are also a number of services being run
through the partition structures. We would recommend repairing these boards and partitions if the false ceiling
is to be removed.
Main Pitched Roof above Conservation 2
The Third access Hatch is provided to Conservation 2. The roof structure is traditional cut with timber sarking
boards and timber rafters. There was no evidence of damp to any of the timber elements within the roof void.
Internally the brickwork to both the chimney and the gable wall appeared in fair condition. There was no
insulation provided to the underside of the rafters or the joists. Ventilation may be required to facilitate
occupation and prevent condensation.
Care Taker’s Lodge Pitched roof:
The Care Taker’s lodge roof is formed of a timber cut roof with Queen Post truss and masonry gable ends.
Single timber purlins are provided to either pitch with timber sarking boards above the rafters. To either end of
the gable wall a singular vent is provided. Internally mesh has been fitted to the vents to prevent debris and
animals entering and appears to be in a fair condition. Mineral Wool Loose Fill has been provided between the
ceiling joists for insulation forming a cold roof. The condition of the roof space was generally fair.
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4.

External Areas

4.1.

External Surfacing

Tarmacadam surfacing is present to the South, West and North of the site. This includes the surfacing to the
parking area immediately adjacent to the property. In addition, the open courtyard and enclosed courtyard
serving the property are also surfaced with tarmacadam.
The tarmacadam surfacing to the parking areas and open courtyard at the property are heavily worn and in
need of overhauling at this time. In addition, there are no curb stones installed to the perimeter of the surfacing,
although there are concrete drainage channels to the perimeter of the property that these tarmacadam surfaces
abut. Furthermore, the tarmacadam surfacing in the enclosed courtyard has suffered from root damage and
there are large cracks to the surfaces. These has accelerated the deterioration of the surfacing in these areas.
At the vehicular access gate, the tarmacadam surfacing has been installed over the top of concrete surfacing.
This is only a thin layer of tarmacadam over the concrete and this has been worn and chipped away over time.
We would strongly recommend that the tarmacadam surfacing in these areas is overhauled, including the
introduction of kerb stones to the perimeter of the surfacing to give a hard edge between the soft and hard
landscaping. To most areas this is likely to be achievable through isolated spot repairs to the sub-bases and
replacement of the wearing course. However, within the enclosed courtyard we would recommend that the
tarmacadam surfacing is removed in full, including the sub-bases, before root barriers / protection, new subbases and new surfacing is introduced. At the vehicular gates, we would recommend that the existing concrete
base is removed and replaced with tarmacadam, or that the concrete is exposed and repaired.
Whilst introducing new surfacing to the car parking and courtyard areas, it may be beneficial to consider the
use of permeable tarmac or paving instead of traditional tarmac finishes. However, this should be carefully
considered and investigated to ensure that the drainage of water through this paving will not cause further
damage and movement to the property.

4.2.

Boundary Treatments

To the boundary of Museum Road, decorated metal railings are installed which are approximately 2m high.
These are likely the Grade II iron railings to former Clarence Barracks set between gate piers, Museum Road.
These are situated on top of a granite kerb and supported by decorated steel legs which are also secured into a
further section of granite. The granite kerbs are supported off of a brick footing. These railings are present to
the North and East sides of the site, including infill sections between the two-storey section of the property and
single storey extension which forms a courtyard. They are in a fair condition overall, although we did note some
minor distortion and undulation to them, and they require decoration. There were also some minor sections of
damage including a bent finial and a snapped finial. We also noted in the soft landscaping, the brick footing to
the granite kerb is in a poor condition overall, with the brickwork looking to have subsided and come away. It is
possible this was built on insufficient footings, however the granite kerbs appear to be relatively level and selfsupporting at this time.
Inset within the steel railings there is also a steel gate to match the railings with a steel arch above with lettering
spelling ‘Museum Gardens’. This gate was padlocked so we were unable to confirm its operation. However, it
appeared to be in a fair condition. We would recommend the gate and arch are decorated with the railings.
To the North of the site, decorated iron vehicular access gates are also located within the railings but shared
with the adjacent Portsmouth City Museum. These gates are positioned between two masonry piers which are
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mainly of brick construction but with a frieze and decorative coping. We noted that the West pier has a stone
frieze and coping whereas the East Pier has a concrete frieze and coping, formed to match the other. It is likely
the pier with the pre-cast concrete details has been rebuilt at some stage.
The brickwork to these piers is generally scuffed and have some minor impact damage. There are also sections
that would benefit from some repointing. However, the main concerns were around the stonework. The gate
hinge is secured into the stone frieze and this has broken, showing cracking to all four corners around the metal
fixing. This has caused the gate to drop and it is unlikely that this stone could be effectively repaired and
support the weight of the gate. We would therefore recommend this section of stone is replaced, requiring the
reconstruction of the top section of the pier. We also noted that the stone coping has been dislodged slightly
and should be reinstated. This is likely due to impact damage.
The vehicular access gate is of decorated steel construction to match the railings and currently is slightly out of
alignment, likely due to the damaged stonework supporting the hinge to the West pier. We also noted that the
hold opens, which have been set into concrete at low level, have been broken off / removed and therefore there
is currently nothing to restrain the gates other than their weight. We would recommend that new hold opens are
introduced at this time.
To the South of the site, there are masonry piers inset with decorated metal railings. There is also a low-level
brickwork wall below the railings, connecting the piers. There is a total of 17 No. sections of railing, with the
final section of railing at the South East corner being welded to the other railing system rather than being built
into a brick pier. This boundary treatment separates the site from the adjacent residential development.
The majority of the brickwork and railings appear to be in a fair condition, except for the low level brickwork
which requires repointing in several locations, and the 4th brick pier from the South East corner which is
leaning and should be taken down and rebuilt. The railing in this location (fifth from the South East corner is
also bent). The main concern we have, and likely cause of the damage highlighted above, is the proximity of
numerous trees to this wall. Trees have been planted immediately adjacent to this wall and, although the
damage witnessed is relatively light at present, we are concerned that these will have a detrimental effect on
these railings and wall in the medium term. It may be beneficial to consider the removal of these trees in the
medium term and perhaps replanting some replacements further from the boundary.
Adjacent to the railings on the South boundary, there are also a few sections where the piers have been infilled
with masonry panels. This continues along the remainder of the South boundary, although we only considered
those immediately adjacent to the hard surfacing as the remainder fell outside of the scope of this survey. The
brickwork to these sections of this wall are in a similar condition to the other areas, with repointing required at
low-level particularly.
We have not assessed all of the boundary treatments at the site as we have assumed those installed to the
North, South and West of the Portsmouth Museum are the responsibility of the Museum and not the Former
Records Office.

4.3.

Brick Masonry Structure (Presumed Oil Tank)

Within the gardens, near to the North East corner of the property, there is a low-level brick structure with a
concrete slab roof and a decorated timber access door. This was covered with ivy and other vegetation and we
were therefore unable to fully understand its condition. We were able to see that the timber door is in a
particularly bad condition, however. On discussion with the M&E engineers, it is understood that this is likely to
be a now redundant oil tank which previously would have served the property. Assuming this is the case and
that it is no longer required, we would recommend this is demolished and removed from site. We would
recommend further investigations are completed to determine that this is redundant and that it can be removed.
We would also recommend that an Asbestos Survey is completed prior to any persons accessing the internal
areas of this structure and before any works are completed to it
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5.

Building Services

5.1.

Mechanical & Electrical Services

An inspection of the Mechanical and Electrical Services was undertaken by SS&A and can be found in the M&E
Survey section of this Report but has been summarised here.
All services except for the fire alarm and intruder alarm which are operational and maintained appear to be
beyond their life expectancy and are in poor condition.
Operation and maintenance (O&M) manuals covering the original mechanical, electrical and public health
installations were not provided. Records for the continued maintenance of the building services were not made
available/ provided. Maintenance of the building is not currently being provided except for those systems
above. There is a question as to whether the lighting protection is also being maintained for insurance
purposes.

5.2.

Foul and Below Ground Drainage

No CCTV Surveys were undertaken. It is highly recommended that a drainage survey and report is obtained to
establish any repair requirements.
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6.

Structure

An inspection of the Structure of the property was undertaken by Scott White and Hookins (SWH). Their report
can be found in the Structural Survey section of the report but the executive summary has been included
below:
Generally, considering the age of the building, it is our opinion that the building is in a structurally serviceable
condition with the exception of the following items which will require addressing.
Conservation 2 – The area has experienced significant settlement in the order of 75mm. This has resulted in
significant cracking in the walls surrounding this area. SWH have suggested a number of works that should be
carried out to stabilise the structure in and around the area. These include piled underpinning and mini piling
internally and externally providing a stitch beam through to support the main walls. Following stabilisation,
remedial works will be required to the cracks within the walls and should utilise both toothing new brickwork
along with horizontal crack stitching using stainless bar and grout. A new floor will be required to relevel the
finishes and can be supported from the new piles and beams.
Store 1 – SWH recommend that if achievable with planning that the chimney be removed. Cracking was noted
to the wall and breast. The cause of the damage is not fully clear but is believe to be nominal settlement to the
north west corner of the area. Downpipes were also noted as discharging to the area. As such SWH have
recommended all dish channel joints and runs are free from defects, and any gullies that these run to are
checked for soundness and free flow of water.
External Lobby to Store 2 – Steel posts located in the wall are believe to be corroded and caused cracking to
the brickwork to crack and blow. Recommendations include opening up and further investigations.
General Cracking – With Reference to Building Research Establishment (BRE) Digest 251 causes of Category
2 cracks can be hard to determine. As there is no obvious movement joints that can be found within the building
it is SWH’s opinion that the cracking is likely due to Thermal Movement in the structure. Comments on the
suitability of the foundations is it is not known what form they take. As only localised minor movement has been
seen it is not believed this is a major issue requiring intervention other than the repairing of cracks through
normal redecoration. Cracks should be fill repaired as part of redecoration of the whole property. Externally
cracks should be repaired using horizontal crack stitching using stainless bar and grout.
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7.

Compliance Issues

7.1.

Fire Safety

We strongly recommend that a Fire Engineer is asked to complete a full Fire Risk Assessment at the property,
highlighting works required to fire stopping, fire protection and escape routes.
In addition to the above the following items have been noted during our inspection.

7.1.1.

Fire Resisting Doors

We would suggest that the majority of the internal doors should be fire rated. This is due to the doors forming
protected lobbies, staircases or leading to an escape route. During our inspection we noted that the doors
within the property are currently non-compliant for various reasons including:
-

Damaged doors and/or frames

-

Missing or damaged intumescent seals

-

Georgian wire glazing where we were unable to determine its fire resistance.

-

Inappropriate Ironmongery.

We would therefore recommend that these doors are subject to upgrade and repairs where this can be
achieved. However, it is likely to be more cost effective to replace the door sets at this time.

7.1.2.

Protected Stairways

The staircase to the Care Takers Lodge should form a protected stairway as it provides the only emergency
route from the first-floor accommodation to the ground floor exit. As mentioned in Sections 7.1.1. and 3.4
however the internal doors to the property are generally non-compliant at present as a result of their condition.

7.1.3.

Fire Stopping / Barriers

Whilst we have not completed a full inspection of the ceiling voids and all fire stopping / barriers within the
property, we did note some defects within the property which we would recommend are rectified.
Penetrations through the partitions forming the Electrical Meter Room which require fire stopping. There were a
number of service penetrations through-out the property including the First Floor Office / Store, these should be
checked and assessed.
Further consideration should be given to fire stopping in the ceiling voids. From our limited inspection in the roof
space we were unable to determine the condition of any such fire stopping at the time of our survey.
We strongly recommend that a full Fire Risk Assessment is completed at the property to ensure that these
issues are assessed by a suitably qualified fire engineer.
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7.1.4.

Emergency Lighting

The Fire Risk Assessment for the property dated 3 July 2012 stated that the property was provided within
insufficient emergency lighting.

7.2.

Accessible WC Provisions

There is currently no accessible WC or Shower facilities provided to the property. Depending on the intended
use of the property an Accessible WC provision may need to be provided where reasonably feasible.

7.3.

Equality Act 2010

We have not been instructed in relation to this Act and have not carried out a Disability Access Audit of the
premises. We are unsure whether an Access Audit has been undertaken and we recommend that if not, such
an Audit is undertaken.
However during our inspection we did note that the ramped access to the Care Takers Lodge is unlikely to
meet Building Regulations and should be reinstated to Part M Standards.

7.4.

Control of Asbestos Regulations 2012

Under the Control of Asbestos Regulations 2012, The Building Owner is required to have an up to date
Asbestos Management Plan. Portsmouth City Council have provided us with both their Contractor Asbestos
Report and Asbestos Floor Plan. Prior to any refurbishments or repair work, a Refurbishment and Demolition
Survey will be required prior to the commencement of any repair or refurbishment works. All removals should
be completed in compliance with the Control of Asbestos Regulations 2012 and in accordance with the
requirements of the HSE.
Please note that Faithful+Gould have not surveyed the property for the presence of Asbestos and assume no
responsibility or liability for the contents of the Contractor Asbestos Report provided by Portsmouth City Council
or the presence of asbestos within the property.

7.5.

Ventilation

An assessment of the ventilation systems falls under the scope of the M&E survey and as such can be found in
the M&E Survey section of this Report but has been summarised below:
Mechanical Ventilation to the property is served by an AHU and external heat pump / chiller. It is unknown the
age of the AHU and associated pipework, however the system was in poor condition and is believed to be
beyond its life expectancy.
In addition, the AHU and external heat pump/chiller, individual extract fans are provided to each of the Store
Rooms. These were visually dated and were unable to be tested and so it is uncertain whether they are in
disrepair. We would recommend that all extract fans are replaced.
Overall the M&E Engineer has suggested replacing the Ventilation systems in their entirety and opting for a
modern heat recovery type system.
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8.

Conclusion

The Former Records Office has been unoccupied for a number of years and as such is in a poor condition. A
lack of heating and moisture ingress have led to damaged and defective decorative finishes throughout the
property and have also affected the condition of fixtures and fittings. Extensive refurbishment is therefore
required to bring the property back up to an occupiable state of condition.
A number of concerns around Fire safety in particular were noted during the survey. The property did not
possess any fire rated doors. It is strongly recommended that a fire engineer is engaged to further consider the
fire stopping within the property.
There are a number of structural repairs recommended as part of this report which we recommend are
considered prior to any refurbishment works are instructed. SWH recommend that attention should be given to
the Conservation room 2 located at the South West of the Property, Store 1 where the Chimney is located both
internally and externally, External Lobby to Store 2 and repairing general cracking throughout the internal and
external parts of the building.
M&E installations to the property have either exceeded their life expectancy or are in poor condition with
expectation of the fire and intruder alarms which are operational and appear to be maintained. SS and A have
suggested a series of repairs to the Mechanical, Electrical and Public Health Services throughout the property.
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Appendix 1 – Photographic Schedules

5206106 | 1.0 | 4 June 2021
Faithful+Gould | PCC Former Records Office Report Client Issue

Page 31 of 34

PCC Former Records Office – Internal Photo Schedule

Photo 1 - Store 6

Photo 2 – Store 6

Photo 3 – Store 6

Photo 4 – Book Store

PCC Former Records Office – Internal Photo Schedule

Photo 5 – Store 5

Photo 6 – Kitchen

Photo 7 – Kitchen

Photo 8 – Main Corridor

PCC Former Records Office – Internal Photo Schedule

Photo 9 – Main Corridor

Photo 10 – Main Corridor

Photo 11 – Main corridor

Photo 12 – Store 3

PCC Former Records Office – Internal Photo Schedule

Photo 13 – Main Corridor

Photo 14 – Store 2

Photo 15 – Conservation 1

Photo 16 – Conservation 2

PCC Former Records Office – Internal Photo Schedule

Photo 17 – Conservation 2

Photo 18 – Unisex WC

Photo 19 – Store 1

Photo 20 – Store 1

PCC Former Records Office – Internal Photo Schedule

Photo 21 – Store 4

Photo 22 – Store 4

Photo 23 – Work room

Photo 24 – Electrical Meter Room

PCC Former Records Office – Internal Photo Schedule

Photo 25 – Electrical Meter Room

Photo 26 – Electrical Meter Room

Photo 27 – Book Store

Photo 28 – Kitchen

PCC Former Records Office – Internal Photo Schedule

Photo 29 – Ground Floor WC

Photo 30 – Circulation Space (Care takers lodge)

Photo 31 – Circulation Space (Care takers lodge)

Photo 32 – First Floor Office

PCC Former Records Office – Internal Photo Schedule

Photo 33 – Roof Space to Care Takers Lodge

Photo 34 – Roof Space to Store 3

Photo 35 – Roof Space to Store 2

Photo 36 – Roof Space to Store 2

PCC Former Records Office – Internal Photo Schedule

Photo 37 – Roof Space to Conservation 2

Photo 39 – Roof Space to Conservation 2

Photo 38 – Roof Space to Conservation 2

PCC Former Records Office – External Photo Schedule

Photo 1 – East Elevation

Photo 2 – East Elevation

Photo 3 – East Elevation

Photo 4 – South Elevation

PCC Former Records Office – External Photo Schedule

Photo 5 – South Elevation

Photo 6 – South Elevation

Photo 7 – South Elevation

Photo 8 - Cupola

PCC Former Records Office – External Photo Schedule

Photo 9 – Chimney to South Elevation

Photo 10 – West Elevation

Photo 11 – West Elevation

Photo 12 – West Elevation

PCC Former Records Office – External Photo Schedule

Photo 13 – West Elevation

Photo 14 – West Elevation

Photo 15 – East Elevation

Photo 16 – North Elevation

PCC Former Records Office – External Photo Schedule

Photo 17 – West Elevation

Photo 18 – West Elevation (Care Takers Lodge)

Photo 19 – Care Takers Lodge Ramp

Photo 20 – North Elevation ( Care Takers Lodge )

PCC Former Records Office – External Photo Schedule

Photo 21 – East Elevation (Care Takers Lodge)

Photo 22 – External Courtyard (East Elevation)

Photo 23 – External Courtyard (North Elevation)

Photo 24 – External Courtyard (West Elevation)

PCC Former Records Office – External Photo Schedule

Photo 25 – North Elevation

Photo 26 – East Elevation

Photo 27 – Plant Building

Photo 28 – Plant Building Door

PCC Former Records Office – External Photo Schedule

Photo 29 – External areas

Photo 30 – Rear Parking Area

Photo 31 – External Surfacing to parking area

Photo 32 – External Surfacing and Kerb

PCC Former Records Office – External Photo Schedule

Photo 33 – Main drive way

Photo 34 – Entrance Gates and boundary treatment

Photo 35 – Boundary treatment (north)

Photo 36 – Masonry Wall and Post

PCC Former Records Office – External Photo Schedule

Photo 37 – Masonry Wall and Gate Posts

Photo 38 – Asphalt Roof Coverings above Store 6

Photo 39 – Asphalt Roof Coverings above Store 6

Photo 40 – Plain Clay Tile Coverings to Main Roof (North East)

PCC Former Records Office – External Photo Schedule

Photo 41 – Plain Clay Tile Coverings to Main Roof (North)

Photo 42 – Slipped Plain Clay tiles to Main Roof

Photo 43 – Asphalt Covering to Unisex WC

Photo 44 – Asphalt Roof Coverings (North West)

PCC Former Records Office – External Photo Schedule

Photo 45 – Rooflight Boxing

Photo 46 – Asphalt Coverings to Store 4 and Work Room roof.

Photo 47 – Asphalt Coverings to Corridor Roof

Photo 48 – Asphalt coverings to Store 6

PCC Former Records Office – External Photo Schedule

Photo 49 – Asphalt Coverings to Store 4 and Work Room roof.

Photo 51 – Access Steps (South)

Photo 50 – Asphalt Coverings to Store 6

Appendix 2 – Structural Survey
Please Refer to Main Report Appendix 3.0
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Appendix 3 – Mechanical and Electrical
Condition survey
Please Refer to the Main Report Appendix 4.0
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3.0 Structural Survey
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1.0 Introduction
1.1

Scott White and Hookins LLP was instructed by Simon Dunford of Faithful and Gould by
an email of authorisation dated 5 June 2020 to carry out an inspection of the Former
Portsmouth City Council Records Office, located on Museum Road, Portsmouth

1.2

Faithful and Gould have been appointed to undertake a Condition Survey of the Records
Office building and provide outline costings to rectify the defects found within the
structure.

1.3

As part of this report Scott White and Hookins have been instructed to inspect the
building, to undertake a full structural inspection of the property. This inspection is to
include providing comment on areas highlighted as potential concern, together with a
request to provide descriptions of remedial works for the rectification of the issues
highlighted.

1.4

This report shall be for the private and confidential use of Faithful and Gould and its
Agents but may be reproduced in whole and issued to their Client team on this project.

1.5

We have not inspected parts of the structure which are covered, unexposed or inaccessible
and are therefore unable to report that any such part is free from defect; neither have we
inspected any part of the building which is not mentioned in this report. This report must
not be assumed to be a full structural survey, such as that defined by the Royal Institution
of Chartered Surveyors.
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2.0 Inspection – General Comments
2.1

The building is primarily a single storey building, with a 2 storey section located adjacent
to the Museum Road to the north of the site.

2.2

The main part of the structure was constructed in the late 1800’s, with the sections
adjacent to Museum Road constructed in the 1920’s.

2.3

We understand that the building has been unoccupied for approximately 10 years.

2.4

It is constructed with load bearing masonry walls, assumed to be solid construction,
supporting a timber roof utilising traditional cut timber with King and Queen post trusses.
There are also sections of concrete flat roof.

2.5

The property is the former Records Office for Portsmouth City Council. It is located on
Museum Road, Portsmouth, adjacent to the Portsmouth City Museum.

2.6

We undertook our inspection on 28 April 2021. Our survey was restricted to a visual
inspection of the external and internal wall elevations, floor and ceiling surfaces where
they were exposed and the taking of certain dimensions. The roof structure was also
inspected where visible. The areas inspected are noted in this report. At the time of the
visit the weather was sunny with showers.

2.7

Portsmouth City Fortifications

2.7.1

It is worth noting that the area surrounding the site is located on the former Portsmouth
City fortifications, although we have no exact detail to the location of these in relation to
this building.

2.7.2

The adjacent Park to the north of the site is called Ravelin Park. The park is named after a
particular design of triangular defensive fortification that originally occupied the site.

2.7.3

The area of Old Portsmouth used to be surrounded by defensive fortifications including
walls, bastions, a moat and tall triangular constructions known as ravelins.

2.7.4

During the 19th century the fortifications were demolished, the site became the city's army
garrison headquarters in 1870.

2.7.5

It is believed that the western end of the building was constructed on the former moat
surrounding the city wall.

2.8

Ground Conditions

2.8.1

British Geological Maps indicate that the site is likely to be situated over a stratum of River
Terrace Gravels consisting of sands and gravels, overlying Wittering Formation consisting
of clay, silt and sand.
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2.8.2

As part of the works we have received a ground investigation report undertaken by
Constructive Evaluation entitled ‘Interpretive Ground Investigation Report’ dated April
2009.

2.8.3

This report was commissioned to investigate the western end of the building and ascertain
the foundation types and associated ground conditions.

2.8.4

This has shown that there is a significant layer of made ground immediately below the
surface. This extended up to 6.0m in depth in BH4. This could be due primarily to the
previous City Walls and associated moats. It has been suggested also that the made
ground could be infill following bomb damage during the war.

2.8.5

Beneath the made ground, depending on its thickness, river terrace gravels are located
overlying the wittering formation. This tallies with the BGS records observed.

2.8.6

The report showed that the foundations were ground bearing concrete strip footings
founded at 1.4m and 1.9m below finished ground level. It indicates that they sited site
upon brown clayey sandy flint Gravel material, which would indicate suitable bearing
strata for a single storey building. But, the boreholes indicated the material above 4.2m
may well be reworked ground, and hence not have the suitable bearing resistance for the
foundations.

2.8.7

Within the report it highlights ‘tell tale’ crack measuring gauges had been applied to the
building. Indicating the cracking has been mobile for many years.

2.9

Drainage

2.9.1

We have not undertaken any survey of underground drainage, although in the ground
investigation report, a drainage survey had been undertaken indicating that the system is
combined picking up foul and surface water, and draining to the east of the site.

2.9.2

The drainage layout in the report also indicates that there are localised soakaways
provided around the site.

2.9.3

We don’t believe that the survey undertaken covers all aspects of the surface water
system.

2.10

The report refers to the rooms as detailed on the drawing provided by Portsmouth City
Council. This is provided in Appendix A.

303326
Former PCC Records Office

6

www.swh.co.uk

London
Bedford
Sutton
Winchester

3.0 Inspection Observations
3.1

Conservation 2

3.1.1

The main area of concern is the area noted as Conservation 2. This is currently propped
and restrained following historic movement. We understand that the moat from the city
fortifications was located close to this section and this is believed to be a contributary
factor in the settlement.

3.1.2

The movement has occurred as settlement of the end (south) wall causing rotation in the
walls at the abutment to the main body of the building.

3.1.3

In assessing the settlement, we believe it to be in the order of 75mm when eyeing along
the coursing lines. In the wall abutment between Conservation 2 and Store 2, the cracking
at the base of the joint is 5mm, and 40mm at the eaves.

3.1.4

In the western elevation to Conservation 2, there is a number of vertical and stepped
cracks in widths up to 8mm. The cracks are predominantly larger towards the top of the
wall compared to lower down, indicating rotation.

3.1.5

To the west wall, damp is prevalent. It was not clear why this is occurring, but due to the
movement it could be rain driven due to the prevailing wind through cracks, along with
possible disturbance of the guttering and flashings due to the movement.

3.1.6

A crack was noted also in the wall to Conservation 2 at the west end, with a width in the
order of 10mm at the top of the wall. This could be seen both sides of the wall.

3.2

Store 1

3.2.1

Within Store 1 a number of cracks were noted both internally and externally.

3.2.2

To the north elevation a chimney is located and this currently is propped and restrained
externally by a scaffold system. No information has been forwarded detailing why this
chimney is currently propped.

3.2.3

There appears to be a stepped crack in the external wall to the left of the chimney when
viewed from outside. This crack appears to be mirrored internally.

3.2.4

There is also a crack of up to 3mm at the junction between the wall and ceiling to the
north east corner of the room when viewed internally. This crack extends along both
intersecting elevations.

3.2.5

A vertical crack externally was noted to the east wall at low level up to 6mm thick.

3.2.6

There is also a horizontal crack of approximately 3mm width at mid height in one the of
the piers between the windows on the east elevation was noted.

3.2.7

It was also noted that on all walls the plaster finish has crazed cracking, and when you tap
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it, it sounds hollow, indicating the plaster has blown the bond to the masonry behind.
3.3

External Lobby to Store 2

3.3.1

The small lobby located externally on the southern side of the building is showing
significant signs of brickwork failure.

3.3.2

The left-hand external corner when viewed externally has a straight vertical crack to the
south façade. This varies in width throughout the height of the wall.

3.3.3

To the right-hand end of the southern façade, an approximately vertical crack was noted
in the brickwork, which has significantly blown and cracked adjacent to the external
electrical socket. Displacement of the blown brick was up to 10mm.

3.3.4

It was noted that there is a gap at the end of the lintel over the main door of
approximately 8mm in width.

3.4

Other General Observations

3.5

Within Conservation 1, a 2mm width crack could be seen at high level in the north west
corner. This crack also was also viewed externally in the external leaf located at the top of
the wall.

3.6

Within the courtyard adjacent to the Store 1 and Store 4, walls to the south and east have
metal gratings installed in the outer face of brickwork. Due to corrosion of the
embedment in the brickwork the expansion of the corrosion product has lifted and
cracked the brickwork at these points to a number of the windows. The cracks are up to
6mm in width.

3.7

The gratings noted above are also installed to the external façade of the east elevation of
the central work room. These are showing similar failure with similar cracking.

3.8

In Store 4 and the adjacent room, internal to the southern elevation of the courtyard,
cracking was noted internally which mirrored the cracking externally due to the grating
highlighted above. The internal cracking was measured up to 2mm.

3.9

A diagonal crack of 2mm width was noted in the concrete roof slab over Store 4.

3.10

Within Store 3, cracking was noted to the corridor wall. Approximately central a full height
vertical crack of up to 3mm was noted. This could be seen on both sides of the wall.

3.11

In the same wall a full height vertical crack towards the eastern end of the wall of up to
2mm width was noted.

3.12

In Store 3, localised sections of blown plaster were noted.

3.13

In the Kitchen to the eastern end of the building located between the two stores, damp
was noted in the ceiling. A hairline crack was also noted between the coving and the
ceiling.
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Externally to the kitchen noted in 3.13, the gutter appears to be showing signs of leaking
at this point.

3.15

Also, the same gutter at the adjacent eastern gable wall has failed and the stonework and
wall appear to be showing signs of water damage and dampness.

3.16

In the external wall to the store at the north east corner of the building, the external wall
facade to Museum Road is showing signs of frost damage to the brickwork. Many of the
bricks have lost face and material behind. This damage is also seen on the same façade to
the two storey section of the building.

3.17

The north east corner of the building is showing a straight crack approximately a half brick
width back from the corner to the façade to the Museum Road. The crack is up to 3mm in
width. A crack of 3mm was noted at high level adjacent to the same corner but to the east
façade.

3.18

Within the external courtyard, the surface has been badly damaged by a large tree root
growing from a tree located out on Museum Road. There is drainage located adjacent to
this tree root.

3.19

In the first-floor section of the two section, cracking was noted at the wall/ceiling joint
above the staircase. The crack was up to 2mm in width and extended for the majority of
the ceiling/wall joint.

3.20

There are a number of chimneys located around the building. We viewed these from
ground level and all appeared to be generally vertical. All the chimneys are showing a
degree of weathering. The chimneys generally are slender in their height and will be
difficult to prove to current design standards.

3.21

Around the building most of the cills and lintels are stone or concrete, of a similar style.
Many were showing a consistent gap to the adjacent brickwork of approximately 1-2mm
in width.

3.22

It was noted that the external drainage surrounding the store and book store, was a dish
channel with assumed gullies. The dish channel is badly overgrown and it was not possible
to see the gullies.

3.23

A monitoring well has been installed on the courtyard are to the south side of the
building. It was not possible to ascertain the date of install.

3.24

The roof structure generally appeared in satisfactory condition. We were able to see into
the loft spaces through open hatches, but we did not enter into the roof spaces on safety
grounds.

3.25

In the roofs viewed we could see some/all of the main supporting structure. All appeared
sound and generally free from defect.

3.26

When viewed externally a number of tiles on the roofs had slipped or had completely
fallen away.
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4.0 Conclusions and Recommendations
4.1

It is our opinion that considering its age, the building generally is in a structurally
serviceable condition, with the exceptions of the following items which will need
addressing.

4.2

Conservation 2

4.2.1

This area has experience significant settlement, in the order of 75mm. This has resulted in
significant cracking and movement in the walls surrounding this area.

4.2.2

It would be our opinion that the building will require a piled underpinning solution to
stabilise this section. This will include mini piling internally and externally and providing a
stitch beam through to support the main walls.

4.2.3

We would recommend stabilising all walls surrounding Conservation 2 and partly into
Conservastion1.

4.2.4

Once the foundations have been stabilised, remedial works will be required to the cracks
within the walls, and we would recommend utilising both toothing new brickwork along
with horizontal crack stitching using stainless bar and grout. Helifix is an example of the
system we would propose.

4.2.5

We have been provided with a Ground Investigation outlining the soil parameters. This
can be forwarded to a specialist pile design company to ascertain the type of piled
solution that can be adopted.

4.2.6

A new floor will be required to re-level the finishes. This can be supported from the new
piles and beams.

4.3

Store 1

4.3.1

We would recommend that if achievable with planning that the chimney is removed.

4.3.2

There is cracking noted in the wall with the chimney and breast in it. It is not fully clear
why this is occurring, but is believed that could be some nominal settlement to the north
west corner of the area, around where we can see the cracking to wall/ceiling junction
internally.

4.3.3

Although not directly adjacent, there are downpipes on the western elevation externally
that discharge to surface. We would recommend that all the dish channel joints and runs
are free from defects, and any gullies that these run to are checked for soundness and free
flow of water.

4.3.4

We would also recommend that trial pits are carried out externally beneath the stepped
crack, and at the north west corner, to ascertain foundation type, and formation condition.
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4.4

External Lobby to Store 2

4.4.1

We believe that there may be steel posts located in the walls that have corroded and
caused the brickwork to crack and blow.

4.4.2

We would recommend that this is opened up and fully investigated.

4.4.3

We would allow for this small lobby to be completely rebuilt

4.5

Cracking Generally

4.5.1

Internally there are signs of localised cracking and movement.

4.5.2

Building Research Establishment (BRE) Digest 251 ‘Assessment of Damage in Low-Rise
Buildings’ gives guidance on assessing and dealing with cracking in low rise masonry
buildings. The cracking viewed all falls within Category of Damage 2, with crack widths up
to 5mm in width.

4.5.3

For the repair of Category 2 cracks (up to approximately 5mm in width) Digest 251
suggests that the cause of cracks of this nature can be difficult to identify and can be due
to variety of reasons:

4.5.4

Due to the there being no obvious movement joints within the building it would be our
opinion that the primary cause for the cracking internally is thermal movement in the
structure.

4.5.5

There may be some very localised settlement of walls due to moisture changes in the
bearing soil. The Wittering Formation soil is known to be susceptible to volume changes
due to variations in moisture content. This variation in moisture content can be caused by
a number of factors such as water extraction by tree and shrub roots, leaks from
underground drainage, seasonal variation in rainfall or long-term climatic changes.

4.5.6

Any volume change in the soil can cause movement in the foundations or other parts of
the structure that bear on to it.

4.5.7

The foundations of the building are traditional strips and pads, but as we are generally
seeing only localised minor movement in the walls, we do not believe this to be a major
issue requiring any invention other than repairing of the cracks through normal
redecoration.

4.5.8

We would recommend that any cracks are fill repaired as part of redecoration of the whole
building.

4.5.9

Externally we would recommend that cracks are repaired utilising horizontal crack stitching
using stainless bar and grout.
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4.6

General Conclusions

4.7

With regard to the Chimneys, ideally we would recommend removing them due to their
slender nature. If this is not possible, we would recommend that a contractor with
experience in renovating chimneys is appointed to repoint all the chimneys and replace
any damaged bricks. We would recommend all the flashings are also checked and
replaced if damaged.

4.8

We would recommend that the window gratings to the courtyards are removed and the
brickwork repaired. Care will need to be taken as the cracks may instantly close up due to
the gratings being removed.

4.9

We would recommend that all guttering is inspected for defects and repaired where
necessary. With regard to the guttering adjacent to the kitchen at the east end, we would
also recommend that the stonework is investigated for damage.

4.10

Where the brickwork has frost damage we would recommend the replacement of bricks.
This is prevalent on the north facing elevations.

4.11

We would recommend that all drainage is investigated for soundness and satisfactory
operation. This includes the surface channels that transport water to the gullies from down
pipes and surface areas.

4.12

We would recommend that all broken or missing tiles are repaired.
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5.0 Appendices
Appendix A
Building Layout Plan

303326
Former PCC Records Office

13

www.swh.co.uk

This is a C.A.D. drawing and may only be modified by hand in accordance with QA Procedure
All dimensions to be checked on site
prior to commencement of any work
*** DO NOT SCALE FROM THIS DRAWING***
Notify C.A. of any discrepancies before ordering materials.
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Appendix B
Photographs
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Photograph 1:
Conservation 2
Propping to
southern Gable
wall.

Photograph 2:
Cracking to
joint between
Conservation 2
and Store 2.
Up to 40mm in
width
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Photograph 3:
Cracking to
joint between
Conservation 2
and Store 2.
Up to 40mm in
width

Photograph 4:
‘Eyeing ‘ brick
coursing to
indicate
furthest point
has dropped
by 75mm
approximately.
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Photograph 5:
Conservation 2
with propping
to left of
picture.

Photograph 6:
Propping
internally to
Conservation 2
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Photograph 7:
Damp and
cracking to
west wall of
Conservation 2

Photograph 8:
Cracking to
Wall between
Conservation 2
and
Conservation 1
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Photograph 9:
Propping to
Chimney on
north elevation
of Store 1

Photograph 10:
Stepped crack
to north
elevation of
Store 1.
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Photograph 11:
Stepped crack in
brickwork to
right of
chimney,
mirroring
external crack,
along with
crazed cracking
and blown
plaster

Photograph 12:
Cracking to
ceiling/wall joint
in Store 1
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Photograph 13:
Small lobby to
Store 2

Photograph 14:
Cracking to east
corner of Lobby
to Store 2
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Photograph 15:
Cracking in
lobby wall

Photograph 16:
Cracking to west
corner of the
Lobby to Store 2
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Photograph 17:
Crack in external
wall high level
to Conservation
1, mirrored
internally also.

Photograph 18:
Corrosion in
window grating
causing
masonry to lift
and crack.
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Photograph 19:
Corrosion in
window grating
causing
masonry to lift
and crack.

Photograph 20:
Cracking to
Store 4 external
wall caused by
external grating.
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Photograph 21:
Cracking in roof
to Store 4

Photograph 22
Typical cracking
to wall to Store
3 and corridor
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Photograph 23:
Gutter and
water damage
to east gable
end

Photograph 24
Typical damage
to brickwork on
North facing
elevation to
Museum Road
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Photograph 25:
Straight Crack at
North East
Corner of
building.

Photograph 26:
Tree Root
damage in
North East
courtyard
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Photograph 27:
Cracking over
staircase to
ceiling/wall
junction

Photograph 28:
Chimney on
South elevation
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Photograph 29:
Chimneys and
Bell
Tower/Dovecote
to roof.

Photograph 30:
Typical gaps at
lintel and cills.
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Photograph 31:
Typical open
drainage
channel
surrounding the
building

Photograph 32:
Monitoring well
adjacent to
southern
elevation.
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Photograph 33:
Typical Queen
Truss over Store
3 and Bookstore

Photograph 34:
King Post Truss
over 2 storey
section
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Photograph 35:
Edge of typical
Concrete flat
roof

Photograph 36
Typical roof
showing
slipped,
damaged or
missing tiles.
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Location Plan
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EXECUTIVE SUMMARY
Generally, mechanical services plant can be expected to have a life of 15-20 years and electrical
services 20-25 years. All services except for the fire alarm and intruder which are operational and
maintained appear to be beyond their life expectancy and in poor condition.
Operation and maintenance (O&M) manuals covering the original mechanical, electrical and public
health installations were not provided. Some records for the continued maintenance of the building
services were not made available/ provided. Maintenance of the building is not currently being
provided except for those systems above. There is a question as to whether the lighting protection is
also being maintained for insurance purposes.
Prior to re-occupation of the building at this stage it would be prudent to allow for the following works.
Item

System

Repair

1

Gas

Remove gas supplies, remove possible oil tank and enclosure.
SGN to undertake dead test on gas supply/supplies.

2

Electricity Incomer

Replace with new.

3

Water Incomer

Replace with new.

4

Comms Incomer

Replace with new.

5

Heating

Replace life expired heating systems with VRF.

6

Ventilation

Replace life expired ventilation systems.

7

De-humification

Replace life expired de-humidification systems.

8

Controls

Replace life expired control systems.

9

CWS

Replace life expired MCWS systems.

10

HWS

Replace life expired HWS systems.

11

LV and Small Power

Replace life expired LV and small power systems.

12

Lighting

Replace life expired Lighting systems.

13

Fire

Replace Fire Alarm system.

14

Intruder Alarm

Replace Intruder Alarm system.

15

Lightning Protection

Replace Lightning Protection system.

16

Telephone Systems

Replace TV and telephone systems.

17

Above Ground Drainage

Replace life expired Above Ground Drainage systems.

18

Rainwater

Replace life expired Rainwater systems.
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INTRODUCTION
SS and A has been commissioned by Faithful and Gould to undertake a visual condition survey to
review the mechanical, electrical and public health (MEP) services installations for the premises at
Portsmouth City Records Office, Museum Road, Portsmouth, PO1 2LE. The purpose of the report is
to establish and record the general condition of the building services.

Portsmouth City Records Office
Portsmouth City Records Office provides around c.1,200m2 of former storage facility including a
residential area turned into office type facilities. The property is in a dilapidated state but appeared
to have a combination of heating, with electric type to the storage areas and LTHW to the residential
part. Each part of the property has its own utility supplies including LV, water and gas. We believe
the property may have previously had an oil tank located to the east. The property was constructed
in the early 1897, we understand the property was utilised until recently.
This report is based on a visual inspection of the property carried out on 28th April 2021 when the
weather was mild and initially clear. None of the services were performance tested and no intrusive
examinations of the equipment carried out.
The life of equipment is based on the economic life factors set out in the Chartered Institute of
Building Services Engineers (CIBSE) Guide M – Maintenance Engineering and Management. These
life factors are based on broad surveys of generic equipment and depend on a good level of
manufacture, installation and maintenance. Life factors are conservative in nature and may well
influence the decision to undertake plant replacement, refurbishment of part or all owing to
obsolescence or to improve efficiency.
There are no budget costs in this report.
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MECHANICAL SERVICES

3.1

Gas System
System Description
The storage area of the property appeared to either have a gas or oil supply adjacent to the entrance
area however due to it being overgrown it was accessible.
The residential part of the property has a capped 25mm natural gas supply within the gas & electric
cupboard adjacent to the entrance. No meters were witnessed.
Recommendation
On the basis electricity has become the more carbon efficient fuel, it would be prudent to remove the
gas. It would be advisable to check with SGN that all gas supplies to the property are dead and that
the assumed external oil tank and enclosure is removed.

3.2

Heating
System Description
Heating to the storage area of the property was provided via electric storage type heaters to the office
and communal areas and also electric warm air units (fan assisted convector heater) to the storage
areas. The age of the electric Unidare and Creda warm air units is unknown however they all appear
to be aged and in disrepair and we would expect beyond their life expectancy. The age of the electric
storage heaters are also unknown but these do look in better condition. It is however expected that
these are beyond their life expectancy and we are unclear as to whether these are operational.

Fig 1 – Electric Warm Air Heater
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The residential part of the property has a gas fired heating system with heating provided via an old
Glow Worm 15kW gas boiler located in the kitchen area, feeding radiators via a primary pump. The
boiler appears to be in disrepair. The age of the pump is unknown but looks modern, however the
copper pipework and pressed steel panel radiators looks dated. Within this part of the property,
additional Dimplex 3kW electric fan convectors have been installed to particular rooms on the ground
and first floors.
The Low Temperature Hot Water (LTHW) services/plant have the following indicative life
expectancies in accordance with CIBSE Guide M;
Equipment
Boilers
Gas Burners
Flues
Pumps
Pressurisation Unit
Heat exchangers (water to water)
Valves
Pipework
Trace Heating
Insulation
Electric Heaters

CIBSE Guide M Indicative Life Expectancy
20
20
15-30
20
20
15
15-25
35
20
30
10

Recommendation
The electric heating to the storage areas is beyond its life expectancy and in need of replacing.
The boiler is in disrepair and the associated pipework and radiators are almost certainly beyond life
expectancy and in poor condition.
It is recommended to replace all systems with a more efficient electrically driven VRF heat pump or
a new electric heating system.

3.3

De-Humidification
System Description
De-Humidifiers to the storage areas of the property have been installed. The initial units installed
were Westair Dynamic machines, these have since been left in disrepair and Munters desiccant dehumidifiers have been installed in their place. The age of the Munter units appears to be
approximately 8 years. The de-humidifiers looked in a condition commensurate with age but we are
unclear whether they are operational.
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Fig 2 – Westair De-Humidifier

Fig 3 – Munter De-Humidifier

Humidification/De-humification services/plant have the following indicative life expectancies in
accordance with CIBSE Guide M;

De-humidifiers

Equipment

CIBSE Guide M Indicative Life Expectancy
10

Recommendation
We recommend the dehumidification systems are replaced, if required for future storage
requirements.

3.4

Mechanical Ventilation
System Description
Mechanical ventilation is provided to the conservation areas via an AHU situated in the corridor area.
The AHU which appears to be connected to an external heat pump / chiller is in disrepair as is the
external equipment. The age of the AHU is unknown and therefore we are unclear as to when the
ductwork was also installed, however the system was in poor condition and we believe it to be beyond
its life expectancy.

6

Portsmouth City Records Office – MEP Condition Survey

Fig 4 – Conservation Areas AHU

Fig 5 – AHU External Heat Pump
The storage areas also have wall extract fans and de-stratification fans connected to the ceilings.
The age of these are unknown but the majority looked old and assumed to be beyond their life
expectancy. It was also unknown as to whether these were in disrepair.
The Ventilation services/plant have the following indicative life expectancies in accordance with
CIBSE Guide M;
Equipment
Air Handling Units (External)
Air Handling Units (Internal)
Dampers

CIBSE Guide M Indicative Life Expectancy
15
20
15
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Fan Units
Fire Dampers
Ductwork
Insulation
Grilles / Diffusers

15
10
40
30
25

Recommendation
We recommend the ventilation systems are replaced in their entirety, for new modern heat recovery
type systems.

3.5

Controls
System Description
A control system for the ventilation and associated air conditioning plant appears to have been
installed with the use of a control panel located in Store 2. However, this appears to be in disrepair
and we are not clear as to if the control system is used. It is believed to be beyond its indicative
operating life.
The Building Management System (BMS) services/plant have the following indicative life
expectancies in accordance with CIBSE Guide M;
Equipment
Communications Cabling
Outstations
Sensors / Actuators
Control valves
Software

Indicative Life Expectancy in Years
25
10
10
15
5

Recommendation
We recommend the control systems are replaced in their entirety.

3.6

Cold Water
System Description
A 22mm dia. capped cold water main enters the storage part property via the WC adjacent to the
entrance. This appears to feed to local WC and kitchenette area, a meter was not witnessed.
The mains water distribution pipework was seen to be in copper run serving outlets around the
building. The pipework was seen to be un-insulated, the age of the pipework is unknown but assumed
to be nearing life expectancy.
A 22mm dia. capped mains water to the residential area of the property was recorded in the gas and
electrics room. The supply had an old Waterfuse solenoid connected.
According to the legionella water risk assessment undertaken in 2014, the mains water to the
residential area serves a GRP pre-insulated cold-water storage tank in the loft space. The CWS tank
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capacity is unknown. The cold-water pipework from the tank serves an HWS cylinder and CWS
outlets around the property.
All mains cold water services to the property have been isolated and are therefore out of commission.
The Domestic Cold-Water Systems services/plant have the following indicative life expectancies in
accordance with CIBSE Guide M;
Equipment
Cold Water Storage Tank
Booster Pump Set
Water Filtration System
Distribution Pipework

Indicative Life Expectancy in Years
25
15
15
35/45

Recommendation
We recommend the CWS systems are replaced in their entirety, including tanks, pipework, valves
and outlets.

3.7

Hot Water
System Description
The hot water for the storage area of the property is generated point of use hot water heaters,
whereas the residential part of the property used a conventional domestic hot water cylinder fed from
the boiler.
The HWS distribution pipework was seen to be in copper run within the loft space of the property
dropping in strategic locations to serve outlets around the property. The pipework was seen to be
uninsulated.
The age of the systems were unknown.
The Domestic Hot Water Systems services/plant have the following indicative life expectancies in
accordance with CIBSE Guide M;
Equipment
Vertical Storage Calorifier
Electric Immersion Heater
Accumulator Vessel
Secondary HWS Pump
Trace Heating
Distribution Pipework
Water heaters

Indicative Life Expectancy in Years
20
15
15
10
20
35/45
12

Recommendation
We recommend the HWS systems are replaced in their entirety.
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4

ELECTRICAL SERVICES

4.1

LV and Small Power
System Description
The storage property is provided with a 300A TP+N metered service head and this serves the building
via a 300A rated fused switch. There is no backup generation.

Fig 6 – Storage area LV Incoming Supply and Isolator
The age of the incomer is unknown but appears to be dated.
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From the incomer supplies are distributed to via a mains busbar of which a number of isolators and
distribution boards (DBs) are installed. The isolators we understand contain asbestos and therefore
cannot be disturbed.
Much of the system has been isolated except for supplies to DB2, DB2 off peak and DB3 off peak.
The DBs differ in age, many are extremely old and obsolete Crabtree units, with DB3 a more modern
Crabtree Polestar. Approximately 10no DBs are installed within this area of the property.
There appeared to be evidence of a historic fire to the off peak heating DB located in the corridor.

Fig 7 – DB2
All submains and final wiring is in MICC.
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The T&I undertaken in 2017 raised a number of C2 items (potentially dangerous - urgent remedial
action required) and items that required further investigations. It is unclear as to whether some of
these were completed, the main switches have not been replaced due to asbestos.
The residential property has a domestic 100A SP&N supply and meter to the property with an old
Crabtree consumer unit and a more modern Crabtree Starbreaker consumer unit, assumed to have
been installed to allow modifications to the system.

Fig 8 – Residential LV Supply & Crabtree Consumer Units
The LV distribution equipment have the following life expectancies in accordance with CIBSE Guide
M;
Equipment
Internal HV switchgear
Internal HV switchgear
LV Switch panel/Switchboard
ACB
Busbar
Isolators
Cabling
Distribution Boards

CIBSE Guide M Indicative Life Expectancy
30
30
20
20
35
35
35
20
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Socket Outlets etc.

15

Recommendation
We recommend the LV and small power systems are replaced in their entirety. Review LV supply
requirements and at this stage allow or replacement of the incoming supply due to age. Consideration
may also be given to back up generation should the facility be restored back to archive storage.
Confirmation of the available power to the property should also be provided. Should the 300A be
available this would provide approximately 157W/m2 and should be sufficient.

4.2

Lighting – General, Emergency and External Lighting
System Description
The building is provided with fluorescent T8 switched lighting throughout. Much of the lighting was
either not operational or lamps not installed. The installation is be
Emergency Lighting was not evident except for flood lights in the store area to the east of the
property.
External Lighting
External lighting was minimal, with lights at the entrances to both the storage and residential parts.
Both looked dated and beyond their expected life expectancy.
The Lighting/Control have the following life expectancies in accordance with CIBSE Guide M;
Equipment
Internal Lighting
External Lighting
Emergency Lighting Batteries
Lighting Control System
Lighting Control Modules, Sensors, etc.
Passive Infrared Sensor

CIBSE Guide M Indicative Life Expectancy
20
15
5
15
5-10
10

Recommendation
We recommend the lighting systems are replaced in their entirety.

4.3

Fire Detection and Alarm System
System Description
The property has conventional fire detection and alarm system covering 4no zones. The system
incorporates main panel in the entrance lobby of the storage part of the property, smoke detectors,
beacons/sounders and manual break glass call points.
The system was fully operational and appeared to be maintained, however its age could not be
determined.
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The Fire Alarm system components have the following life expectancies in accordance with CIBSE
Guide M;
Equipment
Fire alarm panel
Sounders
Smoke detectors
Batteries
Heat detectors
Dry Riser

CIBSE Guide M Indicative Life Expectancy
15
15
10
10
20
25

Recommendations
The indicative life expectancy according to CIBSE Guide M Appendix 12.A1 for a Fire Alarm Panel
is 15 years and 10 and 35 years for devices and cabling respectively.
The age of the fire alarm system was not determined however the system appeared to utilise dated
MICC cabling to some of the zones. We would therefore recommend replacement throughout.

4.4

Access Control and Door Entry / Intercom Systems
System Description
N/A
Access Control/Door Entry & CCTV Systems services/plant have the following indicative life
expectancies in accordance with CIBSE Guide M;
Equipment
Access Control
Card Readers
Software
Speed Gates

Indicative Life Expectancy in Years
15
15
5
15

Recommendations
N/A

4.5

CCTV and Intruder Alarms
System Description
A Honeywell intruder alarm has been provided to the property to provided security to the site whilst
it remains unoccupied. There did not appear to be a CCTV system to the property.
The CCTV and Intruder Systems services/plant have the following indicative life expectancies in
accordance with CIBSE Guide M;
Equipment

Indicative Life Expectancy in Years
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CCTV
Intruder Alarms

15
15

Recommendations
The indicative life expectancy according to CIBSE Guide M Appendix 12.A1 for a an Intruder Alarm
is 15 years and 35 years for devices and cabling respectively.
The age of the system was not determined however the system did appear to be operational. Should
the property be refurbished back to its current layout, it is likely the system would need to be removed
to allow works to be undertaken. We would therefore recommend replacement throughout.

4.6

Disabled Refuge and WC alarms
System Description
N/A
Disabled Refuge and WC Call Alarm System have the following life expectancies in accordance with
CIBSE Guide M;
Equipment
Disabled Refuge & WC Call Alarm Panels
Call Points
Cabling

CIBSE Guide M Indicative Life
Expectancy
15
15
30

Recommendations
N/A

4.7

Lightning Protection System
System Description
A lightning protection system to the property consisting of copper down-tapes was witnessed and
appeared to be in reasonable condition. We are unclear of its age and whether it has been regularly
maintained for insurance purposes.
Recommendations
We recommend allowing for replacement at this stage until further evidence of annual testing is
provided or undertaken.

4.8

Earthing and Bonding
System Description
Earthing and bonding were visible both LV rooms.
The indicative life expectancy according to CIBSE Guide M Appendix 12.A1 for general earthing
systems is 25-30years.
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Recommendations
Replace along with the LV and small power systems

4.9

TV, Wi-Fi and Telephone/Communication Systems
System Description
TV and communication systems were witnessed however the age and whether the systems were
operational is unknown.
WiFi facilities were not seen.
Recommendations
Allow for replacement of the entire systems.
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5

PUBLIC HEALTH SERVICES

5.1

Soil & Vent, Surface Water Drainage
System Description
A system to remove waste from appliances and sanitaryware to below ground drainage is provided.
Soil pipes extend from the WCs and either connect directly to ground or to soil vent pipes (SVP’s).
The SVP’s drop through from above the roof level and connect to underground drainage below the
slab. The SVP from the residential part of the property is external and in cast iron.
Waste pipes extend from wash hand basins, sinks, are assumed to connect directly to the
underground drainage system. The above ground drainage system was seen installed in different
materials including uPVC, steel. We assume the above ground drainage systems are all beyond 25
years old.
Rainwater is collected via cast iron guttering perimeter roof level gullies and falls from these via cast
iron downpipes to the underground drainage.
Recommendations
We recommend the above ground drainage systems are replaced in their entirety including main
stacks.

6

VERTICAL TRANSPORTATION

6.1

Passenger Lift
System Description
N/A.
Recommendations
N/A.
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RECORDS OFFICE - MECHANICAL, ELECTRICAL & PUBLIC HEALTH
BUDGET COSTS
Budget
1

Prelims incl. co-ordination of all new services and production of working drawings in line
with the scope of works to suit the refurbishment.

£

2

Validations - Validate mechanical and electrical services.

£

3

Strip out existing services – Strip out existing services (on completion of relocation
works) including supply and extract ductwork, LTHW, controls, LV power, fire alarm
interface and dispose of in accordance with current regulations.

£

12,000.00

4

Remove gas supplies, remove possible oil tank and enclosure. SGN to undertake dead
test on gas supply/supplies.

£

6,000.00

5

LV Supply, replace with new.

£

20,000.00

6

Water supply, replace with new.

£

10,000.00

7

Comms supply, replace with new.

£

5,000.00

8

Replace life expired heating systems with a heat pump system.

£

144,000.00

9

Replace life expired ventilation systems.

£

67,200.00

10

Replace life expired de-humidification systems.

inc

11

Replace life expired control systems.

£

26,400.00

12

Replace life expired MCWS, CWDS and HWS systems.

£

24,000.00

13

Replace life expired LV and small power systems.

£

105,600.00

14

Replace life expired Lighting systems.

£

120,000.00

15

Replace Fire Alarm system.

£

36,000.00

16

Replace Intruder Alarm system.

£

12,000.00

32,000.00
-

17

Replace Lightning Protection system.

£

12,000.00

18

Replace TV and telephone systems including adding in data.

£

24,000.00

19

Replace Above Ground Drainage systems.

£

36,000.00

20

Replace Rainwater systems.

inc

Sub-Total Budget Cost (M&E)

£

692,200.00

Contigency @ 5%

£

34,610.00

Total Budget Cost (M&E)

£

726,810.00

Cost (M&E) per m2

£

605.68

5.0 Summary of Remedial Works and Budget
Cost Estimates.
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Portsmouth Record Offices
Portsmouth City Council
Remedial Works Cost Estimate

Dated: 21st June 2021

OVERVIEW

Brief description of the works
Client : Portsmouth City Council

Location : Former City Records Office, 1-3 Museum Road, Portsmouth, Hampshire, PO1 2LE

Nature of the works : Structural repairs and General Refurbishment

Works to be undertaken are split between the Building Fabric, Structural Works, Mechanical
Description : and Electrical.

Estimated Cost

Total Estimated Final Cost:

£

2,033,000

Portsmouth Record Offices
Portsmouth City Council
Remedial Works Cost Estimate

Dated: 21st June 2021

ADDITIONAL COST INFORMATION
1

The copyright of this document is vested in Faithful + Gould and may not be reproduced in
part or whole without their express written permission.

2

This document and the information contained herein are for the exclusive use of
Portsmouth City Council, and Faithful + Gould accept no responsibility for any consequences
arising from unauthorised use by any other person(s).

3

Planning charges are excluded

4

Building Regulation charges are excluded

5

Exclusions
Land cost
Legal fees
Design and/or management team fees
Finance charges
VAT
Allowance for out of hours working
Upgrades and/or network reinforcement for Statutory Authorities
Loose Furniture, fittings and equipment
Specialist equipment

6

Specific exclusions
Phasing of the Works
Land Contamination
Archaeological finds
Environmental restrictions
Ground water
Potential additional requirements due to planning

Portsmouth Record Offices
Portsmouth City Council
Remedial Works Cost Estimate

Dated: 21st June 2021

BASIS OF MODEL
1 The cost model is based on a contract being tendered on a traditional single stage competitive basis.
2 All design, project managemrtnt, contract administration, QS and other professional fees are currently excluded.
We have not included for any planning or conversation approval fees or included for any heritage
3 advice within the costs
4 Preliminaries have been included at 17.5%
5 Main Contractors OH&P have been included at 5%
6 Risk has been included at 15%.
7 We have included a small allowance for Party Wall fees for the repir of the Boundary Fence Wall.

Portsmouth Record Offices
Portsmouth City Council
Remedial Works Cost Estimate

ELEMENTAL SUMMARY

Dated: 21st June 2021

Cost (£)

0 Demolitions & Alterations

41,000.00

1 Substructure

37,500.00

2 Superstructure

446,410.00

3 Finishes

125,649.00

4 Fittings

10,500.00

5 Sanitary Appliances

9,050.00

6 Disposal Installations

1,000.00

7 Mechanical & Electrical Services
8 Siteworks

692,200.00
-

9 Drainage

3,000.00

10 External Works

51,790.00
Sub-Total

11 Inflation

1,418,099.00
12,763.00

12 Preliminaries

250,401.00

13 Overheads & Profit

84,063.00

14 Project Fees

2,500.00

15 Risk

265,174.00
Total

2,033,000.00

Portsmouth Record Offices
Portsmouth City Council
Remedial Works Cost Estimate

COST BUILD UP SHEETS

Dated: 21st June 2021

quant

unit

rate

£/p

SUMMARY - CONTRACTOR WORKS

0
1A
1B
2A
2B
2C
2D
2E
2F
2G
2H
3A
3B
3C
4A
5A
5C
5D - 5N
6A
6B
6C
7
8
9
10
11

FACILITATING WORKS
FOUNDATIONS
GROUND FLOOR
FRAME
UPPER FLOORS
ROOF
STAIRS
EXTERNAL WALLS
WINDOWS & EXTERNAL DOORS
INTERNAL WALLS
INTERNAL DOORS
INTERNAL WALL FINISHES
FLOOR FINISHES
CEILING FINISHES
GENERAL FITTINGS
SANITARY APPLIANCES
DISPOSAL INSTALLATIONS
MECHANICAL AND ELECTRICAL
GENERAL SITEWORKS
DRAINAGE
EXTERNAL WORKS
INFLATION
PRELIMINARIES
OVERHEADS & PROFIT
PROJECT FEES
RISK

41,000.00
30,000.00
7,500.00
229,100.00
89,960.00
95,050.00
1,300.00
31,000.00
74,600.00
33,335.00
17,714.00
10,500.00
9,050.00
1,000.00
692,200.00
3,000.00
51,790.00
12,762.89
250,400.83
84,063.14
2,500.00
265,173.88

0 FACILITATING WORKS

41,000.00

Refurbishment & Demolition Survey
Allow to carry out ground Investigation
Excavate trial pits at North West corner

1
1
1

item
item
item

3,000.00
2,000.00
2,000.00

3,000.00
2,000.00
2,000.00

Allow to open up and further investigate external lobby to store
2
Removal of Asbestos Insulation Board
Removal of Asbestos floor tiles
Removal of Asbestos containing plaster ceilings
Removal of Asbestos Textured Coatings
Removal of Asbestos Sink Pad

1

item

2,000.00

2,000.00

1
1
1
1
2

item
item
item
inc
nr

10,000.00
11,500.00
8,500.00
inc
1,000.00

10,000.00
11,500.00
8,500.00

1A FOUNDATIONS
Underpinning to walls in Conservation room 2

2,000.00

30,000.00
1

P.S

30,000.00

1B GROUND FLOOR

30,000.00

7,500.00
`

Allow to install new suspended timber floor supported from the new
piles and beams.

1

item

7,500.00

7,500.00

2A FRAME

-

2B UPPER FLOORS

-

2C ROOF

229,100.00

Repairs to flat roof deck prior to new coverings
Renewal of Flat Roof Coverings
Formation of back gutters to new flat roof coverings
Alterations to cavity trays to new flat roof coverings.
New flashings to flat roof coverings.
Replacement of timber decorated fascias.

1
307
1
1
1
1

item
m2
item
Item
item
Item

10,000.00
165.00
7,500.00
10,000.00
7,500.00
5,000.00

10,000.00
50,655.00
7,500.00
10,000.00
7,500.00
5,000.00

Renew pitched roof coverings including; sarking, battens and
reinstate original tiles.
Allow to replace 50% of roof tiles
Allow a PS for replacement decorative tiles
Allow a PS for repairs to rafter feet
Replace roof lights to main pitched roof
Replace roof lights to bookstore
Replace boxed over roof lantern
Record dimensions of Cupola prior to removal
Rebuild timber Cupola
Allow to replace all lead flashings to pitched roofs
Rebed and repoint coping stones to raised parapets.

709
355
1
1
2
3
1
1
1
1
1

m2
m2
PS
PS
nr
nr
nr
item
item
item
item

85.00
40.00
5,000.00
10,000.00
2,500.00
1,500.00
2,500.00
2,000.00
7,500.00
7,500.00
5,000.00

60,265.00
14,180.00
5,000.00
10,000.00
5,000.00
4,500.00
2,500.00
2,000.00
7,500.00
7,500.00
5,000.00

1

item

15,000.00

15,000.00

Replace existing rainwater goods with new powder coated ALUTEC
type system

2D STAIRS & BALUSTRADES

-

2E EXTERNAL WALLS
Repoint the external masonry walls using lime mortar
Provisional sum for the replacement of damaged bricks
Provisional sum for the repair of the stone / concrete friezes.
Allow to rebuild entrance lobby/porch structure.
Carefully take down and rebuild chimney to store 1
Allow to fully repoint and repair remaining chimneys
Allow for specialists to clean all stone works to the property

89,960.00
756
1
1
1
1
10
1

m2
PS
PS
item
item
item
item

35.00
5,000.00
10,000.00
15,000.00
5,000.00
1,000.00
3,500.00

26,460.00
5,000.00
10,000.00
15,000.00
5,000.00
10,000.00
3,500.00

Brickwork repairs to Conservation 1/2 following underpinning and
stabilisation works.

1

PS

5,000.00

5,000.00

General External Cracking - Allow to repair using horizontal crack
stitching using stainless bar and grout.

1

PS

10,000.00

10,000.00

2F WINDOWS & EXTERNAL DOORS
Replace external windows
Repair high level timber windows to flat roofs
Replace metal security grates on windows
Replace external doors

95,050.00
60
3
7
8

nr
nr
nr
nr

1,200.00
400.00
550.00
2,250.00

2G INTERNAL WALLS
Allow to Replace existing ACM Fire board with new High
Temperature Plasterboard Fire Boards.
Dismantle the partition between the existing WC and the Store.

1,300.00
1
1

item
item

300.00
1,000.00

2H INTERNAL DOORS
Replace existing doors with fire rated alternatives
Overhaul doors
Replace existing doors
Replace double timber doors

Redecorate all walls and ceilings throughout not included
elsewhere.

300.00
1,000.00

31,000.00
23
3
3
1

nr
nr
nr
nr

1,000.00
100.00
900.00
5,000.00

3A INTERNAL WALL FINISHES
Allow to replace existing glazed partition with new fire rated glazed
partition.
Replace plaster to walls (including decs)
Allow to replace tiles in existing WCs
Allow to remove wall paper to Store 1

72,000.00
1,200.00
3,850.00
18,000.00

23,000.00
300.00
2,700.00
5,000.00

74,600.00

1
1470
1
1
1

item
m2
item
item
item

12,500.00
35.00
5,000.00
650.00
5,000.00

12,500.00
51,450.00
5,000.00
650.00
5,000.00

3B FLOOR FINISHES
Replace Vinyl floor finishes
Replace Carpet floor finishes
Allow to replace existing decorated timber skirting boards to
Conservation 1 on a like for like basis.

33,335.00
334
300

m2
m2

40.00
65.00

13,360.00
19,500.00

19

m

25.00

475.00

3C CEILING FINISHES
Allow to replaster ceiling finishes
Allow to finish close board ceiling finishes with intumescent paint
Repair soft wood close boarded ceiling finishes in roof space.

17,714.00
496
165
1

m2
m2
PS

9.00
50.00
5,000.00

4,464.00
8,250.00
5,000.00

4 FITTINGS
Replace Kitchen units to 3 x areas

10,500.00
3

nr

3,500.00

10,500.00

5A SANITARY APPLIANCES

9,050.00

Replace WC suites within all existing toilets with new toilets,
cisterns, basins and brassware.
Supply & installation of Doc M pack furniture.

4
1

nr
item

1,200.00
1,750.00

4,800.00
1,750.00

Adjustment of electrical supply and drainage to allow for new facility

1

PS

2,500.00

2,500.00

5C DISPOSAL INSTALLATIONS
Replace external cast iron SVP

1,000.00
1

item

1,000.00

1,000.00

5D MECHANICAL AND ELECTRICAL (Subcontractors)

692,200.00

Prelims incl. co-ordination of all new services and production of working drawings in line with
the scope of works to suit the refurbishment.
Validations - Validate mechanical and electrical services.
Strip out existing services – Strip out existing services (on completion of relocation works)
including supply and extract ductwork, LTHW, controls, LV power, fire alarm interface and
dispose of in accordance with current regulations.
Remove gas supplies, remove possible oil tank and enclosure. SGN to undertake dead test
on gas supply/supplies.
LV Supply, replace with new.
Water supply, replace with new.
Comms supply, replace with new.
Replace life expired heating systems.
Replace life expired ventilation systems.
Replace life expired de-humidification systems.
Replace life expired control systems.
Replace life expired MCWS, CWDS and HWS systems.
Replace life expired LV and small power systems.
Replace life expired Lighting systems.
Replace Fire Alarm system.
Replace Intruder Alarm system.
Replace Lightning Protection system.

32,000.00

12,000.00
6,000.00
20,000.00
10,000.00
5,000.00
144,000.00
67,200.00
Inc
26,400.00
24,000.00
105,600.00
120,000.00
36,000.00
12,000.00
12,000.00

Replace TV and telephone systems including adding in data.
Replace Above Ground Drainage systems.
Replace Rainwater systems.

24,000.00
36,000.00
inc

Total Budget Cost (M&E) £692,200 (exec contingency)

6A GENERAL SITEWORKS

-

6B DRAINAGE
CCTV survey of surface water and soil drainage systems.

3,000.00
1

item

3,000.00

6C EXTERNAL WORKS
Install handrails to South Entrance steps
Provide suitable handrails to the ramped access to the lodge.
Renew all tarmacadam surfacing
Allow to install kerb lines to car park areas
Redecorate railings to the perimeter of the property
Undertake isolated repairs to the railings
Brickwork repairs to the kerb line under the railings.
Overhaul entrance gates
Allow to rebuild Intake services housing to courtyard.
Removal of oil tank included in M&E costs
Fully repoint and resecure coping to masonry courtyard wall.
Repoint and overhaul the masonry gate piers. This is to
include the replacement of damaged stone
Repoint South boundary wall where required
Rebuild pier to South boundary wall
Remove trees adjacent South boundary

51,790.00
1
1
1302
inc
1075
1
1
1
1
inc
1

item
item
m2
inc
m2
Item
PS
item
item
inc
item

1,000.00
1,000.00
20.00
inc
10.00
500.00
1,500.00
1,000.00
1,000.00
inc
1,000.00

1,000.00
1,000.00
26,040.00
10,750.00
500.00
1,500.00
1,000.00
1,000.00
1,000.00

1
1
1
1

item
item
item
PS

3,000.00
2,500.00
1,000.00
1,500.00

3,000.00
2,500.00
1,000.00
1,500.00

7 INFLATION
Tender price inflation

12,762.89
0.9

%

1,418,099.00

8 PRELIMINARIES
Scaffolding (not including a temporary roof)
Temporary support
Allowance for general site preliminaries

17.5

%

1,430,861.89

5

%

1,681,262.72

84,063.14

2,500.00
1

item

2,500.00

11 RISK
Risk

incl
incl
250,400.83

84,063.14

10 PROJECT FEES
Party wall fees

12,762.89

250,400.83

9 OVERHEADS & PROFIT
Main contractor's overheads & profit

3,000.00

2,500.00

265,173.88
15

%

1,767,825.86

265,173.88

NICHOLAS JARVIS
FAITHFUL+GOULD
1ST FLOOR
2 CHARLOTTE PLACE
SOUTHAMPTON
HAMPSHIRE
SO14 0TB

Portsmouth Record Offices
REMEDIAL WORKS COST ESTIMATE (OPTION 2
CONVERSION TO MUSEUM)
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Portsmouth Record Offices
Portsmouth City Council
Conversion to Museum Cost Estimate

Dated: 21st June 2021

OVERVIEW

Brief description of the works
Client : Portsmouth City Council

Location : Former City Records Office, 1-3 Museum Road, Portsmouth, Hampshire, PO1 2LE

Nature of the works : Conversion to a Museum including Structural works and General Refurbishment

Works to be undertaken are split between the Building Fabric, Structural Works, Mechanical
Description : and Electrical.

Estimated Cost

Total Estimated Final Cost:

£

2,498,543

Portsmouth Record Offices
Portsmouth City Council
Conversion to Museum Cost Estimate

Dated: 21st June 2021

ADDITIONAL COST INFORMATION
1

The copyright of this document is vested in Faithful + Gould and may not be reproduced in
part or whole without their express written permission.

2

This document and the information contained herein are for the exclusive use of
Portsmouth City Council, and Faithful + Gould accept no responsibility for any consequences
arising from unauthorised use by any other person(s).

3

Planning charges are excluded

4

Building Regulation charges are excluded

5

Exclusions
Land cost
Legal fees
Design and/or management team fees
Finance charges
VAT
Allowance for out of hours working
Upgrades and/or network reinforcement for Statutory Authorities
Loose Furniture, fittings and equipment
Specialist equipment

6

Specific exclusions
Phasing of the Works
Land Contamination
Archaeological finds
Environmental restrictions
Ground water
Potential additional requirements due to planning

Portsmouth Record Offices
Portsmouth City Council
Conversion to Museum Cost Estimate

Dated: 21st June 2021

BASIS OF MODEL
1 The cost model is based on a contract being tendered on a traditional single stage competitive basis.
2 All design fees are currently excluded.
3 We have not included for any planning or conversation approval fees or included for any heritage
advice within the costs
4 No allowance has been included for additional M&E works related to conversion to museum
5 Preliminaries have been included at 17.5%
6 Main Contractors OH&P have been included at 5%
7 Risk has been included at 15%.

Portsmouth Record Offices
Portsmouth City Council
Conversion to Museum Cost Estimate

ELEMENTAL SUMMARY

Dated: 21st June 2021

Cost (£)

0 Demolitions & Alterations

41,000.00

1 Substructure

37,500.00

2 Superstructure

613,705.00

3 Finishes

242,099.00

4 Fittings

4,500.00

5 Sanitary Appliances

56,500.00

6 Disposal Installations

1,000.00

7 Mechanical & Electrical Services
8 Siteworks

692,200.00
-

9 Drainage

3,000.00

10 External Works

51,790.00
Sub-Total

11 Inflation

1,743,294.00
15,690.00

12 Preliminaries

307,822.00

13 Overheads & Profit

103,340.00

14 Project Fees

2,500.00

15 Risk

325,897.00
Total

2,498,543.00

Portsmouth Record Offices
Portsmouth City Council
Conversion to Museum Cost Estimate

COST BUILD UP SHEETS

Dated: 21st June 2021

quant

unit

rate

£/p

SUMMARY - CONTRACTOR WORKS

0
1A
1B
2A
2B
2C
2D
2E
2F
2G
2H
3A
3B
3C
4A
5A
5C
5D - 5N
6A
6B
6C
7
8
9
10
11

FACILITATING WORKS
FOUNDATIONS
GROUND FLOOR
FRAME
UPPER FLOORS
ROOF
STAIRS
EXTERNAL WALLS
WINDOWS & EXTERNAL DOORS
INTERNAL WALLS
INTERNAL DOORS
INTERNAL WALL FINISHES
FLOOR FINISHES
CEILING FINISHES
GENERAL FITTINGS
SANITARY APPLIANCES
DISPOSAL INSTALLATIONS
MECHANICAL AND ELECTRICAL
GENERAL SITEWORKS
DRAINAGE
EXTERNAL WORKS
INFLATION
PRELIMINARIES
OVERHEADS & PROFIT
PROJECT FEES
RISK

41,000.00
30,000.00
7,500.00
229,100.00
89,960.00
95,050.00
167,045.00
32,550.00
45,635.00
178,750.00
17,714.00
4,500.00
56,500.00
1,000.00
692,200.00
3,000.00
51,790.00
15,689.65
307,822.14
103,340.29
2,500.00
325,896.91

0 FACILITATING WORKS

41,000.00

Refurbishment & Demolition Survey
Allow to carry out ground Investigation
Excavate trial pits at North West corner

1
1
1

item
item
item

3,000.00
2,000.00
2,000.00

3,000.00
2,000.00
2,000.00

Allow to open up and further investigate external lobby to store
2
Removal of Asbestos Insulation Board
Removal of Asbestos Floor Tiles
Removal of Asbestos containing Plaster Ceilings
Removal of Asbestos Textured Coatings
Removal of Asbestos Sink pad

1

item

2,000.00

2,000.00

1
1
1
1
2

item
item
item
inc
nr

10,000.00
11,500.00
8,500.00
inc
1,000.00

10,000.00
11,500.00
8,500.00

1A FOUNDATIONS
Underpinning to walls in Conservation room 2

2,000.00

30,000.00
1

PS

30,000.00

1B GROUND FLOOR

30,000.00

7,500.00
`

Allow to install new suspended timber floor supported from the new
piles and beams.

1

item

7,500.00

7,500.00

2A FRAME

-

2B UPPER FLOORS

-

2C ROOF

229,100.00

Repairs to flat roof deck prior to new coverings
Renewal of Flat Roof Coverings
Formation of back gutters to new flat roof coverings
Alterations to cavity trays to new flat roof coverings.
New flashings to flat roof coverings.
Replacement of timber decorated fascias.

1
307
1
1
1
1

item
m2
item
Item
item
Item

10,000.00
165.00
7,500.00
10,000.00
7,500.00
5,000.00

10,000.00
50,655.00
7,500.00
10,000.00
7,500.00
5,000.00

Renew pitched roof coverings including; sarking, battens and
reinstate original tiles.
Allow to replace 50% of roof tiles
Allow a PS for replacement decorative tiles
Allow a PS for repairs to rafter feet
Replace roof lights to main pitched roof
Replace roof lights to bookstore
Replace boxed over roof lantern
Record dimensions of Cupola prior to removal
Rebuild timber Cupola
Allow to replace all lead flashings to pitched roofs
Rebed and repoint coping stones to raised parapets.

709
355
1
1
2
3
1
1
1
1
1

m2
m2
PS
PS
nr
nr
nr
item
item
item
item

85.00
40.00
5,000.00
10,000.00
2,500.00
1,500.00
2,500.00
2,000.00
7,500.00
7,500.00
5,000.00

60,265.00
14,180.00
5,000.00
10,000.00
5,000.00
4,500.00
2,500.00
2,000.00
7,500.00
7,500.00
5,000.00

1

item

15,000.00

15,000.00

Replace existing rainwater goods with new powder coated ALUTEC
type system

2D STAIRS & BALUSTRADES

-

2E EXTERNAL WALLS
Repoint the external masonry walls using lime mortar
Provisional sum for the replacement of damaged bricks
Provisional sum for the repair of the stone / concrete friezes.
Allow to rebuild entrance lobby/porch structure.
Carefully take down and rebuild chimney to store 1
Allow to fully repoint and repair remaining chimneys
Allow for specialists to clean all stone works to the property

89,960.00
756
1
1
1
1
10
1

m2
PS
PS
item
item
item
item

35.00
5,000.00
10,000.00
15,000.00
5,000.00
1,000.00
3,500.00

26,460.00
5,000.00
10,000.00
15,000.00
5,000.00
10,000.00
3,500.00

Brickwork repairs to Conservation 1/2 following underpinning and
stabilisation works.

1

PS

5,000.00

5,000.00

General External Cracking - Allow to repair using horizontal crack
stitching using stainless bar and grout.

1

PS

10,000.00

10,000.00

2F WINDOWS & EXTERNAL DOORS
Replace external windows
Repair high level timber windows to flat roofs
Replace metal security grates on windows
Replace external doors

95,050.00
60
3
7
8

nr
nr
nr
nr

1,200.00
400.00
550.00
2,250.00

2G INTERNAL WALLS
Demolish internal walls
Steelwork and subsequent making good to finishes (full
design required. Allowance included).
Brick up openings
Form openings for doors
Build internal walls
Allow to Replace existing ACM Fire board with new High
Temperature Plasterboard Fire Boards.
Dismantle the partition between the existing WC and the Store.

167,045.00
200
1

m2
item

100.00
125,000.00

20,000.00
125,000.00

31
1
21

m2
item
m2

290.00
10,000.00
80.00

8,990.00
10,000.00
1,680.00

1
1

item
item

300.00
1,075.00

300.00
1,075.00

2H INTERNAL DOORS
Remove internal doors
Supply & install fire doors (Single)
Supply & install 8 x pairs fire doors (Double)
Supply & install solid core doors (Single)

32,550.00
29
7
1
4

nr
nr
item
nr

50.00
1,000.00
20,500.00
900.00

3A INTERNAL WALL FINISHES
Replace plaster to walls (including decs)
Allow to remove wall paper to Store 1
Redecorate all walls and ceilings throughout not included
elsewhere.

72,000.00
1,200.00
3,850.00
18,000.00

1,450.00
7,000.00
20,500.00
3,600.00
45,635.00

1071
1
1

m2
item
item

35.00
650.00
7,500.00

37,485.00
650.00
7,500.00

3B FLOOR FINISHES
Replace floor finishes with allowance for high grade finish
Construct access internal access ramp and suitable steps at
reception entrance.
Allowance to make good skirting following strucutral
modifications to the property.

178,750.00
635
1

m2
PS

250.00
15,000.00

158,750.00
15,000.00

1

item

5,000.00

5,000.00

3C CEILING FINISHES
Allow to replaster ceiling finishes
Allow to finish close board ceiling finishes with intumescent paint
Repair soft wood close boarded ceiling finishes in roof space.

17,714.00
496
165
1

m2
m2
PS

9.00
50.00
5,000.00

4,464.00
8,250.00
5,000.00

4 FITTINGS
Form kitchen in staff room.

4,500.00
1

item

4,500.00

4,500.00

5A SANITARY APPLIANCES

56,500.00

Form new public and staff WCs including cubicles, vanity units,
basins, toilets, brassware, etc. Allowance included at this time.
Supply & installation of Doc M pack furniture.

1
1

item
item

37,500.00
1,500.00

37,500.00
1,500.00

Adjustment of electrical supply and drainage to allow for new
facilities

1

P.S

17,500.00

17,500.00

5C DISPOSAL INSTALLATIONS
Replace external cast iron SVP

1,000.00
1

item

1,000.00

1,000.00

5D MECHANICAL AND ELECTRICAL (Subcontractors)

692,200.00

Prelims incl. co-ordination of all new services and production of working drawings in line with
the scope of works to suit the refurbishment.
Validations - Validate mechanical and electrical services.
Strip out existing services – Strip out existing services (on completion of relocation works)
including supply and extract ductwork, LTHW, controls, LV power, fire alarm interface and
dispose of in accordance with current regulations.
Remove gas supplies, remove possible oil tank and enclosure. SGN to undertake dead test
on gas supply/supplies.
LV Supply, replace with new.
Water supply, replace with new.
Comms supply, replace with new.
Replace life expired heating systems.
Replace life expired ventilation systems.
Replace life expired de-humidification systems.
Replace life expired control systems.
Replace life expired MCWS, CWDS and HWS systems.
Replace life expired LV and small power systems.
Replace life expired Lighting systems.
Replace Fire Alarm system.
Replace Intruder Alarm system.
Replace Lightning Protection system.

32,000.00

12,000.00
6,000.00
20,000.00
10,000.00
5,000.00
144,000.00
67,200.00
Inc
26,400.00
24,000.00
105,600.00
120,000.00
36,000.00
12,000.00
12,000.00

Replace TV and telephone systems including adding in data.
Replace Above Ground Drainage systems.
Replace Rainwater systems.

24,000.00
36,000.00
inc

Total Budget Cost (M&E) £692,200 (exec contingency)

6A GENERAL SITEWORKS

-

6B DRAINAGE
CCTV survey of surface water and soil drainage systems.

3,000.00
1

item

3,000.00

6C EXTERNAL WORKS
Install handrails to South Entrance steps
Provide suitable handrails to the ramped access to the lodge.
Renew all tarmacadam surfacing
Allow to install kerb lines to car park areas
Redecorate railings to the perimeter of the property
Undertake isolated repairs to the railings
Brickwork repairs to the kerb line under the railings.
Overhaul entrance gates
Allow to rebuild Intake services housing to courtyard.
Removal of oil tank included in M&E costs
Fully repoint and resecure coping to masonry courtyard wall.
Repoint and overhaul the masonry gate piers. This is to
include the replacement of damaged stone
Repoint South boundary wall where required
Rebuild pier to South boundary wall
Remove trees adjacent South boundary

51,790.00
1
1
1302
inc
1075
1
1
1
1
inc
1

item
item
m2
inc
m2
Item
PS
item
item
inc
item

1,000.00
1,000.00
20.00
inc
10.00
500.00
1,500.00
1,000.00
1,000.00
inc
1,000.00

1,000.00
1,000.00
26,040.00
10,750.00
500.00
1,500.00
1,000.00
1,000.00
1,000.00

1
1
1
1

item
item
item
PS

3,000.00
2,500.00
1,000.00
1,500.00

3,000.00
2,500.00
1,000.00
1,500.00

7 INFLATION
Tender price inflation

15,689.65
0.9

%

1,743,294.00

8 PRELIMINARIES
Scaffolding (not including a temporary roof)
Temporary support
Allowance for general site preliminaries Exc scaffolding)

17.5

%

1,758,983.65

5

%

2,066,805.78

103,340.29

2,500.00
1

item

2,500.00

11 RISK
Risk

incl
incl
307,822.14

103,340.29

10 PROJECT FEES
Party wall fees

15,689.65

307,822.14

9 OVERHEADS & PROFIT
Main contractor's overheads & profit

3,000.00

2,500.00

325,896.91
15

%

2,172,646.07

325,896.91

NICHOLAS JARVIS
FAITHFUL+GOULD
1ST FLOOR
2 CHARLOTTE PLACE
SOUTHAMPTON
HAMPSHIRE
SO14 0TB
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Portsmouth Record Offices
Portsmouth City Council
Demolition Cost Estimate

Dated: 21st June 2021

OVERVIEW

Brief description of the works
Client : Portsmouth City Council

Location : Former City Records Office, 1-3 Museum Road, Portsmouth, Hampshire, PO1 2LE

Nature of the works : Demolition of existing structure.

Description : Demolition costs for the whole Former Records office building.

Estimated Cost

Total Estimated Final Cost:

£

331,438

Portsmouth Record Offices
Portsmouth City Council
Demolition Cost Estimate

Dated: 21st June 2021

ADDITIONAL COST INFORMATION
1

The copyright of this document is vested in Faithful + Gould and may not be reproduced in
part or whole without their express written permission.

2

This document and the information contained herein are for the exclusive use of
Portsmouth City Council, and Faithful + Gould accept no responsibility for any consequences
arising from unauthorised use by any other person(s).

3

Planning charges are excluded

4

Building Regulation charges are excluded

5

Exclusions
Land cost
Legal fees
Design and/or management team fees
Finance charges
VAT
Allowance for out of hours working
Upgrades and/or network reinforcement for Statutory Authorities
Loose Furniture, fittings and equipment
Specialist equipment

6

Specific exclusions
Phasing of the Works
Land Contamination
Archaeological finds
Environmental restrictions
Ground water
Potential additional requirements due to planning

Portsmouth Record Offices
Portsmouth City Council
Demolition Cost Estimate

Dated: 21st June 2021

BASIS OF MODEL
1 The estimate is high level only and quotations have not been received from Contractors.
2 The cost model is based on a contract being tendered on a traditional single stage competitive basis.
3 All design fees are currently excluded.
4 We have not included for any planning or conversation approval fees or included for any heritage
advice within the costs
5 We have not allowed costs relating to the salvage of any materials
6 Preliminaries have been included at 10%
7 Main Contractors OH&P have been included at 5%
8 Risk has been included at 20%.

Portsmouth Record Offices
Portsmouth City Council
Demolition Cost Estimate

Dated: 21st June 2021

ELEMENTAL SUMMARY

Cost (£)

0 Demolitions & Alterations

237,000.00

1 Substructure

-

2 Superstructure

-

3 Finishes

-

4 Fittings

-

5 Sanitary Appliances

-

6 Disposal Installations

-

7 Mechanical & Electrical Services

-

8 Siteworks

-

9 Drainage

-

10 External Works
11

Sub-Total

12 Inflation

237,000.00
2,133.00

13 Preliminaries

23,913.00

14 Overheads & Profit

13,152.00

15 Project Fees

-

16 Risk

55,240.00
Total

331,438.00

Portsmouth Record Offices
Portsmouth City Council
Demolition Cost Estimate

COST BUILD UP SHEETS

Dated: 21st June 2021

quant

unit

rate

£/p

SUMMARY - CONTRACTOR WORKS

0
1A
1B
2A
2B
2C
2D
2E
2F
2G
2H
3A
3B
3C
4A
5A
5C
5D - 5N
6A
6B
6C
7
8
9
10
11

FACILITATING WORKS
FOUNDATIONS
GROUND FLOOR
FRAME
UPPER FLOORS
ROOF
STAIRS
EXTERNAL WALLS
WINDOWS & EXTERNAL DOORS
INTERNAL WALLS
INTERNAL DOORS
INTERNAL WALL FINISHES
FLOOR FINISHES
CEILING FINISHES
GENERAL FITTINGS
SANITARY APPLIANCES
DISPOSAL INSTALLATIONS
MECHANICAL AND ELECTRICAL
GENERAL SITEWORKS
DRAINAGE
EXTERNAL WORKS
INFLATION
PRELIMINARIES
OVERHEADS & PROFIT
PROJECT FEES
RISK

237,000.00
2,133.00
23,913.30
13,152.32
55,239.72

0 FACILITATING WORKS
Refurbishment & Demolition Survey
Allow to carry out ground Investigation (services)
Removal of Asbestos Insulation Board
Removal of Asbestos floor tiles
Removal of Asbestos containing plaster ceilings
Removal of Asbestos Textured Coatings
Removal of Asbestos Sink pad
Demolition of building
Allow to remove services
Clearance of external surfaces

237,000.00
1
1
1
1
1
1
2
1
1
1

item
item
item
item
item
inc
nr
item
item
item

3,000.00
2,000.00
10,000.00
11,500.00
8,500.00
inc
1,000.00
100,000.00
50,000.00
50,000.00

3,000.00
2,000.00
10,000.00
11,500.00
8,500.00
2,000.00
100,000.00
50,000.00
50,000.00

1A FOUNDATIONS

-

1B GROUND FLOOR

`

2A FRAME

-

2B UPPER FLOORS

-

2C ROOF

-

2D STAIRS & BALUSTRADES

-

2E EXTERNAL WALLS

-

2F WINDOWS & EXTERNAL DOORS

-

2G INTERNAL WALLS

-

2H INTERNAL DOORS

-

3A INTERNAL WALL FINISHES

-

3B FLOOR FINISHES

-

3C CEILING FINISHES

-

4 FITTINGS

-

5A SANITARY APPLIANCES

-

5C DISPOSAL INSTALLATIONS

-

5D- 5N MECHANICAL AND ELECTRICAL (Subcontractors)

-

6A GENERAL SITEWORKS

-

6B DRAINAGE

-

6C EXTERNAL WORKS

-

7 INFLATION
Tender price inflation

2,133.00
0.9

%

237,000.00

8 PRELIMINARIES

Allowance for general site preliminaries Exc scaffolding)

23,913.30

10

%

239,133.00

9 OVERHEADS & PROFIT
Main contractor's overheads & profit

23,913.30

13,152.32
5

%

263,046.30

10 PROJECT FEES

13,152.32

-

11 RISK
Risk

2,133.00

55,239.72
20

%

276,198.62

55,239.72

Do Not Scale
Use only written dimensions. All dimensions must be
verified prior to the works being put into hand and any
discrepancies reported to the originator.

Health And Safety Information
Details

Initials

Date

Asbestos Survey
Structural Check/Lifting & Handling
Site Survey
Access and Egress/Site Compund
Hazards Identified
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ID

Task
Mode
1

Task Name

Duration

Start

738 days

Fri 30/07/21 Tue 28/05/24

Finish

Predecessors

1 day

Fri 30/07/21 Fri 30/07/21

Jun

Former City Records Office Condition Survey
Client Instruction to Proceed

3

Procurement of Consultant Team (Restricted 1 mon
Single Stage)

Mon
02/08/21

Fri 27/08/21

2

4

Appoint Consultant Team

Mon 30/08/21Fri 24/09/21

3

5

Riba Stages 0-1: Option Appraisals/Feasibility 31 days
Project Kick-off Meeting

1 day

Wed 29/09/21Wed 29/09/21 4FS+2 days

7

Specialist Surveys Procurement

1 day

Fri 03/09/21 Fri 03/09/21

3FS+4 days

8

Specialist Surveys and Sub-Consultant
Scoping Visits

2 wks

Mon
13/09/21

7FS+1 wk

9

Initial Statutory Consultation

1 wk

Mon 27/09/21Fri 01/10/21

8

10

Finalise Feasibility Report

3 wks

Mon 13/09/21Fri 01/10/21

8SS

Client Review of Feasibility Report

2 wks

Mon 04/10/21Fri 15/10/21

10

50 days

Mon 18/10/21
Fri 24/12/21

12

Riba Stage 2

Qtr 4, 2021
Oct
Nov

Fri 24/09/21

13

14

15

Develop Designs through Engagement with 1 mon
Stakeholders Riba Stage 2

Mon
25/10/21

14SS

15

16

Obtain Pre-application Planning Advice

1 wk

Mon 22/11/21Fri 26/11/21

15

16

17

Agree Route to Building Regulations Compliance
1 wk

Mon 22/11/21Fri 26/11/21

16SS

17

18

Client Sign-off

1 mon

Mon 29/11/21Fri 24/12/21

17,16

95 days

Mon 27/12/21
Fri 06/05/22

2 wks

Fri 19/11/21

Further Surveys for Planning

Mon 27/12/21Fri 07/01/22

18

20

21

Public Consultation (3 months as per brief) 3 mons

Mon 27/12/21Fri 18/03/22

18

21

22

Development of Design RIBA Stage 3

3 wks

Mon 27/12/21Fri 14/01/22

20SS

22

23

Prepare and Submit Planning Application

1 wk

Mon 17/01/22Fri 21/01/22

22

24

Planning Approval Period

15 wks

Mon 24/01/22Fri 06/05/22

23

25

Design Freeze

0 days

Fri 06/05/22 Fri 06/05/22

24

66 days

Mon 09/05/22
Mon 08/08/22

Sep

Qtr 4, 2023
Oct
Nov

Dec

Qtr 1, 2024
Jan
Feb

27

1 mon

Mon 09/05/22Fri 03/06/22

Building Control Submission

1 day

Mon 09/05/22Mon 09/05/22 27SS

29

Building Control Approval Period

4 wks

Tue 10/05/22Mon 06/06/22 28

29

30

Contract Sum Analysis and Cost Review

1 wk

Mon 09/05/22Fri 13/05/22

27SS

30

31

Develop Tender Documentation

1 wk

Mon 09/05/22Fri 13/05/22

27SS

31

32

Tender Period (Restricted Single Stage)

1 mon

Mon 16/05/22Fri 10/06/22

31

33

Tender Adjudication and Approval(2
months as per client brief)

2 mons

Mon
13/06/22

32

Appoint Contractor

1 day

Mon 08/08/22Mon 08/08/22 33

170 days

Tue 09/08/22Mon 03/04/23

25

Fri 05/08/22

36

Enabling Works

4 wks

Tue 09/08/22Mon 05/09/22 34

37

Mobilisation Period

3 wks

Tue 23/08/22Mon 12/09/22 36SS+2 wks

38

Contract Period

7 mons

Tue 13/09/22Mon 27/03/23 37

39

Snagging Period

1 wk

Tue 28/03/23Mon 03/04/23 38

40

Contract Completion

0 days

Mon 03/04/23Mon 03/04/23 39

241 days

Tue 04/04/23Tue 05/03/24

42

Defect Rectification Period incl. Commissioning
12 mons

Tue 04/04/23Mon 04/03/24 40

43

Project Handover

1 day

Tue 05/03/24Tue 05/03/24

60 days

Wed 06/03/24
Tue 28/05/24

3 mons

Wed 06/03/24Tue 28/05/24

Project: Former City Recrds Offi
Date: Fri 04/06/21

Qtr 3, 2023
Jul
Aug

06/05

Technical Design & Specification

Post Occupancy Project Review

Jun

24

28

45

Qtr 2, 2023
Apr
May

23

27

Stage 7

Mar

18

20

44

Qtr 1, 2023
Jan
Feb

13

11

Stage 6

Dec

11

Mon 25/10/21Fri 12/11/21

41

Qtr 4, 2022
Oct
Nov

9

Mon 18/10/21Fri 22/10/21

Stage 5

Sep

10

3 wks

35

Qtr 3, 2022
Jul
Aug

8

1 wk

34

Jun

6

Surveys and Investigations

Riba Stage 4

Qtr 2, 2022
Apr
May

7

Sub-Consultant Appointments

26

Mar

4

14

Riba Stage 3

Qtr 1, 2022
Jan
Feb

3

13

19

Dec

Fri 03/09/21 Fri 15/10/21

6

11

Sep

2

2

1 mon

Qtr 3, 2021
Jul
Aug

28

32
33

34

36
37
38
39
03/04

42
43

42

45

43
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