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1 INTRODUCTION

1.1 Introductions

EC Harris were appointed by London Borough of Hammersmith and Fulham Children’s Services Department
in September 2012 to carry out condition surveys of 6 schools in the Borough, including New Kings Primary.
The school was surveyed during the week commencing 15" October 2012 by:

Building Surveyor: Stephen Bateman
Mechanical Engineer: Patrick Castello
Electrical Engineer: Antony Gardner

1.2 Survey Methodology

The surveys have comprised visual inspections by suitably experienced Surveyors and Engineers, carried
out during normal working hours. Surveys have been non-intrusive and generally carried out at ground level.
Photographs have been taken of the building fabric, internally and externally, as well on aerial photograph of
the roofs and external areas. (Key photographs are included in Appendices D and E).

1.3 Base Date

Please note that the year reported in our elemental maintenance spreadsheets relates to the calendar years
as stated in the table below.

Year1 = 2013

Year2 2014

Year 3 , - L2015

Yearda 2016 o
Years 12017

1.4 Weather

The weather on the day of the survey was dry.
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1.5 Cost and Property Reports

A summary for the school is set out in Section 4 below, with the full condition survey schedules included in
Appendix B. The costs indicated are estimates based on current rates for similar school maintenance
projects.

The condition survey ratings indicate the condition of the element and the priority of the work recommended
as follows;

Condition Priority

D = Life Expired 1 = Immediate (<1 year)

C = Poor 2 = Urgent Priority 2 (1-2 years)
B = Fair 3 = Urgent Priority 3 (3-5 years)
A = Good 4 = Non-Urgent (>5 years)

The summary in section 4 has been broken down in the table to show the costs according to urgency and
years.
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2 CONDITION SUMMARY
2.1 Block A - Main School

General Description

The building is a typical London County Council triple deck style school block, dating from ¢.1900. It is
constructed in load bearing solid brickwork with steel joist and block infill solid floors under a plain tile roof
with asphalt flat roof areas. It has basement boiler rooms of, timber framed single glazed sliding sash
windows, glazed roof lanterns and solid timber part glazed external doors.

2.1.1 Building Fabric

EXTERNAL FABRIC

Roofs

High and low level flat roofs of both the main building and outbuildings are finished in a combination of sheet
lead and asphalt and are fast approaching the end of their useful life requiring replacement within the next 5
years.

Schools of this age and design often have inadequate flood protection at the junction of flat roof areas and
roof slopes and should be improved along with the introduction of high performance rigid insulation to reduce
energy consumption.

We have programmed all roof level works to be carried out together, despite the slopes having a further life
expectancy of 10 years to make use of one set of scaffold access; also sloping areas of plain tile must be
stripped to carry out flat roof works.

To meet the governments ever increasing carbon reduction targets we strongly recommend that all roof
slopes also be insulated using a carrier system which will greatly reduce energy consumption and which has
been allowed for.

Single glazed skylights and lanterns should also be replaced with double dome units to improve thermal
efficiency this may however require planning permission.

There is no allowance for concealed asbestos however a temporary roof is required to carry out roofing
works which has been allowed for.

External Brickwork and Above Ground Drainage

Although chimney stacks appear to be in fair condition, it was not possible to see all faces which may be
suffering from frost attack and should be inspected as a matter of some urgency along with parapets and
upper brick outside walls to check if brick faces have become loose or blown.

We also noted evidence of leaks on cast iron hoppers and rainwater downpipes which represent an even
more serious risk as corrosion may have loosened them which hence should be inspected at the same time.

Some areas of high level brickwork and cast iron drainage are in need of urgent repairs as there is some risk

of falling material, which may be considered by the school under their delegated budgets, ahead of possible
planned works in the medium term, say 2 to 5 years, subject to budget approval.
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External Windows and Doors

Although some loft room windows have been repaired, other areas are suffering from early rot and decay
and should be repaired in year 5, which would ideally be co-ordinated with roofing works.

Please note that it is most probable that lead was used in the underlying layers of paint on external windows

and doors and as we are recommending repairs rather than replacement then precautions should be taken
to deal with this.

INTERNAL FABRIC

The condition of internal areas and surfaces throughout the school is consistently fair where the school has
carried out repairs and redecorations where floors, walls, ceilings and internal joinery are in sound condition.
The following repairs should however be attended to as laid out in our condition survey schedules:

Flooring

Carpeting should be replaced in 1% floor lobbies and 2™ floor classrooms.

Sheet vinyl flooring should be replaced throughout Early Years.

Woodblock flooring in one of the 1 floor lobbies requires renovation.

Decorations

Complete redecoration is required in the basement, toilets and admin areas

2.1.2 Mechanical & Electrical

MECHANICAL INSTALLATION

Heating and Domestic Hot Water

The existing boilers are more than 25 years old. Current guidelines suggest that boilers and associated
controls should be replaced every 25 years so we are recommending that they be replaced in year 4 along
with a new control panel to improve efficiency.

While the heating system is drained-down the opportunity should be taken to power flush and replace any

corroded radiators and introduce localised temperature control by means of radiator valves to reduce energy
consumption.

ELECTRICAL INSTALLATION

General Power and Lighting

Although the electrical intake switchgear and sub-main are in good condition, the earth system, lighting and
general power system is very dated. We have prioritized lighting for year 2 and general power for year 5.

Consideration should also be made to improving levels of illumination, inclusion of emergency lighting and
automatic (PIR) light switching and control in some circulation areas to improve safety should the school
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suffer an emergency event and reduce energy consumption to meet ever increasing carbon reduction
targets.

We would recommend a fixed electrical installation test be carried out in the meantime, with all
recommended remedial works carried out immediately to ensure the building meets current standards.

Please note there is no gas interlock control in the kitchens which should be installed before year 2.

2.1.3 External Areas

North Boundary

Sections of this boundary wall are showing signs of settiement and should be rebuilt on new foundations in
year 2.

Playground Stores

The zinc roof over this building has exceeded the end of its useful life and should be replaced in year 3,
although should the school demolish this building this would represent a more effective use of funds by
reducing maintenance costs, the cost of demolition and playground surfacing being similar to that of re-
roofing.

Hard (Tarmac) Playground Surfacing

We noted areas of settlement in the playground surface to the West of the main building which should be
properly compacted and resurfaced in year 4.

Playground Rainwater Disposal

A gully which has been recently replaced adjoining the new Children Centre play area is too small and
should be replaced with a larger unit in year 4.

Kitchen Rear Ramp

The gradient is far too great with no handrail to the rear of the kitchens and should be completely
reconstructed to current standards in year 4.
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2.2 Block B - Science and Gym

General Description

The children’s centre has recently been added to the schoolhouse building, the original school house
building being designed to blend in with the main school, of similar construction and style comprising load
bearing solid brick construction under a plain tile roof with timber single glazed windows and solid timber part
glazed external doors. The children’s centre extension is very modern in style, constructed with a green flat
roof and externally clad in coloured tiles however, with steel double glazed windows and doors.

General Condition

The general condition of the building as a whole is good; the roof, outside walls, doors, windows and internal
fixtures and finishes, wall and floor finishes, inside and outside decorations and all mechanical and electrical
installations being sound, with the exception of the following which should be attended to as per our
condition survey schedule:

The external cast iron above ground drainage system may be corroded and hence should be inspected by
the school under budgets delegated to them as soon as possible to check if any hoppers, gutters or
rainwater pipes are insecure thus representing and health and safety concern. All the same we have allowed
a notional sum for more permanent repairs in year 4.

There is currently no form of lightning protection, which would be highlighted in a risk assessment and
identified as an action point. However, this would probably be deemed low risk, but could be installed as part
of a general programme should the school or the authority wish to raise the standard of lightning protection
across all schools.

There has been an ongoing roof leak problem with the new extension, but that is currently being dealt with
under the defects liability period of a previous building works contract.
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4 APPENDICES

Appendix A: Limitations of the Survey

The surveys have comprised visual inspections by suitably experienced Surveyors and Engineers, carried
out during normal working hours. Surveys have been non-intrusive and generally carried out at ground level.
Surveys have been carried out with a view to establishing condition ratings for the major building elements
together with estimated costs for budgeting and planning purposes only. The surveys did not examine the
presence of asbestos, or check to establish compliance with all current statutory regulations, nor audit
disabled access provision or general health and safety issues.
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Appendix C: Floor Plans and Room References
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Condition Summary Report at New Kings Primary School

Appendix D: Building Photographs
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Principal Elevation

Block A — Main Roof
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Block A — Brickwork
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Struct. cracking from settlement in North
boundary wall
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Appendix E: Aerial Photographs
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Aerial View of Whole School Site and Surroundings
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