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Part One:

Information about the property

Section One:

Property and client information

Clients Name:

Trustees of Wistaston Memorial Hall & Community Centre

Clients Address:

Wistaston Memorial Hall
75 Church Lane
Wistaston

Crewe

CW?2 8ER

Building Address:

Wistaston Memorial Hall
75 Church Lane
Wistaston

Crewe

CW2 8ER

Date of
Inspection: Thursday 10" November 2022.
Building The building comprises adjoining concrete framed structures,

Description and
Age:

Accommodation:

Services:

RPSA:

Residential Property
Surveyors Association

originally used for military purposes. The building was opened
in 1949 as a community hall, in memory of local residents who
died during the second world war.

The hall has been extended to the rear with cavity brick walls,
with works believed to have been done approximately 60 years
ago.

Ground Floor

Main Hall, Two Reception Rooms, Kitchen, Four Water Closets
and Three Storerooms.

The property is connected to a mains electricity supply.
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Site:

Location:

Weather:

Restrictions:
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The site is accessed directly from Church Lane onto a car park with the
main hall set back. There are recreational facilities to the rear and right
of the hall, including a bowling green and tennis courts.

DB N
Approximate boundary of the site

The hall is located in village of Wistaston, within the Crewe area. The
area around the hall is the original central area of the village with close

proximity to St Mary’s Church, Church Lane School and a parade of
shops.

During inspection, the weather was mild and dry.

Access was sufficient to undertake a general inspection of the property
condition.
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Part Two: Summary

Section One: Overall Summary
The purpose of the report is to describe the general condition of the
Summary: building and its suitability for ongoing usage. The building was originally

designed as a ‘temporary’ structure for the purpose of the armed forces.
Owing to the lack of available materials and manpower during wartime,
such structures were designed to be built quickly and easily as a ‘short-
term’ solution to building needs.

It is evident that the hall has been well maintained over the years and
has provided the community with an excellent resource. The hall holds
great significance in the local area and has been a focal point for the
community for many decades. This importance cannot be understated
and must, to some degree, inform the decision process when
considering future needs.

Although the maintenance and longevity of this building is
commendable, it is evident that the building has inherent structural
defects, mostly affecting the reinforced concrete framework. Steel
reinforcements within the concrete are subject to corrosion when
affected by dampness. This causes the steel to expand, causing the
surrounding concrete to crack and break-up.

Previous repairs were carried out to the exterior frame over twenty
years ago, designed to delay the advancement of corrosion. These
repairs were only ever designed as a short-term alleviation and to slow
the rate of failure. Whilst these previous repairs evidently achieved this
aim, the rate of failure appears to have increased in recent years.
Damage now affects almost all parts of the framework.

In addition to structural defects, the building offers poor thermal quality
and is largely inefficient. The dominance of concrete to the structure
presents significant challenges to improving thermal performance and
allowing the building to be sustainable for future generations. Further
repair needs have been identified where roof coverings are failing and
decorated finishes have perished.

The existing structure can be repaired and improved; however, it must
be accepted that complete structural failure is inevitable. Any works to
further delay such issues would require significant investment to repair
the whole frame. This would not address issues of poor thermal
performance or other maintenance needs as highlighted within the
report.
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It is fully appreciated that all efforts should be made to repair and
restore buildings before considering rebuilding. However, the extent of
structural defects, combined with lack of sustainable quality and
hazardous materials present means that any redevelopment project
would not be economically viable.

A sympathetic rebuild upon the same footprint would appear to be the
best option in this case. When the application is approved, this report
can be updated to provide a more detailed structural specification. In
its present form the report is considered sufficient to inform the
planning/application process by demonstrating the general condition
of the building and confirming that rebuilding is the best option.

Signed:

Date:

e M.

21/11/2022

Surveyors Name and
Qualifications:

Alan McKeown MA AssocRICS DipRSV MRPSA
CIOB Registered in Building Conservation.
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Part Three:  Building Condition

Section One: External condition

Description Of Defects

To set defects in context, this section describes the construction of each element of the property and lists
defects with appropriate recommendations.

3.1 Chimneys

Description: There is no chimney.
3.2 Roofs
Description: The principal roof slopes are covered with corrugated sheeting and overlapping

verge and ridge sections.

The rear lean-to incorporates a flat roof deck covered with bitumen felt.

RPSA
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Condition: Deterioration of panels evident and also significant moss growth. Localised
damage and cracks noted. Previous damp entry evident internally, likely indicating
corrosion of nail fixings.

Moss growth on roof coverings and damage to verge

Coverings have evidently provided adequate weather protection for many years.
However, based on the extent of deterioration, failure should be anticipated in the
coming years and full replacement is recommended. Roof panels appear to be
formed in asbestos cement. Careful removal is required in-line with HSE guidelines.

RPSA:
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The bitumen covering the lean-to flat roof is aged and shows deterioration. Solar
paint finishes have broken down.

Deterioration to flat roof covering

Bitumen felt coverings typically have a short shelf-life and inevitably replacement
will be required.

The boiler room incorporates a concrete roof base. Concrete appears to be
breaking down, particularly around the edges, and cracks are evident. The
underside of the roof deck displays significant saturation from both rainwater
penetration and condensation forming within the enclosed boiler room. Corrosion
of steel supports was noted.

RPSA
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Failing concrete at roof edge

To continue to provide protection from the weather, repair is necessary, although
replacement of the concrete deck would be a more suitable option.

RPSA:
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3.3 Rainwater Fittings
Description: The rainwater fittings are formed in plastic.
Condition: The rainwater fittings appear to be in satisfactory condition. Some warping of the

gutter sections was noted, although such matters can normally be addressed
during routine maintenance.
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34 Main Walls

Description: The main structure comprises a reinforced concrete frame set upon a concrete
plinth. Walls comprise concrete blocks at 120mm thickness. The extended rear
section is formed in cavity brickwork.

Condition: There is evident corrosion of the steel reinforcements within the concrete frame.
This has caused expansion and cracks of the concrete. Further deterioration will
occur and ultimately, failure.

RPSA:
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Damage to concrete frame where reinforcements are corroding

Whilst a timeframe for failure cannot be confirmed, historically such structures
were designed as short-term solutions to various building needs. Previous repairs
were undertaken to most frames, believed to have been done in 1999. Frames
that have been previously repaired now show renewed cracking. It should be
anticipated that the structure will continue to fail over the coming years.

Previous concrete repair

RPSA:
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The supporting plinth is in largely satisfactory condition. Deterioration of surface
concrete was noted at corner junctions but damage appears to be superficial.

Vgl

Sdrface damage to concrete plinth

Painted finishes to the outer structure has spoilt in many areas. Where spoiling
has occurred, rainwater entry and frost damage has led to further failure of the
surface paint coverings.

RPSA:
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Failing painted finish

Brickwork to the rear extension is coated with masonry paint. Spalling and
associated frost damage is evident to many brick faces, particularly to the exposed
rear facing wall. Damage can be largely attributed to the use of inappropriate
masonry paint.

Rear brick extension
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Spoiling to painted finishes

Cracks were identified through the brickwork at the rear left corner and above the
central apex window on the rear face. Such cracks display little indication of
structural failure and can likely be attributed to thermal movement in the
masonry. A full assessment however would require a period of monitoring.
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Crack to rear wall
The rear boiler room is recessed below ground level. Poor detailing to concrete

flat roof has led to rainwater run off saturating the masonry. Significant algae and
moss growth was evident.

Sturated boiler room wall
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3.5 External Joinery

Description:

Condition:
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Windows and the rear lean-to access door comprise double glazed units set within
uPVC framing.

Front entrance doors are formed in hardwood timber.
The rear extension includes a timber fascia at roof level.

By and large, windows and doors appear to be functional and fit for purpose.

3.8 Damp Proof Course & Ventilation

Description:

Condition:

| was unable to identify a damp proof course (DPC) to the main walls.

There are ventilation grilles to the rear extension wall to provide air circulation into
the void below the internal stage.

Based on the type of the construction it is unlikely that original concrete frame
structure includes damp proofing measures. Brick walls to the rear extension
would typically have had a bitumen DPC included, although if present, this is
concealed behind surface coverings and mortar joints.

Ventilation grilles to the rear wall sit at exterior ground level are partly blocked.
Vents should be cleared to allow them to perform as intended. Ideally, the ground
level should be lowered below the bottom of the vents to prevent surface water
entering the void.

i

Vent to rear wall at éround /éve/ - bartly blocked with bain‘i“

RPSA

Residential Property
Surveyors Association

CONDITION SURVEY  PAGE 18



. N
(P mics e

Regulated by RICS

3.9 Drainage
Description: The property includes an underground drainage system believed to be connected

to the main sewer. The drains were not inspected.

There is a soil stack located at the rear right of the building. The pipe appears to be
formed in asbestos cement. This should be replaced in accordance with HSE
guidelines.

Rear soil stack — asbestos cement

RPSA:
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Part Three:  Building Condition
Section Two: Internal condition

5.1 Roof Structure

Description:

Condition:

The roof structure is mostly inaccessible owing to interior ceiling coverings.
Concrete framing that forms the main structure appears to meet at the roof apex
providing a supporting function to the coverings.

To determine the condition and construction of the roof, removal of ceiling
coverings would be necessary.

5.2 Ceilings & Walls

Description:

Condition:

RPSA

Residential Property
Surveyors Association

The building has suspended ceilings to most rooms. These are formed with metal
grids and infill tiles. Where accessible, the underside of the roof slopes incorporate
linings.

Inner walls incorporate the exposed concrete frames, plinth and block-work. Walls
are finished with painted coatings.

One or two tiles to suspended ceilings display damage owing to previous rainwater
entry. No access was available to view behind the panels.

CONDITION SURVEY  PAGE 20
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Chipboard linings have been used to the front storerooms and porch. Linings are in
poor condition and noted to be out of plumb. Issues are likely related to moisture
damage from high humidity.

Uneven surface finish to storeroom ceiling

Concealed linings were accessed over the entrance porch and within the rear store
area. Linings are potentially formed in asbestos and careful removal in line with
HSE guidelines is necessary.

Potential asbestos boards to roof space over porch

RPSA:
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Spoiling of the inner painted coverings was noted. Efflorescent salts are present in
a number of areas where moisture has been trapped. Issues can be largely
attributed to ‘interstitial’ condensation becoming trapped between the masonry
and painted finishes.

Spoiling of the painted finish to inner plinth

o

Crypto-efflorescence (salts) behind painted finishes)

RPSA:
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Spoiled paint finishes to inner walls

Walls have a very poor thermal performance owing to the construction form. The
introduction of insulated linings would increase the risk of thermal bridging
occurring and any measures would need to be carefully designed to avoid such
scenarios.

Thermal imagery showing darkened areas where excess heat loss will occur

Localised areas of corrosion noted to the inner plinth and concrete frames.

RPSA:
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Corrosion to internal structural frame

5.3 Floors
Description: The main floors are a solid concrete construction.
Condition: Floors appear to be relatively firm and level underfoot.

The main hall and meeting rooms incorporate timber panelled coverings. Panels
remain in satisfactory condition.

Timber flooring

RPSA:
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Vinyl tiles have been used in the porch and storeroom. Tiles are likely to contain
asbestos.

n

Storeroom floor tiles likely containing asbestos

5.4 Internal Joinery

Construction:

Condition:

The internal joinery consists of doors, frames, skirting boards, staircase, kitchen,
and water closets etc.

The hall has been well maintained and internal joinery is all in serviceable
condition.

5.5 Heating & Electrics

Construction:

Condition:

The building incorporates a central heating system. Two has fired combination
boilers are located in the exterior boiler room.

There is an electric supply to the property on an old fuse system.

Heating and electrical systems were not tested on inspection.
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5.6 Other Matters

Construction: No other significant matters were noted..
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