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BRIEF

Our Brief is to carry out a feasibility study to consider the viability or otherwise of
converting the existing buildingS into residential units.

We have inspected the existing buildings and although we have not carried out a full
Building Survey, we have obtained sufficient information to provide budget costs for
renovation as well as conversion costs.

We are not aware of the contents of any environmental audit or other environmental
investigation or soil survey which may have been carried out on the property which may
draw attention to contamination or the possibility of any such contamination.

In undertaking our work, we have assumed that no contaminative or potentially
contaminative uses have been carried out on the site of the property.

We would add however that should it be established subsequently that contamination,
seepage or pollution exists within the property, or with any neighbouring land, or the
premises have been or are being put to a contaminative use, this might reduce the market
value of the property.

DESCRIPTION

The property consists of a Victorian building which was designed as a Primary School.

It originally consisted of four main classrooms together with ancillary accommodation with
an adjoining small house which originally may have been provided for the Head of the
Primary School.

The classroom areas and ancillary accommodation are all single storey buildings, but the
house has two storeys.

The overall gross internal floor area is approximately 379 sq. metres and the total area of
the site is approximately 0.135 hectares.

The school fell into disuse some years ago and since then has been used as a warehouse
for the Distribution of Charity Christmas Cards and Gifts and this use has been
discontinued.
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Whilst we have not carried out a full Building Survey, we would make the following general
comments about the condition of the buildings.

There is little sign of structural movement, but there is a crack over an archway leading to
a lobby on the North-west corner.

The North part of the building may well be within tree root influence from a large tree just
within the Northern boundary and this would become a significant factor in relation to the
structure of the building in years to come.

The external walls are only one brick thick and as such, do not give sufficient insulation
and may allow penetration of dampness.

If the property were to be converted into residential units, it would be necessary to
improve insulation and our recommendation would be to install a waterproof membrane,
battens, insulation and plasterboard on the external walls around the perimeter of the
building. This would the minimum necessary to comply with Building Regulations for the
conversion of the building.

There is evidence of rising dampness in places indicating the absence or failure of the
damp proof course and damp proofing would have to be provided for the purposes of
conversion into residential units.

There is extensive dampness at high level internally, apparently resulting from leakages
from box gutters.

There is a mixture of timber and solid concrete floors.

There is extensive dampness in the solid floors where damp proof membranes would have
to be provided.

From a cursory inspection, we did not find any obvious signs of rot in the timber floors,
although it would be surprising if there were a complete absence of rot, bearing in mind
that the floor joists are below the surrounding ground level and there is inadequate
ventilation.

It would be unwise to spend large sums of money on renovation and conversion of the
property without allowing for the removal of the timber floors and replacement with solid
floors with appropriate damp proofing and insulation.

From the limited inspection, it appears that the roof structure is satisfactory, although it is
almost certain that rot will be found when the box gutters are renewed and allowance
should be made for this.

It would appear that the roof tiles have been renewed in recent years, but some repair is
necessary in places.

Allowance should be made for the replacement of the box gutters.

The internal walls and partitions are by and large sufficient for their purpose, but many of
the internal surfaces consist of painted brickwork without any plaster.
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Much of the fenestration is the original and it will require a significant amount of overhaul.

Many of the internal doors and joinery items will be irrelevant within the context of the
refurbishment and conversion.

Mechanical and electrical services would have to be renewed for the purposes of a
conversion and additional underground drainage would be required.

Generally the external plumbing is in poor condition and would have to be renewed in
conjunction with other works.

The single storey extension to the East of the staff house and the single storey extension
within the courtyard on the East side are both in poor condition and have been badly
constructed.

It would be advisable to have these structures demolished and replaced. In the case of the
extension to the east of the staff house, it is suggested that this should be replaced by a
small two storey extension to fit in with the architecture of the existing building.

There is also a small extension on the North side which has been added at some time and
it is suggested that this should be removed, not least to expose the fenestration of the
adjoining windows.

The outbuildings are generally derelict and should be removed.

New hard standing and landscaping would be required for the purposes of a conversion
scheme.

The staircase in the staff house is very cramped and does not comply with current
Regulations.

Alternative arrangements would have to be made for access to the first floor of the former
staff house.

At Appendix A of this report there are photographs which demonstrate the poor condition
of the existing building.
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CONSTRAINTS

The existing building covers much of the site and there is no scope for any extensions to
the buildings.

Increase in the height of the buildings would only serve to negate the object of trying to
preserve the existing buildings.

The floor to ceiling height in the classrooms varies slightly but typically this is 4.85 metres.

This is insufficient to provide ceiling height for two storeys after allowing for the thickness
of the floor structure.

The problem is compounded by the fact that there are very high windows which in effect
span two storey heights and it would not be possible to construct a first floor without
cutting across windows unless the floor were in line with the transoms.

The problem here is that the transoms are 3.1 metres above the ground floor level and if a
first floor were constructed at the same level of the transoms, the floor to ceiling height
above the first floor would be 1.5m which would be completely inadequate.

The existing ceilings are situated fairly close to the ridge of the roofs and there would not
therefore be scope for increasing ceiling heights.

If the appearance of the building is to be maintained, alteration to the fenestration would
not be an option.

The constraint is demonstrated in drawing D/3701/102/01, which shows the typical cross
section set against the profile of the typical window.

PROPOSALS

The proposals are based on the assumption of conversion within the existing envelope,
except for the removal of a small extension on the North side, which cuts across original
windows, the reconstruction of the single storey extension within the Eastern Courtyard
and replacement of the single storey extension to the East of the staff house with a small
two storey extension.

In order to make the best use of the two large classrooms it is suggested that a mezzanine
floor should be provided in the central area of each of these rooms. The mezzanine floors
would be provided with dormer windows .

This would leave a limited ceiling height on the ground floor under the mezzanine which
would be unacceptable for a living area, but would be sufficient for a kitchen recess,
bathroom and passageway.

The proposals are illustrated on drawings numbered D3701/101/01, /101/02 and 102/01
which are attached hereto.

At the North end, there would be a four bedroom house which would be achieved by
constructing a mezzanine as referred to above.
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The ground floor would have a living room with a kitchen recess and three bedrooms, one
of which would have an en-suite bathroom.

There would be a family bathroom and a cloakroom.

The mezzanine floor would provide one bedroom with an en-suite bathroom.
In the central section, there would be a two bedroom house.

Again, this would have a mezzanine as described above.

There would be a living room and kitchen recess, bedroom and bathroom on the ground
floor and a bedroom at mezzanine level.

At the South end there would be a three bedroom house which would be achieved by
combining the original staff house with the adjoining section of the old School.

In order to achieve this, the two extensions referred to above would have to be re-built.

It is proposed that the chimney breasts and partitions should be removed from the main
section of the original staff house to provide adequate space in the bedrooms.

The existing inadequate staircase would be removed and the first floor of the staff house
would be approached by a new staircase constructed in the adjoining section of the
building.

The ground floor would have a living room, kitchen/dining room and bedroom with en-
suite bathroom and on the first floor, there would be two bedrooms and a bathroom.

ESTIMATED COSTS

The estimated costs of renovation and conversion are set out in appendix B of this report,
from which it will be seen that the overall estimate of cost of repairs and conversion would
be £740,000.

This does not allow for finance costs, developers profit, holding costs or acquisition and
disposal costs.
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VALUATION

Market research indicates that two bedroom houses in the area are being offered at prices
varying from £215,000 to £250,000 and three bedroom house between £250,000 and
£425,000.

There are very few four bedroom houses available of a similar type to those that would be
provided by this conversion. Those that are on the market are in superior positions and/or
have large gardens.

The proposed conversion would have the disadvantages that are normally associated with
the division of existing buildings, although this would to some extent be mitigated by the
fact that the houses would have some attraction resulting from the unigueness of the
layout.

We are of the opinion that a reasonable estimate of selling prices for the finished product
would be:-

Four bedroom house £475,000
Three bedroom house £375,000
Two bedroom house £230,000

This would produce a gross development value of £1,080,000

We estimate the residual value to be as follows:-

Gross Development Value £1,080,000
Less sales costs £ 22,000

£1,058,000
Less — Building costs and fees £750,000

- Finance Costs at 10% ave

Over 12 months £ 37,000
- Developer’s Profit £160,000 £ 947,000
£ 111,000
Allow for holding costs at 9% for one year 0.9091
£ 100,910
Less acquisition costs £ 4,000
Residual Value £ 96,910

Say £ 95.000
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CONCLUSIONS

The residual valuation illustrates that conversion of the existing building into residential
units does not make the best use of the site.

The theoretical developer’s profit of 15% may seem high as a percentage but the resultant
figure of £160,000 would in reality be insufficient to persuade a developer to undertake the
project in view of the inherent risks involved in dealing with an existing old building such
as this. In practice therefore the likelihood of finding a developer that would be interested
is remote.

The proposals on which the residual valuation are based extends to the limits, the potential
of the existing building within the constraints that have been described in this report.

The valuation is undertaken against the background of a market that is beginning to
stabilise rather than a prospect of rapid recovery. There is the question of whether the
value for the purposes of a conversion might increase with a recovery in the market but
this would be entirely speculative and an increase would be offset by the increasing costs
resulting from further deterioration in the building.

It follows therefore that the conversion of the existing building into residential units would
not be viable.

J E E Gould FRICS 17 September 2009
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