WIMS 052393: REPAIRS AND RENOVATIONS TO OLD BOYS MODEL SCHOOL AND CONVERSION OF EXISITNG BUILDINGS TO NEW OFFICE COMPLEX 

FOR DEPARTMENT OF HEALTH – PHASE 2

REPORT TO AMAFA     March 2013

INTRODUCTION

The Boys Model School buildings were designed by architect, Alfred Singleton and constructed in 1864. As such they are an excellent example of early Victorian institutional architecture in the capital of Natal, in a similar style to the school buildings erected at Russel Girls High and Longmarket Girls School at around the same time. 
The buildings have been added onto over the years with the old hall being significantly altered and two new wings of classrooms added on each side. (See photo of original hall building with gothic dormer windows). In 1941 a new block was added to close off the south-east side of the courtyard, and in 1949 the Memorial Library was built in front of the school. Various outbuildings have been added, although only the old gym building adds any  genuine architectural value to the complex of buildings.

The school buildings were declared a National Monument in 

NEW ‘OWNERSHIP’
The property was always owned by the state, but after the school moved out there was a period when no Department wanted to take responsibility for the maintenance of the buildings and they were allowed to deteriorate very badly. Apart from major termite infestation which caused serious structural damage to the roof timbers, the building also suffered an invasion by homeless vagrants, who stripped metal flashings and valley linings to sell for cash, and ripped out sash windows and doors which they burned for firewood. The Oregon floors were damaged by water penetration through the  leaking roof.

The Department of Health have now taken over control of the property. Their vision is to restore and convert the existing buildings into an office complex for their Supply Chain Management section, with a view to eventually developing a multi storey office and parking building (for other departments within Health) on the old playing fields to the south-east of the school. (Burger St.boundary) 

PHASE 1

While the design work for the main project was proceeding, there was consensus that the repairs and renovations to the roof structures and roof covering should be treated as a priority. Not only were the widespread leaks causing further damage to the building fabric itself, but the roof in the main hall was so badly damaged by termites that part of it had already collapsed. There was a real risk that further collapse would occur, causing the destruction of large quantities of precious Broseley tiles, and possible damage to certain external walls as well.
Approval was received from AMAFA, the work was put to tender and MJL Projects were appointed for an 8 month contract. Phase 1 is now almost complete with the builder due to hand over the site in the next 4 weeks. The roof structures are once again sound, the coverings are waterproof, the roof ventilators and dormer windows have been restored, and all exposed roof timbers have been painted.
PHASE 2 – Motivation for Changes
We are now in the process of finalising details for Phase 2 of the project – namely the renovation and conversion of the school buildings into an office complex for the Department of Health. Our motivation for this is twofold.
The need for renovation is clear for all to see. Although the roofs have been repaired, the rest of the building fabric is still in a very poor state 
·  the doors and windows have almost all been removed or destroyed, with most glass panes smashed or missing. 
·  the ceilings, which were badly damaged, were all taken down in order to repair the roof structure and still need to be put back 
·  the timber floors are badly damaged as a result of ongoing roof leaks and termite problems

·  the external facebrickwork needs cleaning and repair – there are structural cracks which need attention, and areas which have been badly affected by water. Plastered plinths need repair

· the internal plastered surfaces have been affected by water coming into the building and by general wear and tear. Large areas will need to be re-plastered and the whole interior will need re-painting

· there are no services left in the buildings – electrical work has been stripped, water pipes removed and the sewer and stormwater reticulation are old and in need of renewal
If the intention was to simply put a school back into these buildings then renovation alone would be sufficient. However that is not the client’s intention – their requirement is for a modern serviced office complex. The large classroom spaces and the double volume  school hall are impractical for offices and intervention of a different kind is required. A preliminary meeting was held on site last year with AMAFA representatives at which a number of design principles were discussed and agreed on. For the record these were as follows:
· Demolition of certain recently built outbuildings would be permissible. However the proposed demolition of the Memorial Library building would not.
· The removal of suspended timber ground floor structures would be permitted – if necessary - as long as these were replaced with suspended concrete floors which maintained the existing sub-floor ventilation and damp course layers. 

· The introduction of mezzanine floors – and new steel staircases - to the three  buildings with sufficiently high ceilings, would be allowed in principle, although the details would still need to be approved. (blocks A, B and D) New elements to be designed in contemporary rather than traditional style to identify them as modern interventions.
· The roof structure and ceilings of the main hall (Block A) would be restored to their original form. The structural engineer had expressed concerns about the deflection of the external walls caused either by the original truss design or by the recent termite damage to the trusses. They had proposed the introduction of steel tie-rods, similar to those in the Voortrekker Museum. AMAFA had given their approval to this, which has now been completed.
· The ceilings in Blocks B and D would not be re-instated at tie beam level. These spaces, where new mezzanine floors are proposed, would have the existing bolted trusses and cross beams exposed and new ceilings put in below the secondary rafters. This would increase the sense of space while still concealing the new service reticulation
· All new services to be introduced in a way which does not detract from the aesthetics of the old buildings. Architect to carefully integrate lighting, security, air conditioning and other services. 

Apart from these changes to the existing buildings already discussed on site, detailed planning has shown that additional accommodation is also required. The logical place to do this is at the back of the complex. We are mindful of the need to preserve the1941 façade as seen from Burger Street – and understand that the National Monument conditions require that new structures are set at least 20metres away from it. The proposal is therefore to create a second large courtyard behind the present one, with two new wings extending away from the old buildings. The courtyard would eventually be closed on the fourth side by the Phase 3 building, although it is hoped that a view into this courtyard from the street will still be possible. The new buildings – Blocks E and F - will take their form from the existing structures, using similar materials, but the detail will be simplified so that they read as buildings from a different era.

The old gym building will be restored and used for storage facilities and the other outbuildings rationalised and tidied up. 
Summary of Proposed Construction work

The proposed alterations are shown clearly on the attached set of drawings but can be summarised as follows:

· Boundary to Jabu Ndlovu Street, visitor and staff parking
The client needs basic security along this boundary to control access into their new parking area. This will be done with brick piers and wrought iron panels along the boundary in a way that maintains views of the buildings for the public. A security fence will be positioned at the back of the parking so that access into the buildings can be carefully controlled.
· Entrance and security building

The old library will be used as the reception/security building. Everyone will have to enter the complex through this point and will be screened before being directed to the two separate entrances. Alterations will be made to the fenestration of the library, with the memorial stained glass window being retained. New covered walkways are proposed which will link the entrance building to the main building, and deal with the level changes between the two. 
· Block B
The visitor’s entrance will take one into Block B, where a waiting area, public toilets and tea kitchen will be created off the entrance passage. The main board Room will be positioned on the north-west end of this block, utilising the existing tall gable windows and keeping the ceiling at the original level below the trusses. The Oregon floor will be re-instated. Beyond this point – and via an access controlled doorway - the large classroom spaces will be opened up, the timber suspended floors changed to concrete, and a mezzanine slab introduced to provide open plan office space at the upper level. This will only cover a portion of the ground floor leaving a double volume space along the side, and a visual link between the floors. The trusses will be exposed, with new ceilings running above the main cross beams, and across the apex of the roof to conceal new service routes. 
· Block D

On the opposite side, the public entrance will take one into the Tender Room, where large gatherings of public are expected on occasions. This is served by new public toilets. Like the Board Room on the opposite side, the Tender room will be restored to its original form with the Oregon floors reinstated, the tall gable windows retained and the ceiling put back below the existing trusses. Beyond this point, an access controlled door leads into the working part of the building. Like Block B, it will have new concrete ground floors, a new mezzanine structure, and exposed roof trusses. 
· Block A

The old school hall is the biggest double volume space, although it is not very well served by windows. The floor is already a concrete slab, and the parquet flooring will be re-instated here. A new mezzanine structure will be introduced, which once again will be open down the one side. Cellular offices will be provided at ground floor level using the present windows, while the mezzanine floor would all be open plan. Skylights will be introduced into the roof facing the courtyard to boost the natural lighting without changing the building appearance from the street. A hydraulic lift and two new staircases will be built in this space. The original curved ceiling will be reinstated in t+g boarding.
· Block C

This is the most recently built block (1941) and as such it is different from the others. There is insufficient height to consider a mezzanine floor so these offices will have a conventional ceiling. New dry wall partitions will be used to divide up the space, with minor changes proposed to external doors. As this building is at a different level from the others, a new ramp is proposed in the internal courtyard.
· Blocks E and F

These are completely new buildings. They will be set at the same floor level as Block C, with similar access verandahs, and stairs down to the back of the site. Their form will be similar to the existing structures, but roof coverings will be chromadek, and windows will be made from powdercoated aluminium. Roof slabs between Block C and the new structures will provide plant room space for the A/C equipment.
· New services

All existing services and surface pipework will be removed

· New electrical reticulation will be carefully integrated into the new structure and the new ceilings. Lighting will be contemporary in style, and will be both functional in work areas, and decorative where the existing architectural detail can be shown off.

· Security, fire detection, data and telephone will be concealed in a similar way to the electrical reticulation

· Air conditioning is to be handled by a VRV system. The equipment will be positioned either on the existing roof slab in block B, or on the two new roof slabs between block C and blocks E and F. Refrigerant piping will run in trunking concealed in the new ceilings, while limited fresh air will be drawn in through the existing roof ventilators (x2) and distributed via ducts in the closed ceiling at the apex of the roof – see detail.

· Sewer reticulation – because of the age of the original system and the concern about earthenware pipes, a complete new pipe network will be installed. Ablution areas have generally been relocated as well.

· Stormwater – for similar reasons allowances have been made to replace the existing stormwater lines. In addition an attenuation tank is required which will be located on the north-east boundary in a position where it will not affect the proposed Phase 3 development.
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