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1. Introduction

Bosun Hall serves as a community building in the Village of New Denver (The Village), and is a well-
known historical landmark in the area. It is currently occupied, and houses large community functions
and events such as dances, bingos, movie screenings, holiday celebrations and activities, weddings,
public meetings, and conferences. Bosun Hall is managed by Lucerne Association for Community
Education (LACE) on behalf of the village.

The purpose of this report is to assess the current condition of Bosun Hall, owned by the Village of New
Denver. This report will help to inform how funds should be allocated towards ensuring continued use of
the building by the community and was not prompted by a destructive event such as a flood, fire,
earthquake or vehicle impact. As such, this assessment covers the overall condition of the accessible
and/or visible components of the building during the site visit and study period.

1.a. Overview

The building has a capacity of 275 people (0.75 m2 per person), 217 in the main hall and 58 in
the stage area, with three points of exit from the main floor, according to May 2015 drawings
provided by the Village. Overall the building is in poor condition with several issues that will
require major renovations and repairs in order to ensure service to the community for many
years to come.

Overall, Bosun Hall exhibits serious structural and foundation issues (including site grading
and drainage) that need to be addressed prior to pursuing any renovations to improve the
functionality and aesthetics of the building. The roof trusses, roofing material, and the
foundation requires replacement as outlined in this report.

Several other minor renovations and repairs are recommended to improve the building and
ensure that it continues to be usable in future years. The renovation ‘wish list’ provided by
the Village of New Denver has been included for record keeping purposes and Class C unit
price estimates have been included for options to help direct future planning and financing.
The next step that the Village of New Denver is recommended to take in order to address the
recommendations in this report will be sending out a tender for pricing on the scope of work
desired in order to confirm the suggested budget. Once the budget has been confirmed, the
Village should consult with any authorities having jurisdiction (eg. building inspector) as
needed, before proceeding with major renovations.

Drawings provided by 9dot Engineering Inc. can be found in Appendix A.

12/6/2016

Page 3 9dot Engineering Inc.
Nelson, BC

Revision 1.3 www.9doteng.com



16-013 — Bosun Hall Building Assessment

9dot Engineering Inc. (9dot) recommends further consultation from professionals for review
of building components outside the scope of this report, as listed below (Details can be found
in Section 2.k, 2.m and Section 3):

* Existing septic system review including design capacity, location and assessment of
septic field; and,
* Old fuel line coming through stucco @ East exterior wall (possible buried oil tank).

Overall, major renovations are anticipated to cost $547,500.

Minor renovations and additional work (including maintenance upgrades, minor repairs and
further consultation) can be expected to add approximately $150,000.

Several other minor renovations and repairs are recommended to improve the building and
ensure that it continues to be usable in future years. The renovation ‘wish list’ provided by
the Village of New Denver has been included for record keeping purposes and very rough
unit price estimates have been included for options to help direct future planning and
financing. In total, the renovation ‘wish list’ is estimated to cost approximately $275,000.

A detailed breakdown of these estimates can be found in Appendix B.

** All budgetary estimates provided in this report are Class C estimates as defined below:

“Class C estimate (+25-40%): An estimate prepared with limited site information and based on probable conditions affecting
the project. It represents the summation of all identifiable project elemental costs and is used for program planning, to
establish a more specific definition of client needs and to obtain preliminary project approval.” (APEG BC, Budget Guidelines
for Consulting Engineering Services, 2009)

** All totals do not include applicable taxes.

12/6/2016

Revision 1.

Page 4 9dot Engineering Inc.
Nelson, BC
3 www.9doteng.com



16-013 — Bosun Hall Building Assessment

1.b. Previous Work and Documentation

Bosun Hall, at 710 Bellevue St. in New Denver, BC was built by J.C. Harris in 1898 (Figure 1).
At that time it was constructed as an opera house intended to accommodate travelling
entertainers and local talent in all forms of art including drama, music, poetry and literature.

Figure 1 - Bosun Hall from Bellevue St.

Bosun Hall underwent significant renovations in 1995, following a study on the structural
integrity of the building by Daniel Pasemko. The renovations included replacement of the
section of floor and substructure/foundation in the main hall, and removal of dry rot from
walls. Over subsequent years, other sections of the building were repaired and replaced as
needed to maintain the building. Because of all these renovations, very little of the original
structure and architecture remain.

In 2010 a new front fagade was put on the building (Figure 1). This work also prompted a
building inspection by Lynch Building Inspection Services on the stability of the roof, which
recommended the replacement of the roof of the building immediately.

In 2012, Steven Thomson, P.Eng. of 9dot Engineering Inc. developed a Project Plan which was
based on previous reports and used for grant applications to help bring the building into
compliance with the BC Building Code. It addressed major issues including energy efficiency,
asbestos risks, and structural improvements to the hall roof. The Project Plan also included a
budget for a grid tied solar energy system. This work has not yet been undertaken due to
lack of grant funding.

12/6/2016 Page 5 9dot Engineering Inc.
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1.c. Heritage Status

For the purposes of this report, there are three parts of the building. a) a central core “The
Hall” approximately 30 ft x 70 ft; b) a north addition “The Kitchen” approximately 12 ft x 54
ft; c) an east addition “The Stage” approximately 30 ft x 12 ft. The Hall and Stage are
considered to have heritage value based on usage, but have no architectural or historical
value. Because the Kitchen was not part of the original use or construction, it has no heritage

value.

1.d. Building Bylaws

The Village of New Denver Building Bylaw No. 595, 2006 and amendments thereto provide

building requirements for new buildings in the Village of New Denver. While these

requirements are not used to determine whether or not Bosun Hall is in accordance to new
building standards, climate and geological information is used when considering the
structural integrity of the building. This information has been summarized in Table 1, below.

Table 1 - Climate and Geological Data, Village of New Denver Building Bylaw No. 595, 2006

Parameter Design value
Temperature 2.5% Design Temp (January) | -24°C

1% Design Temp (January) -26°C

2.5% Dry Bulb Temp (July) 33°C

2.5% Wet Bulb Temp (July) 19°C
Degree days below 18°C 4303
Precipitation Fifteen (15) minute rain 10mm

One day rain 66mm

Max ground snow load

3.6kPa (75 Ib/ft?)

Associated rain load

0.1kPa (2.075 Ib/ft?)

Seismic Data

Zone Acceleration

1.00

Zone Velocity 1.00kPa
Zone Velocity Ratio (V) 0.05
Hourly Wind Pressures 1/10 probability 0.24kPa
1/30 probability 0.30kPa
1/100 probability 0.39kPa

2. Building Assessment

This building assessment is based on the condition of the building in July and August 2016. A
detailed inspection was conducted by 9dot engineering inc. and Assured Homes Inspections Ltd.
on July 6th, 2015, and can be found in Appendix D. Overall, the building appears to be in typical
condition for a structure of its age and construction, requiring global minor repairs, and major
repairs to the site conditions and lot grading, exterior walls, doors and windows, front balcony
structure, roofing, insulation, crawlspace and overall structure integrity.

12/6/2016
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2.a. Site Analysis, Lot Grading, Drainage

Overall, Bosun Hall is built on a low slope property with drainage issues that are impacting
the building foundation. Drainage of water towards the building on the South and North
sides of the building can result in moisture damage and accelerated deterioration of the
structure. A swale and collection system should be constructed to correct these drainage
issues and move moisture away from foundation walls. In addition drainage/grade
improvement on the East side of the building is advised to prevent drainage issues from
worsening (Figure 2). It is recommended that perimeter footing drainage be installed when
re-grading and foundation replacement are done.

Figure 2 - Site Grading East of Building

There are no existing retaining walls on the Bosun Hall property; however, the Village may
wish to consider the addition of retaining walls in some areas of the site to improve grade
and drainage as noted above.

2.b. Structure

During inspection, serious concerns requiring immediate repairs were noted regarding the
building foundation, footings, and structure. Rot was prevalent throughout the structure
extending from the foundation to subfloor structure, exterior and interior walls, ceiling, and
attic.

Some of the deteriorating attic members were sistered to increase their strength; however,
the sistered members were not sized to provide adequate support. Rafters in the Hall,
Kitchen, and Stage, are 2”x 8” 18”0C, 2”"x 6” 16” OC and 2”x 6” 24”0C respectively. Two of
the stage rafters appear to have been reinforced with sistered members. The Kitchen rafters
appear to have been toe nailed onto the north wall without a ledger board (Figure 3). These
connections should be reinforced to properly secure the rafters to the main building
structure.

12/6/2016 Page 7 9dot Engineering Inc.
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2.C.

Figure 3 - No Ledger Board @ Kitchen Rafters

The existing roof and rafters are sagging. It is recommended that a new truss system be
installed when the roof is replaced, as attempting to improve the existing structural system
would be difficult and costly to modify.

Foundation

Due to the age of the building and high moisture conditions, several indicators of foundation
deterioration were noted during the inspection. These include differential movement,
leaning and bulging, particularly at the South and West areas of the building. The North/East
foundation appears to be performing as intended. The footings require moderate to
significant repairs, and the footings at the north and midsection footings appear to have
been undercut, likely by erosion over time. It was also not possible to locate a footing at the
North East corner of the building.

Much of the foundation appears to be pressure treated wood foundation (PTW), which may
require significant replacement. PTW must be kept dry to prevent rot and mildew issues;
however, Bosun Hall's foundation is not properly protected from surface water and
groundwater drainage and seepage, leaving the foundation structure vulnerable to
deterioration (Figure 4). During the inspection, the foundation was noted to be rotting.

The existing PTW foundation has an estimated 25 year lifespan from time of installation,
meaning that it is critically overdue for replacement. It is recommended that the existing
PTW foundation be replaced with a new concrete foundation as soon as possible. This
would include trenching, underpinning and levelling of the entire structure.

12/6/2016
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Figure 4 - PTW Foundation Rot Prevalent Around Entire Building

Partial dry rot was noted at the North East corner sill and rim joists (See Figure 5 below),
requiring minor repairs to prevent the problem from worsening.

Figure 5 - North East Corner Sill Plate (Dry Rot)

12/6/2016 Page 9 9dot Engineering Inc.
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During inspection of the interior building, it was also noted that the floor of the main hall appears to be

sloping, indicating deterioration of the foundation below (Figure 6).

Figure 6 - Sloping Hall Floor

2.d. Basement and Crawl Space

The crawlspace under Bosun Hall was one of the most significant concerns noted during the
site visit. The South/West areas of the crawlspace were not accessible during the inspection.

The main concern is the crawlspace has very limited access, which does not allow for
detailed inspection or any further work under the building. The sloping main level floor
indicates possible hidden moisture damage to the floor structure, and the excessive
amounts of moisture present (Figure 7). Figure 7 also shows the electrical work in the
basement (no junction boxes) and the sill plate sitting directly on the concrete foundation
with no sill gasket. Standing water was visible beneath the building, and ventilation was
inadequate and there was no vapour/moisture barrier. The crawlspace vents require wells
and covers to prevent moisture intrusion into the crawlspace (Figure 8). Vents should be
opened in the summer and remain closed in the winter. In addition, mechanical exhaust
fans vented to the exterior of the building are required to reduce the humidity in the
crawlspaces.

12/6/2016
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Figure 7 — Moisture Damage in Crawlspace and Electrical

Figure 8 - Crawlspace Vent

It is expected that major repairs will be required to the substructure of the building as
there was evidence of moisture seepage, efflorescence, standing water, stains, mould, rot
damage, peeling paint, swollen components and other issues that likely compromise
structural integrity.

The addition of spray foam insulation at rim joists, floor joist or perimeter walls is also
recommended to reduce heat loss through the substructure.

2.e. Building Envelope

Overall, the main deficiency noted in the building envelope was moisture and air flow
control. Generally, replacing deficient or deteriorated building components and sealing any

12/6/2016 Page 11 9dot Engineering Inc.
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holes, cracks or gaps will improve building performance. The components with the biggest
impact at this time are the roof and siding which require repairs and replacement, and the
crawlspace which is experiencing serious moisture concerns.

2.e.i. Roof

During the building inspection, access to the roof was limited due to the building height and
steepness of the roof. Overall, the roof is in critical condition with significant permanent
deflection (sag) in existing roof truss members. This sag is putting stress on the metal
roofing and causing leaks. In addition to the metal roofing replacement, replacement of the
underlying truss structure is required to correct sag and prevent further issues.

The roofing details for the three main areas of the building can be found in Table 2 below.

Table 2: Existing Roofing Details

Stage Hall Kitchen
Slope 3/12 12/12 12/12
Sheathing Solid shiplap boards 1”x6” strapping 1”x4” strapping
Underlayment None None None
Material Metal Metal Metal

The metal roofing is in very poor condition and should be replaced as soon as possible
(Figure 10). There was no visible evidence of underlayment under any of the main roof
sections, meaning the building envelope is vulnerable to condensation leaks and moisture
penetration, and that installation of the new roofing material will also require installation of
underlay. The existing metal roof was not installed correctly, and flashing is not properly
preventing infiltration of moisture (Figure 9).

Figure 9 - Flashing at New Building Facade Installed Incorrectly

12/6/2016
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Figure 10 - Metal Roofing

There is also a flat Modified Bitumen Roofing (MBR) roof section over the main entrance to
the building (Figure 11). Flashing at this section of the roof appears to have been installed
incorrectly (backwards). In addition, the guardrails that were added to this roof section were
surface mounted and have compromised the MBR, allowing leaks through to the roof
structure to occur.

Figure 11 - MBR Roofing

It is recommended that the existing roof truss system be replaced to meet current code
requirements. The long term deflection in the existing roof system likely cannot be
corrected without compromising the structure. The metal roof should also be replaced, and
the entire main roof should be re-sheathed with plywood. Underlayment should be
installed, and the roofing should be replaced either with metal sheeting, laminated asphalt
shingles, or Malarky shingles. Ice and weather shielding should be installed where
applicable. In addition, repairs should be made to the interrupted MBR roofing over the

12/6/2016 Page 13 9dot Engineering Inc.
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front entrance where it has been damaged by the guardrail installation. The flashing on the
MBR section should also be repaired and replaced where needed.

For further information on the roof’s structural condition, please see Section 2.g.

2.e.ii. Eaves Troughs

There are no existing eaves troughs or gutters installed on the building. As a result, roof
drainage has damaged exterior walls and finishes, resulting in moisture penetration into the
wall structures. Eaves troughs or snow stops are not recommended for this building, as
snow must slide off the roof in order to prevent over loading of the roof structure (see
Section 2.f).

2.e.iii. Exterior Walls

Overall, the exterior walls are in poor shape and all elements require either maintenance or
immediate attention. The exterior walls are a combination of wood siding, stucco (Over
wood siding) and Hardie Plank exteriors. The wood siding and stucco show significant signs
of age, including staining, weathering and rot damage, and loose warped or cracked siding.
The wood siding under the stucco appears to be in good condition in some areas (Figure 12).

Figure 12 - Stucco Over Original Wood Siding

The Hardie Plank siding appears to have been installed incorrectly with no flashing installed
at the joints (Figure 13). There are indications of previous cosmetic repairs throughout the
exterior walls, which indicates that there are ongoing problems which have not been solved,
meaning deterioration will accelerate over time, resulting in higher maintenance costs. It is
highly recommended wood siding is replaced and repaired where required instead of
covered up. In addition, some of the siding should be removed to determine the extent of
the damage to the internal wall structure.

12/6/2016 Page 14 9dot Engineering Inc.
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Figure 13 - Hardie Plank Siding Separating @ Joints

The particular areas of concern include:

* Poorly installed stucco (overtop of shingle/dropsiding) should be removed and
replaced.

* Hardie Plank siding installed incorrectly (no flashing at joints).

* Inadequate flashing on West and East walls causing moisture issues. Flashing should
be installed or siding should be replaced.

Soil and debris should be cleared from areas where 6-8 inch’s of clearance has not been met
so that the structure can be properly checked for insect damage and rot below grade. Repair
and replacement of soffits, fascia and window and door trim is also recommended as
needed as much of these components exhibit evidence of rot or weather, or are missing.
Caulking and flashing around some of the windows is inadequate and should be installed to
prevent moisture intrusion at exterior walls. Installation of proper a proper vapour barrier in
the exterior walls would improve the building envelope and reduce moisture infiltration.

12/6/2016 Page 15 9dot Engineering Inc.
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2.e.iv. Windows

The windows at Bosun Hall are primarily wood framed, and are a mix of fixed and sliding
windows with double glazed glass. Overall, the window condition appears to be adequate
and does not require significant repairs or replacement at this time (Figure 14).

Figure 14 - West Facing Windows

2.e.v. Doors

The main entry and exterior door at the east end of the kitchen appear to be in good shape
and will not require significant repairs; however, the exterior kitchen door on the South face
of the building shows evidence of moisture and rot damage, and should be replaced and
refinished.

2.e.vi. Foundation

As noted in Section 2c the crawlspace and foundation are not properly protected from
moisture and the PTW foundation must be replaced. Proper drainage, moisture barriers and
ventilation will help prevent the build-up of moisture that is currently causing issues in the
foundation and floor substructure. Spray foam insulation at rim joists and crawlspace walls
would also improve heat efficiencies of the building. Proper ground vapour barrier and
insulation should also be installed.

2.f. Moisture Concerns

Moisture concerns were prevalent throughout the building, evidenced by mould, mildew,
water stains and damp areas. In particular, the attics, crawlspace, and ceilings are not being
properly ventilated or protected from exterior moisture infiltration. The biggest moisture
concern is the crawlspace, while moisture concerns in the attic and ceiling are relatively low.

Moisture infiltration in the crawlspace is due to improper foundation seals, site and roof
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drainage, plumbing leaks, and lack of ventilation. A moisture barrier should be installed in
the crawl space along with a dehumidistat/ ventilation system. The site should also be re-
graded to redirect drainage away from the foundation.

2.g. Porches, Decks and Balconies

Bosun hall has one balcony structure that extends out over the main entrance facing West
(Figure 15), and a small deck at the east facing kitchen door (Figure 16).

Figure 15 - Front Balcony Figure 16 - Side Deck

The balcony front entrance is only accessible through windows at the mezzanine level (not
intended for occupancy) and is constructed of concrete and wood. It appears to meet code
as a roof structure with no access. The structure itself requires some maintenance including
the addition of lag screws to saddle brackets, and addition of a perimeter gutter. There is
also evidence of potential rot at one of the columns (Figure 17). The guardrails on the
balcony are incorrectly installed, as they are currently mounted on the decking. Rails should
be correctly installed at the fascia boards (Figure 18).
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Figure 17 - Dry Rot @ Balcony Post

Figure 18 - Balcony Guardrail

The side deck platform appears to be in good condition; however, there may be hidden
damage as much of the deck underside was not visible for inspection. It is also
recommended that the deck coating be replaced.
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2.h. Interior Walls, Ceilings and Floors

The overall interior of the building is of moderate concern. Normal hairline cracks and slight
damage can be seen on walls and ceilings, which can be repaired for aesthetic purposes, but
are due to normal settling and slight seasonal shifting of the building. It is recommended
that the regional building Inspector view stair rise/run and railings to ensure current code
compliance.

Figure 19 - Mezzanine

Other aesthetic issues include slight mechanical damage and loose/cracked plaster. Dry
water stains were noted on the ceiling in the mezzanine, indicating previous leakage and
moisture issues (Figure 20). Damp water stains were noted in the men’s bathroom around
the toilet area, indicating current and ongoing moisture issues.

Figure 20 - Dry Moisture Stain on Ceiling

The flooring appears to be in moderately good shape, requiring minor maintenance and
refinishing (softwood floor). During the inspection it was noted that the stair railing to the
mezzanine area was loose (Figure 21). This is a potential fall hazard, and the railing should
be brought up to code standards as soon as possible.
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2.1.

Figure 21 - Stairway to Mezzanine
Attic, Ventilation and Insulation

2.1.i. Overview

There are several attic sections in Bosun Hall, accessible through 3 ceiling hatches. Access to
these areas was limited. During inspection evidence of past leakage through roof sheathing
was noted. Paper vapour barrier is evident in the attic spaces, but the seal through the
ceiling has been penetrated, reducing its effectiveness.

The existing attic hatches are not properly insulated, and allow warm moist air into the
attics, where it condenses, potentially causing moisture issues. The hatches should be
properly insulated and weather-stripped.

There appears to be a colony of red ants living in the primary attic (above the Hall at the
West gable) (Figure 22). This type of ant is not typically destructive; however, the Village
may wish to bring in an exterminator. Alternatively, the colony should be monitored to
ensure that the nest does not become excessively large, or start to pose risk of damaging
the structure. There is also a flicker nest on the south wall of the building.
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Figure 22 - Ant Colony in Attic

2.i.ii. Ventilation

The attics are currently ventilated passively through box vents at the shed roofs and gable
vents and ridge vents at the main gable roof (Figure 23). This is inadequate, and
condensation issues and moisture were noted in the attic spaces. Increased ventilation
through installation of soffit vents are recommended. This would improve air circulation in
the attic, and may also help mitigate the potential of ice dam formation.

Figure 23 - Attic Gable Vent

2.1.iii. Insulation

Attic insulation has been installed inconsistently and is a combination of batt, blown
cellulose and vermiculate.
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The vermiculite insulation was found only in the attic above the kitchen. It should be noted
that old vermiculite insulation in buildings in the Kootenays is likely to contain asbestos.
While this is not an issue while the insulation is contained to the attic, the insulation must
be tested for asbestos prior to any work in the Kitchen attic space. Removal of asbestos
containing materials should only be undertaken by a trained professional.

Insulation should be moved from roof overhangs when soffit ventilation is installed to
prevent insulation from blocking airflow (Figure 24).

Figure 24 - Insulation Covering Overhangs in Main Hall Roof

2.j.Kitchen and Bathrooms

The Bosun Hall kitchen appears to be in good condition, requiring some minor maintenance.
The majority of these repairs and maintenance items are aesthetic, including refinishing the
cupboards, sealing the counter to the backsplash, repairing the de-laminating counter, etc.
During the inspection wet moisture evidence was found below the sink, and leaks were
noted at the drain trap. It is recommended that this be repaired to prevent further moisture
damage. It is also recommended that additional GFCI outlets be installed in the kitchen.

There are two bathrooms in Bosun Hall, currently being used as men’s and women’s
bathrooms. Overall both bathrooms are in good condition, but both could benefit from the
addition of a 30-minute timers to the bathroom fans, and the installation of GFCI outlets.
The men’s bathroom shows evidence of water stains and was noted having medium
moisture content in the floor. The electric heater in the women’s washroom is currently not
working and should be repaired.

2.k. Heating and Cooling Systems

Bosun Hall is currently heated using electric convection heaters. Minor work is required to
ensure that the heating system is maintained, however it would be recommended to have a
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new mechanical system design to increase efficiency’s and air movement and heating and
cooling control. The heater in the women’s washroom does not appear to be working, and
the heaters in the bathrooms are old and should be considered for future replacement as
they expend their usable lifespan.

An oil line is visible at the East exterior wall coming through the stucco. It is possible that
there is a buried oil tank on the property, or that the oil tank was above grade and has since
been removed.

2.1.Electrical System

The electrical system in Bosun Hall is in good condition, requiring little work. During the site
visit it was noted that the 240V breaker was tripped at the electrical panel. An electrician
should be consulted to troubleshoot the issue. The Village should also provide
weatherproof protection on any exterior outlets. GFCl outlets in the bathrooms, kitchen and
exterior are also recommended.

There was miscellaneous electrical noted throughout inspection where no junction boxes
were installed. During future renovations, junction boxes should be installed when
accessible. Additionally, it should be ensured that chairs and equipment are not stored in
front of the electrical panel, as per code requirements.

Bosun Hall currently does not have hardwired smoke detectors. It is recommended that
smoke detectors be hardwired in the main hall, mezzanine and loft.

2.m. Plumbing System

Overall, the plumbing system within the building requires replacements and upgrading. The
Village has expressed desire to make additional bathrooms part of the renovation plan for
this building, increasing the priority of bringing the existing water supply system up to
standard. The existing piping network is comprised of %” galvanized steel pipe, which
experiences low flows when multiple fixtures are in use. The existing interior drain piping is
in good condition. An additional vent is recommended at the kitchen sink to the East side of
the building.

Exterior hose bibs are not frost protected, and should be winterized to prevent damage.

Floor drains in the building are not currently doing a sufficient job at removing moisture.
Sump pumps may be installed in the crawlspace to help control the runoff/groundwater
issue in the short term. The Village may wish to undertake other repairs and mitigation
efforts including grading of the lot, rerouting of drainage, and installation of a moisture
barrier and humidistat in the crawlspace to see if the groundwater issue can be controlled
by these methods; however, it is likely that some sump pumps will be required.
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It should be noted that the septic tank and septic field used by Bosun Hall was not
inspected as a part of this report. Records state that the septic tank was last pumped in
2012. There is also a septic field on the property, but the location and layout of the field are
unknown. It is recommended that the field be located so that it can be assessed whether or
not it will be adequate for the future renovation plans that The Village has in mind. There
were no design drawings available to ensure that the septic system has adequate capacity
for the number of bathrooms and maximum occupancy of the system. As a maintenance
measure, it is recommended that the septic tank be pumped and cleaned every 5-7 years, or
when the sludge level reaches 1/3 of the tank volume.
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3. Proposed Renovations

At this time, it is recommended that repairs to the existing building be given the highest priority
when considering how to allocate funding sources. The Village has also outlined a list of ideal
renovations including:

* Washrooms accessible from both interior and exterior of building;
* Toilet and sink area for backstage;
* Dressing room backstage;
* Cost estimate of second set of full bathrooms near East end of building for decision
making purposes;
* Removing storage areas from the front of the hall and using an extension at the back of
the hall for better storage space, including space for chairs;
* Re-structuring stairs and access at the front of the hall to allow the upper mezzanine
area to be used as an enclosed audio/video booth potentially including a viewing area,
o Including a coat room and small utility room underneath mezzanine at front
entrance;
* Creating more space at the back of the hall for backstage purpose;
* Patio or deck area to the north of the building with access into the hall that could be
used as an outside dining area or bar,
o Including consideration of roof line and traffic flow;
* Heating, insulation, electrical and lighting upgrades;
* Removal of false ceiling.

For the purposes of this report, general cost estimates will be provided; however, because no
conceptual design of these potential renovations has been developed, lump sum general
estimates will be provided. These estimates, included in Appendix B, do not take into account
location or any design specifics and are simply rounded numbers to include the overall costs of
these additions or repairs, and simply rough out the list of priorities.

It should be noted that many of the listed renovations may require an expansion of the existing
septic system. A proper septic system assessment will be required before proceeding with these
renovations, the results of which are not included in the budgetary numbers listed.

As noted earlier in the report, there may by a buried oil tank on site. While landscaping and site
grading is being done, an effort should be made to locate any old oil or gas tank with a metal
detector. If the metal detector does not result in any findings, it can be assumed that there are
no existing steel tanks on the property.

It should be noted that any major renovations and changes to the structure will require that the
building meet required fire codes as noted by the fire inspector’s report from 2015. For
renovations that change layout or the function of the building the Village should do
walkthrough with a Fire Inspector and/or Code Consultant to identify any code requirements
that may need to be updated.
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4. Recommendations
The following renovations/modifications should be planned and budgeted for and completed as
soon as possible:
1. New building foundation, grading and drainage of site
2. Paint and restore siding to keep moisture away from wall structural components — new
siding where required
3. New complete roof structure and roofing and insulation

These items are considered most crucial for maintaining the structural integrity of the building,
and are listed in order of urgency.

During all renovations and construction undertakings, the Village is advised to proceed with
caution, as many of the building components may contain hazardous materials, and as such
should be handled and disposed of with care. Components of particular concern include ceiling
tiles and insulation (asbestos) and ceiling paint (lead).

5. Conclusion
Overall, Bosun Hall exhibits serious structural and foundation/drainage issues that need to be
addressed prior to pursuing renovations to improve the functionality and aesthetics of the
building. The roof trusses, roofing material, and parts of the foundation require replacement as
outlined in this report. These major renovations are anticipated to cost $547,500.

In addition to the major work described above minor additional work including maintenance
upgrades, minor repairs and further consultation can be expected to add approximately
$150,000 to project costs.

Several other minor renovations and repairs are recommended to improve the building and
ensure that it continues to be usable in future years. The renovation ‘wish list’ provided by the
Village of New Denver has been included for record keeping purposes and very rough unit price
estimates have been included for options to help direct future planning and financing.

The next step for Village of New Denver to address the recommendations in this report is
detailed design and tender for the scope of work. Once the budget has been confirmed and
funding has been secured, the Village should consult with 9dot Engineering Inc. and any
authorities having jurisdiction (eg. building inspector) as needed, before proceeding with major
renovations.
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Appendix A - Drawings
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Appendix B - Renovation Plan Budget
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Estimated Cost Breakdown - Class C

November 18, 2016

Major Renovations

Site Item Notes Cost Estimate
Perimeter drainage and re-grading Excavate, waterproof, add drainage, backfill $20,000.00
Removal of vermiculite insulation May contain asbestos. Complete during Roof Replacement $50,000.00
Including:
Remove and dispose of existing roofing material
Roof Replacement Soffit ventillation $75,000.00
Installation/completion of roof sheathing (1/2")
New metal roof
New truss system Installed during metal roof replacement $17,500.00
New foundation & lift building New concrete foundation to replace PTW. $250,000.00)
Exterior siding replacement Remove stucco and replace siding. Investigate wall structure condition. $125,000.00)
Basement moisture management Including proper mechanical ventillation and 2-3 sump pumps $10,000.00
Sub Total Major Renovations $547,500.00|

Maintenance and Upgrades

Site Item Notes Cost Estimate

Replace/Install flashing as necessary $7,500.00
Replacement of balcony guardrails Including proper flashing and patching of decking $5,000.00
New heating and ventillation system & upgrade electrical $55,000.00
Refinish hardwood floor $45,000.00
Insulate and weather strip attic hatches $1,000.00
Add GFCI to bathroom, kitchen and outdoor outlets Assuming 2 outlets $1,500.00|
Exterior ventillation in bathrooms

Hardwired fire alarms Install in main hall, mezzanine and loft. $5,000.00
Winterize exterior hose bibs $2,000.00
Sub Total Medium Maintenance $122,000.00|

Minor Repairs

Site Item Notes Cost Estimate
Repair heater in womens washroom $500.00)
Interior aesthetic repairs Including replastering and painting of interior walls and ceilings $20,000.00
Sub Total Minor Repairs $20,500.00)

Further Consultation

Site Item Notes Cost Estimate
Hazardous Substances Check existing vermicullite insulation for asbestos. (Testing only) $2,500.00
Breaker Diagnostic 240V nuisance tripping $500.00
Sub Total Further Consultation $3,000.00

Renovation Options

Total Price

Site Item Notes Cost Estimate
New Septic System Will accommodate addition bathrooms $60,000.00
Stand-alone Washrooms Seperate from building $40,000.00
Dressing Room Addition Backstage $25,000.00
Washroom Area Backstage $35,000.00
Storage Area Removal @ Front of Hall $10,000.00
Stair Restructuring $5,000.00
Extension to Back of Hall Storage at back of hall with space for chairs $50,000.00
Patio or Deck at North of Building Consider roofline and traffic flow $25,000.00
Removal of False Ceiling $25,000.00
Sub Total Renovation Options $275,000.00|

$968,000.00
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Appendix C - Fire Safety Inspection Form
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FireWise Consulting Ltd.

PO Box 253 Shawnigan Lake, BC
VOR 2W0

250-812-9636

or 250-812-9830

emall: fiwcinspiigmail com

FIRE SAFETY INSPECTION FORM

Municipality: New Danver Folio Number

Inspected by: Bob Turley Email address fwcinsp@gmail.com
hone: 250-812-9636

Date of Inspection: June 8,2015 Fahz of Last Inspection Sept 17,2013
Premise Name: Bosun Hall |Fru|:rerl'y' Owner: Village of New Denver
‘Premisa Address: 710 Bellevue Street, Address: 115 Slocan Avenue, New Denver, BCV0G 150
Phone: 250-358-2396 Phone: 250-358-2316
Email Address Ermail Address:

Emergency Contact Name Leonard Casley Emergency Contactif: 250-358-7742 (Leonard)

[Building Type
A2 Assembly Community Hall

| Satisfactory | Unsatisfactory MN/A
1. Address Posted et = —
2. Yard Area = L u
3. Firefighting vehicle access = L = |
4. Fuel tanks on property = D el
5. Lock Box D - =
6. Exterior white lights = - =
7. Smoking area L = e




8.

Refuse disposal

9.

EgrESS axits

10.

Exit doors

11.

Exit corridars

12,

Exit Stairways

13,

Emergency Lights

14.

Electrical General

13,

Electrical Room

16.

Mechanical Room

17. Storage Room

18.

Hazardous Materials storage

19.

Laundry Room

20

Fire separation/doors

21.

Housekeeping

22,

Refuse Chute

23.

Fire Safety Plan

24,

Occupant Load Posted

25,

ololo|o|r eloo & oo =0 s &5 &l a=

Fire Alarm System

O R RO O|AQ|O|oc|o|lojalalga|alololal o

oo eolol e eolsle ooooloolo

Fire Alarm Monitored

Monitored by:

Serviced |

G

O

Mext Service Due

26. Sprinkler System

FEl
|

O

3

Mext Service Date

27

Standpipe System

Mext Service Date

28.

Portable Fire Extinguishers

=

29.

Commercial Kitchen Equip.

30,

Heating System

a

O

Type electric wall mount




Corrections to be completed

13. Emergency lights are due for annual inspection and testing by a qualified tachnician,
Records of inspection and testing must be made available upon request and tags should be
attached to the unit indicating when the last service was performed. The work required under
this section should be completed within 60 days.

23. A fire Safety Plan should be developed in conformance with section 2.8 of the BC Fire Code,
The work required under this section should be completed by the next regular inspection.

24. In assembly eceupancies with cccupant loads exceeding 60 people the occupant load must
be post in a conspicuous location near the principal entrance to the room or floor area, The
work required under this section should be completed by the next regular inspection.

28. Fire extinguisher behind the door in the storage room should be relocated to be readily
available when needed. The work required under this section should be completed within 60

days.

29, The kitchen is not compliant with the Mational Fire Protection Association (NFPA) 96:
Standard for Ventilation Centrol and Fire Protection of Commerclal Cooking Operations, The
current use of the kitchen does not produce grease laden vapours so full compliance with the
requirements for a commercial kitchen has not been required. The kitchen was clean at the
time of inspection and there was no indication of a build-up of grease. Should this change

compliance with NFPA 96 may be required.

This is to certify that on the above date this premise was inspected and the conditions wera
found as stated.

Inspector's Signature

i
AL Funkey
Unless otherwise specified, the owner or the owner’s authorized agent is responsible for

complying with the BC Fire Code. Persons guilty of an infraction of the Fire Prevention By-
laws, Fire Services Act, or the B.C. Fira Code are liable to the penalties and/or conditions

dafined In those regulations.

if you have gquestions about this inspection please call Fire Chief/Local Assistant Fire
Commissioner Leonard Casley 1-250-358-2316.
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Appendix D - Assured Home Inspection Ltd. Building Inspection (2016)
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