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Introduction: 

Further to discussions with Jim Carr, we attended the site with Mike Watson to undertake a visual 

examination of the parish hall and church facility. The review is considered preliminary in that 

no invasive investigations or detailed measurements were undertaken. 

Our firm has extensive experience in the preparation of building condition assessments 

particularly with regard to church and heritage buildings having undertaken over 200 projects of 

this nature. While this particular report addresses the structural and envelope condition, we 

would also offer some comment with regard to the architectural, life safety, mechanical and 

electrical aspects of the facility. 

The following paragraphs will describe the as-found condition, offer conclusions and 

recommendations for further action or repair and suggest preliminary cost considerations. 

Discussion of As-Found Conditions: 

Further to our review of St. James Anglican Church in Ingersoll today, the following items were 

noted: 

1. With regard to the church office and parish hall constructed in 1929, the east façade brick exhibits numerous instances of deteriorated mortar, some broken window lintel stones and 

staining. It appears that the cornice has been covered in metal and presents an uneven appearance. The mortar was found to be soft in a number of locations through to the back of the brick and found to be sound in other locations. It is possible 

that pointing would suffice to recondition the masonry exterior. 
2. The buttresses adjacent to the main entrance are significantly deteriorated as is the brick around and above the 

entrance doors. It appears that, in this particular location, disassembly and rebuild would be a minimal requirement. 
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3.Reviewing the roof of the parish hall reveals a sloped roof to drain and appears to be multi-ply with stone ballast. The copings are covered with metal as is the cornice along the east elevation. The roof has a drain and an overflow with a scupper to the lower roof. The chimney to the rear is slightly deteriorated with loose mortar and some shaling 

bricks. The lower roof to the southwest is apparently modified bitumen rolled roofing. The high wall to the parish hall is covered in vertical metal siding.
4. There is some rot in the window jams around the windows onto the roof. The protruding brick at the back of the hall is significantly deteriorated with soft and missing mortar. The diamond roofing shingles are split and sliding near the high wall. There is missing 

facer board along the sacristy roof and a number of loose shingles piled on the roof. The facer board for the low roof along the side yard is significantly rotted and the rain gear appears to be loose. 

5. There are pieces of brick on the flat roof adjacent to the apse. The north wall of the apse has been parged. The parging on the north wall of the apse is loose and removal revealsdeteriorated brick and mortar 

underneath. 
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6. Similarly, the buttress at the northwest corner of the apse has been patched for the top 10 courses but the mortar and brick is deteriorated below. The concrete cap over the former chimney is in good condition but is lifting due to the penetration of moisture. The back wall of the apse appears in reasonable condition with brick repair under the large windowsill. There has been some patching on the southwest buttress but deterioration exists above. 

7. With regard to the exterior, we noted the tower has some spalled bricks and deteriorated mortar joints for the upper 10’. It was indicated that the tower and church were partially pointed approximately ten years ago. 

8. With regard to the interior of the nave, there are numerous cracks on the side walls most noticeably near the end windows. There are also diagonal cracks from the nave windows up into the corner below the eave. Visually, the walls appear to be leaning outward and there are separations in the haunch at the wall line. We noted separation from 

the choir loft to the exterior wall most noticeably approximately ½” on the south side. Measurements at mid-length of the sidewall indicate that the sidewalls have bowed outward 4 inches. The masonry cracks and the balcony railing separation are consistent with this settlement of the roof. The end wall connection near the tower to the column line vault walls are cracked and distressed. The plaster is spalling. This is likely due water damage. 
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9. With regard to the review of the nave attic framing, there are light mainframes coincident with the exposed members on the interior with rafters running up and down the slope.The rafters continue from the center bay up to the roof rafters on other side. The roof rafters are noticeably sagged from the interior column line to the peak. The mainframes are light heavy timber members with a steel king post.
10. Examination of the end masonry wall over the arch did not reveal any signs of cracking or distress. Examination on the interior shows a notable vertical crack above the arch and a

crack following the arch. This is likely plaster related.
11. With regard to the tower, the interior of the tower exhibits numerous cracks. The masonry appears to be competent. We noted rotted wood plates at the roof level on the backside near the roof drain. The rot appears to be localized. 

12. The roofing of the tower is significantly deteriorated and requires replacement. The metalwork requires redoing or reinstallation as there are numerous open joints. We noted the new pointing work is essentially flush joint and not concave. There is missing metal on the northeast finial and the finial can be moved likely due to the lack of attachment at the base. 
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13. We noted numerous instances of spalled brick near the top of the tower, missing and deteriorated mortar joints along the east face underside of the metal. It appears that the 

top 2’ of the tower should be rebuilt with all new metal and roofing. 
14. The fire escape from the upper hall meeting rooms shows signs of significant corrosion. Acceptability of this second means of egress should be reviewed in a master plan for renovation reorganization of the facility. 
Conclusions and Recommendations -Structural 

The following paragraphs summarize our comments with regard to the as-found conditions. This summary is not meant to be definitive as our examination was cursory and did not involve invasive investigations, material testing or detailed measurements. 

1. With regard to roofing, the tower roofing is well past its service life. Roofing of the nave, apse and sacristy require further review but the material appears to be at the end of its service life. There were indications of leaks in some locations to the interior. 
2. With regard to the masonry envelope, there is a significant percentage of the parish hallexterior brick and stone /precast requiring pointing and replacement. For the nave and sacristy portion, pointing and brick replacement is required around the higher walls of the apse, minor brick repair and pilaster repair for the nave and brick repair and pointing for the upper portions of the tower. 
3. In addition to the tower roofing, the upper few courses of the tower require repair and replacement and all of the metal work for the parapet walls should be replaced. The metal work for the finials should be examined and repaired or replaced as required. The anchorage of the finials should be reviewed and reinforced as required. We did determine that one of the finials was not anchored and could be moved with minimal effort. 
4. With regard to the roof framing, we did not gain access to the sacristy attic space. Examination of the nave roof framing indicated that the roof structure is undergoing settlement. Measurement of the sidewalls indicates that the walls are bowing outward approximately 4 inches. This is consistent with the cracking of the masonry in the vicinity of the sidewall windows, cracking of the interior plaster work and separation of 

the balcony railing from the sidewalls. This type of settlement of the roof structure is quite typical for older, wood frame roof constructions. 
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Under the significant weight of the roof structure, the wood members undergo creep in that the wood members relax under load permitting siding or settlement. This creep settlement is ongoing although at a slow rate. However, at some point, this movement should be arrested. Theoretically, the roof structure will continue to sag until collapse. The typical solution is to install tie rods across the interior centre span. In addition, some reinforcing and installation of storm clips would be undertaken in the attic space. 
5. For the attic roof framing, there is significant rot due to moisture penetration of the backside of the tower in the vicinity of the roof drain. Replacement of this damage wood framing and roof sheeting would be undertaken when the tower roofing is replaced. 
6. In addition, repairs to the upper hall window wood jams are required due to rot from moisture penetration. 
7. With regard to floor framing, cursory examination of the exposed Floor joists along the exterior walls did not reveal significant deterioration. However, the more detailed examination will likely reveal some areas of deterioration and loss of integrity of framing members due to previous renovations. Some allowance for floor framing repair would normally be considered. 
8. The notable plaster cracks over the sanctuary arch appear to be related to plaster and strapping backup. We found no indications of settlement or masonry distress over the arch in the attic space.
Additional Considerations: 
1. It appears that there is exposed asbestos air cell insulation in some locations in the basement area. There is considerable liability with regard to exposure of members of the parish and the public in general to hazardous materials. Current legislation requires that the building owner beware of hazardous materials in the facility and provide notice, labelling and procedures to all persons occupying the space. We would recommend the parish consider undertaking a hazardous materials audit. This can be arranged as a separate study or included in a more comprehensive building condition assessment. 
2. With regard to life safety issues, we did note the installation of fire detectors and exit signs in key locations. However, a more detailed examination should be undertaken. In 
(page 7 continued)

addition, we noted potential problems with exiting particularly with regard to the basement areas under the nave and the meeting room area above the parish hall parlor. Again, the overall assessment of life safety would be included in a comprehensive building condition assessment. 
3. Assessment of the structural and envelope condition is only one aspect of a comprehensive assessment of the entire facility. Most of our involvement in these type of facilities is as a member of a team which examines every aspect of the facility including, but not limited to, hazardous materials, life safety, architectural components, lightning 

protection, electrical, mechanical, furnishings (pews), roofing, stained glass windows and proposed renovations such as additions, air-conditioning and reorganization of existing floor space. This comprehensive report reviews the building history, present condition and future plans and offers a detailed implementation plan for the recommended repairs and renovations along with prioritizing these actions and offering budget costing. In this 

way, the parish will have the detailed plan for future actions and cost requirements to assist in planning for the future.
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In addition to a more detailed condition assessment and estimates for future costs, a needs study should be undertaken to assess the existing floor space, existing use and likely requirements for the next few years and rationalizing these conditions with the likely costs for maintenance, 

utilities and repairs for the next many years. 

Cost Implications: 

The following paragraphs will comment on the potential expenditures based on our cursory examination and our experience with regard to rehabilitation of these types of facilities. These budget costs are meant to demonstrate the order of magnitude of the potential for cost 

commitments in the next 5 to 10 years. This listing would certainly be revised upon further study, building examination and discussions of future needs. 

Item Description Budget Cost 

1.1 Roofing of sloped areas, meal flashings, rain gear $120,000 -$400,000 

1.2 Masonry pointing, brick replacement $100,000 -$450,000 

1.3 Nave roof reinforcing $80,000 – $100,000 

1.4 Miscellaneous framing repairs $10,000 -$25,000 

1.5 Plaster repairs $25,000 – $50,000 

1.6 Hazardous materials remediation $20,000 -$40,000 

1.7 Life safety upgrades $25,000 – $125,000 

1.8 Mechanical ( ventilation, boiler) $45,000 – $75,000 

1.9 Comprehensive condition/needs assessment $25,000 -$35,000 

2.0 Professional fees (design documentation, tendering) $50,000 -$85,000 

2.1 Renovation/decoration of interior space $150,000 – $300,000 

In our experience, facilities of this nature will require a commitment of $1.5M to $2.5M in the next 10 years. 
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