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1. Introduction

1.1.  This report has been prepardny Andrew Clark MRICS, MCIOB and Neal Stewart Building
Services Engineeof Moray CouncilThe reportis confidential to Moray Council and ot
AYGSYRSR FT2NJ Lzt AO NBt Sl asS ¢A lefatdainmarigedd & / 2 c
the condition of the property condition at the time of the survey, periodic reviews of material
condition will be required. An inspection of the property was undertakertMaomday F' to
Friday 8" April 2024

1.2. The report seeks to provide a brief summary of the condition of repair, identifying the
principal defects and wants of repair, together with the main points of concern arising from
the inspection. Items of a routine or minor maintenance nature have gdigenat been
listed.

1.3. Atthe time of our inspection, the weather conditions wexd and windy with raiand snow
showers.

1.4. The premises comprisesghool, swimming pool and community centeenstructed in single
and two storey buildingswith single storey outbuildingsThe school was constructed circa
1976 with the pool being commissioned in 1996 and the school elddin 2014

1.5. The property was occupied during our inspection which was thus limited by the nature and
extent of fixtures and fittings and of decorative finishes. In particular, the existence of fitted
floor finishings throughout limited any inspection of the underyfioor structure. Framing
out of walls and plasterboard linings conceal the underlying structure and it is possible that
defects relating to moisture ingress may exist which are not revealed internally. Please also
note and consider the Limitations afckclusions Section, which is appended to this report.

1.6. Pitched roofs were examined from ground level with the use of binocw@adsa drone
Accessible flat roofs were examined fraime Boiler House access, other flat roofs were
examined with the use of a droné@ccess was provided to all internal areas with the exception
of the SSE enclosure 1/97a, Classroom stores 1/79 & &ftbthe Chemical Store (part of
2/55).

1.7.  All mechanical and electrical building services were inspected as far as reasonably practical.
Domestic water supply pipework, heating pipework, alarm systems cabling and small power
systems cabling was in most cases concealed in internal walls or under floor spaces and not
reasonably practical to inspect. An effort has been made to assess th@ddjkedy condition
of these elements by using historic data, where available, to pinpoint the likely age of
materials.

1.8. Extract and supply fan ventilation systems were tested by switching on and observing
operation only. A detailed inspection of famits, ductwork or controls has not been carried
out during the norintrusive survey.

1.9. Fire and intruder alarm systems were visually inspected for condition and age as far as

reasonably practical and no physical testing was carried out on these services during the
survey.
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2. Property Description and Methodology
2.1 The property comprises @f single and two storey building with pitched and flat roofs

2.2 The subjects are ofnasonry, steel framed timber framed and glulam portal framed
construction. Roofs are covered witloncrete tilesand metal profileto pitched roofs and
single ply membrane to th#at roofsof the school and community centrevith mineral felt
to the storageoutbuilding. Rinwater goods are half roundPVC with internal and external
UPVC downpipes External walls are of masonry steel framedand timber framed
construction clad with roughcast, faced blockwork, composite pankigh level timber
claddingand timber cladding to the Biomass plant houBéoors comprise concrete slab and
suspendeaoncrete to the first floorStairs are concretand steelwith vinyl treads and risers.
Windows are aluminiumaluminium/pve pvG powder coatedaluminium and powder coated
timberwith doubleand tripleglazedunits, with double glazed Velux windows to pitched roofs.
External doors are timbealuminium,pvc, metaland powder coated metal

Internally, ceilings are @ombination of plaster, plasterboaytimber linings, fibre ceiling tiles
and suspended ceiling tile¥valls are plasterboardpainted brick, facing brick, Wetwall and
ceramic tile.Floor coverings comprise carpet, carpet tiles, sheet vimgleum, quarry tiles
and concrete slab. Inteal doors are generallgolid core timberand veneered timbewith
glazed panels analuminiumironmongery.

The heating systenmeat sourcecomprises a Biomass boiler and associated plant room
installation. Ths boiler along with a 13000 Litre buffer vessel is the primary heat source for
the building heating and hot water systems. 2 floor standing oil fired boilers and associated
plant act as a back up to the biomass boiler in times of high depoaridiring fault conditions.

The biomassnstallationincludes an external large volume fuel store, which incorporates
automatic feed systems to the boilers.

A large volume steel oil storage tank is situated in a bunded room adjacent to the oil boiler
plant room. Steel pipework and control valves deliver oil to the boilers on demand. The oil
pipework installation also incorporates an automatic shut off vahat #tts in the event of

fire in the plant room.

Generated hot water is circulated around the building via partly insulated existing steel
pipework to terminate in natural and fan convector heaters generally in the main school
building. The 2014 constructed extension/community centre building and thdepfalitment

of the school have underfloor heating systems, comprising plastic underfloor pipework and
local controls and manifoldS.he heating and hot water systems are controlled by a Trend
building energy management systewhich offers remote control ah monitoring via an
internet web page service. The software for the building energy management system has
recently been upgraded from Trend 963 to Trend Vision.
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Domestic hot water is also generated by the biomass/oil boilers on demand and is stored for
the main schoogenerallyin 2 recently replaced calorifiers in the main plant room. Hot water
distribution pipework has also been recently repladgedhe main school buildingy new in

2022 after a number of phases of work. The SFL department of the main school has its own
hot water distribution system, with an independent calorifier situated in the afiace above

the I* floor and partly insulated copper pipework throughout. The community extension
building also has its own hot water storage and distribution system, witlbaa Etanding
copper calorifier situated in the roof spaabove the corridor and insulated copper pipework

to outlets. During the recent phases of upgrade work, the school science department has had
newly installed insulated copper distribution pipework and an unvented storage cylinder. All
hot water systems infte building incorporate pumped circulatiaistribution circuits.

Cold wateris a mix of direct mains and tank fed systems throughout the building. A large
GRP sectional storage tank is located in the tower structure above the oil boiler plant room
and this serves the main school. Further cold water tanks are located within thevsng

pool plant room 0/58 to supply the pool water systenfise science department on the'l

floor of the main school building has had a Category 5 fluid break tank and booster pump
system installed, (2022) and this serves the science depaitowd water outlets, together
with the hot water storage cylinder. This tank is located in the attic space abové' fleoi
science rooms. Cold watpipeworkin the main school building has been recently replaced
during phases of work circa 202022.

The main school building has an LPG gas pipework distribution system installed, which serves
the technical classrooms on the ground floor and suéence classes on the first floor. This
pipework system is also visible wiitithe food technology classrooms on the ground floor,

but appears to be disconnected and supplies no cooking appliances. Some science classrooms
incorporate gas safety control panels, which test classroom pipework for leaks before starting
up, however someooms only have manual key omted isolation valves, which allow
teachers to turn the room gas supply on or dffie gas supply in technical class 1/38 was
observed to be cut off with supply pipework capped.

Mechanical ventilation is provided in numerous rooms throughout the whole building. Local
electrical extract fans are installed in toilets and general rooms in the main school. These range
from domestic sized wall and ceiling mounted fatoslarge volume roof mounted fans for

large volume rooms such as the dining room and GP hall. These fans generally, tend to be
controllable by local motion sense controls and enabled via the light switch.

The 2014 extension also has electrical extract fans installed throughout, providing local
ventilation for toilets and other spaces. These generally motion sense activated and
enabled through the lighting circuits/switche¥hese fans are a variety of wall mounted,
ceiling mounted and in line ducted typesdedicated large volume air handling unit is situated

in the attic space above the community centre rooms. This unit provides supply and extract
air to the performance hall and is controlled via thélting energy management system. A
further heat recovery type air handling unit is also located in the attic space above the
community centre and this serves the practice rooifise community centre fithess rooms
and classrooms at the north and south gable ends of the buil@ingrporate electric damper
actuated automated windcatcher ventilation systems. These can be controlled either
manually or by automatic CO2 level or temperature set points.

A 3rd dedicated air handling unit is situated in the swimming pool hall boxebave the
deep end.
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A large volume capacity roof mounted extract fan and bespoke stainless steel canopy
installation serves the cooking appliances in the main school kitchen. This is locally controlled
and is rate adjustable according to working conditions.

The main school building incorporates a radon monitoring/ventilation system. This comprises
an in line extraction fan located external to classroom 1/19 on the ground floor. This fan serves
the building sub floor and is assumed to run continuously or anatel according to radon

level sensors.

A local air conditioning split system is installed in the main school kitchen, with 2 further local
air conditioning split systems being installed in the fithess roomiwithe community centre.

All these systems incorporate locamote control facilityand generally provide cooling air to
these rooms on demand.

The electrical installation comprises incoming supplies at switchgear room 1/98a and kitchen
staffroom 1/96b where main switchboards and sub switchboards are located. Sub mains
cabling travels through under floor and ceiling voids to supply further sulsldyaards and
general lighting and power distribution boards located in various locations around the
building. General wiring is generally twin and earth pvc insulated cabling, which is contained
in a mix of plastic dado trunking tmetal cable tray and egainment. Some MICS cabling
exists mainly as the supplies to the heating system fan convector heaters.

Electrical power systems, including sub mains cabling, distribution boards, general wiring has
been almost all upgraded during phases of works circa 2015. A small percentage of the main
school building contains original distribution boards and originatudirwiring. Wiring
accessories throughout are a mix of white plastic flush fitted/surface fitted and metal clad
surface fitted types.

The lighting systerim the main schodhas also generally been upgraded in recent years (circa
2015) and includes a mix of LED type fittings and fluorescent tube types. Lighting is generally
motion sensor activated in populated areas of the building. External building lighting is also a
mix of LED style fittings and fluorescent tube. External lights are controlled via time controls
within the school and are assumed to incorporate lux sensor enabling/disabling controls.

An emergency lighting is installed throughout the whole building and consists of a variety of
LED spotlights/bulkheads argklfcontained variants of the general light fittings. Some
fluorescent tube style emergency light fittings are still in operation in the building and a
number of emergency bulkhead fittings are installed external, generally at fire escapes or
external exits.

External floodlights and pole mounted lanterns are installed external to the community centre
extension and within the external football pitches.
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2.3

A modernfire detection and alarm systeris installed throughout the building and as per
inspection and assessment hydesignated fire alarm system service contracierto an L5

standard. This system comprises control pamepeater panel for the community centre
extension, field devices such as smoke and heat detectors, call points, bells and strobes.

The community centre extension incorporates an external storage tank and pump room
system which supplies a fixed sprinkler system withing the rooms and spaces of the extension
building. Fixed steel pipework provides the distribution system for this instadl.

External to the site there is also a designdfieefightingstorage tank designed to supplement
the fire hydrant main system around the site, or be the principal source of water to use in the
event if firefighting.Both firefighting system storage tanks are enclosed withing fenced
perimeters to deter unapproved access.

A moder digitalntruder alarmis installed throughout the buildingomprising user control
panel, system wiring and field sensors, generally located at potential intruder entry points

Door access security systems are installed at a number of internal and external doors
throughout the building. Generally these consist of swipe card readers or incorporate user
control audio units and release buttons that allow building staff to controkas through
some doors.

A modernCCT\k installed throughout the building. This system consists of approximately 28
internal and 4 external cameras. Images from cameras can be viewed on monitors located in
the janitor<bffice and at the community centre reception office.

All access toilets incorporate toilet alarm systems for user protection.

Building size The properties GIFA is:

Ground floor 5079m2
First Floor 2307m2
2014 Extension 892m2
Total GIFA  8278m2
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2.4 Condition codes angdriority categories.

CONDITION SUMMARY MATF

NECOANN Performing well and operating efficiently

Satisfactory B Performing adequately but showing minor deterioration

Poor-C Showing major defects and/or not operating adequately
IEEEED Lifeexpired andlor serious risk of imminent failure

N/A Not applicable for assessment

PRIORITY RATING MATR
1 Must Do (immediate)o address essential H&S/comply with law/avoid service disrupt

2 Should Do (within years 1 and &) achieve/maintain basic standards.
3 Would Do (within years 3 to S)lesirable works if affordable.
4 Programmed (within years 6 to 2%onsider within Planned Maintenance.
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3. Summary of Principal Considerations

3.1 HighSchooland Swimming Poduilding

)l

= =4 4 A4 A4 A A - -2 -2 -»

Flat roofs ponding, not discharging water to the downpipes.

Flat roofs and box gutters partly obstructed with vegetation and reqtlganing.
UPVC rainwater goods are brittle and damaged.

Roughcast is worn and cracked in isolated areas.

Windows are in poor condition, draughty, broken ironmongery.

Double glazing units have failed seals with condensation between the panes.
External timber doors arefitting with some wet rot.

External decoration is overdue.

Internal brick walls have isolated cracking.

Internal doors are dated, worn,itting and damaged.

Sheet vinyl/linoleum is cracked and punctured in isolated areas.

Some carpets are worn and soiled.

3.2 Extension CommunityCentre/ Music & Drama

1

1
1
1

Flat roofs and box gutters partly obstructed with vegetation and require cleaning.
Timber fascia boards have isolated areas of rot.
Composite wall panels are springing and insecure in isolated areas.

Some carpets are worn and soiled.

3.3 Mechanical and Electrical Installations

1

Main school building heat emitters natural and fan convectors are life expired by
age although still generally operational.

Main school heating distributiopipework is life expired by age.

A large amount of fluorescent tube style light fittings are installed in the main school
building.

A number of electrical extract fans in the main school building areapmnational.

The air handling unit serving thewimming pool above the deep end is nRon
operational and life expired by its age.

2 of the system pumps within the biomass boiler plant room have failed and are
displaying fault lights.

A large number of CCTV cameras are not working.
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1 Some electrical switchgegrmain switchboard and sub switchboard are original and
life expired by age.

1 A number of science classrooms with LPG systems have no automatic gas safety
controls.

1 A number of external doors in the main school have no automated access controls
systems installed.

1 The return loop circuit for hot water to the science classrooms is not working as per
its design. There is no circulation at a number of subordinate loops. (Recently installed

in 2022) (Reported to the contract administrator under defects liability period)

3.4 External Areas
1 Tarmacadam car park uneven, ponding and potholed.

I Tarmacadam footpaths damaged by tree roots.
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4 Conclusion

4.1 A brief summary of the elements condition.

Element Condition | Priority
Roofs B 4
Floors & Stairs B 3
Ceilings 4
Ext. Walls, Windows & Doors 2
Internal Walls & Doors 3
Sanitary Services B 4
Mechanical B 4
Electrical B 4
Decoration C 3
Fixed Int. Facilities B 4
External Areas C 3
Outdoor Sports Facilities B 4

This information must b&ansferred to the Master Core Fact Sheet.

4.2 Improvements Recommended

1 Provide suitable ladder access to midvel flat roofs for inspection, repairs and
maintenance.

1 Install door access systems to selected external and internal doors to enhance
security.

1 Upgrade remaining fluorescent tube light fittings to LED.

9 Increase the field of CCTV cameras.
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Appendix A
Limitations and Exclusions
Introduction

We will not seek to impose any particular limitations upon the survey work beyond thaserogl
surveying practice.

We will carry out a detailed, nedisruptive, visual inspection of the exposed parts of the building fabric
that are readily and safely accessible at the time of our survey, using our standard survey equipment.

Our report will express our opinion on the condition and standard of construction of the inspected parts
of the property and recommend further investigation or repair where necessary.

The survey will be limited to the subject property and no responsibility will be accepted for any defects
that might materially affect the property, which are out with the scope of the survey.

Health and Safety

The inspection will be executed in a fashion in compliance with the Health & Safety at Work, etc Act
1974. Unless otherwise stated, it will be done without the benefit of internal or external scaffolding,
guard rails or mechanical hoists. The externgpattion will, therefore, be limited to ground level to
inspection from accessible opening in the external fabric, or by the use of a 5 metre sectional ladder.

Deleterious Materials

Testing of components or taking of samples will not be taken through our inspection. If the presence
of deleterious materials is suspected in the construction of the building, we will recommend further
investigations are carried out by the appropriate spdists. Our inspection does not constitute an
asbestos survey in accordance with the Control of Asbestos at Work Regulations.

Services

We will carry out a visual inspection of the primary service installations to include electrical and
mechanical services where accessible. No tests of existing services will be undertaken at the time of
our inspection. If, as a result of inspection and weheonsidered necessary, we will advise if further
investigations and reports should be obtained by independent specialists.

Unless agreed beforehand, our inspection will not commenthenduitability of the property for any

use and the client is, therefore, advised to ensure that their use is possible and all processes, trades and
activities are viable and permitted. No enquiries will be made to any local or statutory authority
regardingt Y& FT2N)XY 2F ab2GA0S¢ GKIFG YAIKEG KF@PS 06SSy a&as
present. Similarly our report excludes any investigation into the structural design and suitatdity a
compliance with legislation relating to buildings.
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Environmental Conditions

The scope of the survey will be limited by the particular weather conditions pertaining at the time of
inspection and no guarantee will be given with regard to the performance of the elements of the building
during different conditions.

Where existing, the external inspections will be limited by the presence of any coverings of vegetation
and no stripping off of the vegetation, including ivy, trellises, etc will be undertaken.

Contamination and Pollution

We will not make enquiries or investigations as to whether the property or any part of it or any
neighbouring property appears on any register of contaminated land or might be contaminated or
otherwise affected within the scope of the Environmental PrateciAct 1990 or other legislation. We
will, therefore, be unable to report that the property is free from risk in this respect. For the purpose of
our report we will assume that such enquiries would reveal nothing which would affect the terms of our
report.

Confidentiality and Use.

Our report is for the sole use dforay Counciaind is confidential to thedZinciland their Professional
Advisors. It should not be reproduced in whole or in part or relied upon by a Third Party for any
purpose without the express prior written consentMbray Council

It should be understood that the report must not be used as any form of specification. Prior to the
selection of an appropriate specification, it is likely that further investigation and exploratory works will
be required following on from the survey inder to determine the full extent of the specification works
necessary prior to submission to contractors for pricing.
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Appendix B

Record Photographs
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Roofs

1.Overview of all roofs 2.Tiled roofs to original quadrangle

3.Flat roofs above Games Hall, Pool etc 4. Timber trussed roof above staff room

5.Timber sarking boards 6. Timber trussed asymmetric roof
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7.Timber trussed roof above front aspect  8.Glulam joists

9. 10 Timber trusses to flat roof above Kitcher

11.Timber trussed roof above extension 12.Plywood sarking
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13. Timber trusses and timber sarking abov 14. Glulam trussesxtension
extension

16. Concrete tile to school roofs

17. 18. Concrete tilesitension roofs
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19. 20. Single ply membrane to flat reafs

21. SPM to front flat roof 22. SPM valleys to asymmetric roofs

23. SPM roofs to extension 24. SPM roof between pitched roofs
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25. Metal profile roof to Biomass plant 26. Glazed roof to Community reception

27. Mineral felt roof to external store 28. Water ponding on mineral felt roof

29. Flat roofs require cleaning 30.
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31.Extensive moss on flat roofs 32. Water ponding on front flat roof

34. Internal view

35. Velux windows 36.
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37. Windcatchers above extension 38.

39. PVC fascia ahdrgeboards 40 Timber plywood fascia boards

ousE

41 Laminating plywood fascia 42. Laminating plywood soffits
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43. Laminating plywood fascia 44,

45, Mineral fibre insulation to pitched roofs 46. Isolated areasmissing insulation

47. Mineral fibre insulation above extension 48. Areas without insulation
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49, UPVC gutters 50

53. Loose and missing downpipe grills 54. Box gutters require cleaning
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55. Box gutters flooding 56. UPVC downpipe outlets

57. Internal downpipe partially blocked 58. UPVC downpipes

59. Damage to UPVC downpipes 60 Metal downpipes
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61 Boiler house brick stack 62. Significant crack in brick stack

External Walls

63. Steel frame to Games Hall 64. Roughcast walls

65. 66. Crackanasonry/roughcast
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69. Fyfe stone feature walls

71. Isolated damage and missing boards  72. Timber cladding to Biomass-Hlase
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75. Some boards have sprung 76. Aluminium electric sliding doublé dwors
entrance

77.Aluminium electnioged double dobrs 78. Timber double doors
Community reception
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79. Surface wet rot 80. Powder coated double doors

81. Powder coateddbd doors 82. Timber single doors

83. PVC fire escape from SFL 84.Steel security dooBiomass Plant
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85. Georgian wired glazing 86. Isolated broken panes

87.Typical aluminium sliding sash windows 88. Internal view

89. Aluminium windows with PVC internal fi 90.Powder coated windefstension
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91. Internal view 92. Timber windows with powder coated ex
finish

93. 94. PVC window to Common Room

95. PVC framed SFL conservatory 96.
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97.Typical double glazing units 98. Peeling solar film

99. Condensation between panes 100. Glazing seals missing

101. Condensation between panes 102. Triple glazing to extension
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103. Typical thumb turddminium windows 104. Broken / inoperable thumb turns

105. Lever handles worn 106. Lever handles missing

107. Various lever handles 108.
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External Decoration

109 Fascia boards peeling 110. High levaling boards

111. Textured wall finish 112. Timber doors

113. Timber doors cracked and peeling 114. Timber fencing overdue
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Steps and Ramps

115. Concrete steps to Plant Room 116. Broken nosings

117. Concrete steps to fire escapes 118. Concrete ramp to entrance

119. Concrete ramps from fire escapes 120.
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121. Concrete ramp to social area 122. Surface erosion of concrete ramps

123. Galvanisbkdlustrade to ramps 124. Galvanised tubular rail

Floors

125 Concrete beam & block floor 126. Sheet vingchool
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127. 128. Sheet viriyGP Hall

129. Sheet vinyl cut 130. Sheet vipgeling/missing

131. Sheet vinyl damaged in science classe 132.
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133 Linoleum cracked and peeling 134.

135. 136. Carpet to class rooms

137. Carpet worn and soiled 138.
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139.Quarry tile to toilets 140. Uneven quarry tiles with missing grout

141. Isolated regrouting required 142. Pool quarry tile gutter with missing gro

143. Pool quarry tile with missing grout 144,

Speyside High School Page 37 Condition Survey 2024



145 Painted concrete floors 146. Paint and skim coat peeling

147. Worn painted floors 148. Sheet vinyl to extension

149. Welded joints failing 150. Peeling vinyl coved skirting
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151. Carpé&tDrama, Music 152 Carpet worn and soiled

153. Timber boaidBerformance area 154. Concrete staifSround to first floor

155. Timber stair&P Hall 156. Steel stairSFL to Guidance
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157. Concrete stair in Plant Room 158. Steel ladder from Boiler Room

159. 160. Vinyl treads and risers

161. Carpet treads and risers 162. Plastered soffits
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Ceilings

169.Suspended ceilingehool 170.

171. 172. Damaged suspended ceilings

173. 174.
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175. Plasterboard ceilings 176. Fibre tile ceilings

177. Damaged fibre tile ceilings 178. Watermarked fibre ceiling tiles

179. 180. Timber slat ceilings
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181. Timber boaraedings 182.

183. Timber slat ceilings to changing rooms 184. Concrete ceilings to plant rooms

185. 186. Suspended ceilirigstension
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187. Plasterboard to vaulted ceilings 188.

Internal Walls

189 Brick internal walls

191. Facing brick in corridors 192.
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193. Painted brickwork walls 194. Isolated cracking of brick walls

195. 196.

197. 198 Plasterboard to internal walls
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199. 200. Isolated damage to plasterboard walls

201. Hairline cracking 202. Water damdgenderfloor heating manifi

203. Wetwall 204,
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205. 206 Wetwall to Changing Rooms

207. Previous repairs to ceramic tiled walls 208.

209. Ceramic tiles to shower areas 210. Timber borrowed ligheshnical
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211. 212. Timber borrowed ligttgsic

213. Timber borrowed lightsrary 214. Timber solid core classroom doors

215. Surface damage to internal doors 216.
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217. 218. Timber solid core doBF.

219. Timber solid core double doors 220.Timber veneered doors

221. Timber veneered doors to extension 222.
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