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ears and is consequently of a considerable thickness, but, owing to the cracks resulting
rom settlements and to other causes, the rendering and the peint have had to be cut
away and renewed from time to time. At the present moment a great deal of the
rendering is lacking in whole or in part and the painting has, of course, not been
done for many ysars.

Size.—The houses vary considerably in size, the average house heving approximately
a irontage of 25 ft. and a depth of 40 it., giving approximately 1,000 sq. ft. of foor
area, and there are usually basement, ground, firat, second and third floors, and
occasionally a fourth. The total height is about 6o ft. and the cubic contents of the
average house is about 60,000 cu. ft. Some of the houses are, however, much larger,
extending up to 2,500 sq. ft., and some, on the other hand, are smaller, the smallest
being 2bout 800 sy, ft.

Cutling of Central Partition.—The czntral parlition has in some cuses been cut away
s0 s to.throw the front and back rooms inte one fornmirg cpenings varying in' width.
In some cases these extend nearly across from the staincase wall to the party wall.
[n such cases irop or steel beams have sometimes bseu inlmduced, aud some of the
continuoug floor joists have besn cut away in par! on Lhe ceniral partition so that
these iron or steel joists conid be lei ap into the thicknass of the floor, whereby, of
course, the sirength of the continmons joisis has been rednced.

Hownpipes, —The downpipss are [requenliy chased inlo the parly walls and in the
front and rear walls,

Balconies.—Many of the honges contain beleanies at ficst floor,  These mostly
congisl of Yorkstone slabs carried on cast-iron brackets and there is uo Jashing between
the halconies and the walls, ingress of weter to the wall being originally prevented by
painting,

Where the balconies come out to the colennades they are usually of timber construc-
tion with lath and plaster ceilings. Scme tenants have had metal flashing added at
the balcony, but this is an exception and not the rula. &

Foundations and Damp Courses.—Nonas of the walls have concrete foundations er
demp courses.

The foundations to the walls mostly consist of three courses of footings projecting
on either side about 5 inches to 6 inches and resting direct on the soil.

In most of the houses the soil consists ¢f yellow London clay, but in a few of them
of hoggin. Generally speaking, there is clay on the west side of the Park and alon,
the scuth sids up as far as 7, Cornwzll Terrace. Hoggin was found cnder 8, 13, ing
19, Comnwall Terrace and under York Terrace as far as York Gate. East of York
Gate it appears to be clay again. I feupd hoggin under some houses in Upper Harley
Street, and there is, 1 understand, another bed of hoggin about midway up the east
side near William Road. I have had no bore heles sunk to determine how deep the
heggin is where it occurs and it almost certainly over-lies clay, and therefore is prob-
ah% relatively thin. The subsoil may thereiore in all probability be fairly described
as being of yellow London clay with a few iest ol over-lving hoggin in some places.

8, VIRTUES AND DEFECTS

The virtues of these houses obviously include their pleasant pesition, their large
lofty and well-proportioned rooms ¢n the ground and the first floor, the thickness of their
walls, which would make them warm in winter and cocl in summer, and if only they
were in structarally sound conditien they would chviously he desirable mausions for
-those who can afford this size of house znd kevp sufficient labour te run it. The
labour required may be thought rather coneiderable having regard {o the many floors,
the comparative absence of lifts except in a few L the poor accommedation for
servanls and the rather obsolele character of the heating, conking and other arrange-
menls in most of the houses, though sowe of the tenents have improved matters in
this respect by adding modern ccoking apperatus and centrzl healing.

* The structural defects are, however, in most of the houses cansidarable, and include
the following:—

(2) dbsence of Damp-Pronf Coxrsss,—Such' houses would, of course, not be permitted
by any modern bye-laws, and in many casea we have scen damp rising a considerable
distance from the basement foor. 1t would he a very cxpensive matter to introducs
such damp courses now, and other alternative methods are, in my view, cxpensive
and of doubtful efficacy. This damp will, cf courae, be mitigated but not climinated
In continuous vecupation, and especially if there are builers and ccokers in the base-
ment, But I nots that de Soissons proposed giving up the basement and putting his
kitchen cn the ground floor.

(b) Foundations.—The foundations do not, of course, comply with the requirements
of any local bys-laws, but, nevertheless, we may crosider them strictly on their merits.
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We have made calculations of the pressure which they exert on the soil and thie
appears to be about 2.3 tons per sq. {t., aliowing only 20 Ib. ver sq. ft. fur the weight
of the floor and 20 !b, 5q. ft. for the superimposed load. The latter is, of course,
considerably less than is required by modern bye-laws, but, nevertheless, may zepre-
sent an average of all the floors taken together under normal domestic occupation.

There i3 to my mind no doubt whatever that this pressure on Lhis soil must bave
caused very considérable settlements, but part of these would have occurred during
butiding and if the building of a ferrace went op uniformly in height over the whole
Y1:]&1'::«3: an uuequal set:lément would not necessarily be suflicient (5 cangs wuch inital

lamage.

Nevertheless, 2.3 tons per sq. ft. is a high pressore for yellow London clay and the
clay is bound to vary it ite moeisture contents and its carrying <agacity, not only {rors
place to place, but alse from time <o time, It js, therefors, inevitable that consider-
able urequal settlements would occur, and there is plenty of evidence of this. -Even in
Sussex Place, which in some respects is one of the best terraces, there are one os Lwo
more or less vertical cracks in every party wall, and most of the external walls in all
the terraces have cracks of greater or less extent. .

In the case of Pier 4 in the New Waterloo Bridge the net pressure on the clay is
abcut the same as that under the walls of the terraces, i.e, about 2.3 lons per sq.
ft., and though this Pier was carried down to blue clay, which is psvaily considered to
be better than the yellow Londen clay, the settlement wes of the order of 1 inch
mnder the weight of the Pier alone, before the weight of the superstructure was trans-
ferred to it, and freou the beginning of 104 to the end of 1945 has increased by a
fu:hther amount of nearly 4 dnches, making ¢he total settlement to date of about 5
inches.

In my view it ie unlikely that <he total settlement of the tcrraces has been as much
as this, hut, nevertheless, it may well have been 2 inches or 3 inches, and the founda-
tions are stl! subject to risk of movement as the result of disturbance of nearby land,
drainage, and the many poseible changes in the course of the next 50 years or mere,

M new loads, such as considerable additions in the shape of tower blocks, are con-
structed adj to the existing buildi and bonded therato and if these new
structures arc founded on the yelow <lay, they will, in my view, he subject (0 setile-
ments and be likely over a period of years to cause differcutial ment b
themseives and the old structure, I thiok this is a point which should be borne in
mind when a long-term policy is ucder consideration.

{c) Timbsr Floors and Parlitions.—The size of the timbers in the floors vary, but
of inches x 2} ivches at xg-inch ¢enires Is common, and the flour hoards are mostly
1} inches nommal by 7 inches wide. Ia many cases ficors have sagged considerably
and the beards aze in many places very rough and worn, They vary much, howaver,
according to the up-keep by the tenants and the extent to which they were covered
with floor finishes.

From ground foor upwards the central partition which carries the foors is jself
of tmber of rather light construction, frequeniy 4 inches x 2z inches at 15-inch
reptres. This partition carries first, second and third floors, and occasivnally a fourth.
It is therefore heavily ioaded, particelarly where it hus been partly cut away to provide
openings between the front and Lack rooma,

Apart from the question of dry rot, which will be referred to later, the wse of stud
partitions to carry several ms like this comstitutes, in my opinion, 2
serivns fire tiek, and it is obvious from the construction that if the partition between®
ground and first floer were o be on fre all the upper floors in a typical heuse would
shortly collapse.

(d} Timber Lintols and Bonding Timbers—All the lintols over windows were of
timber. Wherever moistuze has gained access through lack of flashing or failure of
rendering and paintwork in the ufnpa- wall the timber lintols have sulfered seriously
from dry rot (referred to later). some cases they have alrvady beer replaced with
concrete lintels but in a larger number of cases this ixas not been dene.  In soms cases
the Lintols are missing and the brickwork seoms ta be carrying itself precariously. This
is particularly the case in the lintols under the cntabiature over the porlico columns,
many of which have disappsared completely, and where the timber is in practically
all casts rotten where this has not actually occurred.

The walls are provided with bonding timbers at 5 ft. or 6 ft. centres vertically,
some of these were found to be 3 inches x 43 inches section. The bonding timbers
in the party walls were frequently halved with the bondj:i timbers in the front and
batk walls, and cne or two wroaght-iron nails connected the two at the scarf. It is
curious to think that the strength of one or two french eails should have been considered
adeguate to bond one wall to another, but, apart from this, it is difficult to see what
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function the bonding timbert served. They have unfortunalely secved a very urhappy
function in forming bridging pieces by whick the dry rot has been able to climb up
<he wall and find dodging at intervals on these bonding timbers. A very large number
of them are shrunk and cracked into reclangalar sections in the manmer which is
typical of the effect of dry rot of the merwlius lachrymans type, and here they are,
of course, Joose in the walls aud only serve to weaken them.

() Timber Trusses 1o curry Wauils —Where the front porticos extend Leyond the
main wall, the main wall is usually carried from first floor upwards on r4-inch timbers
strengthened with ties going up in a higher level, These timbers are irequently 14
inckes square or thercabouts, and in many cases their ends havs rotted, In some
cascs, as, for example, In 25 York Terrace, steel stancheons have been inserted to
support this bressummer and cased in an jonic plaster colommn. This timber truss
construction has in nearly 21l <ases capsed serious diagonal cracking in tbe front wall,
particnlarly in the arsa vertically between the top of one window and the bottom of
the window above, and these cratks are particpiarly well marked where the timber
has, in additiou, beso subject to some rotung. It was chvious that these cracks were
oid and had been repaired irom iime to time and opened up again, and it is, of
cvurse, impossibls to maintain 2 weather-resisting outer skin whiie these movements
are continuing.

() Lack of Flashing.—The houses are in many cases provided wilh Dalconies,
curnices and ather ‘;rm‘ ctions, particularly on the front fazing the Park. The balconies
mostly consist of Yorkstone resting on cast-iron brackels, and the cornices appear to
consist of 2-inch Yorkstone let only 2 inches or 3 inches into the wall aud then cased
with rendering. This construction is precarious and constitutes a dangér to human
life it perpetunated beyend it present age.

In goud building construction all such projections weuld bave been fashed with
4 1b, or 5 lb. lead ‘or cther metallic flashing such as copper, but nothing of this kind
appeare to have been done in the Regency Terraces, and the only protection appears
to he paint, which, of course, Geteriorates and wears away and cracks with varations
ui mo or temp ‘In comseq ¢ waler Zrom these projections has found
its way into the porons walls of stock brick and lime mortar and penefrated to the
timber iintels, trusses, bonding timbers, &c., and foors, which usually receive a bear.
ing ip the front and rear walie. This is one of the most frequent causes of dry rot,
which i3 referred to later, and has also afferted many of the roofs for the same reason.

{g) Faulty Rendering and Bonding.—A greal deal of the rendering is either com-
pletaly misding or locse. In some cases this has been temporarly made good by one
or two coals of rendering (Spatterdash), but there It a tremendons amount of render-
ing which has not yst been so treated.

Tiefective rendezing and painting causes conditions which in this construction tend
10 set up dry rot, becausc water gets in through the cracks and is soaked up by the
porous brickwerk, and when the zain ceases it cannot escape or cvapurate readily, as
it js trapped behind the rendering acd can ocly evaporate through the crack which
represents 3 tiny propartion of the total area, and in any case by this time the water
h2s probably soaked away to other arcas net near the crack through which it entered.

It was most noticeable that there was far more dry rot in the walls which wers
rendersd than in those where the brick fuce is exposed to the ountside, in spite of the
act that the latter would ne doubt be the more porous of the two, but, on the other
hand, more readily available for drying and evaporation.

In my view it is a most precarious methad of preventing <he ingress of water into
porous walls of this type containing timber lintols and bonding :imbers ard Limsses
by depeadence on rendering and paint, particslarly when, as in the present cascs,
there are coustaut movements and cracks in the walls resuiting from movements of
{oundations, deflection of timber trusses, rotting of timbers, expansion and contraction
due to variations of temperature znd moisture. and many other cauvses. In my view
such protection cas only be considered good for a fow months after the painting has
been done, and afier that it must be considersd that there is iresh liability to the
entry of watsr sofficient to cause the dry ot risk even if not suffirient to bé noticed
by the occupant of the house,

(h) Dry Rot.—Nearly all the buildings are affected by dry rot.

This is frequently not visible untl stripping of the plaster has been domé, Tt
travels from building to building <hrough the party walls. On the 20th June an
examinatios of all houses which had up to that date been stripped sufficiently to form
an opinicn showed the following:—

York Terrace, 1-23, all contained dry rot with a possible exceplicn of No. 19,
wkick had not heen examined (occupied}, The same applies to Nos. 24-43 with
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the possible exception of No. 37. (Nos. 44-4o bad been destroyed ny bormbing.)
No. 60 contxins dry rot though Nos. 58, 59 and 61 appear to be free,

In Cornwall Terrace dry rot was jound in every house Nos, 1-21, with the possible
exception of No. 1, which was not examined (occupied).

Tt wouid therelore seem that in York Terrace and Cornwall Terrace therc are
approximately 6z bouses ¥mown to contain. dry rut compared with 6 houses which
could not be examined and which may or may not contain it

In Claremce Terrace, out of 12 houses totsl, ¢ ere taken by the Ministry and all
were found to have dry rat,

In Sussex Placs, cut of a total of 26 Louses, 15 are takea by the Ministry and all
have dry rot,

St. Andysw's’ Gate~—~Out of 8 houses 7 are taken and all have dry 1ot.

Someriss Housé has dry rot,

Cambridge Gate.—~Nos. 1, 2, 6 and 7 are taken and all have rry tot, No. 6 very

dly.

Cambridge Tervace —Qut of 10 houses 8 are taken and cnly 2 of these are free,

In Chester Gate out af 5 houses j arc taken, ¢f which two have dry rot and the
third was not stripped or visible,

In York Cats out of the first 5 houvses No, 4 was blitzed and the remaining four
were suflering badly irom dry rot.

I think it is clear from the above that the exceptions to dry-rot infestations are
few an¢ uncertain and these where it has not been found may easily contain it, though
it has not yet been discovered through lack of stripping,

In mearly all cases the dry rot was of the type known a3 merulius lachyymens. In
this connection 1 must mention the Bulictin No. r on Dry Rot published hy the Forest
Products Research Laboratory from the anthorship of Mr, Cartwright, M.A,, F.L.5.,
and Dr. W. P. K, Findlay, 12.8c,, D.I.C, This will make it unnecessary far me to
cepeat any of the valuable information which can be found in this publication.

Not being myself an expert in dry ret | sought the assistance and advice of Dr.
Findlay anc Dr. Ramsbottom of the Natural History Museum, and both these gentle-
men were kind enosgh on separatd’eccasions to accompany me on some ol my exarina-
tiong of houses and tc give me their views. Appendices I and II et oul a record of
onr joint observations on the houses which we ined together, and my understanding
of the opini P d by thesc gentl in 2 subsequent discassion which T had
with Lher., I have sent them a copy of these rcports and recsived their confirmation
or correction.

The extent to which dry rot has infected houses varies enormously. In a few cases
it is confined to a few places in relatively urimpertant pesitions sach as cellars, cup-
Dboards, &c. In others it extends gver many walls and floors and partitione, and must
be regarded as extremcly serions, Between the two there is every intermediate
condition.

Some houses are still leaking 29 to their ronfs and windows and allowing water to
enter at every considerable downpour of raip. These houses arc usually very badly
affected, Those which have been under continuons occupation during the war and
bave ot suflered much from blitzing or where their injuries were immediately attended
to are relatively free, but these, unfortunately, are very much in the minority and it
does not by any means follow that they are not affected, since until the plaster is
stripped it s frequontlg' impossible to sec. The latter circurnstance is accentuated by
two considerations: The first is thut dry rot of the merulius type will travel great
distances anc puts out,myrelium threads which will carry water from a wet place tor
the end of the mycelium threads, whick may be in a dry place, and will deposit water
there ia the form of drops (hence the name lgchirymans) sufficient to start o fresh out-
break. The second circumstance is that these mycelium threads appear 1o peuetrate
18-inch party walls with impunity. 1 have seen many examples of this, I first saw it in
some nouses in Corpwall Terrace and in York Terrace, where some uEpcr wells were
being taken down for replacement, and the mycelium threads were clearly wvisible in
the mortar joints between the bricks and exfended right through the wall. Then,
apain, we found an outbreak of werwlive in No, 7, Clarence Terrace with the frnit
measuricg appvoximatcx 24 inches x 712 inches in a cupboard which Dr. Ramsbotiom
opined had come from the vext-dcor building, i.e., No. 8, and on subsequently examin-
ing No. 8 we found the source exactly as he had sai¢. Again we found a bad outbreak
in No. 7, Cambridge Gete, which Dr. Ramsbottom thought was coming thromgh the
party wall from No. 6 and, on subsequently iuvestigating this, we found that tnis
was un(uestiorably the case. The two latter cases are referred to in Appendix II.
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this reason it must not be assumed that even a dry bouse which shows no visible
outhreak is not, in fact, being affected from adjoining honses which are had.

In quite a Jarge pumber of cases dry rot nad already besn attended to to the extenl
of cutting back the foor joists some 5 ft. or 6 ft. flom the front or back walls and
supporting the foors, In some cascs the timber lintols had already been replaced
with coucrete. The impression indelibly left in my mind is that ncarly every house
is suffering from dry rot in greater or lese extent, some extremely badly and some
as yet comparatively little, but that spores must be presumed so bave alighted cn
moest of the timbers and the houses aze therefore susceptible 10 an outbreak as soon
as the conditions of damp and temperature become suitable.

(i) Poor Bonding.—In many cases I found what would be regarded to-day as very
inadequate bouding b the party walls and the front and rear walls to which
they conuect. In many cases also the walls appear to bave a g¢-inch skin of good-
Jooking brickwork very inadegnately bonded fo the rest of tbe wall bebind and
frequeptly bulged away from it. Iospections showed (bal the rear walls of many
buildings have been partly rebuilt at various Limes and tbe Ministry of Works are
partly rebuilding others jn the ccurse of their operations, but these only amount to a
fraction of the 1otal, and in my view there will remain a considerable lability in regard
zo bad brickwork resulting from causes of this kind.

E!j] Construction of Porticos.~—~With the exception of the houses in Portland Place
and Park Crescent, where the columns are of stone, the fine portices appear, unfortu-
nately, to be very badly constructed. The colamns appear io consist of bricks on
<ud and very rough brick-core frequently consisting of rocfing tiles arranged vertically,
surrounded I'Z)y a coating of stucco in which the fluting and features of the columns
have beea formed.

Ip mest cases there are horizonal lines across this shicco at intervals of 3 ft. or 4 ft.
apart, and I have not been able o form s final opinion as to whether the stucen was
iormed én sifu or applied. I inclinc to the former opinion, though the herizontal
cracks are so straight and regular that thete is a case for the other vicw.

On top of the columuns timber lintols were used and the front and soffite of the
entablature Lo the portico obviously consisted geverally of lath and plaster because
the plaster has fallen away in seversl places and exposed the laths. The timber
lictols are frequently complerely missing, having totled away and fallen, and ihe
brickwork which it supported is now precariously held.

In some cases Lhe upper portions of the porticos have had to be taken down for safety.

The whole censtruction savours rather of whal would be coosidered suitable to-day
for exbibition bnildings not intended to have a Jocg Jife, and I think it is remaclkable
that they have lasted as long as ihey have.

(k) Dommgipes.~-Maost of the downg(\)p% are copstructed in chases either in the
fmrty walls or in the external walls or both, Some of those in the external walis have
eaked at the joinis and censed outbreaks of dry rot.

(1) Drains.—Owing pernaps to setilements and other distarbances drains are mostly
in a bad condition and the Clesk of Works to the Ministry of Works advises me that
many of these are having to be repaired even for Lheir temporary occupation. It is
advised, therefore, that for more permanent orcupation they onght to he more care-
fully dealc with and probably relaid in tofo. _ -

_(m) Sagging Fleors and Ceilings —Owing vo uneqnal subsicdences in the building many
wi the floors are more or less on the slope and subject to considerable sag. This does
oot make them 5 but is inconvenient,

In wost of the buildings which have not been subject to continuous occupation
the ceilings have fallen in whole or in part. Most, but not all, of the flovrs are
ﬁugged, and this pugging has done much to enhance the likelihood of dry rot as it

olds the water,

Where ceilings are cut away a great deal of dirt is usually found on the ceiling,
which helps ta give these old buildings a characteristin smell, and which is ancther
Justification for cutting away ajl the plaster, which alse serves to enable a proper
‘examination for dry rot to be made and enables a more secure ceiling without this dirt
to be reinstated.

(u) Swbsidences and Crachs.-~These have already been referred to in genera! under
Tters k), (&) and (g).

Craczs have been caused by unequal subsidences due {0 high pressnres on the clay,
caused by lack of proper foundations, coupled with incqualities from time to timce
and frem place o place in the moisture contents and the carrying capacity of the
«lay. This may well have been accentuated recently by pressure waves in the clay

T bave ivund mauy ether ¢ases where the same ‘thing has oncoubtedly happened. Tor *
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resulting from bowbirg, and there is a liability to further sudsideaces if ever the

conditions should be altered as a result of new bunildings in the neighbourhood, change
in the sul-soil, waler conditions resulting from a change ot drainage, squeezing of clay
resulting from the building of new tower blocks or other additions to the existing
buildings and, in fact, any condition which will alter the clay sub-cail.

Cracks have also been caused by sagging timbur trusses, lintole and other supporis
accentuated by ot

These cracks ara not nccessarily in themselves dangerous, and no doubt with sufficient
cxpenditore of money they could be made gowd ?Jy stitching or partial rebuildiog.
They will, however, 1z my view be Ilable to recur, and this makes the maintenance
of a really water-tight skin on the oulsice walls very difficult to secure permanently.

(o) War Damage und Neglect~~In my view the Terraces have undoubledly suffered
from war damage and general neglect in the last six years. This remark is made
without refiection on anyore and ope knows how difficull it was to get anytking done
with the shortage ol labour and materials, which extends even to the presemt day.
Even now many reofs are leaking very badly and the floors are continuously sodden.
This is, ¢f courss, in hand by the Ministry of Works as regards houses which they are
taking over, but it acccunts to some extent for the very serious condition in which
L find the bhulk of the houses to be to-day. Many of the Terraces had their roofs
damaged by hlast and iarics and fire 1t £ and most of the windows
were blown ont and laced, sometimes until not much later, with tarred felt, which
was itself blown out subseyuen: incidents and in some cases by wind, with the
consequence that many of the houses wlich were not occupied were more or less
exposed to rain, both from the roof and windows, for several years.

Neverthelees, while this has unquestionably contributed very largely to the gencral
decay and to the dry rot, there is very cousiderabir evidence of dry rot pre-war, The
Crown Surveyor can give yeu cvidence from his records of many outbreaks which came
within his knowledge, and there would be many which were ne doubt dealt with by
the tenants under their repairing leases without necessarily coming to bis knowledge.
Some of the dry rot is thought tu be clearly pre-war, especially the bonding timbers
with their shrunk charred appearance. It is, of course, also clear that during the war
a great deal of stucco has fallen off or heen blown off and net replaced for several

s, which would add to the geceral internal and external damage and zeglect, nor
as there been any painting for the last 6 or 7 years externally, end in some cases longer,
whereas the pre-war rule was external painting every 4 years.

(p) Electrical Systems.—All the houses which have been severely caumaged by war
er nell.vlact have (cxcept where they have been renovated) electrical systems which require
complete rencwal.  The Ministry of Works are renewing (in exposed cornduits) the
elecirical systems in all houses taken over by them.

(q) Plumbing and Filtings.~Except where the tenants bave spent a large sum on
renovation of plumbing and fittings, these are of gxtremely cbuoiete pattern and far
below modern smdargs. :

PART 11
Conclusions

9. LONG-TERM PULICY VERSUS SHORT-TERM POLICY

From what bhas bren zaid it is clear that the Terraces must he considered to be
in a bad structoral state, and in regard to this there are, of course, two views which
can be take, i.e., the short-term policy and the long-term policy.

From the point of view of a short-texm policy I can quite woll understand the con-
tention of people who occupy fome of the houses which have been well maintained,
thal they are gocd for several years more of picasant and ronvenient occupation,
and this'I do not guesticn, There are, for example, several such houses, parlicularly
in Hanover Terrace and Sussex Place, and, from a structural poiol ‘of view, I should
say that Hanover Terrace is the least badly aflected. In Hanover Terrace ocut of 2o
houses, 8 are occupied, 8 are let hut not occupied and 4 are not let. The two middle
ones, Nos. ¢ and 10, bave suilered very bacly from incendiary bombs, fire in Lhe roof
and general war camags. This Terrace contains 3 porticos, one at each eud with four
columns and ore in the centre with six. The centre portico is visibly out of plumb
and the two end ones to a lesser axtent. I should say of this Terrace gencrally that it
could, without unreasonable expense, be kept in occupation for another 10 to 20 years,
but that if it was reyuiced to pat it into a condition that could be guarantesd for
anather 50 to 100 years, it would need as much doing to as the rest. Several of the
bouses were found 1o contain dry rot and I should say they are all liable to it unless
expenzive remsdial measures are taken.
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"' 10. HOUSES CAN BE REINSTATED

If jt should be decided that the houses should be reinstated as they were, that is
tn say for occupation as scparate bouses, there is no reason in structural engineering
why his cannot be dope.

‘While the cost or a short-term policy might be relatively smail the cost on a long-
term policy will, I think, be much greater, depending on what trcatmen iven and
what residual risks are allowed Lo remain, and perbaps it will assist the Committee if
I attemps to give them some idea of what these costs are likely to be.

Before attempting to do so there are two things which I would like to say.

The first i5 that any recommendations herein must not de considered to be in any
way a crilicism of the work buing done the Mini of Wozks, wbich is directec
to a shorl-term policy, end in my view the Minis are justified in omitting things
iu a short-term policy which might wall be considered necessary in a Jong-term policy.

The secend i, Lhat the question as to whether houses with basement, ground, first,
second and third, and occasiopally a fourth floor, are in sufficient demand to-day,
having regard to the shortage of labour and the impoverishment of the people, is 2
matter on which I da rot propose to venture an opinion as the Committer are iu a
position to get far more valuable evidence on the point from the Crown Surveyor anc
others,

I propose to confine mysel! strictly to an estimate of the costs invelved in carrying
out several alternative long-term policies and leave it to the Committese o reconcile
this cost with the incomes likely to be derived, o that they may take this into account
with many other eid fons in fi lating their policy.

The following figures are, of course, anly appruximate but are related to present-day
prices. It will be cbvions to the Committee that co very accurate estimate could
be made because of the following factors;—

{a) Prices are constantly varying, both of labonr and materials.

(b) The yuantities required vary with each house owing to differences of size,
arrangements, degree of damage.

(#) A great cdeal of the damege is not visible until stripped and only a few of the
houses are at present stripped.

Under these circumstances it would no doubt be the height of prudence to decline
to give any estimate, but I have felt tbat (Ris woold be unfair to the Committee
ard that any intelligent anud careful estimate iz better than none at all and, provided
the reservations abnve mentioved are borne in mind, T propose to assist the Committee
as moch as I can.

IX, FiRST STAGE REPAIRS

This would consist in adapting the houses Lo their pre-war use without the additicn
of Efts or any other modernisation, and merely leaving them as they were in 1930,
but thoroughly repaired structurally for a reasonsble anticipation of a turther life of
50 to 100 years.

This wonld include, for example, strippicg all ceilings s¢ that a complete examina-
tion of the floors, partilions and otber timbers can be made, eradicating all dry tot
as far as zeasonably possible by blow-lamp zpplication to the walls affected, painting
the Jatter with sodmn-fluoride throughout, cutting away aflected timbers and substi-
tuting new pressure-impregnated, rebuilding or stitching all cracked walls in whele
or in part, cutting away loosa or defective rendering and repainting three or four coats
of ﬁiilnt on the outside where previously painted, rebuilding porticos as nocessary,
replacing faulty timber windows, glazing, etc., relaying feulty drains, fashing all
balconies, cornices and profectiont with lead or copper, providing new down pipes where
required, cutting out all timber lintels and trusses carrying walle and substitutisg re-
iniorced concrele or cased steel ones, but not attempring anything by way of modernisa-
tion,

In arriving at an estimate for this we already have several things to go om, which,
coepied with some rongh calculations of my own, appear to be xensranagly consisient
within themselves, 5

Iu the first place the Ministry of Works have themselves pre; careful estimates
for doing part of this work, and Mr. Henderson has been kind enough to put these
figures at my disposal. . y

He divides the houses up into two categorivs as already explaioed in paragraph 6,
page 4, and kis estimate is {3,300 for Category (a) and ¥2,400 for Category (b).

rt of this estimate was for adaptation for office use, such as cutting hales in party
walls, providing new partitione for comridors, central heating, office lavaiory accom-
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modation, office rlectric light and power in exposed conduits, etc. The sums included
under these heads are:—

4960 in Category {(a) and £820 in Category (&),

leaving net amounts, exclasive of adaptation, of—

£2,310 in Category (a) aud {1,580 in Category {B).

1 have asked Mr. Henderson whether these fgures are likely to be exceeded, and
Lnere are, of course, many reasons why tbey might be without refecting any discredit
on anyone concerned, when it is remersbered—

(@) that some of these estimates were prepared Jast year before the sulistantial rise
in the cost of Jabour which occurred cn the rst January this year took effect, as well
as the Zmny risee in the cost of various materials,

an:

(b) when il is remembered that the surveyors could presumably only talce for what

they could see apd more had to be done when defects were exposed on stripping.

Towards the middle of July I gathered from Mr. Hend that ne was alrcady
aware of extras likely to amount to about f400 a howse al 2 iime when zhout 50 per
cent. of the work in those houses Lad besn done. I have Lherefore deemed it expedient
to add a figure of {8oo for likely extras over the original estimates, This brings the
cost of internal works, less adaptation, to—

£3.110 for Category (a) and {2,380 for Category (b}.
This dacludes only a very small amount for dealing with the fronts, and I upderstand
that a supplementary estimate, not prepared at the date of writing, is now in
the course of preparation for this work, and that four hozses are being put in hand
with a view to arriving at some idea of the cost.

In the Ministry's short-term policy the idea is, however, cnly o carry this repair
up to the stage which would incinde remaoving fanlty rendering, providing two coats
of Spatterdash, including removal of all bad timbers, rebuilding [ractured arches,
cotting out cracks and treating crazed stucco with a paint base. After discussion with
Mr. Hendersom, Mr. Leach and myeelf, it was considered thal a sum of the order of
£400* might be spent in this way on the averags.

This would, of course, not finiski the job and there would still be further zums
which would ‘have 0 be spent at a later date, which would include finishing the
rendering to a finished face, providing decorative mouldings, repair or rebuild posticos
as necessary, repair or replace all external decorative features, flash balcomies, cornices,
&c., prepare the outside for painting and thoroughly paint three voats. For this I
Dbave incloded a som of £600.*

This brings the cost of Stage I works up to—

{4110 for Category (@) and £3.380 for Category (b).

There arc 155 houses in Category (a) and 44 in Category (#) nut of the total of 199
which the Ministry have taken over cut of the houses which [ am considering, snd ‘lbe
avemge of Categories (a) and {b), duly weightad io this proportion gives & figure of
approximately {4.000.

It must, however, be remembered thet the internal work done by the Ministry on a
short-term policy for office user, does nov go 5o far as one would reasonably reguire
on a long-term policy for domestic wser. For example, they are only painting new
timber, whereas for a long-term policy it ought to be pressuse-impregnated. Tleir
standard of ‘Flmtering ang decoration is to the austerity office standard and semethin
better weul v quired dor p d ic user. They are not,
think, replacing all timber lintols and beams, but only those which are affected,
wherzas for a lopg-term policy it is clear that all Gmber lintols and beams should
be replaced by concrete or siesl ones,

It ia therefore desirable to add something to the {4,000 previously arsved at to
bring it up to a Jong-term policy domnestic standard, and I think it would be prudent
to increase it to £4,700 per Louse.

We can compare this with the valuable astimates which Mr. Sydney Paine, F.$.1.,
was good encugh to supply, of which I have been privileged tor receive a copy. 1 find
on page 3 of his estimate, dated December, 1943, an estimale ior dealing with & hoases
out of & group of 18, and while this contains a lofi of sums which are exira #o those
which we are considering at the moment, such as the n¥w addition at the rear and
all the items Hrom ‘" Plumbing *' down to ** The removal of vld pipes, wire, &c.” we
are left with the Grst 7 items entitled *“ Works to basement, ground, fizst, second,
third, roof front and rear elovations.”” These totel £2,912 and bave to carmry their
share of prelimineries—(264—making a total of £3,176.

: * Since writing I understand that the {400 estimate has increased to £550. 1 believe,

owever, this ma; pondingly reduce the £600 item, leaving the total of {1,000 for
dealing with the front unchanged.
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To this has to be adéed 75 per cent. to bring it up to the present-day price, giving

"a figure of {5,566, N .

An examination of (ke plans with which these figores correspond showed that it also
includes several items of new partitions, alterations in position of windows, new reof,
new staire above second floor mequired in connection with a modernised plag, and
when these items are deducted it is clear that there will be no very scrious discrepancy
hetweeen the residual figure and the Agure of £4.7c0 previously referred to.

Applylng Lhis sum of £4,700 t0 374 houses preduces a figurs of approximately
£1,750,000.

I2. SECOND STAGE: WMODERNISATION WITEOUT A 1LIFT

It may Lben bLe considered necessary, so as to enhance the dt:six§biﬁty of the
property, to modernise it by doing internal plumbing, hot water, hwtmf‘ uew fle,
<lectric light and power and bells, drains, romoval of old pipes, &c. Tor this Mr.
Paine has been good encugh to supply frgures amounting to f1,074. Adding ils
proportion of preliminaties—{o7—and i «ing the total by 75 per cent. to bring
it ap w preseni-day prices, we arrive at an additional sum of fz,050 pér house,
which Urings cur total cost per house up to £6,750, or the cost for 374 houses
to £2.500,000.

7], THIRD STAGE: MODERNISATION WITH A L1¥T, DUT WITHOUT CHANGE OF FLAN

The cost of adding a lift and the necessary tmimmings, partitions, &c,, which go with
it would be approximately ,s,r.ico per house, bringing total up to aporoximately
£8,250 per house, or for 374 houses approximately [3,000,000.
14. TOURTH STAGE: ADAPTATION TO HOUSES OFLY (PAHY OF DE SOISSONS’ SCHEME)

I£ the houses are all to be dealt with as in Mr. de Soissone’ atiractive design for the
8 houses, then the cost per house, according to Mr. Paine’s figures, is £6,510, plus
75 per cent, to bring it up to present-day prices = {11,400 per house, giving a todal
far 374 houses of approximately £4,250,000.

This would include Tear additions, new roofs, new walla and partitions and new
staircase for the top flocr, as well as a mew lift, plumbing, hot water, heatiog, &o.

LS. DIFTH SIAGE: ADAPTATION TO HOUSES AND FLATS (DE SO1SSONS' SCNEME)

IZ on the other hand, the whole scheme of Mr. de Soissons’ adaptation in which
the 18 houscs are converted into 8 houses and 16 fals is adoptec, then, using Mr.
Paine's figures, the cost would be f1r,250 per house, or the total dor 374 so treeted
approximately {4,200,000. 1

This would give approxi ly 165

! houses and approximately 130 flats.
T6. EFFECT OF MINISTRY OF WORK'S PRESENT PROGRAMME OF WORK

We must, however, give consideraticn to the fact that the Ministry of Works are
at present engaged in adapling 199 out of the 374 honses for temporary wuse as
Government vifices, and on the basis of the previcus figures mentioned in para. 11
epparently are spending an average of about (3,400 par honss. This being the
weighted average of—

£3.570 for Category (4) and fz2,780 for Category '(b).

Some of this work is, of course, work towards the resioration of dry wot timbers,
and many of the other defects in the buildiogs, as well as the first stage of exwemal
repair.  In this figure ] bave excluded sums they are spending on adapmtion to
offices which would not be useful [or domestic user,

To restore these houses Lo domestic mser a inrther sum of monay would have to be
spent, For example, it would be necessary to remove the corridor partitivns, clear
away the exposed conduit for office lighting, nffice fittings, office lavatories, close up
the openings in the party walls, rebuild partitions to swit domestic user and decomts
for domoestic use. I estimate this would cost {850 per house.

Apart from the items previously enumerated there are, however, other things which
the Ministry are doing eminenily suitable for a short-term office standard, but
probably not acceptable for a lomg-term domestic standard. I refer, for example,
to the fact that where floor joists %.mve been cut back some 5 ft. from the outside
wrall becauss of dry rot, a steel beam has spanned acrcss from the party wall to

wall for carrying the ends of these joists and the ends of the exiension jaists
requred to bridge the gap with new timbers. ere this occnrs on more than one
floor steel a'tantf‘w ns have been introduced with new foundations, so as to take the
lcad off the party walls, which weonld otherwise ba excessively loaded. These beams,
at a distance of some 6 ft. ar 7 ft. away from the front wall, while quite acceptable
in an office, are probebly not acceptahle in high-class domestic property. The aucased
steel stanchiops standing out from the party walls are also more suitable for an
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office thar for high-class domestic properties, ap¢ I doubt whether you would, on .

architectural advice 2ud ou the advice of the Crown Lands Surveyor, retasin them in
a leng-term domestic policy.

These are only examples of many things where [ thiok the long-term domestic
requirements differ from the short-term office requirements, and where a dpart of
what the Mipistry are doing would have to be considered as requiring additional
expenditure to bring it into long-terc demestic user reguirements.

For this purpose, I have therefore deducted a further fsoo per house, tuaking a
total deduction of £1,350.

Deducting this from the £3.400 previously referred to leaves a figure of §2,050 as an
cstimate of the value of the work done by the Ministry of Works, ,which will go to
reduce the cost of structural work in the Terraces 25 a whole.

Applying tbis to the 199 houses which the Ministry are dealing with out of 374, this
represents a tolal of approximately /400,000, and this sum may be trealed as a
deduction [rom aby of the items merntioned in the previous five paragrapbs, Lhat js to
say from Stages 1 to 5.

I7. COMMENTS ON FOREGOING FIGURLS

The foregoing figures may seerr: bigh to some, bot only those who have had actual
experience of the cost of dealing with honses like these are perhaps i a position to
criticise them, and it may perhaps be relevant to mention that we examined one of
the houses in Gloucester Gate which was nol repaired, This particular house was
adapted for ground and first as a seif-contained flat with consulting rooms on the ground,
while the second, third and fourth bas been converted into a maisonette as I understand

re-war. I understand that the firsl estimate for putting thie into good condition
internally was £r1,300, but Lhe most recent estimate was {4,400, and the work is not
yet completed. Fucthermore, this does pot inclede external repairs or decorations,
and it is perhaps of interest to note that we found two dry-rot fruits on the sndersice
of the Lalcany at first-floor Ievel, which had evidertly nat been noticed, and drew the
builder’s attention to these before leaving. The significance of this, of course, bears
or. the question as to the possible recrudescence of dry rot in the future, not in this
house in parcicular, but in all the bouses.

18. RESIDUAL RISXS

The guestion now arises, what are tle residual risks of defects in the houscs even
if all or some of the foregoing expenditures are incurred? Will the bouses then be
structurally as good and a3 f[res from future risks of deferts requiring expenditure as
houses of rodern construction?

It seems Lo me that this is an issue which is dificalt to answes, but which bas to be
faced, and considered as : 1y possibl

In the first place, let us consider the position in regard to dry rot. These buildings
will contain timber floors. Both Dr. Findlay and Dr. Ramsbottom cmphasised that all
new t{imber shonid, for 2 long-term policy, be imp cd under p 2 It is no
cyiticism of the work which the Ministry of Warks are doing to state that they, in their
short-term policy, are painting the timbers with sodium-fiuoride or Cuprinol and not
having them treated by pressure impregnation, [n any case it is only the new timber
which is cither painted or impregnated, and a great deal of the old (imber remnains
without either. This timber, as we koow, has been subjected to spores from dry rot,
which Dr. Findlay and Dr. Ramsbottom state fiy off in enormous quantities [rom every
merulius fruit and only await suitable conditicns of moisture, temperature, &c., before
-they will cause fresh ontbreaks. None of the old timbers in the buildings are being
sprayed or impregrated in aoy way, and the cxperts faw it as their opinion that it
would be no use doing so because the vital parts conld not be reached by such treat-
ment. I gathered that Mr. Paine's estimate was based on leaving 50 per cent, of the
old boards and approximately 50 per cent. of the old floor joists, or even more. We
therefore have tha condition thal, when all this money has been spert, the buildings
are still liable in some mensure to fresh outbreaks whenever the conditions for dry rat
become favourable. In this connection it is perhaps of interest to mention an experience
observed in No. 21, York Terrace. Here there was dry ot on the timbers of the
vestibule flcoring on the ground floor on the side remote from the Park. This was
removed and the brickwork adjacent was bumt with a parafin blow-lamnp apd a
concrete floor on filler joists was substituted, Fourteen days later a fungoid growth
was coming out of the brickwork below the concrete floor. This was ramoved and
the brickwork once more cleaned and barnt with a blow-lamp under the personal
supervision of an experienced clerk of works. Fungeld growth again appeared on the
same spot (the 16th July). Dry rot now appeared in the vault walls, where there was
pone previously, I uaderstand also that in Bryanston Square, where some Dbuildings
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were repaired by the Ministry ucder austerity rules in a manner not very dissimilar
from that adopted in the Terraces, serious dry rot reappeared in the first winter, when
heat was applied from central heating and anthracite stoves. In my view neither of
these occurrences reflects any discredit on anyone concerned, but go to show how
difficult it is to eradicate dry rot from a beilding which has been seriously attacked.
We also have to consider whether fresh ingress of moisture can occur if the aforesaid
remedial measures have all been taken, and I am bound to say that, while the risks
would have been greatly reduced, I cannot see that they have been entirely eliminated.
Undoubtedly the provision of flashing and the new rendering and the stitching up of
all cracks in the cuter walls will do a lot of good, but I do not think anyene could go
50 far as to say that there i no risk whatever of fresh settlement cracks with their
consequent fractures in the rendering and the paintwork. The buildings will, of course,
have became less liable te dry rot for this reason and also by rcason of having had any
tinber lintols, beams, &c., rémoved or repaired, but there will still remain a great deal
of timber in the buildings which must be presumed to have dry rot spores upon il and
which bas not been treated in apy way. I fresh tower blocks or additions are added
to the buildings I consider that therc'is some dsk of settlement, as you capnot lcad
clay previously unicaded withuut sowc setticment for the first years. This, again,
may drag down some of the walle of the old building and canse cracks in the walls
and rendering.

Lastly, there is the fire risk ag compared with modern buildings, whick would surcly
have firc-proof floors. The fire risk in the present buildings must be idered tn be
considerably greater, particularly so having regard to the fact that all the finors are
carried on a timber stud partition near the middle. It is perhaps not for me 1o say
what the value of this risk is, but it iz clear that, if compared with modern buildings
of fire-resisting construction, the latter must from that point of view be preferred.

19, CONCRETE FLOURS

The Committee may wish some consideration to be given to the question es to
whether anything can be done to reduce the two residual risks referred to in the last
paragraph, f.¢.. that of dry rof and that of fire.

One way of doing this would be to eliminate all timber from the buildings completely.
Unfortunately the founcations are no* adequate to carry additional loads and, there-
fore, as new concrete floors are heavier than the existing timber floors, ‘these wounld
have to be carried down to the ground by an internal structure of reinforced concrete
or structural lwork d in

I have made some preliminary figurss on the average typical house to ascertain what
this would cost. I find that the coet per house of taking out all timber floors and
roofs and timber partitions, and substituting in lien light hollow tile reinforced concrete
floors carried on a light framework of reinforced concrete beams and columns brought
down to fresh concrete Jati in the b and finished with dbleck or
boarding on battens, all pressure impregnated, would be approximately (3,360 per
house. From this must, of course, be ded d tbe sum inclnded in repairing or
replacing the timber floors in the cther schemes.

Mr. Paine kincly advises me that the total cum he had in for this in dealing with
18 houses was {5,922 at pre-war Sgures, armounting to abont £330 per honse. Doubling
this to bring it up to present-day prices (I double this item instead of adding 75 per
cent. as timber is one of the matcrials which has increased more than the average)
gives us a figure of 660 gcr house. Deducting this from £3,360 T get a net figure of
extra cost of £2,700 por house, ar approximately £1,000,000 for 374 bouses.

In the sbove estimate all the patlitions are taken down and replaced with new
partitions, whick would not be load-carrying and which could be of hollow tile plastered
both sides, or atherwise as desired.

The concrete floors heve utlier advantages besides their resistance to dry rot and
reduction of fire risk. They would ga a Jong way lowards the sliffening up of the
buildings generally, acting as they dn as st horizoatal diapbragms 1o which the walls
cant be substantially anchored.

Whether in a long-tenn policy the C ittee wich to consider the possibility of
future wars I do not know, Lut one thipg ic certain, and that is that if these buildings
were provided with comcrete fluors on an internal framework of steel or' reinforced
concrete to which the various walls were securely tied, it would certainly add enermously
1o their resistance to war risks.

20. METHOD OF CARERYING OUT WORK

The previous figures da not attempt o separate war damage, since presumably the
expenditure comes out of a commeon exchequer and the separation into war damage
or otherwise would be little more thao an exercise in book-keeping on which 1T am not in
apy case the best expert.
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In the same way it is a maiter of argoment as to how far these expenses, if incurred,
shouid be paid for by the Crown or by be prospective tenants, Il may, for example,
be argued that if the houses were pat into a zalisfactory state structuraily, all the
modernisation in the way: of plumbing, hot water, heating, electric light, cooking
apparatus, lifts, &c., could be dealt vath by the tenants under their leases.

There are clearly many different variations in which the cost conld he divided between
the Crowrn and the tenacte, Lut I have not deemed it a part of my business to advise
on this poiut,

If it were cecided to go the whole way, including the provisicn of conerets floors,
il would be far better that the whale operation should be tackled at oce time, and
therefore presumably by the Crown. I imagine that from a financial point of view there
is not much in it, since if the Crown incurs the expendi it would p bly sccure
bigh rentals, and, alternatively, if it is all left lo the tesants the buildings would have
<0 be Jot at very low rentals. These are, of course, matters rather jor your surveyor
experts, such as Mr. Osboroe and his colleagues than for me.

Another advantage in having the work done by the Crown, if it is to Le dome at
all, s tbal it would permit of district heating being provided. I am pasticularly
interested in this sabject and a member of the District Heating Committee, and have
given the motter great.study, and 1 have no doubt that, if these houses are to be
retained and modernised, district heating is cre of the advantages which would kelp
to reduce labeur and Le economical of fuel.

2L. COST OF REPAIRS., MODERKISATION AND CONCRETE FLCORS

It will be seen from the foregoing (paia. 13) that if the repairs are camisd out to
Stage 3, which includes modern beating, hot water, electric Jight, drains, pinmbing,
lavataries, lifte, and thorough structural repairs, internal and exiernal, the total cost is
estimated at approximately £3,000,000. :

If, however, the residual risks of fire and dry rot are-tc be eliminated by the substito-
tion of concrete floors on reintorved concrete or steel internal structure, ‘the additional
cost is f1,000,000, making the total addition approximately £4,000,000,

We now have lo copsider what reduction can be made on this figure hy reason of
<he work being carried out by the Ministry of Works. This was estimated previously
as {400,000, but this was when the exicting timber floors, litions, roofs, &c., were
to be retzined. It is clear that if thesc items are not to retained, ihe savieg in
expenditure in reconvension to damestiz uscr with concrele floors would be far lese,
as a great deal of their work must be in connertion with repairs to floors and partitions
and the various things which are zttached fo or dependent on these, such as plastering
to ceilings, &c., lavatory fOttings and plumbing, work to drains, with which the new
foundatirns may easily interfere, &2, I think, therefore, it would be prudent only to
allow it this case a deduction, by reason of the work being done by the Ministry, of
£200,000. We are therefore left with an extra cost to the Crown of £3,800,000.

It is interesting, perhaps, to compare this with the fignres which Mr. Paine bas given
{or the cosy of rebuilding 18 houses to Mr. de Soisson's adaptation pian. This was given
in his letter of the 218t Japuary, 1546, and is {238,854, or, jf execoted in Portland stose,
%93,974. Taking these figares as pro rata on 374 houses instead of on 18, we atrive at
the following approximate figures; —

Rebuilding 374 houses ... %
Ditto, if faced in Portland stone
22, SEPARATION OF ESTIMATES .

1 regret thet I am guite unable {o give separate estimales for the different Terraces,
To do this it would be necessary to employ an aruy of surveyors measuring each one up
separately, and I doubt whether the work weuld be of much value when it was done as
these surveyars would not be able to see what is necessary until the buildings have been
completely stripped. This is, of course, impossille in the case of the occupied houses
and is only partly done in the case of those taken aver by tha Ministry, and in any casc ]
am sure it is far %wond the scope of shat the Committee would expect me to deo in this
Report. i

As far as a short-term policy is concerned some Terracss are bettar than others, and
1 should say that Hanover Terrace and Sussex Place, Chester Terrace, Portland Place
and Park Crescent,® are probably among the best, with <he serous proviso that many
of these were only partly stripped, if at all, a1 the time when I inspected them, and
there may well be hidden defects which will only come to light as the work proceeds.

Externally Gloucester Gate and Cumberlond Terrace are pechaps the worst.

000,00
,000,000

* Of these, only Sussex and Chester Terraces are now heing taken over for stripping.
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s My own view, however, is that from the point of view of a long-term policy these h s
differences tend to disappear, since, apart from clight differences in cost in putting | ‘ i H“ {
back the exteriors, the very serious reconstruction work inside will be fairly commen to I * Por 374
al. ] i Per House. Houses.
If one were considering individoal houses one wonld, of course, have to bear in mind ! 3 5 % gy A
their variations in size, and the cost per house is for the average house of about 1,000 . | 8. ("l”;i of ""'31’“"“ :"f‘ m"d"‘;"?‘"’" (inclnding
sq. ft. per floor. Some of the houses are very much larger, such as, for example, - ‘)t::: £ concrete floors and frame (para. 20), Vs SRS
Someries House, Here the cost per house will, of course, be proportionately greater, | 2 =o¥er, cpeen » Iy
while in some of the houses, which only have about 800 sq. {t. of floor area, the cost t Concrete foors and frame, as item 7 ... 2,700 1,000,000
will be proportionately less, : i : - T0.950 '_“‘—‘.000'000
Apart from these general comments T fud it extremely difficult to differentiate to any p e Less residual value of work dome by Ministry
large degree as between the varioue Terzaces. They vary clearly very mmch in their e oo 199 housss ... 200,000
architectural treatment and chamacter, and no doubt some of them have much more ! e
merit than others, This, hawever, is not for me, but from a purely structural point of : ha e g . 3,800,000
view T would say that there it no considerable reason for differentiating betwesn them . oy 9. Mr. sb'dnz }; ane s fllg'-“cs for complete rebuild-
in regard to whether they should be retained or rebuile, ing myself all the time to . 1 ing to Sojseons’ Plau 5,000,000
a long-term policy in which they are to be considered geod for a further 50 lo 100 years, . b1 10, Ditto, faced in Portland Stope ... .. .. 6,000,000
s . Geneval Nuies.
Tt will be gathered from my Report that, il it is desited to retain the Louses, it can B ¢ 5 R s i
| in my vicw be done, There are juany ecgineering dificelties, but it is the funclion ) E‘g’ ;g" above :ﬁgll.ﬁ.eabaz_e. of “m“';' _dD“IY ;’!PP“”‘UX'“" ”'z’m‘“-
| of enginecrs to overcome such difficulties. ' : ) They are on the basie of present<day prices (July, 1946).
| ? Y
1 have atiempted to set torth the various standards and stages dependent on how far e
the Committee wish to go in eliminating future risks of {uriher expenditure. B .
The cost is, of coutse, considerable, but it s not for me to say whelher this cost B APPENDIX I
| should or should not he incurred, nar is jt for e to say whether the bouses would !
cern 2n economical zent with any of these expenditures or whether 4 ials of @ Rerorr oN Mezmine 41 tiE Srre wite Dr. W. P, K. Fmvpray, D.Sc., oF TRE
Nash's original Conception could be obtained with suitable modern buildings incorporat- | i Forest PRODUCTS ResBaRCH LARORATORY
ing a modern plan and using wodern materials and methods of construction. £ d By kind permission of the Director of the Forest Products Research Laboratary,
t Princes Risborongh, Dr. W. P. K. Findlay, D.Sc., was kind enough to meet me on
‘_ Al the site on the 28th June, We inspected—
H % v . 2y | g 7, Clurence Terrace and found large merulius lachrymans [ruit in the cellar under
s SUMMARY o¥ AroyoRnire; Exrinatey 'oF VARIOUY. ALTERNATIVE Estustes | the stairs, about 12 inches % 24 inches, brown in the centre and white at the edges.
1 Per House Per 374 The seme type of dry rot was also climbing vp the basement stairs wall. During a
| Cat. (a) Cat. (b) Houses. | subsequent visit on Lhe .th July T found thal tbis proceeded fram No, B, Clarence
Repai % £ £ 4 Terrace and Lad passed through tne party wall, The basement skirling and the Soor
1 1. Repairs (pama. 11). were very wel as were also the boards, ~Exposed footings were exemined and found
p M.0.W. estimate of repairs, inciuding adaptation 3,300 2,400 ¥ i3 . to be of clay, Dry rot was found on the wall in the grouud floor over the cuplboard
i Less adaptation .., B e GO 820 19 in the W.C.” Ail the above was in the back addition. There was also dry ot on the
' first floor ceiling near the front wall. There was also Pezize on the central partition
L z.gxo 1,580 on the first floor, The party wall against No. B had serulivs dry rot showing on
‘ Estimated increased cost 00 800 the wall above the second fioor and also on the front wail, The third £oar joists had
| been cot away from the tront ahout 6 fi. owing to the dry rot.
‘ - 3,110 2,380 6, Sussex Place.—We found merulius on the third floor bay window facing Regent's
Additional work on fronts x"ﬁ? 1,000 Park with large fruits.
4,110 3,380 ' 6, Cambridge Gate.—We found merulivs dry ot on the second floor joists of the
1 1 back and the boards of the sub-fioor, and in the deep skirling at the back wall. Also
g Weighted =00 d on the third floor inists as seen from the second floor, and on the firkt Qoor joists at
cig e :vm;!-;‘\; e o Has i * | the back as seen from the ground. All thesc joists were badly rotten. Also on the
Interiors brought ‘ap :to longsterm :don o first foor joists in the front as seen from the ground floar, A heavy fruit of merulius
standard 7 was found in the vault under the entrance.,
A 4,700 1,750,000 2, Cambridge Tevrace—Very old large fruits of merulius, aboul 4 inches projection
2. Modernisation without lifts {para. 12) ... 2,050 i and 2 sq. ft. in area, were found at the back in the basement on the wall.
| ; whale basement back wail was permeated.
,‘ o~ 6,750 2,500,000 o, Cambridge Tervace.—We found merulius at the back in the gronnd flcor on the
3. Modernisation with Kfs (pate. 13) 1,500 ° side walls {o the arez, No ceilings were down so that the fcors could not be examined.
] 8,250 3,000,000 1 9, York Gate—Ground flost mezzanine at the back of stairs was badly attacked
! D issons®  scheme, adapiation Jor houses G e | all up one wall and ceiling. Also first floar mezzanine ceiling, The ceilings had not
4 (cpam 22) TP BRI HERCTER 11,400 4,250,000 : been stripped so thal no examination of the floors could be mace.
Ds S S .-h m. S g Jor one-thivd " 36, York Terrace.—Meruiius was found on the wall in the basement and in the
| A st el R fﬁa” ot g 11,250 4,200,000 tradesmen’s entrance all up the wall to the ground floor. 2
6. Savi ! Ttems 1, 2 or 'mmlﬁng ro ¥ ' Dr. Findlay subseqaently gave me some general observations in reply Lo some qoestions
S s s B % 3 4 " 400,000 ¢ which I addressed <o him in the office. | asked him to consider the condition of the
‘ 3 inistry’s ‘:O- (P“ahsi df t Y ! hwuses if the [ollowing steps were takep:—
7. Extra cost of concrete floots and frame 1o carry Rt {#) Cutting away the rotted timbers and replacing with pew treated with Cuprinol
| them (para. 318) .. .. e e e 2,700 3 1,000,000 o _or sodism-fluaride. )
H i () The application of a blow-lamp to the brickwork pear aflected places.
| .
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(¢) Preventing fresh ingress of water through the walls at cornices, balcanies,
&c., by flashing or otherwise.
(d) Strip all dlmA§ad rendering on the fronts, re-render and paint, and arrange
for repainting every four years.

I asked wherher under those circomstances there would be a likelinood of further
dry-rot attack in so to 100 years. Dr. Findlay replied that for a long-term policy
the new timber should be pressure-impregrated, which I understand is not being done.
He said there would be some chance of reoccurrence if any damp rcappeared owing
to the maiwtenance bring less than perfect, and said it was difficult to cradicate in the
basement owing to the risk of permanent dampness resulting from iack of dawmp-preof
coursee and the construction gencrally.

I asked if he considered danip-proof coursee in the walls necessary for preventing
dry rot, and he said he thought not, provided that no timber was rctained in the
basement except timber which had been pxecsureimpregnated with Walman Salts,
which contain sodium-fluoride. I asked if there was apy betier methed of eliminating
dry rot, and be said the walls should be sprayed with sodium-fluoride. This is not at
present being done on & short-term policy, though T nnderstand that some of the walls
are sprayed wilh Cuprincl,

I asked iI it would be necessary to treat all the existing timber with Cuprinol or
sodium-fluoride, and Dr. Findiay aneweresd, '" No, it would not help much because
the vital points cannot be reached.”

I asked what would be likely to cause a further cutbreak of dry rot, snd be sid
any fresh incidents of dampness.

These houses were not specially selected as being bad, but as beiog average, and
had been selected not by me, but by officials of the Ministry, as being convemest fur
inepection at thai date, inasmuch as the dry rot had pot been cut away so that it

could be inepected.

APPENDIX Ia
Cory oF Lerter Frod Dr. W. P, K. FiNpLay

Department of Scientific and Industrizl Researck,
Forest Produsts Research Laboratory,
Princes Risborough, Bucks.,

29tk July, 1g46.
Dear Dr. Faerr, g
T received your letter on my return fiom leave {o-day.

I am in agreement with your general conclusions and have to suggest only a few
minor amendments:—

(1) T thiok it would be as well to refer ta the Dry Rot Fangus at its first mention
by its full name, merulius lachrymans, and subscquently as merulius. 1

(2) 1 think mention of the Peziza in 7, Clarence Terrace might be omitted as this
ie harmless Lo the wondwork and of secondary importance,

(3) P. 2, para. 9.—My remarks about pressure treatment apply, of coumse, to new
timbers used for replacement.

(4) P. 2, para. 11, line z2.—] suggest insertion of word ** existing "' before ** ttmber
w:fi) sz)diuma fluoride or Ouprincl}F“ M

My general feeling is that the dry rot in the house: can Dbe eliminated provided:
(1) the work of renovation is cone thoroughly and that pressure-treated timber is used
for replacements in places where brickwork is permeated with the fungus or where
dampness is Bkely to persist.  (z) The buildings are maintained in fatrre in suck a

ition that further penetration of dampness does not oceus.

It would be, of courte, inpessible, with buildings of this age and type of construc-
tion, to guarantec that no furtber isolated and sporadi breaks of dry rot will
oocur, since leakage of water may sometimes take place for sume time before it is
detected.

Yours sincerely,
(Signed) W. P. K. Finpray,

Tons rae
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APPENDIX II
Report on Meeting at the Site with Dr, Ramsbottom, of the Natural History Museum,
on 4th July, 1946

Dr. Ramsbotiom, of ths Natural History Museum, kindly aczompanied me romnd
an inspection of some houses on the 4th ?;:ly with the following results:—

7, 8, and 9, Clarence Terrace.—We saw beautifal large fruit bodies of merulius,
about 12 jnches x 24 incheg, redcish brown in the centre and white at the edges,
in the cellar under the stazirs. Dr. Ramsbotiom expressed an opinion that infection
had not startec here but bad come through the party wall, and that if we looked for
it we should #ind bad cry rot in No. 8, Ela.rcnce Terrace, which was the start of the
bad fruits that we saw in No. 7. Subsequent inspection in No. 8, Clarence Terrace,
confirmed the accuracy of this stalement and the outbreak in No. 8, Clarence Terrace
was found to be bad. In No. 7 we aiso saw dry rot on ths wall in the ground ficor
aver & cupboard in the back addition, and on the first floor csiling near the fromt
wal}, and to the gartv wall in the second lloor against No. § and zlso on the sscond
floer front wall. Yn No. 8 we found the basement Loards wers completely destroyed
and white with the growth of meruiivs, We also found some beautiful specimens of
coniophorg, which luoked like delicate miniatore trees which start white and become
dark brown, .

8, Sussex Ploce —Wu examined this and [ound sersdixs on the bay window on the
third floor faving Regent’s Park, including large fruits. ¢

7, Cambridge Gate.—In the ground floor rear ws found toycelial cords hanging down
about 2 ft, from the finst floor in the party wall to the south and climbing np or down
the wall towards the south. Dr. Ramsbottom opined that they bad their origin on
the otber side of the {:ty well, i.e., in No. 6, which subsequent inspection proved
to be the cass. The first floer was pugged and there were also threads of mycelium
coming through from No. 2 on the second floor.

6, Cambridge Gate.—We found that on the ground floor ceiling in the front room
the plaster battens were destroyed by dry rot, also in the back room. This is a very
bad outhreak. We found the origin of the dry 7ot whick we had seen in No, 7 and
which Dr. Ramsbottom had opined started in No. 6. The first floor of No. 6§ was also
very bad with dry rot. 3 .

7. York Gate.—The ground floor cupboard was full of white merulius mycelium and
there was also bad dry rot oo the first fioor near the back.

In & su uvent general discussion on dry rot Dr. Ramsbottom explained that these
fruits emit thousands of spore a minute, which will start a fresh outbreak wherever
they fall if the conditions as regards damp are suitable and provided they find timber
to live on,

He said that thers could be no gearantee against further outbreaks in any of these
buildings unless the whale of the timber had been pressure-impregnated or access of

_moisture could be entiraly prevented.

The work being done by the Ministry of Works wis explained to him, comsisting
as it does of culting away all infacted timbers and replacing with new timber which
had been painted with guprinnl or sodiom-fiuoride, and the welis, where affected,
beiug treated with a blow-lamp and in some cases painted with Cuprinol. L gathered
that he took the view that this was a very reasonable way of cealing with the houses
on a short-term policy, but that, as thsre would be a lot af old fimber left which
had not lesn impregnated, there would always ba a lability for dry tot to break
out again if any of the conditions producing damp were fo retom.

APPENDIX Ua
Copy of Letter from Dr. Ramsbottom, dated 2nd August, 1946
British Musewm (Naiural Hislory),
Cromwell Road, London, SW.7,
Dear Dr. Fasxg,
1 must epologise for the delay in answering your leiter.  The report gives =
** reasonable record ' of vur vist,
I would suggest that the secomd paragraph (Clareuce Terrace) should read:—

' We saw beautiful large fruit-bodies of Merulivs, about 12z inches x 24 inches,
reddish brown -, . . an opinion that infection had not started hers . . .
white with the growth of Merulius. We also found some beautiful specimens of
Conisphora.”

Sussex Place.~—Merulius in place of lachrymans.
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7, Cambridge Gate.—We found mycelial cords.
York Gate—Merulius in place of lachrymans.

My view certainly is that, unless dampness is prevented in the various ways you
understand better 1 do, there will bs no end to the trouble. If the whole of the
infected wood is removed and all renewals made with properly seasoned wood the
infection can be stopped. Pressure-imp ico of the 1 timber and the treat-
ment of walls as suggested are further safeguards to cover up defects in the main
measures. [t is impossible to ceal with old structural timbers which are undamzged
and are to remain in place beyond the measures suggested by the Ministry of Wori;

This is only saying in my own words what you have more or less said in your report,

1 was interested in the visit, and if I can De of any farther use please let me know.
Yours sincerely,

J- RamspotTonM,

y {Signed)
Dr. Oscar Faber,

1, Worley Road, St. Allbany, Herts,

APPENDIX C
Yerbatim Report of Evidenco by Dr. Oscar Faber

CHAIRMaN: Dr. Faber, we are very much obliged to you not only for tbe trouble
and care have been al bal also for the way you have kept to a time-tabie to let,
us have t{?s“in plenty of time {or this meeting to-day.—A. (o®. Faser): Thank you,
Sir,

Q. It is so detailed and fuli that I do not know that T have a very great number
of questions to ask, but 1 would lize you, first of all, to say anything in addition to
what you have written down, if thsre is anything you would like to add.—A. Thank
you. In the place, I notice there are one or two minor corrections, quite small
ones, which I think I pught just tc point out.

(). If you will, please.—A4. This is not a correction, it is an amplification which
you may not wish to have in, bui on page 5, the last paragraph, before you get to
section B, I have menticned that boggin was found in Upper Harley Street—that was
actually in No. 6, Harley Street, and I s!so found hoggin at 6, St. Andrew's Place,
and also at 13, Park Square East. Tbat helps to define where the hoggin actually was.

Q. Would you tell me—I am not quite clear and perbape the others are in tbe same

osition—what hoggin is?—4, Hoggin is elmost the same as ballast. It is a dicty
gallast. It is the sort of thing you very often put on paths in the garden for making
gravel paths, It has got enough clay in it o bind it. It is a material that is found
in many places in London overlying the clay. :

. What is the architectural signifcance ot hoggin?—a4. It is my view that hogein
is a better foundation soil than clay. Hoggin, in my view, will carry a rather greater
load than yellow clay, and therefore buildings on hoggin are generally less liable 1o
settle under heavy loads than buildings on vellow clay. Then on page 7, about fifleen
lines down, I say: ‘‘ It is curious to think of the strength of one or two French pails .
I bave corrected that in the sentenca Letore. Those nails, of course, arc not Freach
nails, which bad not been invented at the date when these buildings were built, aitbongh
they look very much lile the modern French nails, That shoold read * iron nails ™.
On’ page 1o, almost exactly half-way down, there is a lime which starts with the
word ‘* neighbourhood '*, and then there is ** change in the subsoil, water conditions *.
There is a comma after the word azbsail which tather spoils the sense of it. ‘That
comma should be delered so that it reads '’ change in the subsoil water conditions *".
On page 21, at the end of the paragraph, in the lelter io Ramsbotlom which starts,
““ 4, 8and g Clarence Terrace ' in the last line it has got ' miniature tress ', which
is intended to read ‘' trees *’, Then when I looked at the summary, on pages 18 and
19, T began to wonder whether I had tried to pot too much into the summary so that
it was beginning to cease 10 bs & y and was begicning Lo Lry (o sel out the
argument again de novo, and therefors was Josing some of its desired properties as a
summary, and thinking that might be the case I have this morning prepared a shorter
summary which, if [ may, I would like o present to you and which you might consider
easier to follow (Copiss kanded in, as réproduced at the end of this Appendir). Tt is
a gieat deal shorter than the other,

(. Thank you. It iz not a substitute for the other, but an addition, I take it?—
A. Well, T would like your advice as to how you would like it treated. Before, in
paragraph 1, I set out exactly how I arrived at those Sgures, which one deces not

Design & Access Statement

e

e e e ————

really need to do in a summary—you can go back to the report—because that compli-
cates the summary, it seems to me, Then Jater on we have item 6, "' The saviogs in
items 1, 2 and 3 resulting from the Ministry’s work **, which it seemas co me is more
conveniently dealt with from your point of view by deducting fram each of the items
to which they refer, co that you get a much smaller list of totals, which are more
casily comparable,

¢). What I meant was, it is not an alteration of figures?—4. No, it i3 only another
way of serting them out which I thought might be more easily understood, and also
perhaps gives them in a way whereby the relative expenses of different procedures is
more easily grasped. There is no inconsistency between the two.

Q. Are there any other alterations?—4. No, Sir,

Q. Then will you gay, in pgeneral, anything you wish to add?—d. 1 do nnt think T
have anything to add, Sir. 5

¢J. Then may 1 take you through one or two of the points?-—4. Yes.

Q. What 1 ¢hould like really a little more, if you can tell us, 3s thie guection ot
what further detericcation, either dry rot or any other defect, might reasonably be
expected if wore stripping were done. It is the end of your paragraph 4 un page 3.—
A Wanld you mind saying that again, Sir; I did oot quite gather it?

(2. I woneer whether yau can say anything more about that—aA. The point I was
trying o make was this, that one goes to some of the Terraces and sees honaes which
have pot inside very much evidence of serioss dry rot or other infeslation. [s one
therefore to couclude that they are free from such infestation? The only way you
can answer thar, it secins to e, is to take some of those houses and stzip {hem and
then leak at them again, That, of course, I was not in a position to do, but I was
assured, both by Mr, Leach and by Mr. Henderson, that many of the buildings which
they bad in fact stripped in Cornwall Terrace, and in the two York Terraces, had
looked as free from iniestation as some of the other apparently free houses, and then
when they came to etrip them they found there was no end of dry rot in them. “There-
fore my view is that it is very dangerous to conclude, just because you go into a
house in which the wall-paper and the Linoleum and the other finishes appear to be
in good condition, that they are therefore free from & serious attack of dry rot, which
may well be hidden.

Q. Wauld you go further and say you would assume it probably would be there?—
A. T can enly say that I have given you later on a statement, on page 8 under
item (k), of the number of bouses in a great many of these Terraces which were found
to have dry rot, and although many of these houses, I am assured by both Mr. Leach
and Mr, Hendersen, appeared to be in quite perfect condition wher they entered them
there was this dry rot. Of course, I have only their word for that, because they had
already been partly stripped at the time when I was first able to inspeci them, but I
was assured by them that they were as perfect or appeared to be as perfect as many
of the other houses, and yet, you ses, there were 62 houses which were found to contain
dry rot, as cempared with only six houses which may or may nat have dry rot, because
we could not examioe them, so that I cannot help coocluding that something of the
order of gn per cent, of the houses have got dry rot.

(). Then can you te)l ue somcthing more of your view as to how far it mpy be
e bly possible either to eradi that al her, or tn cradicate it sufficienily for
it not to be a source of continual danger?—4. Yes, I have tried to st that out,
and I have indicated that it ic all a question of cost. Under the first item in my sum-
mary, which involves a total expendi of approxi: £1,350,0c0 on the mew
schedule, that inrludes for cutiing out all affected tinber, replacing it with new timber
which is impregnated with sodinm fiucride, stripping all the ceilings and putting baclk
new ceilings, flashing all the cornices and balconies, repairing all the leaks to down-
pipes, gutters, aad so on, replacing any loose rendering with new, stitching up brick
walls where they are cracked, catting out all timber lintels and substituting concrete,
cotting away timber trusses which carry walls and substituting ster] casticg conereic
or rei te, and g ly making a comgplete structural rchabilitation, If
that is done, and that invelves going 2 good deal further than the Ministry of Works
are going now, hecamae thuy are engaged on a short-term policy and we are discussing
a lonz-term palicy; we do not blame them in any way for what they ace doing, but
if we do all that then my view is that there will still be some residual risk of farther
outbreake of dry rot, and there will still be fire rick residual.

MR, FORSEAW: Would von excuse me for a minute, Sir—you are desciibing there,
Dr. Faber, the detail of paragraphi 11 of that estimate, are you not?—-4, Yes

¢. T juet want to be quite clear about that.—A. Yes, that is quite right, That
estimate does not irclude taking out the whole of the timber floors, or the whole o
the timber partitione which carry the floors, and they therefore will not be impregnated
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] or in any way protected against dry rot, and both the dry rot experts wihom I con-

sulted =ssured me that Lo paint them by a process of ‘spraying or applying with a
brush sodiumn fiuoride o protect them from the attack of dry rot would be of no uss,
because thers would be so many places that the application wonid prt reach, For
example, timbers in thc walls, the back surface would not be exposed, the joists in
the flpor wwhich carry the boarding, you would not reach the upper surface of the
joists where it is vovered by the boaz:ds, and there would be 50 many suriares which
you could not reach in that way that it would not be efiective. That is confirmed,
you see, in Dr, Ramsbottom’s letter, on page 22, where he says: *‘ IL is impossible
1o deal with the old structuzal timbers which are undamaged and are to remain in
place beyond the measures suggested by the Mmistry of Works," That heing so we
are in the position, it seems to me, that we have cut out all ths infested timber and
replaced in with new, but we have left perhaps half or three-guarters of the unafected
timbers in the building without any protection, &nd we know that they arc covered
with dry 1ot spores; therefore as soon as the conditions far setiing up Tot, which
arc conditions of moisture and ismperature, become favourable, I should expect to
find forther outbreaks of dry rol. The question ther arises, can you guard against
those condition: beiug set up? Well, you can geard ageinst them but you cannot
ﬁna:d against them 100 per ¢ent. I have mentioned on page 15 an experience which

vbserved at No. 21, York Terrace, whers, aiter the Ministry of Works had treated
the walls and the timbers to what they thought was their complete satisfaction, dry
rot agpcmd again and then they went and had another go at it, and even after
that dry rot appeared again, and 1 have 3een ssveral cases where dry rot appears
ower again ever when all the measures which the Ministry are taking have apparently
buen taken. Then I mentioned at the hottom of the page the experience in Bryanston
Syuare, where some buildings were repaired by the Ministry under austerity rules,
in a manner not very dissimilar from that adepted in the Terraces, and serious dry
ot reappeared in the frst winter when heat was applied from central heating and
anthracite stoves. I feel, therefore, thet it would be very imprudent not to reckon
on a §cud mary additional outbreaks, & the dry zot in these buildings is excep-
tionally bad.

CHAIRMAN: Is that accentusted by there being ro damp courses?—A. That is
accentuated by there heing no damp courses, hy the very serious war damape which
caused many of the roofs and windows %o stand open to the sky for several years,
by the porous nature of the walls containing timher Iintels, hy the Tack of having the
outside walls given their normal periodic re%airs and painting over a long period,
whereby rain has been driven in through cracks and has been unable to get out, and
altogether these houses have unfortunately had a very bad time for the last eight
years.

Q. Passing on = little bit {rom dry rot, to the rather kindred subject of scttlement,
can you teli us a litle bit more about that, hecause it seems t0 me from what you
say on page 10, the last sentences of (m), that that is linked up also with the subject
of dry rot,—A4, It is very much linked mp with it. If one could ensurc an impervions
<kin to the outside of the wails, as one coald have done if the walls had been cen-
structed in modern constraction, with good foundations and perhaps with Portiand
stene .fac&ng, then I should feel that the jikelihood of further outbreaks of dry rot
was small, but those conditions unfortunately do not appertain, and with walls built
of stock bricks in lime mortar and depending for their p ion against rain op a
layer of painted stucco, on which the paint is zenewed perhaps every four years, I
{feel there is tisk of further cracking, and that water is likely to gat in when that
cracking occurs before the next four-pearly period of painting occnrs.

@. Can you say anything more than you already have, Dr. Faber, on the question
of risk of movement? I am thinking pow of page &, the two concluding paragraphs
of (b).—A. My view is that unquestionably the Terrzces, lacking foundations and
producing a high pressure on soft yellow clay, must from one's experience have caused
<quite considerable scttlements when they were building. As long as the Terraces were
built more or less uniforily, Dy a complete Terrace built up together the whale height,
ane canjd expect those settlements to be faifly uniform, and they probably did not
matter very much; but the camrying capacity of clay depends chicfly on its moieture
content, and clay also expands and coniracts with variation in moisture. The Terraces
are very long, many of them, and you have got many rather complicated subsoil
water conditions in Regent's Park—underground riverss, the proximity of lakes, aad
50 on—and T feel that any change in the existing cundition of the Subsoil water is
going to affect the clay and is going t0 be a cause of possibly further anequal settle-
ments, Settlements do not matter, it is only the ineyualities of the settlements thac
matter, in my view, and the carrying capacity of the clay varies from time to time
and from place to_place, It is subject to seasonal changes, depending on dryness
and wetness, and it varies from place to place becanse some places have accese o
-water from the ground which other places have not, and therefore I think it is impos-
sible to view a futher lease of life on a long-tezm policy without recognising that there
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must be some likelihood of further unmequal settlements taking place, As regards
evidence of setilements, I notice, for example, that the perticoes in Hanover Terrace
are quite distinctly out ogl_gl\xmb. although Hanover Terrace js in many respects one
of the better Terraces, ere are very bad settlement cracks at the south end of
Chester Terrace, and all the party-walls in Sussex Place—which again is otberwise a
rather good Terrace—have got one or two cracks going from top to bottom in every
party-wail. There are cracks all over the buildings, and it is quite clear 1o me that
thefe s a certain amount of movement which is likely o contizue, I do not say
that it is serious except from the point of view of making it dificu’t to ensure the
maintenance of o water-light skin by means of stucce.

€. It has been suggested to us by some that no matter what you did bekind you
must presecve the facades. How far would this question of subsidence have a bearing
upon the tying of tbe old facades o any new work Lehind?—4. 1 ¢hink it would be
very dificull to pell dewn the back of the house and maintain the facade without having
very considerable unequal settlements in the clay. 4

Q. Pulling apar:, you mean, and dry rot resulting?~—4. No, I did nol mean that.
I may have mitundeztuod you, but I imaginced you were referring 1o a possibility of
pulling down the back of the buiklings, leaving only the Iront wall.

{2- Thal has been suggested as uvne possibility —4. Well, T think that would repre-
sent a. very difficult stroctural problem. I do mot quite krow whal would zender_the
front walls stable wheu you tock down the back with a view o rebuilding it. You

© would bave to give it coutinuous horizontal support. 1 do not guile ktow how you

would provide thut, because that at prescat is provided by the party-walls, and when
you have done it it seems t0 me that the new structure that you build at the back
would provide fresh pressures on the ¢lay, which would have to squecze a certa’n amount
on thoss mew pressures, and you wounld still be left with a facade, with il the difs-
culties arising in depending on stuceo for your watertight skin, Of course, if your back
structore waa geing to consist of concrete floors and impregnated materials haps
it would not matter very much if a Iittle water ﬁot in, but without knowing &:T con-
struction of the building you are going to put behind your facade it is & little diffictlt
to say.

Q. I think there is only one other general question [ wanted to ask you, and that
is a matrer at the end. You sum up: ** It will be gathered from our report that if it is
desired to retain the houses it could in my view be done *'.—A4. Yes.

Q. Some of your observations rather seem to go ageinst that statement. I do mot
¥now whether you would like to explain exactly what you wmean by that, or whether
you could retein the housss, or in what position. It is oo pege 18.—A. May I refer to
that summery that [ handed you this afternoon? My view is that any of these pro-
posals are periectly practicable. If you do the first one it will give yon a complete
structural repair; it will give you buildings which still have the planning which was
deemsd most suitable in 1Br2-28. As to how far that planning answers modemn-day
reed is not for me; mo doubt the Crown Surveyor would be able to tell you what sort
of rents hie would be able to get for houses with that kind of planning, having regard
to present-day incomes and present-day shortages of labour for domestic purposes,
remembering that the houses are generally basement, gromnd, first, second, third and
accasiorally foarth, .generally free of lifts, ‘and generally with rather obsolete plumbing,
hot water and Lealing, but from a purely structural point of view Ng. 1, at an esti-
mated cost after allowmg for the Ministry’s work of £7,350,000, would give you houses
in ag good structural repair as is possible in those houses, with the exception of the
concrete floors, which come on later. Item 2 gives you the same (hing but with
modernisation in regard to plumbing, hot water, heating, and €0 on. Ttem j gives ]you
the same thipg with Jifts, and it is not for me to say whether lifts are zequired or Iifts
are nol required; some people may he quite satisfied withovt lifts; on the other hand
tome tenanis have installed lifts. Anyhow, if you decide that all the hewses are to have
lifts i+ makes the difference bstween £z,100,000 and £2,600,000. If you decided that
only half the houses were to have lifis you would bave a fgure that was inlermediate,
botween the {wo, and it seemed to me that with those figures you would be in a better
position to decide un your policy, but when you have done either 1. 2 or 3, all of
which arc quile practicable in my view, you are still left with the residnal risks of
rot and the residna) riaks of Gre resulting from having all the foors depending for their
stahility on a siud partition on the ground floor. The Londun County Ceuacil I do
not think would approve of censtructions of that type in modern buildings. 1 do mat
think the Lunden County Council would approve of modern buildings without comcrete
foundations and without damp courses, but nevertheless, treating tbe things strictly
on their merits, the buildings would have heen mmmd in every conceivahle way
and have been put back into seme condition of which, at any rate, one could say
they would be hetter than they were pre-war, but they would still bave this residual
dry rot risk and the residval fire risk. If you care to go tc the next item in the
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summary, No. 8—although it is oniy the fourtk one down, I bave altered the numbering
a little hit to conform to the other summary—under that item you could pull out the
whole of the timber floors, put in a light framework of reinforced concrete inside your
constructional steelwork, an :omdp‘;ete concrete floors with floor fisish of timber which
was completely impregoated, and then you would bave huildings where in my view
the fire risk had been entirely climinated, and the dry rot risk had also been ccm-
pletely elimivated, and that, you sce, is still considerably cheaper than some of the
schemes of cowmplete re-building, but, of course, it does not give you 1946 planning,
it still leaves you with 1820 planning.

Q. When you have done these long-term constructional repairs, what length of life
do you give the houses?—d. I suppase it is no answer to one question to ask another.
Are there going to be atomic bombs over London?

2. Oh, well , . -~4. Wilhout knowing the future history of this country I cthink
it is really impossible 10 say, but barring any kind of war-time activity I should say
50 t0 100 years, .

Q. Js there apything else you would like to add generally, before my colleagues
put %m:tinns to your—A. I do not think there is anylhing I want to say apart from
quastions.

52 ' -

{2. I appreciate that, but in auzwuin§ the Chairman you explained how difficult it .
would be to keep them watertight—4. I agree, but I would not like you to feel if we
went abead on (8) we were going to demalish 1oe party-walls.

. But you arc going to stiffen them.—d4, T was guing to stiffen the whole structure
with a8 concrete frame. When the Chairman asked me about retaining the facades
and putting new buildings of diferent plans behind, rightly or wrongly, I fancicd
the party-walls might be part of the structure that was coming down,

cHalrMAn: I am not an architect, I conld not say what would be necessary. I was
only putting ideas to you thar bave heen put to us.—4. It is difhcult o criticise the
ideas without naving them specified accurately.

MR. FORSHEAW: I think what is ju th¢ Chairman’s mind and what is in my mind

+ is the party-walls, if they are L be retained, there wonld have to be a cutting away.—
A. If you are going to retain the facade, that is to say, the freat and back walls,
and you are retaining the party-walls, whatl i3 it you are guing to alter other than
the floors becanse I am gning to alter the fioors under (8); what is the differsnce between
us? :

caairMAN : The back wells were never to be retained in that schome; there was to as
considerable aiteration behiad.

|

|

|

would have to have extra fire precantions, and o on, in the buildings. Would you say ! l

1 MR. FORSHAW: There may lLe an ap’pcndagc behind keeping ihe facade to the

¥ Mrs. porron: To carry on with that list, 4. 5 and g, I should like to ask if yom 4 Park.—A. Would the appendage be = high or a low one?
i think those are practicable additional werks? For instance if they were adapred yom { .. Tt would be the heizht of the huilding. It may go to four or three storeys.
. e R | Generally speaking it would go to four. I think you have satisfied me on that point.
| that ﬂ;‘.‘w}. could oqgally well Ee dm:i‘ 1:]:, e efe W’c&ﬂs to spend lﬁ'e mezey on them, o F ‘I I would now like to refer back to yoor first stage repairs, para. 11, page 1z, and there
1 that the fire nak,h ¥ ?ufld?‘ e ?: She s ot pttismanty world r‘ml. be sufficiently il you say the cost would be £13 millions and on your summary there wounld be a saving,
s L B thcf; tdescsm m,.ah sr:ng ﬁ;m[\ ;.o"t:: '°°Ay°:m""(‘ 3 not {erh?ps o an allowance for the cost of the Ministry's work bringing it down to £1,350,000, and
'I"“. expert on the de Soissons scheme, and I speak subject to correction, bot I think i that wonid be putting in a state of repair as it was in 1639, or as you say rather

am right in saying that it did not include for substitating concrete floors instead of |

i betier than 193g.—A. I think so, ves.
6 . Q. With a possidle life of from fifty to a hundred years.—A. I think ea.
1 Q. Yet the risk of dry rot remains?—4. Yes. :

|

timber ones, and I think I am right in saying that it did not propose to cease relying
A on the central stud partition for the support of the upper floors, and in those circum-

stances it is difficult for me to say that the residual dry rot risk and the residual fire
1 risk would have been eliminated.

Q. Then you cannot Eve us a figure for 8, plus adaptations?—A. VYes, T thbink T
could, because if you will look at the old sommary you will see that the extra cost of
concrete floors and frames to carry them is about £1,000,000.

Q. Then it would be these figures plue £1,000,000>—A. Yes. I am not prepared to
say that absolutely, because there might he certain adjustments.

@Q. It would be {1,000,000 perhaps, plus . . .?—A. Yes, there might be certain
other adjustments to make, but I think the nearest estimate I could make here and
now, without further consideration, would be that it might be those figures plus
£1,000,000 if you wanted the new concrete floors and frames.

©. Then there is another question that this Commitiee would have to consider. If
we_decided that the Nash houses were impracticable we should have to comsider re-
building. Would rebuilding on this subso:l make rebuilding very expensive here?—
A. No.

. Would it make it quite exceptionally expensive?—ad4, No.

Q. In fact the subsoil i not exceptional!—A. Not at all.

. There was one general question that as a layman I feel I would like to ask. I
must say that these reporis on dry rct are rather borrific to me. I would really Jike
to ask if it is dangerous {o conciude Lbat many houses in London are free from serious
attacks of dry rot¢ Is Lhe state of these Terraces very much worse than the state of
a number of other London boesesi—4A. It is worse thaa in moet other London houses.

Q. There are an enormous number of bouses withont any damp courses, which bave
heen sobject to bombing and whicl' are ald, where we cannot lay bare the walls.—
A. There are many other houses which are subject to serious dry rot infestation, bor
I do not Lhink Lhey are a very large percentage of the totul houses in London.

uR. FORSImAW: 1Jr. Faher, yon have cleared up a lot of points I bad in your detailing,
but there ere one or twe I would Lke to ask you. I would like to mgn to a point
raised by the Chairman on the lkeoping of the facades. You mentivned there that it
would be necessary to be satisfied abott the proper buttressing in order to save tbe
facades. Under your scheme . . .~—4. I bave not got a scheme.

Q. Under what yoo ootline as a possibility, that is (8) really where you introduce a
concrete . . —dA. I would like ta wake it clear I have not advocated any one thing
against any otber.

Q. T accept that, but gou do go: somothing fresh to us as a method, it may not be
your scheme, you say it is a method; if that method was employed it would be pessible
to preserve the facades, would it not?—dA, Yes. The facades would be preserved in
any of these first four methods. . i

(. And that might apfw in six months or even six weeks—d4. Then it would
have o be dealt with, should consider it extremely unlikely that it would appear
in six weeks or six months hecause having just made a good job of the rendering and
the painting I should consider thai wall free from suy likelihood of leakage for some
considerable time. It would be much more likely 1 think to leak a little later.

Q. You do pot tbink heat would bring it on quickly?—A. I do not know enough
about it to say. I know in Bryanston Square it did, it did in the very first winter.
I had nothing to do with Bryanston Square and I dv not really koow all the circum-
stances relating to it. T feel there are others who would be in a hetter %glﬁon to
answer that question tban myself. I should like Dr, Findlay and perhaps Mr. Leach
and Mr. Hendersor to be asked that question whick this Committee could easily co.
Mr. Leach has a lot of expricnce on that question, and if I may make a suggestion
I think it might be worth your while to ask bim to give evidcnce, ITe has secn a great
deal of this dry 7ot on these and many other buildings. I only want the Commitlee
ta have the truth, ike shole trth and nothing but the truth. It might be worth while
hearing what his evidence is.

Q. That is working out at {4,700 a nouse.~—A4. Yes, less the Ministry deduction.

(). Con you tell us bricfly what number of hofises you have been into that are
inhabited, with people hiving in them?—/4. None, for several reasons. Firstly, T did
nol went to disturb the tesants. Secondly, it was quite ohvious the rues that are
inhabited are being well maintained. They are a very small mioority of the total and
I did not see much point in examining their wallpaper and linolenm which is all I
shruld see.

{). You may think it is curious for me o ask that unrsuon. but I felt it might help
you to visualisc what you axe giving us under gu), take it generally speaking tke
finish and the reparation under paragraph 11, first stage Tepairs, would he. the state
of the house that is heing Iived iu to-dayi—d, Yes,

{). You would agree that?—4A. Yes, I do agres that. In izct, I think it would
be hetter because the houses that are being lived in to-day have mostlg-c got timper
lintels retained whereas under my scheme all the timber lLintels would taken out
anc concrete lintels would replace them and maoy of those being lived in have the
exterior stucco in a very bad concitiop and thal would he all new and repainted. It
would be in'a better vondition than the majority of houses being inhadited to-day.

¢). You would confirm I am right in revording that vou said yoa believed up to
go per cent. of the houses are infesied?—A. Yes, Sir, that is my view.
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Q- Because the setllement has not been completely adjusted?—A. My view is that o '
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Q. I do not krow whether you have any drawings or sections with you, Dr. Faber,
bat I think f should Jike to see, and waybe the Committce would like fo see paragraph
(7) i'lusirated, that is walls carried on timbers, and you refer to porticoes anc the
ground floor generally projecting beyond the upper foor¢—4A. No, they are all plans.
1 can easily sketch you an elevation and a scction,

Q. 1 have visualised that. I wondered if you could eay more to the Cormittee
about it, explain tu the Comuuittee what the position is?—a. Will you give me
one minute to make a sketch. (Sketeh ?mdncm) May I explain it to yom, Sir?
That is a very rough elevation of a typical building with a portico.  This might be
your calumns which scmetines start at first floor level as jv might be from there to
there. The front wall goes up to fiest floor level. You get a fioor across here. The
front wall sets back hers.  Carrying this main wail you have semetimes two
14” x 7" timbers separated by a strong iron bolt with tie rods going round that bolt
up here ta another timber across here, these bolis being diagoual like that sc as to
give a certain amount of truss effect and this appears as a bram in the ceiling of the
ground floar. In some cases we found the ends of that rotted, but whether it was
rotted ar mot there was a guod deal of sag in that which causes diagonal cracks in
this brick work. In some placss 1t had gone so badly a new iron cclumn has been
inserted to support that. The Ministry of Works whees these ccour arc substituting
steel beams,

(. Just one other question, supprsing the Comumittec feit they would like tc find
a tewporary use for the remaining number of buildings, would you think that what
the Ministry of Works are doing s the minimum, or if we wanted a residential use
we could do something less for a temporary period? —4. The Ministry of Works are
doing & gond deal of adeptation in the way of new tions, cutting holes in party-
walls, putting in olfice lighting in exposed steel conduits, putting in lavatory fittings
adapted for large affice lavatories instead of small private ones and meny lhings of
that kind which of course would-be guite unvecessary for chort term houvsing policy.

Q. T am thinking ot the period when it would be impossible to do anything of a
major operation and we want probzbly to have in mind what cculd be a useful purposs
for the next five years for the palauce of the buildings?—4. For the next five years you
are dealing with 2 problem which is entirely different from the problem T have been
considering and practically no'd:in§l I have said in my report applies. For a five year
period there would be encrmous differences between one buijlding and znather which
rather tend to wash themselves out whea you are dealing with a long term policy.
If you are coosidering a long rern policy XO“ might wish to kave fire proof floors.
For a short term pelicy you probably would aot, and those buildings that have been
excollently maintained may for another five years require nothing doing to them.
Those that have sofered fairly seriously from dry ot would have to have a good
deal dene 4o them 2nd it would require going cver the grornd entirely afresh on a
short term pulicy basis,

(. You do_get very near to my point in paragraph (g), part II, page 11, speaking
of Hanover Terrace.  You speak there of the next ten to twenty years. Admitted)
Hanover Terrace, a8 you say, (s one af the hest preserved probably, so yow might thin!
there was a Jife in the other Terraces of {en to fifteen?—A. Only on a short term palicy
the actnal howses in a Terrace vary enormously from house to house. You may get
one, two or three houses adjacent to each other where water has been trickling through
the rool with holes iz it from blast and bomb damage, where they are in & abock'm*
stale. Yon may get three or four other houses which have been reasonably well
maintained where rothing would need doing at all. One would have to make quite
a separate survey from a short term policy point of view I think, but I do agree 3f it
svere a soort tesm policy with no adaptation to new purpases the expenditure might
be less than that which the Ministry of Works are incarring.

+hi t seitd

sim DRUMMOND sHikLs: I would like to ask g abou The
problem arises, I understand, becuuse these bouses are built directly on the clay?—
A. Yes. :

@ 1Is it vot the case that duzng the considerable eerlnd they have been erected
there has bern 2 good deal of settlement already?—A. Yes, :

Q. Is it not true that in an earlier per:od of the existence of the house it is mare
lilely to have settled than in the later period and that a certain adjustment has been
reached?—A. Yrs.

Q. Theretore, is it true that yeu anticipate ia the future there will be an equal
amonnt ¢f set:lement to what there has been in the past?—A, No, I do not think
there will be a lot. ¥

Q. So you feel as regards thet aspect of iL, il lics more in the past than in the
futuze: the cracks that have taken place have taken place and there they are; there
will not be others?—4. [ think that is going too far,
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that would be going 100 far. The clay is subject to seasonal changes with alternation
of wel and dry seasons and Lhese seasonal changes aftect some portions of the Terraces
moie than others. Some of the Terraces have their sub-sail flled with water from
undergrouné streams and rivers; other Terraces have not, and the drainage of the
sub-soil bas Lo be taken into account. My view is although the subsidence due 1o
pressure in the first piace is probably largely finished, you will still have movements
resulting from changes of moisture in the sub-soil,

- You do not think it will be as serious as it has been in the pasti—a. I do aot
think the future subsidence should bz as great as the pasl subsidence.

@. In regard to the fire risk, I am much interested in what you say about that; woald
you say thess buildings bave a greater than wsual five risk?—ad. Ves.

Q. There does mot secin in the bistory of their existénce to be reports of any

serious fires taking place.—A. 1 would prefer you to ask Mr. Osharne for the history;
be wouln know better than 1.

). I think that is troe. It seems to suggest the buildings bave been unusually
fortunate if they are a greater fire risk (Lan the average—4. Yon take an ordivary
house of normal consteuction such as might be put up to any lacal authority to-day for
approval, I think I am right in ssying the floors though of timber would pot rest on
stud partitions on the ground feer.

Q. Just one last point, on page 14, a:agra{}‘: 16, you say that restoring these
Louses to domestic uge would cost some f85c a bouse. In a recent answer you spoke
about the very large alterations necessary. 1 do not think yon have considered
what has been put to us once ar twice, the adaptation cof thé baildings to public
purposes, say te headquarters of cultnral podies or trade unions and hostels. In
some of these cases would it nol be trve to say that what the Minietry of Works has
done could be ulilised with very little change or adaptation. You ioned i
from cue house Lo anotber. In some of these suggested culiural headquarters they would
require perhaps two or three houses and corridors might be a convenience, I just
want to know if in that case, if they were wsed for that purpose you would estimate
it might be less than £850 & house? —4. Yes. It is difficult W say without knowing
more details of the requirement, Hostels are something rather different from trade
union nifices. [Hostels would 1equire a lot of bathrooms, lavatories and W.C.'s I
imagine. Trade unicn offices probably would require big conierence roome; I do not
know what they do in rrade union ofices.

. There have been a good many suggestivns that they might be used as university
hostels—4. The hoste]l problem is guite different from the trade union office problem,
and the problems are =0 different ] think it would be very dificult to give you an
ANSWET. =

Q. If you were not adapting it to individuai domestic use there :night be tome things
the Minjetey of Works has cone which would be spitable o that pse.—A, There might.

sIk ERIC MACLAGAN: I shonld like, i€ I might, to ack Dr, Faber in amplification of
the answers he has already given to Sir Drurnmond and Mrs, Boltou. He has told us
{aken all round the Regent’s Park Terraces houses are probably worse as far as dry
rot is concerned than the other districts of London and perhaps the fire risk is greater,
Ecpecially in regard to the fire risk in the snswer you gave Sir Drummond you were
reaily comparicg the fire risk with that of 2 modern built house. Surely we have to
renlise & very large aumber of Peuple who live in London are in point of fact living
in houses which are nearly as old as the Regent’s Park houses, in some cases older than
the Regent's Park houses and presumably offer :uore or less the same fire risks.— 4,
You would pmbably kuow better than 1 on that. T should not have thought the
majority of houses in Lendon dated back to 18z0.

(). Perhaps not the majonty, bnt a Jarge number of them date back to the carly
part of the 1gth century,—A. I should have thought a much larger namber of the houses
weze Victorian, I do not think the majority of the Victorian nouses have stuc parti-
tions, but I think Mr, Forshaw would know better than [ about that.

wR. woremaw: I think as a general statement thet is comect; the majority are
Victorian henses. -

SIR ¥RIC MACLAGAN: While it is true that these Regept's Park houses are not the kicd
of houses that would be built pow for occapation of a [amily, as far as T can see from
<he number that we did visit that are oceupied they did notl differ maierially én this
respect, they arc incorvenient for modern conditions, from say a large number of honses
in London.~—4. I have not criticised the inconvenience at all.

(. There is another point about thuse estimates, I take it one might say, I believe
I am right in thinking hitherto the sort of praclice of the Crown Lande Commissioners

™
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has been to let the houses to people and the people have dose their own modernisa-
tion; people in the past bave bern prepated Lo take these bouses enlirely devoid of
labour saving coaveniences, Jifts, extra bathrcoms and o on, and have in point of fact
at their own expense sometimes pat in lifts, frequently put in bathzooms and done other
kinds of madernisation which would be included in yeur rather more expensive schemes.
—A. Yes,

{). 1 suppose it would be perfectly possible to take somcthing approximating to your
scheme No. 1 and contioua that kind of policy and tell people ™ J§ you get one of these
houses it will not have this apd that madernisation; it will not bave liits but you caun
put them in if you are prepared to meet the cost’’.—4. T am =ure that would be
possible. Whether the rentals {wu would get in those circumstances would give you a
reasonable return on the capital invested is not a matter for me, of course. You might
find that though you could let them co lease under those terms, the rentals that you
got would show a very small retern. That is a. matter which no doubt the Crown
Surveyor could deal with much better than I.

mR. waTsoN: I had a number of questions, but they have a)l been covered by Mr.
Forshaw. There i3 one general question referred to on page 1g, your first schedule.
There are various possible courses you suggest in that dule with the ap imate
estimated cost in cach case.’ Supposing one confined conesell, supgnolsi_ng the Committee
confined itself to considering e of those courses, viz., course 3 which is modernication
with Jifts and what I might call the de Svissoms siheme, we are then faced
with an alternative experditure to the tune of £y millions ar something costing towarda
£5 millions and a good deal more if you are going to put in concrete fioors.—A4. Is that
quite right. If you were first of all to look at this new summary you will see that
scheme 3 when you have allowed for the work which the Ministry are doing comes down
to £2,600,000.

2. Aond the de Soissons scheme costs more than that,—A4. He has given yom various
alternatives.  He has given you” two for adaptalion without complete rebuilding,
Nos. 4 and 5, and then perhaps y and ro were merely figures which Mr. Sydoey Paine
proruced on what the cost of rebuilding to the same plans would bo. It might be
unfair to Mr. de Soissons to cali those the de Soi scheme b 1 imagine if
Mr. de Soi were pletely rebpilding ke would not rebuild to that plan.

Q. I do not think the cxact estinate is exactly material to the question [ want
1o put to you. No. 5 is the de Soissons scheme and the form it takes is something
more expensive than your modernisation with Jifts scheme.—A. May I put it this way.
I want to be sure that I know what your guestion is. I think your question is if
we had scheme No. 3 we should be ding {z,600,000, wh the complate cast
of rebuilding would be either /5 millions or :f we use Portland stone it would be £6
millions whether to Mr, de Soissons' scheme or the scheme of some otner architect.

2. Working frem that point, if this Committee were to recommend and as far as
the recommendation was accepted, that we should apply the modernisation scheme with
lifts throughout, as to whether it succeeded or nat would obvionsly depend upon whether
a sufficiently large nomber of people were forthcoming to take the houses in their present
form and according to their present plan even if they bhad lifts.—A. Yes,

Q. We have had a large number of people who live in the houses who have said
‘“ I bave no doabt I could find yoa lots of teuants who would like a house hike mine ™.
We have had estate agents who Rave come before us and said '' No one will bave them ',
Ii a scheme came e us costng that money it would be in the naturc of a gamble.
Snppoein% it did not come off; supposing we applied the modernisation scheme through-
out the Terraces and alter a period of years found a nomber of houses empty and
came to the conclusion it was never going to be possible to find people who could
afford to live in such large houses and the powers that be then said '‘ I suppose there
is nothing for it but to do what Mr. de Soissons orginally recommended and divide
2 good many of thest Terraces up into flats *; if that course were then Llaken it would
involve doing the show in two bits which wonld nbvicusly be extravagant like any
conversion scheme done in two bits. Can you lel us know what the overlap would be.
Would it be grotesquely extravagani to do a modernisation scheme with lifts first
and then afterwards carry out the de Soissons scheme. I want a gemeral picture. I
wondered if you would hold up your hands in horror and say it is impossible.—A.

" world not say that, but if you like I wonld take time to give you a considered reply.
. I do not think T would Tilce o venture a reply now.

MRS, BOLTON: As a politician would you not say it depends on the costs of bnilding
material and labour and alsp on the interest on the meney invested. If you have a
time Jag you have to take that fluctvation which is a_very important thing at.the
moment into account. Costs are likely to go down in the next Diteen years.

CITATRMAN © May we lerve this to Dr. Faber il he thinks he cap usefully add anything.
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MR. wATSON: I think we must take it that the cost of building will be what it is
now. Assuming building costs are stable, would it be very extravagant doing modernisa-
tion now and then doing the de Soissons schems later on.—A. I think there would
be an amount of overlapping, and I will try to form an opision on what the overlap
would be,

wks. DOLTON: There was one other question I would like to put about the estimate
of cost and the way it was amrived at. I am a lay person and you must forgive my
simple questions. Were there detailed quantities taken on this or were they spot
figuzres or were there schedules of the work on which quantities could be taken later
on? We are going lo consider the cost of this, the ial side of this and I would
like to know how far they were spot figures and how far they were detailed gnantities
which you or your officers took of them.~—d4. The short answer is that the figures were
arrived at in two ways which were found to be in substaptial agreemeat. The first
way was set out on pages 1z and 13 showing that they were really based on the
Ministry of Works actual experiencs. The Ministry of Works had their serveyors go
over all the buildings in Cornwall and York Terraces, I think that was the first group, and
they prepared an estimate at the time, When I last had the opportunity of discussing
these figures with Mr. Leech and Mr. Henderson that work covered by those figures
had been apﬁ;nximzﬁ:ly 50 per cent. down. At that stage they estimated that their
costs were about {4on greater than their estimates so it seemed to me 2 reawnable
thing for wme to asseme when ihey were 100 per cemt. down they wouid he likel:
to be about {800 greater than their estimate and thal ie the basis of the figure whic
1 have given you which takes you up to a certain stage. In regard to the other addi-
tions to those figures, approximate guantitics have besn taken and prices at normal
recognised prices. For the later estimates I have used the figures which were prepared
Ly Mr. Syduney Paipe and priced by him after consulfation with Messrs, Mowlems and
1’have multiplied those figures by the percentages to allow for the increase in the cost
of building between 193y and 1946 at the same fgures which Mr. Paine zecommended
would apply which I agree with.

Q. 75 per cent.2—A. Yes.
MR, FORSHAW : What percentage did you add i—1. 75 per cent,

Q. From 1939 to today?--4. Yes, except in the casc of timber floors ] added roo
cent. So I think the short answer is that tbese estimates are really very largely
on the Ministry of Works actua! expcrience, but also checked oo the basis of
uantitics and prices and the two were in such close ag I felt a iderabl
egree of confidence in them. .
CHATRMAN : We are very much obliged to you for coming; thank you very much,
(The witnass withdrew.)

Summary
of approximate alternative Estimates at July 1946 prices

Per ey
House 374 Houses
£ £ £
1. Long term Structural Repairs (para. 11) ... v 4700 1,759,000
Less Saving from Ministry’s work... 400,000
——— 1,350,000
2. Ditto with modernisation but no lifts (para. 12) 6,750 2,500,000
Less Saving from Ministey's work... 400,000
—— 2,100,000
3. Ditte with lifts (para. 13) ... e .. 8250 3,000,000
Less Saving from Ministry’s work... 400,000
Sy 2,600,000
8, Ditto with concrete floors and frame to carry
them o 10,950 4,000,000
Less Saving from Minisiry’s work... 200,000 -
3,800,000
4. De Soissons’ Scheme adaptation for houses
(para. 14) ... ... 11,400 4,250,000
5. De Soissons’ Scheme adaptation for one-third
Louses, two-thirds flats /apara. 1) e v IL250 3 4,200,000
9. Goml buildine fo da So ' aeh
from Mr. Paine’s figures (para. 21) ... © 5,000,000
10. Ditto, faced in Portland Sione (para. 21) . 6,000,000
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On instructions foom the Committee, the Ministry of Werks were asked whether the
i statement in section 1B of Dr. Faber's repart, describing the dry-rot trcatment applied
by the Ministry, was a fair account of the position. The following reply was
| rer.uived _—
Ministry of Works,
Lambeth Bridge House,
Albert Embeakment,
| London, S.E.1.

20th December, 1946.

i .

?te that in the mawn the methods for the treatment of dry rot in ihe Regents
ouses are fairly «lescribed in the report, It is incorrect, hiowever, to say that
' mm of the old timbers aze being treated.

The characteristics of dry zot fungi and mernlius in particalar make asy guazantee
of total eradication & matier of the greatest difficully, even in cases of fairly limited
attack, In the opinion of our techpical officers nothing chert of the iotal demolition
of all structural and finishing timbers would be effective at Regents Park for cumplete
eradication, and even then success would not be certain. The fungus has a hold on
the brickwork and, as stated in Dr. Faber's reporz, ever burning the sarfaces with a
blow-iamp failed to achieve complete sterilization.

B | Where practicable and likely to be efficacious old timbers, together with all the
' adjacent surfaces of whatever type of material, have been treated with preservative.
L I __ At the samme {ime it js true that the parts moqt linble to mxcctxon, i.e., those
} that are built m, remaip i ible mnless whol demolition is resorted (0. This
is obviously imy ible, but all reascnable preuuums are being taken both as regards
.+ eradication nnd prevenlion. In the event of the re-appearance of the trouble local
! treatment will be given as necessary,

It must be remembered that our uter is & temperary one and that the work is
already proving very cxpensive.

Yours sincerely,
(Signed) L. W. BurToN.

J (55436) Wegrse— 247 DI Goage
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