THE EGYPTIAN HALLS -UPPER FLOORS

Vacant since 1980

Is it now a Dangerous Building?



The Egyptian Halls Structure - Public Safety Clarification requested if
envisaged combined Scaffold Upgrade / Feasibility Study funding is
not approved?

Context

Given this very recent article https://www.bbc.co.uk/news/articles/c86w716q8310

“Several streets in the centre of Glasgow have been closed after stonework fell from a
dangerous building.” And given the recent tour by GCC/WRD which a full debrief is being prepared for
assessment in conjunction with, on file historic correspondence, meetings, studies. And given GCC
state the building is the responsibility of the owners. And, mindful of USP’s Fiduciary Duty obligations,
the consequences for public safety of the overall structure and specifically if the recommended Scaffold
upgrade is not approved are asked to be assessed timeously given the identified Potential (HIGHLY
UNLIKELY!!) Progressive Collapse Scenario presented to GCC Feb 2020 which raised the potential
that the building could collapse due to a number of "trigger events”, including the failure of floors slabs,
columns and beams http://www.eqyptianhalls.co.uk/StructuralMovie.html However GCC stated A
survey, carried out by the authority around 18 months ago, found "no danger of imminent collapse". Five
years later with increased deterioration and decline these issues have to be reviewed

Requested Clarification
USP now ask for GCC’s advice on whether the Egyptian Halls are in effect

1. Now a Dangerous Building?

2. Are not but would be if the Scaffolding was removed before the 1991 LBRN is discharged to the
satisfaction of the Director of Planning?

3. Could become one if the Scaffolding is not upgraded timeously?

Top line Condition

Elements of the structural fabric are now considered to be in an unsafe condition and structurally
unpredictable which has primarily been caused by the deterioration of the roof and the upper floors from
continued water ingress over a prolonged period of time, and the fundamental lack of robustness in the
structure with the potential for a trigger event to cause a structural failure which could have serious
consequences with the risk to public safety and damage to surrounding buildings WRD 3 Draft (July
2024)

¢ The floors are circa 33% of the required commercial strength and cannot be used/ / walked upon
safely.

¢ The massive dead weight Parapet is balanced atop the structurally weak fagade and is not tied to
the floors or structure.

e The roof requires to be replaced
e The Rear Wall requires to be replaced (approved 2013)

e The facade stonework is increasingly fragmenting and friable since 1995 (see visual evidence from
2015)

¢ Nov 2019 a protective Crash Deck was designed and constructed as a safety feature should the
parapet move forward onto the scaffold

e Link to http://www.egyptianhalls.co.uk/page17.html for a visual reinforcement of this.




Proven Deterioration — Structural Engineering Chronology

December 1990: External inspection reveals the building to be in poor condition, with the upper floors
vacant for over 10 years (now 44 years+).

January 1991: An LBRN is served. Glasgow District Council considers a CPO (granted 1996)

August 1995: The Scotsman reports that consent has been granted for restoration. The building
currently suffers from weakened concrete floors and rotten windows and the external walls require
stabilisation. Proposed works include stone-cleaning, re-roofing and rot eradication.

September 1995: Local planners report that the condition is deteriorating with extensive stone repairs
required. Repairs are subsequently undertaken following an Urgent Works Notice.

GCC DRS Dec 2009: In terms of the “floors” ie the concrete infill, in my opinion that has never been
entirely safe to walk on anyway. If you recall when they tested the material, some years ago (circa
2000), some of it was unable to be cored and fell through onto the floor below. It is clear from the
original construction that it was never intended for that purpose anyway, however, its continuing security
/ stability is indeed an issue.

TMP Aug 2009: You have seen our last report and the animation. The building’s stability is dependent
on the inter-relationship of so many elements. Increasing distress in one element compounds the risk
for the rest and all move towards failure. Not until well into their decay many of those elements show
few outward signs of distress. The reality is, however, that the decay is well embedded, and it cannot be
reversed. This building is very close to the point — if it isn’t already there — where recovery is not an
option.

WRD Dec 2019: The building is now in an unsafe condition and structurally unpredictable, which has
primarily been caused by the deterioration of the roof and upper floors from continued water ingress
over a prolonged period and the fundamental lack of robustness in the structure, with the potential for a
trigger event to cause a structural failure which could have serious consequences, with the risk to public
safety and damage to surrounding buildings. Key decisions now need to be made. While these
decisions may be a difficult compromise for some parties, it is no longer possible to leave the building in
its current condition.

SAVILLS Sept 2021: Once the Council has had the opportunity to consider this second stage Building
Condition Report, all parties will need to engage in a grown-up_discussion and agree practical steps and
timescales to secure a long-term future for the building. It is envisaged there will be a requirement for
third party review and verification of all matters given the serious state of the building and the depth of
funding support and timescales that will be involved to recoup any public monies that might be deployed
in the short term to help provide a long term future for the building which has been largely vacant for so
many years”.

WRD 3 July 2024: Designed by world famous, Alexander ‘Greek’ Thomson in 1871, one of his most
celebrated remaining completed works which has unfortunately deteriorated significantly due to a lack of
intervention over the previous 40 years and has now reached the point where appropriate measures
need to be taken to save the building from being lost forever through material deterioration that is
beyond feasible recovery. Elements of the structural fabric are now considered to be in an unsafe
condition and structurally unpredictable which has primarily been caused by the deterioration of the roof
and the upper floors from continued water ingress over a prolonged period of time, and the fundamental
lack of robustness in the structure with the potential for a trigger event to cause a structural failure which
could have serious consequences with the risk to public safety and damage to surrounding buildings.



1991LBRN Discharge
Obligations; Visual Guide

2025
ESTIMATED
COST

£25M?




The Egyptian Halls 1991 LBRN Statutory Works Apportionment Explanation & Summary

The 1991 LISTED BUILDING REPAIR NOTICE (LBRN) served by GCC on the then Ground Floor and Upper Floors owners details a range of relevant works that must be
implemented in its entirety, and to the “satisfaction of the Director of Planning (see overleaf), before said Notice can be lifted. For a perspective on what this entails see the
‘LBRN discharge scale and scope’ overleaf. TMP is advised the liabilities for these costs are to be apportioned via the registered 2017 Deed of Conditions, given the 1991 LBRN
cannot be varied or amended once served on the various owners. In Jan 2018, the entire Upper Floors were ZERO rated by GCC NDR due to being completely uninhabitable due
to all services, utilities, basic fittings and fit out being completely destroyed, therefore as per the 2017 Deed of Conditions the four ground floor units Rateable Values when

Succinct Structural Summary

The 1991 LBRN (legally non variable) states
Renew defective roof and floor timbers, re-

combined and are grossed up become 100% liable.

THE REAR WALL

Requires to be replaced entirely and
was approved to be so by both GCC
and HS as part of the 2012 approved
planning application. In the decade
since it has not self-healed and in
fact has deteriorated further.

THE PARAPET

The scans and intrusive
investigations have confirmed

that there are no metal tie rods
restraining the parapet back to the
roof structure. Therefore the massive
dead weight Parapet is balanced atop
the structurally weak fagade and is
not tied to the floors or structure

and is therefore only supported by

| theinterrelated structural elements,
which are becoming weaker as time
passes and deterioration increases.

THE EXTERIOR WINDOWS

These need replaced entirely for
the facade. And given the Rear
Wall requires to be replaced all
windows will also be replaced.

“The building is now in an unsafe condition and
structurally unpredictable, which has primarily been
caused by the deterioration of the roof and upper
floors from continued water ingress over a prolonged
period and the fund tal lack of robustness in the
structure, with the potential for a trigger event to
cause a structural failure which could have serious
consequences, with the risk to public safety and damage
to surrounding buildings. Key decisions now need

to be made. While these decisions may be a difficult
compromise for some parties, it is no longer possible to
leave the building in its current condition.”

WRD Dec 2019

THE ROOF

Requires to be replaced entirely given the deleterious
effects of unchecked water ingress from 1980 to circa 2005
when remedial works mitigated further deterioration but
by then irretrievable damage had been caused.

GROUND FLOOR PROPERTIES COMBINED LIABLE FOR ALL REPAIR COSTS TO THE ENTIRE
UPPER FLOORS AS PER 2008 CONSERVATION BURDEN/ 2017 DEED OF CONDITIONS.
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| GROUND FLOOR PROPERTIES LIABLE FOR THE SPECIFIC REPAIR COSTS PER INDIVIDUAL
PROPERTY AS PER 2008 CONSERVATION BURDEN/2017 DEED OF CONDITIONS.

THE FACADE

Defined as being of stunning architectural beauty and
cultural importance its demise since 1980 has been as
inexorable as it was preventable. It's now in precarious
state with significant stone decay and friability issues
evident across the whole of this precious architectural
treasure. If the cast iron frame is removed the fagade
cannot then self-support, which is another fundamental
worry to reconcile.

SCAFFOLDING PROTECTIVE
PLATFORM

Dec 2019 there was a Scaffolding
Upgrade and Installation of
Protective Platform on Top Deck to
Mitigate Effects of Potential Parapet
Movement and Improve Public
Safety completed 12th Dec 2019.

THE SCAFFOLDING

The scaffolding prevents falling
stonework from the facade
causing a risk to the health and
safety of the public whilst it also
shields the facade from wind
loading, further weathering
effects and will provide access
for future maintenance works as
part of any future redevelopment
proposals.

THE INTERNAL FLOORS

The floors are circa 33% of the
required commercial strength
and cannot be used/walked upon
safely. There are various options
open from fagade retention to
very expensive and complex
floor bypass/cellularisation, the
latter which retains the cast iron
frame but it's use would then be
redundant.

THE INTERNAL WALLS

The plaster work across all

the Upper Floors has long
deteriorated, which is not
surprising given 42 years
unchecked deterioration. All
utilities have of course been been
stripped out 30 years ago.

slate roof, replace gutters, downpipes and
flashings where necessary, eliminate any

dry rot, wet rot or dampness in the building,
reinstate plasterwork, repair and replace all
stonework where necessary make all windows
and other openings wind and watertight;
repair or otherwise stabalise all elements of
the supporting structure where necessary;
leave in a wind and watertight condition; all
works urgently necessary for the preservation
of a listed building and to be carried out to
the satisfaction of the Director of Planning.

In addition GCC's legally binding 2008
Conservation Burden specified The Morrison
Partnership to supervise and discharge all
relevant works related to the 1991 LBRN.

SUMMARY - There are major causal Public
Safety issues

e The floors are circa 33% of the required
commercial strength and cannot be
used/ walked upon safely.

o The massive dead weight Parapet is
balanced atop the structurally weak
facade and is not tied to the floors or
structure.

o Therefore Nov 2019 a protective Crash
Deck was designed and constructed as
a safety feature should the parapet move
forward onto the scaffold. (See attached)

e The roof requires to be replaced

o The Rear Wall requires to be replaced

@ Prior to the completion of the required
permanent works, the scaffolding
should remain in place along Union
Street to provide a suitable protection
deck to prevent any large parapet stones
falling and posing a risk to the public.

Is the Egyptian Halls a
Dangerous Building?

Clarification required!

Given the Egyptian Halls has identified
Public Safety Issues? Is it becoming a
Dangerous Building or is it if the Scaffolding
was to be removed before the 1991 LBRN
was discharged effectively requires
detailed assessment. (Click to view)

www.egyptianh co.uk/
StructuralMovie.html




Dangerous Floors Safety
Warning Sign



DANGER

UNSAFE FLOORS

@ All floors are now deemed to be unsafe to
walk on.

@ All visitors have been made aware of this
prior to entering the building.

® If you decide to walk across any floor then
vou do so at your own risk.

e Should you decide to walk across any floors
then it's advised to
1. Wear a Hard hat
2, Wear protective boots
3. Wear protective clothing
4. Carry a torch

5. Not enter any floor area solo or without
permission or prior notification to
derek@djscm.com

mﬂabﬂﬂuﬁ-mmw

1&th November 2019. UNION STREET




Facade Fragmentation;
Visual Evidence



The Egyptian Halls Further Evidence of
ACCELERATING DETERIORATION
29th April 2015

3 More Decorative Stonework chunks fall onto protective scaffold

And injure severely at best or much worse people(s) at Ground Level




ACCELERATING DETERIORATION FURTHER EVIDENCE
15th October 2014

Current Structural Opinion of The Egyptian Halls - Site Visits 15th October and 5th
November by TMP-Addison Conservation and latterly wth GCC and Historic Scotland,
reveal the visual fragility of the once magnificent “Greek” Thomson facade. Given the
Roof and Rear Wall already needed replaced. The facade issues appear to shock both

GCC and Historic Scotland. This is despite the scheme experts both warning of and

predicting this would happen from mid 2006 onwards. Neither GCC nor Historic
Scotland appear to believe the experts and instead relied on their own internal and
non-expert reports.

Site inspection photographs - Egyptian Halls
Supplied by: John Addison (Addison Conservation & Design)
Visit By: George Morrison, John Addison




Protective Scaffold
Design and Installation



UNION STREET PROPERTIES LIMITED

EGYPTIAN HALLS

SCAFFOLDING UPGRADE

INSTALLATION OF PROTECTIVE PLATFORM ON TOP DECK
T0 MITIGATE EFFECTS OF POTENTIAL PARAPET MOVEMENT
AND IMPROVE PUBLIC SAFETY

COMPLETED 12TH DECEMBER 2019

DESIGNED BY SCAFTEC LIMITED
INSTALLED BY SCAFFOLD SCOTLAND
CHECKED BY WILL RubD DAVIDSON

UNION STREET
PROPERTIES
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