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INSTRUCTION TO RESPONDENTS 

SCOPE OF WORK 

1. PURPOSE 

Parks Canada Agency (PCA) is launching a Request for Information (RFI) process by inviting 

interested parties seeking appropriate commercial or residential investment opportunities for 

select residential properties in Rouge National Urban Park (RNUP) to review and respond to this 

RFI. Responses received may inform and support potential future bidding opportunities 

including contract scope should this initiative proceed. Please consult Annex A – Project 

Information for further detail.  

2. NATURE OF REQUEST FOR INFORMATION 

This is not a bid solicitation and this RFI will not result in the award of any contract. Procurement 

of the goods and services as described in this RFI will not necessarily follow this request. This RFI 

is to determine potential future interest and opportunities and is non-binding. 

Respondents and potential suppliers of goods or services described in this RFI should not 

earmark facilities, nor allocate resources as a result of any information contained in this RFI. This 

RFI will not result in the creation of any source list; therefore, whether or not a supplier 

responds to this RFI will not preclude that supplier from participating in any future procurement 

opportunities. 

3. NATURE AND FORMAT OF RESPONSES REQUESTED 

Respondents are requested to provide their comments, concerns and, where applicable, 

alternative recommendations regarding how the requirements described in the RFI and in Annex 

C could be satisfied. Respondents are also invited to provide comments regarding the content, 

format and/or organization of any draft document included in this RFI. Respondents should list 

and explain any assumptions that they make in their responses. 

4. RESPONSE COSTS 

PCA will not reimburse any respondent for expenses incurred in responding to this RFI. 

5. TREATMENT OF RESPONSES 

a) Use of Responses 

Responses will not be formally evaluated. However, the responses received may be used by 

PCA to develop or modify procurement strategies or any draft documents. PCA may, in its 

discretion, review responses received after the RFI closing date. 

b) Review Team 

A review team composed of representatives from PCA will review the responses. Parks 

Canada reserves the right to use any Government of Canada resources that it considers 

necessary to review any responses. Not all members of the review team will necessarily 

review all responses. 

c) Confidentiality 

Contracting Authority:
Ryan Challinor
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Respondents should clearly mark any portions of their response that they consider 

proprietary or confidential.  Parks  Canada will treat those portions  of the responses as 

confidential. Individual responses will not be shared with other respondents.

d) Post-Submission Review Meetings

Parks  Canada may request individual Post-Submission Review Meetings with respondents to

provide clarity on information provided. If required, requests will be handled via email and 

Parks  Canada will determine whether it requires additional information from any given 

respondent.

6.  CONTENTS OF RFI

Respondents are requested to note that the draft Project Information annex  referenced below,

remains a draft and respondents should not assume that new clauses or requirements will not 

be added to any bid solicitation that is ultimately published by  Parks  Canada. Nor should 

respondents assume that none of the clauses or requirements will be deleted or revised.

Comments regarding any aspect of the draft document are welcomed.

6.1  This RFI contains the following  attachments:
All documents can be downloaded by clicking the paperclip icon on the left side of the screen.

a) Building  Condition Assessments

b) Rouge  National  Urban  Park  –  Vacant Building RFI Response Template

c) Park Map

7.  FORMAT OF RESPONSES

Please  complete  the attached  Rouge  National  Urban  Park  –  Vacant Building RFI Response 

Template.  To view and download all  attachments, click the paperclip icon located on the left

side of the screen.

8.  ENQUIRIES

Because this is not a bid solicitation,  Parks  Canada will not necessarily respond to  enquiries  in 

writing or by circulating answers to  interested parties. However,  respondents with questions 

regarding this RFI may direct enquiries to the name below.

Name:  Caiti McLelland
Email:  caiti.mclelland@pc.gc.ca

Tel:  647-614-3078

9.  SUBMISSIONS

Please submit RFI  responses electronically by email to the Contracting Authority.

Name: Ryan Challinor
Email: ryan.challinor@pc.gc.ca

10.GOVERNMENT  OF CANADA: INTEGRITY REGIME

The Government of Canada is committed  to  open, fair and transparent contracts and real 

property agreements. An Integrity Regime that spans across the federal government has been 

implemented to ensure that the Government of Canada conducts business with ethical suppliers

in Canada and abroad. It  will foster ethical business practices, ensure due process for suppliers

Page  3  of  8
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and uphold the public trust in the procurement process. All respondents will be required to

comply with the  Integrity Regime.

ANNEX A  –  PROJECT INFORMATION

1. Background & Opportunity

1.1  Background

A  rich assembly of natural, cultural and agricultural landscapes, Rouge National Urban Park 

(RNUP)  is home to amazing biodiversity, some of the last remaining working farms in the 

Greater Toronto Area,  rich cultural and built heritage, and human history dating back over 

10,000 years, including some of Canada's oldest known Indigenous sites.  The largest  urban 

park in North America, RNUP  spans  the cities of Toronto, Markham and Pickering and the 

Township of Uxbridge.

Since  2015,  RNUP has gradually been expanded through land acquisition, and this has seen 

the Parks Canada Agency  acquire a variety of assets, including  some  residential houses.

Through this request for interest,  PCA aims to  identify potential  parties  who  might be  able 

to  invest  in  the rehabilitation, reintegration, operation and  maintenance  of selected park 

houses, with the opportunity  for a potential proponent  to generate revenue  through a 

lease or licensing agreement.

1.2  Opportunity  &  Overview

Parks  Canada  Agency (PCA)  is reviewing  responses received from  potential  interested 

parties  to rehabilitate,  reintegrate, operate and maintain  selected park  houses  in  RNUP 

through  appropriate  commercial and/or residential  operational  models  that align with  the

Rouge National Urban Park Management  Plan.

Overview

As per the  Rouge National Urban Park Management Plan, RNUP  will provide varied 

opportunities for  residents and visitors  to explore, enjoy  and experience the  park through 

visitor experience-related facilities and activities.  The Park  seeks to;

-  Protect and restore natural heritage values in support of a resilient park landscape;

-  Preserve  as much of the  park’s built heritage  as possible;

-  Seek  appropriate  commercial uses that provide services and educational  opportunities

  for park  visitors  (this  may include  educational and academic spaces,  research facilities,

  visitor  services, accommodations  such as bed and breakfasts,  retail,  culinary tourism,

  cafes,  and  other  appropriate opportunities);

-  Meet the current and future needs of both residents and park visitors.

https://www.tpsgc-pwgsc.gc.ca/ci-if/ci-if-eng.html
https://www.pc.gc.ca/en/pn-np/on/rouge/info/gestion-management/gestion-management-2019
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2.  

  

 

 

Address Heritage 
Considerations 

Estimated Rehabilitation Cost 

2269 Meadowvale Road, 
Scarborough, ON M1B 5W4 

No Ready for occupancy 

1869 Concession Road 2, 
Uxbridge, ON 

No Ready for occupancy 

165 Locust Hill Lane, Locust Hill, 
ON L0H 1JO 

No Less than $50K 

9 Reesor Road, Scarborough, 
ON 

Yes - High $50 - 100K 

7536 14th Avenue, Markham, 
ON 

No $50k - 100K 

7672 Elgin Mills Road East, 
Markham, ON L6B 1A8 

Yes $100k – 200K 

9048 York Durham Line, Locust 
Hill, ON L0H 1JO 

Yes $100k – 200K 

7862 11th Concession, 
Markham, ON L6B 1A8 

No $100k – 200K 

260 Old Finch Avenue, 
Scarborough, ON, M1B 5K4 

Yes $200K – 300K 

10531 Reesor Road, Markham, 
ON 

Yes $300K – 400K 

Contracting Authority:
Ryan Challinor

Parks Canada Agency  aims to restore  use of selected  residential houses within the park  to 

revitalize and contribute to  a  strong sense of community  with the park, as well as to provide

opportunities for local businesses and  tourism.

Parks Canada  aims to deliver innovative solutions  for exceptional  and sustainable  visitor 

experiences  that  exceed  the needs of a growing and diverse population.

Funding & Authorities

Parks Canada Agency will not be providing any funding for  this potential initiative. In  the 

event this initiative proceeds,  the successful proponent would be required to fund the 

investment capital and would enter into a long-term agreement with Parks Canada.

Respondents are encouraged to consult the following resources on the legislation,

regulations and directives that Parks Canada follows for Real Property management in order

to better understand limitations and possibilities.

Financial  Administration Act (justice.gc.ca)

Federal Real Property and Federal Immovables Regulations (justice.gc.ca)

Policy on Management of Real Property-  Canada.ca (tbs-sct.gc.ca)

National Parks of Canada Lease and Licence of Occupation Regulations  (justice.gc.ca)

Project Requirements

2.1  Anticipated Project Scope

It is anticipated that the addresses of the buildings in question include:
To view the Building Condition Assessment for each address, clicl the paperclip icon located on the left side of 

the  screen.

https://laws-lois.justice.gc.ca/eng/acts/f-11/fulltext.html
https://laws-lois.justice.gc.ca/eng/regulations/SOR-92-502/page-1.html#h-946405
https://www.tbs-sct.gc.ca/pol/doc-eng.aspx?id=12042
https://laws-lois.justice.gc.ca/eng/regulations/sor-92-25/page-1.html



BUILDING CONDITION
ASSESSMENT


2269 Meadowvale Road, Toronto, Ontario


March 23, 2021
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Contact: Caiti McLelland


Prepared By:


WSP Canada Inc.


2300 Yonge Street, Suite 2300


Toronto, ON M4P 1E4


Contact: Brian Campbell, P.Eng.


Project Number: 20M-01500-00







General Description


The property at 2269 Meadowvale Road in Scarborough is a two-storey house with a basement below the east portion of the house. There is


no basement below the garage (west portion of the house). We could not confirm the original construction year but expect it was constructed in


the 1960's. We estimate the gross floor area at about 190 sq. m. (1,990 sq. ft.), not including the basement and garage. 


For the purpose of this report, the front door faces south.
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Executive Summary


MANDATE


This report was prepared at the request of Parks Canada Agency as a capital plan for the property. Our review considers a 10-year capital


renewal forecast and a $1,000 capital threshold.


GENERAL CONDITION - B - FAIR


The overall building condition is classified as B - Fair. 


The building structure is adequate. The cladding is generally in fair condition with no major concerns noted. The roofing is in good condition.


Mechanical and electrical systems are generally in serviceable condition and adequately performing their intended functions. 


SALIENT MAINTENANCE OR SAFETY-RELATED OBSERVATIONS


No conditions were identified that require immediate attention to address performance or safety related concerns.


The steps at the east entrance were being replaced at the time of our review. It should be confirmed that this work has been properly


completed. 


CLOSURE 


No part of this report should be read in isolation. It is intended to be relied upon only in its entirety including the Scope of Work and Limitations.
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Condition Assessment Rating Criteria


The general building condition rating is classified as follows:


A = Good Condition (systems are functional with minimal capital renewal anticipated in the near term)


B = Fair Condition (systems are functional but require major capital renewal in the near term)


C = Poor Condition (systems are problematic and require major capital renewal in the near term)


D = Abandoned and not habitable 


- D1: Very poor condition and uninhabitable. The building structure and envelope are generally intact, however the overall condition requires


major capital repairs to return the building to habitable standards. 


- D2: Structurally Compromised. The building structure is compromised and the envelope is severely deteriorated, posing health and safety


risks upon entry. With appropriate safety precautions, immediate abatement activities can be completed, before recommended deconstruction.


- D3: Structurally Unsafe. The building is partially collapsed and unfit to enter. It poses an imminent health and safety risk upon entry and within


the immediate surrounding. Entry for investigation, rehabilitation or abatement is not feasible in its current condition. Demolition is


recommended. 


Building systems are classified as follows:


A = Good Condition (functional and not requiring notable repair)


B = Fair Condition (functional but aging or requiring maintenance)


C = Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan)


D = Unsafe, Failed or Replacement is Required
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Capital Expenditures


The table on the following page summarizes our opinion of reasonable budgets for the capital expenditures identified over the term of this


report. Deficiencies that can be remedied with routine maintenance or miscellaneous minor repairs, or minor conditions that generally do not


present material physical deficiencies, have not been budgeted but are discussed when relevant. 


The budgets assume a prudent level of ongoing maintenance. Dollars shown are inflated, and include contingencies (typically 5 to 15%) and


may include allowances for design/project management (typically 5 to 15%). TAXES ARE EXCLUDED.


The budgets provided are intended as order-of-magnitude advice only and should be considered Class D level or lower. Estimates from


licensed contractors, and some cases detailed engineering studies followed by a specification and tender process, will be required to confirm


budget allocations.
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Expenditure Table


Annual Budgets


Item Description Class Status 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030


1 Structure


No projects identified - - - - - - - - - - -


2 Building Envelope


2.2.1 Replace Windows B Forecasted $0 $0 $0 $21,596 $0 $0 $0 $0 $0 $0 $0


3 HVAC


No projects identified - - - - - - - - - - -


4 Plumbing


No projects identified - - - - - - - - - - -


5 Electrical


No projects identified - - - - - - - - - - -


Total $0 $0 $0 $21,596 $0 $0 $0 $0 $0 $0 $0


$ / ft² $0.00 $0.00 $0.00 $10.85 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
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1. Structure


1.1 Structural Frame


Description:


The above-grade structure is wood-framed. There is a basement under the east portion of the house. There is no basement below the garage.


(west portion of the house). 


The foundation walls are concrete block. The basement and garage floors are concrete slabs-on-grade.


The main and second floors are formed by wood decking on wood joists supported by the perimeter and interior walls. 


The sloped roofs consist of plywood sheathing supported on wood rafters. There is an accessible attic over the second floor. Attic floor joists


bear on second floor walls. The attic floor is not designed for regular floor loading.


Condition / Recommendation:


Overall Condition Rating: B


Age: ~60 years


Remaining Life: +25 years


Where seen from the attic hatch, portions of the plywood sheathing is newer. This was likely replaced in conjunction with the most recent roof


replacement. No major concerns are noted with the original sheathing. 


We note no evidence of unusual settlement, displacement or sagging, or structural cracking in the areas reviewed. We reviewed wood framing


near grade level and note no major concerns with wood rot.


The interior structural elements are generally protected from weather and are not expected to require major repair within the report term.
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2. Building Envelope


2.1 Walls


Description:


The exterior walls are primarily clad with the original brick veneer. The upper portions of the east and west elevations are clad with horizontally-


oriented prefinished metal siding. The upper portion of the north elevation are clad with asphalt shingles. The masonry cladding is supported by


steel lintels across window and door openings. Where checked in the garage, the back-up walls are concrete block. 


Sealant is installed at window and door perimeters.


Condition / Recommendation:


Overall Condition Rating: B


Age: varies


Remaining Life: varies


The house was vacant at the time of our site visit so we could not confirm whether there are problems with water leakage through the exterior


walls. However, the cladding is in serviceable overall condition and generally free of widespread deterioration and no significant water staining


was noted on the wall finishes, where checked. No major repairs or widespread replacements are anticipated.


2.2 Windows and Doors


Description:


WINDOWS 


Windows are located on all elevations. 


Windows consist of a combination of single-glazed and insulating glass units (IGUs) in vinyl frames (4-sash or 2-sash vertical sliders). 


Basement windows are vinyl sliders (a mix of 4-sash, single-glazed units and modern 2-sash with double-glazing). 


DOORS


The main (south) and east entrance doors are insulated metal clad with aluminum storms. 


The north entrance entrance door is wooden with an aluminum storm. 


There are two steel sectional garage doors.
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Condition / Recommendation:


Overall Condition Rating: A and B 


Age: varies 


Remaining Life: varies 


WINDOWS: 


The house was vacant at the time of our review so we could not confirm whether there are any issues with leakage through the windows. We


note no evidence of water leakage or cracked/failed IGUs in the areas reviewed. However, the garage window frames are chipped/cracked. 


While all window systems are technically “double-glazed”, some consist of two sets of single-glazed windows so are considered non-sealed.


The thermal performance of this type of window system is likely well below modern systems with sealed insulating glass units. We have


included a budget to replace the double-glazed, non-sealed windows with a modern window system with sealed insulating glass units.


Replacement with a sealed double-glazed system would help improve resistance to condensation, air and water leakage, and heat loss. 


DOORS 


The house was vacant at the time of our review so we could not confirm whether there are any performance problems with the exterior doors.


Where checked, doors are operational and no major concerns are noted. Exterior doors are expected to be repaired or replaced as needed,


as a maintenance expense.


2.2.1 Replace Windows


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$20,350 $21,596 2023 25 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace windows 7 small 7 windows $1,500.00 $10,500


Replace windows medium 2 window $2,000.00 $4,000


Replace Windows basement 4 window $1,000.00 $4,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,850


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $20,350


2.3 Roofing


Description:


The roofs are sloped and covered with asphalt shingles. Valleys are open and protected with sheet metal flashings.


The roofs drain into prefinished metal gutters and downspouts that discharge at grade.


The attic spaces are ventilated through perforated aluminum at overhangs, and through roof vents.
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Condition / Recommendation:


Overall Condition Rating: A


Age: estimated to be 5 to 10 years


Remaining Life: +10 years


As the house was vacant at the time of our review, we could not confirm whether there are issues with leakage. Where checked, we did not


note any stained ceiling finishes. The underside of the plywood sheathing and roof framing is stained, where seen in the garage. We assume


this relates to roof leakage prior to replacement and has since been addressed.


The shingles are in good condition. We did not note excessive granule loss, curling, or deterioration of the valley flashings. Replacement is not


anticipated within the report term.


The soffit is in good condition. Renewal is not anticipated. 


The eavestroughs and downspouts are generally secure and flush. Renewal is not anticipated.
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3. HVAC


3.1 General HVAC


Description:


Heating is provided by electric baseboard heaters. 


There is no central air-conditioning. 


There are fire places in the basement and on the ground floor. The fireplaces vent into a lined flue of the east chimney.


Condition / Recommendation:


Overall Condition Rating: B


Age: varies 


Remaining Life: varies 


We expect electric baseboard heaters will be repaired or replaced individually as needed as a maintenance expense.
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4. Plumbing


4.1 Domestic Water Systems


Description:


Water is supplied from a well located about 4m from the north side of the house. The well has a submersible pump. The cold water main is


25mm plastic (PB) and feeds through the basement wall and into a diaphragm/expansion tank.


Cold water passes through a filter and softeners, and an electronic (UV) purifier. Where checked, the supply piping in the house is copper. 


Hot water is generated in an electric tank heater in the basement (2013, 284.2L, 3000W).


Condition / Recommendation:


Overall Condition Rating: B


Age: varies 


Remaining Life: varies 


The supply system and piping is operational and configuration is satisfactory. As the house was vacant at the time of our site visit, we could not


confirm whether there are problems with leaks. 


The diaphragm/expansion tank is a recent installation (i.e. about 4 years old). Local repairs can be made as needed, as part of regular


maintenance, including water conditioning equipment. We cannot comment on the age or condition of the well pump.


The hot water tank heater is about 8 years old. These units typically have a 15-year life span. Based on a label on the tank heater, the unit is a


rental unit, so we have not included a budget for replacement.


4.2 Drainage Systems


Description:


Drainage piping is generally ABS plastic, where checked. The main stack connects to a horizontal drain leading to the septic tank. The tank


covers are east of the house. 


There is a sump pit with a pump in the basement, discharging via a plastic pipe through the foundation wall to grade level.


The type of buried drainage piping could not be confirmed but based on suspected date of construction, it is likely cast-iron.


Review of the septic system is not included as part of this mandate.
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Condition / Recommendation:


Overall Condition Rating: B 


Age: varies


Remaining Life: varies


The drainage piping is generally in serviceable condition. We note no evidence of leakage. 


We could not confirm whether there are issues with back-ups as the house was vacant at the time of our site visit. 


No capital expenditures are anticipated within the report term. Sump pumps are expected to be replaced, when required, with costs expected


to be below the capital threshold.
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5. Electrical


5.1 Electric Supply and Distribution


Description:


Power is supplied to the house underground. There is a meter base on the north elevation, west end. The service conduit supplies the main


breaker panel (200A) in the basement. Wiring is a combination of original cloth sheathed, modern plastic sheathed and some BX circuits.


Condition / Recommendation:


Overall Condition Rating: B


Age: estimated to be about 10 years (panel); varies (wiring)


Remaining Life: about 20+ years (panel); varies (wiring)


The main panel is satisfactory. 


Main distribution panels have a typical service life of about 30-40 years. Based on the estimated age of the panel, replacement is not likely


required within the report term.
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Appendix - Floor Plans
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Photos


Photo No. 1: South and west elevations


Photo No. 2: South elevation
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Photo No. 3: East elevation


Photo No. 4: Attic and roof structure


Photo No. 5: Inside of garage
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Photo No. 6: Concrete paver walkway


Photo No. 7: Electric tank heater and water softener


system


Photo No. 8: Sanitary sump pit cover
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Photo No. 9: Septic tank covers


Photo No. 10: Electrical breaker panel
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Scope Of Work


Authorization


This report was prepared at the request of Caiti McLelland of Parks Canada Agency as a capital plan for the property. WSP Canada Inc.


prepared this report in accordance with the Standing Offer Agreement.


Mandate


The purpose of this report is to provide a general indication of the present physical condition of the building with respect to easily visible


portions of the structure; enclosure; mechanical, electrical, and plumbing systems. Interior finishes, furniture, and tenant equipment, are


specifically excluded from our mandate. We were to record deficiencies or conditions noted during a single visual walk-through review that, in


our opinion, will likely require Capital expenditures by the Owner over the next 10 years. Capital expenditures are defined as expenditures that


are expected to exceed an annual threshold of $1,000, and are not normally associated with routine maintenance. Voluntary upgrades or


improvements are excluded. Please refer to the Project Level Mandate and Limitations document for additional information.


Survey Method


WSP reviewed the building structure, envelope, portions of the interior, the site, and mechanical, electrical, and plumbing systems. The site visit


was completed on November 10, 2020. Our field observer and primary report author was Adam Safadi, P.Eng. The report was reviewed by


Brian Campbell, P.Eng. of WSP. 


The survey consisted of a visual review of all accessible portions of the house. Storage in the basement and finishes and furnishings throughout


limited our review. We entered the attic via a step ladder. 


We did not test the operation of mechanical or electrical equipment but rather observed the operation of systems as they were at the time of our


review. We did not remove the electrical panel cover. We did not operate windows. We sampled plumbing fixture operation only.


We inspected the roof from ground. We did not mount to the main roof surface.


Information Provided


The tenant was not present at the time of our review, so no input and context around the property history, performance of building systems and


work previously performed was provided. No drawings were available for review. 


Respectfully submitted,


WSP Canada Inc.


Brian Campbell, P.Eng.


Project Manager 


Gerard Gransaull, P.Eng.


Project Director
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7672 Elgin Mills Road, Markham, Ontario


February 25, 2021
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General Description


The property at 7672 Elgin Mills Road, Markham, is a 2-storey house with a basement. We could not confirm the original construction year but


expect it was constructed in the early 1900's. Based on the varying construction, a two-storey addition with a basement was constructed to the


east side followed by a subsequent single-storey addition with a crawlspace further to the east. It also appears that the south portion of the first


addition was expanded southward slightly around the same time and a cast-in-place concrete foundation wall now sits beyond the stone


masonry foundation wall creating a crawlspace below the south portion of the living room (visible from a window in the basement). There is a


garage located to the north of the house with an enclosed connection to the house. We estimate the gross floor area at about 150 sq. m. (1,600


sq. ft.), not including the basement or garage. 


For the purpose of this report, the front door faces south.


The structure is wood-framed. Joists span the width of the basement and are supported by the perimeter stone and mortar foundation walls. At


the original house (west portion), there are larger 3" x 10" joists towards the outside walls and other joists are 2" x 10" on 24" centers. Retrofit


posts and "sistering" of joists is noted in a few areas in the basement. There is a small portion of the basement foundation wall at the east side


that is cast-in-place concrete. The second floor is framed by wood joists supported by perimeter and interior wood-framed walls. At the central


portion of the house, there are visible 4" x 8" beams. The roofs are sloped and consist of plywood decking (likely added with recent roof


replacement) on the original wood planks on rafters. 


The house is clad with stucco. The stucco appears to be installed over a previous overclad material (faux brick asphalt shingle) over the original


vertically oriented wood siding. We also note horizontally oriented tongue-and-groove wood siding at the attic opening (indicating the possible


addition of the east side). The sloped roofs are covered by asphalt shingles and incorporate ridge vents. There are perforated aluminum soffits.


The windows are double-glazed vertical or horizontal sliders inset into the original wood frames. Date stamps indicate the windows are from


the mid-late 1990s. The main entrance door is a reasonably modern metal-clad wood core door with vision panel. 


There is an oil-fired furnace located in the basement with sheet metal ductwork throughout the house. There is a drilled well located northeast of


the house and a plastic line feeds an expansion tank. Domestic hot water is provided by an electric tank heater. Plumbing distribution piping is


copper. Sanitary drainage piping is a combination of plastic and copper which discharges into a septic tank at the southwest corner of the


house.


Power is supplied overhead to a service conduit on the central south side. The meter has been removed. The conduit supplies the main 100A


breaker panel in the basement. The visible wiring is mostly older cloth-sheathed with some circuits using modern plastic-sheathed.


The garage is wood-framed with a concrete slab-on-grade. There are two overhead garage doors.
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Executive Summary


MANDATE


This report was prepared at the request of Parks Canada Agency as a capital plan for the property. Our review considers a 10-year capital


renewal timeframe and a $1,000 capital threshold.


GENERAL CONDITION - D1 - VERY POOR CONDITION AND UNINHABITABLE


The overall building condition is classified as D1 - Very poor condition and uninhabitable. The building structure and envelope are generally


intact, however the overall condition requires major capital repairs to return the building to habitable standards. 


The required restoration costs are estimated at ~$180-200K. This excludes design, engineering and soft costs such as permits, etc. At


$225/sq. foot + $50K for demolition, we estimate a modest re-construction cost at about $410,000. The repair costs are approaching an


amount that makes the justification for repair difficult relative to re-building.


The building appears to have been vacant for the last few years. Mechanical and electrical services are not in operating condition. The interior


finishes are dated and in fair to poor condition and likely contain designated substances. Although review of environmental conditions are


outside of our mandate, we suspect full abatement activities will be required followed by complete replacement of interior finishes. 


The building structure is adequate and although covered by interior finishes throughout, it appears to be sound. There are localized areas in the


basement and garage that require retrofit type repairs. Isolated joists require replacement or a "sister" joist to be installed and some additional


framing/supports need more appropriate and robust retrofit repairs. Budgets are included. We were unable to review the crawlspace under the


east portion of the kitchen but no obvious signs of structural distress are noted. 


The stucco cladding is generally intact but aged and with a stained appearance. A budget to repair and repaint the stucco is included. Windows


are relatively modern but are about 25 years old; replacement is anticipated within the report term. The roofing is in good condition and


appears to be only a few years old and there is no evidence of ongoing leakage; replacement is not anticipated.


The furnace was not operational at the time of our review but it appears that the unit could be returned to operation. However, the oil tank is


from 2005 and the furnace is from 2000 and both are approaching their typical expected service life so we expect replacement to be required.


The tank heater is old (2002) and corroded so a replacement budget is included. 


The electrical feed to the building is connected but the meter has been removed. The main panel is likely about 10-20 years old and can likely


be maintained. However, the wiring is generally of older vintage and so general re-wiring is budgeted in conjunction with interior finish renewal. 


As septic and well systems are excluded from our mandate, we have not included budgets for sanitary drainage modifications and/or the


installation of a new septic system or the drilling of a new/additional well, if required. We recommend the condition of the well and septic


services be confirmed prior to embarking upon any major renovation work. 


We have included budgets for the following projects:


- Full abatement and removal and replacement of all interior finishes including installation of new kitchen and bathroom along with


plumbing/electrical modifications to suit;


- Structural retrofits in the basement and breezeway to the garage;


- Repainting and local repair to stucco cladding and the exterior of the garage;


- Replacement of windows;


- Replacement of furnace and oil tank;


- Replacement of wiring;
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- Replacement of domestic water equipment;


CLOSURE 


No part of this report should be read in isolation. It is intended to be relied upon only in its entirety including the Scope of Work and Limitations.
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Condition Assessment Rating Criteria


The general building condition rating is classified as follows:


A = Good Condition (systems are functional with minimal capital renewal anticipated in the near term)


B = Fair Condition (systems are functional but require major capital renewal in the near term)


C = Poor Condition (systems are problematic and require major capital renewal in the near term)


D = Abandoned and not habitable 


- D1: Very poor condition and uninhabitable. The building structure and envelope are generally intact, however the overall condition requires


major capital repairs to return the building to habitable standards. 


- D2: Structurally Compromised. The building structure is compromised and the envelope is severely deteriorated, posing health and safety


risks upon entry. With appropriate safety precautions, immediate abatement activities can be completed, before recommended deconstruction.


- D3: Structurally Unsafe. The building is partially collapsed and unfit to enter. It poses an imminent health and safety risk upon entry and within


the immediate surrounding. Entry for investigation, rehabilitation or abatement is not feasible in its current condition. Demolition is


recommended. 


Building systems are classified as follows:


A = Good Condition (functional and not requiring notable repair)


B = Fair Condition (functional but aging or requiring maintenance)


C = Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan)


D = Unsafe, Failed or Replacement is Required
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Capital Expenditures


The table on the following page summarizes our opinion of reasonable budgets for the capital expenditures identified over the term of this


report. Deficiencies that can be remedied with routine maintenance or miscellaneous minor repairs, or minor conditions that generally do not


present material physical deficiencies, have not been budgeted but are discussed when relevant. 


The budgets assume a prudent level of ongoing maintenance. Dollars shown are inflated, and include contingencies (typically 5 to 15%) and


may include allowances for design/project management (typically 5 to 15%). TAXES ARE EXCLUDED.


The budgets provided are intended as order-of-magnitude advice only and should be considered Class D level or lower. Estimates from


licensed contractors, and some cases detailed engineering studies followed by a specification and tender process, will be required to confirm


budget allocations.
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Expenditure Table


Annual Budgets


Item Description Class Status 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030


1 Structure


1.1.1 General Interior Renovation and Abatement C Forecasted $0 $117,300 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.2 Structural Retrofit Allowance in Basement D Forecasted $0 $11,220 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.3 Repair Raised Flooring Leading to Garage C Forecasted $0 $2,040 $0 $0 $0 $0 $0 $0 $0 $0 $0


2 Building Envelope


2.1.1 Repair and Repaint Stucco Cladding C Forecasted $0 $13,105 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.1.2 Repair and Repaint Garage Exterior C Forecasted $0 $2,040 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.1 Replace Windows B Forecasted $0 $0 $0 $0 $0 $0 $24,156 $0 $0 $0 $0


2.2.2 Replace Garage Doors B Forecasted $0 $3,366 $0 $0 $0 $0 $0 $0 $0 $0 $0


3 HVAC


3.1.1 Replace Furnace and Oil Tank C Forecasted $0 $12,903 $0 $0 $0 $0 $0 $0 $0 $0 $0


4 Plumbing


4.1.1 Upgrade/Replace Domestic Water Equipment D Forecasted $0 $5,610 $0 $0 $0 $0 $0 $0 $0 $0 $0


5 Electrical


5.1.1 Install Meter and Repair Electrical Panel C Forecasted $0 $1,683 $0 $0 $0 $0 $0 $0 $0 $0 $0


5.1.2 General Wiring Replacement D Forecasted $0 $10,098 $0 $0 $0 $0 $0 $0 $0 $0 $0


Total $0 $179,365 $0 $0 $0 $0 $24,156 $0 $0 $0 $0


$ / ft² $0.00 $112.10 $0.00 $0.00 $0.00 $0.00 $15.10 $0.00 $0.00 $0.00 $0.00
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1. Structure


1.1 Structural Frame


1.1.1 General Interior Renovation and Abatement


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$115,000 $117,300 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Abatement Allowance 1 allow $15,000.00 $15,000


General Re/Re of


Finishes
1600 ft² $30.00 $48,000


Re/Re Kitchen 1 allow $40,000.00 $40,000


Re/Re Bathroom 1 allow $12,000.00 $12,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $115,000
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1.1.2 Structural Retrofit Allowance in Basement


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$11,000 $11,220 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Framing


improvement/sister Joist
at top of basement stairs 1 allow $750.00 $750


Replace Joist
half joist at concrete


block wall
1 joists $750.00 $750


Sister Joists
north side, these 2 joists


only partially sistered
2 joists $1,000.00 $2,000


Sister Joist
evidence of rot at west


end
1 joists $1,000.00 $1,000


Replace Joist at far north


side


loose and rotten above


sink
1 joists $1,500.00 $1,500


Sister joist
at east portion of


basement
1 joists $1,000.00 $1,000


Install Joist/Beam at far


east side opening


at cast-in-place concrete


opening
1 locations $1,500.00 $1,500


Framing Improvements, if


required
1 allow $1,500.00 $1,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,000


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $11,000


Project Notes:


This project allows for retrofit structural repairs in the basement. Some retrofit work has been completed previously but is inadequate.
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1.1.3 Repair Raised Flooring Leading to Garage


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$2,000 $2,040 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Rebuild raised floor 1 allow $1,500.00 $1,500


Repair Ceiling panels 1 allow $500.00 $500


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $2,000
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2. Building Envelope


2.1 Walls


2.1.1 Repair and Repaint Stucco Cladding


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$12,848 $13,105 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Repair stucco local patch repairs 1 allow $1,500.00 $1,500


Repainting 217 m2 $40.00 $8,680


Access - scaffold 1 allow $1,500.00 $1,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,168


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $12,848


Project Notes:


This project includes for local patch repair and repainting of exterior stucco.


2.1.2 Repair and Repaint Garage Exterior


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$2,000 $2,040 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Repair allowance for


local board replacement
1 allow $1,500.00 $1,500


Repainting 1 allow $500.00 $500


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $2,000


2.2 Windows and Doors
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2.2.1 Replace Windows


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$21,450 $24,156 2026 25 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace windows small 9 window $1,500.00 $13,500


Replace windows medium 3 window $2,000.00 $6,000


Replace Windows large 0 window $2,500.00 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,950


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $21,450


Project Notes:


This project is an allowance for window replacements. We suspect that the windows are maintainable for another several years.


2.2.2 Replace Garage Doors


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,300 $3,366 2021 20 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Garage Doors 2 doors $1,500.00 $3,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $300


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,300


2.3 Roofing


N/A
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3. HVAC


3.1 General HVAC


3.1.1 Replace Furnace and Oil Tank


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$12,650 $12,903 2021 20 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Furnace Std. size <100 MBH 1 furnace $5,500.00 $5,500


Re/Re Oil Tank 1 200 gal tank $3,500.00 $3,500


ductwork repairs/mods 1 allow $2,500.00 $2,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,150


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $12,650
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4. Plumbing


4.1 Domestic Water Systems


4.1.1 Upgrade/Replace Domestic Water Equipment


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,500 $5,610 2021 15 Recurring D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Tank Heater std. size, elec. 1 units $1,500.00 $1,500


Re/Re Expansion Tank 1 tank $1,000.00 $1,000


Filtration/Softening


equipment
1 allow $2,500.00 $2,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $500


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,500


4.2 Drainage Systems


N/A
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5. Electrical


5.1 Electric Supply and Distribution


5.1.1 Install Meter and Repair Electrical Panel


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$1,650 $1,683 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace some breakers 100A 1 allow $1,000.00 $1,000


New Meter 1 allow $500.00 $500


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $150


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $1,650


5.1.2 General Wiring Replacement


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$9,900 $10,098 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Wiring 8 rooms $1,000.00 $8,000


Re/Re Wiring 2 hallway $500.00 $1,000


New Item 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $900


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $9,900
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Appendix - Floor Plans
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Photos


Photo No. 1: South Elevation


Photo No. 2: Northwest Elevation


Photo No. 3: North Elevation and Garage
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Photo No. 4: Attached Garage


Photo No. 5: Main Floor Structure


Photo No. 6: Additional Supports at East Side
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Photo No. 7: Weak Joist with Support


Photo No. 8: Addition Attic


Photo No. 9: Original House Attic
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Photo No. 10: Shingles


Photo No. 11: Furnace


Photo No. 12: DHW Heater and Expansion Tank
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Photo No. 13: Oil Tank


Photo No. 14: Electrical Panel


Photo No. 15: Main Floor
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Photo No. 16: Kitchen


Photo No. 17: Upstairs Bedroom
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Scope Of Work


Authorization


This report was prepared at the request of Caiti McLelland of Parks Canada Agency as a capital plan for the property. WSP Canada Inc.


prepared this report in accordance with the Standing Offer Agreement.


Mandate


The purpose of this report is to provide a general indication of the present physical condition of the building with respect to easily visible


portions of the structure; enclosure; mechanical, electrical, and plumbing systems. Interior finishes, furniture, and tenant equipment, are


specifically excluded from our mandate. We were to record deficiencies or conditions noted during a single visual walk-through review that, in


our opinion, will likely require Capital expenditures by the Owner over the next 10 years. Capital expenditures are defined as expenditures that


are expected to exceed an annual threshold of $1,000, and are not normally associated with routine maintenance. Voluntary upgrades or


improvements are excluded. Please refer to the Project Level Mandate and Limitations document for additional information.


Survey Method


WSP reviewed the building structure, envelope, portions of the interior, the site, and mechanical, electrical, and plumbing systems. The site visit


was completed on December 10, 2020. Our field observer and primary report author was Brian Campbell, P.Eng. The report was reviewed by


Adam Safadi, P.Eng. 


The survey consisted of a visual review of all accessible portions of the house. Finishes and furnishings throughout limited our review. We


reviewed the attics via a step-ladder. We observed the living room crawl space from a window in the basement wall so access was limited.


Mechanical and electrical systems were not operational. We did not access the interior of the furnace or remove the electrical panel cover. We


did not operate windows. 


We inspected the roof from ground. We did not mount to the main roof surface.


Information Provided


The house was vacant. No information was provided regarding the property history, performance of building systems and work previously


performed. No drawings were available for review. 


Respectfully submitted,


WSP Canada Inc.


Brian Campbell, P.Eng.


Project Manager


Gerard Gransaull, P.Eng.


Project Director


7672 Elgin Mills Road Page 23 of 24   







7672 Elgin Mills Road Page 24 of 24   





		7672 Elgin Mills Road.Floor Plans.25Feb21.pdf

		Untitled

		2nd Floor.pdf

		Untitled



		1st Floor.pdf

		Untitled











Ryan Challinor
File Attachment
7672 Elgin Mills BCA.pdf




BUILDING CONDITION
ASSESSMENT


260 Old Finch Avenue, Toronto, Ontario


January 13, 2021


Prepared For:


Parks Canada Agency


3545 Kingston Road


Toronto, ON M1M 1R6


Contact: Caiti McLelland


Prepared By:


WSP Canada Inc.


2300 Yonge Street, Suite 2300


Toronto, ON M4P 1E4


Contact: Brian Campbell, P.Eng.


Project Number: 20M-01500-00







General Description


The property at 260 Old Finch Avenue, Toronto, is a 2-storey house without basement. We could not confirm the original construction year but


expect it was constructed in the 1960s/70s. We estimate the gross floor area at about 230 sq. m. (2,475 sq. ft.). 


The structure is wood-framed with concrete block foundations walls that are partially exposed as the grade changes around the house. There is


a concrete-framed room at the lower level that extends beyond the building footprint on the north side that provides a platform/deck for access


to the north side entrance door. The walls are clad with brick masonry veneer which does appear to incorporate a ventilated air space behind


the brick. Windows are reasonably modern and include double-glazed IGUs in vinyl frames, inset into the original wood window frames (now


capped with vinyl). The roof structure is covered with asphalt shingles and the soffit is painted wood. The attic appears to be ventilated at the


east and west elevations. The original plank wood decking of the roof structure is visible from a missing section of soffit.


The house is heated by electric baseboard heaters and force-flow heaters. We could not locate the main electrical panel for the house but there


is a meter for the house labelled as "new house" at a small building located to the north of 264 Old Finch Ave. Based on the history provided to


us by the Tenant at 264 Old Finch, we suspect power is fed to 260 Old Finch from this address. There is a pole mounted transformer (likely


utility owned) located at Sewells Road that provides power to the site. 


There is a well located towards the northwest corner of the building but we could not confirm if the well services the house or the house to the


north, 262 Old Finch. 


We could not confirm the location of the sanitary drainage outlet or septic system that may serve this house specifically. It is likely concealed by


interior finishes. However, sanitary waste may be collected by the septic tanks located between 260 Old Finch and 264 Old Finch.


For the purpose of this report, the front door faces south.
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Executive Summary


MANDATE


This report was prepared at the request of Parks Canada Agency as a capital plan for the property. Our review considers a 10-year capital


renewal forecast and a $1,000 capital threshold.


GENERAL CONDITION - D1 - Very Poor Condition and Uninhabitable


The overall building condition is classified as D1: Very poor condition and uninhabitable. The building structure and envelope are generally


intact, however the overall condition requires major capital repairs to return the building to habitable standards. 


The building appears to have been vacant for several years and mechanical and electrical services are not in operating condition. The building


is severely contaminated with mould growth throughout and our review was very brief due to the environmental risks. Although review of


environmental conditions are outside of our mandate, we suspect full abatement activities will be required.


The building structure is adequate and although covered by interior finishes throughout, it appears to be sound. However, there is water


ponding in some areas of the main floor that may be as a result of moisture penetration through the slab-on-grade or as a result of the


exceptionally humid environment. Further review is required to confirm if moisture transfer through the slab-on-grade is occurring or will


continue to be an issue in the future. 


The cladding is largely intact and free of widespread deterioration. The roofing is aged and will require replacement in the near term. Windows


are relatively modern and serviceable. It was difficult for us to determine if failed units are present due to excessive moisture build up. 


There is no forced-air furnace as the building is heated by electric baseboards and force-flow heaters that are in very poor condition. All


heaters will require replacement. We recommend allowing for the installation of a forced-flow propane or oil-fired furnace. 


We could not locate the main electrical panel but suspect it is located in the adjacent house, 264 Old Finch Ave. There is an exterior meter on


the shed behind this house. The wiring is old and we recommend replacement in conjunction with major interior finish renewals.


The required restoration costs are estimated at ~$280K. This excludes design, engineering and soft costs such as permits, etc. At $200/sq.


foot + $50K for demolition, we estimate a modest re-construction cost at about $550,000. The repair costs are approaching an amount that


makes the justification for repair difficult relative to re-building.


We have included budgets for the following projects:


- full abatement and removal and replacement of all interior finishes including installation of new kitchen and bathrooms;


- engineering evaluation for slab-on-grade moisture penetration and allowance for repairs, pending the evaluation findings; 


- replacement of roof shingles and local repair and repainting of the wood soffit; 


- re-building brick clad staircase to the north entrance door including new handrails/guards;


- replacement of about 25% of the vinyl framed windows and replacement of two doors;


- removal of electrical heating components and installation of forced-air furnace, air-conditioning unit and fuel tank and associated ductwork (full


conversion from electric heating to forced-air heating);


- installing new domestic water equipment; 


- installing new 100A electrical panel within the house (including an allowance for buried service replacement) and re-wiring all rooms;


As septic and well systems are excluded from our mandate, we have not included budgets for sanitary drainage modifications and/or the


installation of a new septic system or the drilling of a new/additional well, if required. We recommend the well and septic services be confirmed
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prior to embarking upon any major renovation work. 


CLOSURE 


No part of this report should be read in isolation. It is intended to be relied upon only in its entirety including the Scope of Work and Limitations.
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Condition Assessment Rating Criteria


The general building condition rating is classified as follows:


A = Good Condition (systems functional with minimal capital renewal anticipated in the near term)


B = Fair Condition (systems functional but require major capital renewal in the near term)


C = Poor Condition (systems are problematic and require major capital renewal in the near term)


D = Abandoned and not habitable


- D1: Very poor condition and uninhabitable. The building structure and envelope are generally intact, however the overall condition requires


major capital repairs to return the building to habitable standards. 


- D2: Structurally Compromised. The building structure is compromised and the envelope is severely deteriorated, posing health and safety


risks upon entry. With appropriate safety precautions, immediate abatement activities can be completed, before recommended deconstruction.


- D3: Structurally Unsafe. The building is partially collapsed and unfit to enter. It poses an imminent health and safety risk upon entry and within


the immediate surrounding. Entry for investigation, rehabilitation or abatement is not feasible in its current condition. Demolition is


recommended. 


Building systems are classified as follows:


A = Good Condition (functional and not requiring notable repair)


B = Fair Condition (functional but aging or requiring maintenance)


C = Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan)


D = Unsafe, Failed or Replacement is Required
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Capital Expenditures


The table on the following page summarizes our opinion of reasonable budgets for the capital expenditures identified over the term of this


report. Deficiencies that can be remedied with routine maintenance or miscellaneous minor repairs, or minor conditions that generally do not


present material physical deficiencies, have not been budgeted but are discussed when relevant. 


The budgets assume a prudent level of ongoing maintenance. Dollars shown are inflated, and include contingencies (typically 5 to 15%) and


may include allowances for design/project management (typically 5 to 15%). TAXES ARE EXCLUDED.


The budgets provided are intended as order-of-magnitude advice only and should be considered Class D level or lower. Estimates from


licensed contractors, and some cases detailed engineering studies followed by a specification and tender process, will be required to confirm


budget allocations.
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Expenditure Table


Annual Budgets


Item Description Class Status 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030


1 Structure


1.1.1 Slab-on-grade Evaluation and Repair Allowance C Forecasted $0 $20,400 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.2 Mould/Asbestos Abatement D1 Forecasted $0 $25,500 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.3 Renewal of Interior Finishes D1 Forecasted $0 $136,743 $0 $0 $0 $0 $0 $0 $0 $0 $0


2 Building Envelope


2.1.1 Re-build Masonry Walls at North Entrance B Forecasted $0 $7,136 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.1 Window Replacement Allowance B Forecasted $0 $7,854 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.2 Replace Exterior Doors (2) C Forecasted $0 $3,366 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.1 Replace Sloped Roofing C Forecasted $0 $13,845 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.2
Replace Eavestroughs/ Downspouts and Repair


and Repaint Soffit
C Forecasted $0 $3,220 $0 $0 $0 $0 $0 $0 $0 $0 $0


3 HVAC


3.1.1 Install Furnace, AC and Ductwork D1 Forecasted $0 $40,392 $0 $0 $0 $0 $0 $0 $0 $0 $0


4 Plumbing


4.1.1 Upgrade/Replace Domestic Water Equipment D1 Forecasted $0 $5,610 $0 $0 $0 $0 $0 $0 $0 $0 $0


5 Electrical


5.1.1
Replace Main Electrical Panel and Re-wire


House
D1 Forecasted $0 $21,598 $0 $0 $0 $0 $0 $0 $0 $0 $0


Total $0 $285,664 $0 $0 $0 $0 $0 $0 $0 $0 $0


$ / ft² $0.00 $115.42 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
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1. Structure


1.1 Structural Frame


1.1.1 Slab-on-grade Evaluation and Repair Allowance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$20,000 $20,400 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Engineer Eval and Cores 1 allow $5,000.00 $5,000


Repair Allowance 1 allow $15,000.00 $15,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $20,000


1.1.2 Mould/Asbestos Abatement


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$25,000 $25,500 2021 N/A One time D1 Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


abatement allowance 1 allow $25,000.00 $25,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $25,000
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1.1.3 Renewal of Interior Finishes


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$134,062 $136,743 2021 N/A One time D1 Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/re finishes 2475 ft2 $25.00 $61,875


Re/re Kitchen 1 allow $30,000.00 $30,000


Re/re bathrooms 3 bathrooms $10,000.00 $30,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $12,188


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $134,062
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2. Building Envelope


2.1 Walls


2.1.1 Re-build Masonry Walls at North Entrance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$6,996 $7,136 2021 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Masonry Labourer
2 man x 3 days x 8 hrs x


70/hr
48 hrs $70.00 $3,360


Material Allowance 1 allow $1,500.00 $1,500


Installation of new


handrails


standard/aluminum


picket
1 allow $1,500.00 $1,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $636


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $6,996


2.2 Windows and Doors


2.2.1 Window Replacement Allowance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$7,700 $7,854 2021 25 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace windows small 2 window $1,500.00 $3,000


Replace windows medium 2 window $2,000.00 $4,000


Replace Windows large 0 window $2,500.00 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $700


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $7,700
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2.2.2 Replace Exterior Doors (2)


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,300 $3,366 2021 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Front entry, standard


steel, no vision
0 door $1,200.00 $0


Front entry, metal with


vision panel
2 door $1,500.00 $3,000


Front Entry, fibreglass 0 door $3,500.00 $0


Side Door, standard


metal
0 door $1,000.00 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $300


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,300


2.3 Roofing
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2.3.1 Replace Sloped Roofing


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$13,574 $13,845 2021 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace asphalt shingles
std 3-tab shingle, up to 3


stories
156 m2 $75.00 $11,700


Sheathing repair


allowance OR Sheathing


Replacement


allow 10% 16 m2 $40.00 $640


Attic venting


modifications


not likely required but


soffit vent could be


added at minimal cost


0 $0 $0


Spec & tender
consider if likely to use


engineer
1 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,234


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $13,574


2.3.2 Replace Eavestroughs/ Downspouts and Repair and Repaint Soffit


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,157 $3,220 2021 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace eavestroughs 23 m $30.00 $690


Replace downspouts 12 m $30.00 $360


Repair Wood Soffit - NE


+ SE corner
10 m2 $40.00 $400


Repaint all soffit area 46 m2 $20.00 $920


Access via scissor lift


rental
1 /day $500.00 $500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $287


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,157
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3. HVAC


3.1 General HVAC


3.1.1 Install Furnace, AC and Ductwork


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$39,600 $40,392 2021 20 Recurring D1 Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Install Furnace large >100 MBH 1 furnace $6,500.00 $6,500


install AC unit 2 tons $2,500.00 $5,000


Ductwork installation 1 allow $20,000.00 $20,000


Install Oil Tank on slab
assume exterior


mounted
1 allow $4,500.00 $4,500


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $3,600


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $39,600


260 Old Finch Avenue Page 13 of 23   







4. Plumbing


4.1 Domestic Water Systems


4.1.1 Upgrade/Replace Domestic Water Equipment


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,500 $5,610 2021 15 Recurring D1 Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Tank Heater std. size, elec. 1 units $1,500.00 $1,500


Re/Re Exp tank 1 allow $1,000.00 $1,000


Filtration/Treatment


Equipment
1 allow $2,500.00 $2,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $500


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,500


4.2 Drainage Systems


N/A
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5. Electrical


5.1 Electric Supply and Distribution


5.1.1 Replace Main Electrical Panel and Re-wire House


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$21,175 $21,599 2021 40 Recurring D1 Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Install Panel 100A 1 panel $4,500.00 $4,500


Rewire House 11 room $1,000.00 $11,000


Allowance for Buried


service replacement
25 m $150.00 $3,750


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,925


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $21,175
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Appendix - Floor Plans
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Photos


Photo No. 1: 260 Old Finch Avenue


Photo No. 2: East Elevation


Photo No. 3: North Elevation
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Photo No. 4: West Elevation


Photo No. 5: North Entrance - Brick Clad Concrete


Framed Porch


Photo No. 6: Roofing and Eavestroughs
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Photo No. 7: Missing Soffit Cladding at Northeast


Corner


Photo No. 8: South Entrance - Ponding Water and


Mould


Photo No. 9: Wood Structure
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Photo No. 10: Domestic Water Equipment


Photo No. 11: Electrical Meter


Photo No. 12: Kitchen


260 Old Finch Avenue Page 20 of 23   







Photo No. 13: Main Floor Living Room


Photo No. 14: Upstairs Bathroom


Photo No. 15: Upstairs Bedroom
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Scope Of Work


Authorization


This report was prepared at the request of Caiti McLelland of Parks Canada Agency as a capital plan for the property. WSP Canada Inc.


prepared this report in accordance with the Standing Offer Agreement.


Mandate


The purpose of this report is to provide a general indication of the present physical condition of the building with respect to easily visible


portions of the structure; enclosure; mechanical, electrical, and plumbing systems. Interior finishes, furniture, and tenant equipment, are


specifically excluded from our mandate. We were to record deficiencies or conditions noted during a single visual walk-through review that, in


our opinion, will likely require Capital expenditures by the Owner over the next 10 years. Capital expenditures are defined as expenditures that


are expected to exceed an annual threshold of $1,000, and are not normally associated with routine maintenance. Voluntary upgrades or


improvements are excluded. Please refer to the Project Level Mandate and Limitations document for additional information.


Survey Method


WSP reviewed the building structure, envelope, portions of the interior, the site, and mechanical, electrical, and plumbing systems. The site visit


was completed on November 4, 2020. Our field observer and primary report author was Brian Campbell, P.Eng. The report was reviewed by


Adam Safadi, P.Eng. 


The survey consisted of a visual review of all accessible portions of the house. There was widespread mould growth throughout the house so


our interior review was limited. We did not enter the attic. The electrical and mechanical systems were not in an operating state. We did not


operate windows as all are boarded up. 


We inspected the roof from ground. We did not mount to the main roof surface. We did not enter the adjacent buildings as they are different


municipal addresses.


Information Provided


The house was vacant and abandoned. Limited information was provided by the neighbour located at 264 Old Finch Avenue. No other


information was provided. No drawings were available for review. 


Respectfully submitted,


WSP Canada Inc.


Brian Campbell, P.Eng.


Project Manager 


Gerard Gransaull, P.Eng.


Project Director
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Prepared For: 


Parks Canada Agency


3545 Kingston Road


Toronto, ON M1M 1R6


Contact: Caiti McLelland


Prepared By: 


WSP Canada Inc.


2300 Yonge Street, Suite 2300


Toronto, ON M4P 1E4


Contact: Brian Campbell, P.Eng.


Project Number 20M-01500-00


BUILDING CONDITION
ASSESSMENT


1869 Concession Road 2, Markham, Ontario 


July 27, 2021







General Description


The property at 1869 Concession Rd. 2, Uxbridge, is a 1-storey house with basement. We could not confirm the original construction year but


expect it was constructed in the early 1970's. We estimate the gross floor area at about 121 sq. m. (1300 sq. ft.), not including the basement. 


For the purpose of this report, the front door faces west.
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Executive Summary


MANDATE


This report was prepared at the request of Parks Canada Agency as a capital plan for the property. Our review considers a 10-year capital


renewal forecast and a $1,000 capital threshold.


GENERAL CONDITION - B - FAIR CONDITION 


The overall building condition is classified as B - Fair Condition (functional but aging or requiring maintenance)


The building structure is adequate and no major concerns are noted. There is evidence of leakage through the concrete block foundation walls


but this is not resulting in structural damaged at this time. We expect this degree of leakage to be reasonably tolerable assuming the basement


remains un-used. 


The cladding is generally in fair condition with no major concerns noted. The roofing has been recently replaced and the tenant reports no issues


with leakage. 


Mechanical and electrical systems are generally in serviceable condition and adequately performing their intended functions. 


SALIENT MAINTENANCE OR SAFETY-RELATED OBSERVATIONS


No conditions were identified that require immediate attention to address performance or safety related concerns.


CLOSURE 


No part of this report should be read in isolation. It is intended to be relied upon only in its entirety including the Scope of Work and Limitations.
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Condition Assessment Rating Criteria


The general building condition rating is classified as follows:


A = Good Condition (systems are functional with minimal capital renewal anticipated in the near term)


B = Fair Condition (systems are functional but require major capital renewal in the near term)


C = Poor Condition (systems are problematic and require major capital renewal in the near term)


D = Abandoned and not habitable 


- D1: Very poor condition and uninhabitable. The building structure and envelope are generally intact, however the overall condition requires


major capital repairs to return the building to habitable standards. 


- D2: Structurally Compromised. The building structure is compromised and the envelope is severely deteriorated, posing health and safety risks


upon entry. With appropriate safety precautions, immediate abatement activities can be completed, before recommended deconstruction.


- D3: Structurally Unsafe. The building is partially collapsed and unfit to enter. It poses an imminent health and safety risk upon entry and within the


immediate surrounding. Entry for investigation, rehabilitation or abatement is not feasible in its current condition. Demolition is recommended. 


Building systems are classified as follows:


A = Good Condition (functional and not requiring notable repair)


B = Fair Condition (functional but aging or requiring maintenance)


C = Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan)


D = Unsafe, Failed or Replacement is Required
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Capital Expenditures


The table on the following page summarizes our opinion of reasonable budgets for the capital expenditures identified over the term of this report.


Deficiencies that can be remedied with routine maintenance or miscellaneous minor repairs, or minor conditions that generally do not present


material physical deficiencies, have not been budgeted but are discussed when relevant. 


The budgets assume a prudent level of ongoing maintenance. Dollars shown are inflated, and include contingencies (typically 5 to 15%) and may


include allowances for design/project management (typically 5 to 15%). TAXES ARE EXCLUDED.


The budgets provided are intended as order-of-magnitude advice only and should be considered Class D level or lower. Estimates from


licensed contractors, and some cases detailed engineering studies followed by a specification and tender process, will be required to confirm


budget allocations.
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Annual Budgets


Expenditure Table


Item Description Class Status 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030


1 Structure


No projects identified - - - - - - - - - - -


2 Building Envelope


2.2.1 Replace Exterior Doors C Forecasted $0 $0 $0 $2,918 $0 $0 $0 $0 $0 $0 $0


3 HVAC


3.1.1 Replace Furnace B Forecasted $0 $0 $0 $0 $0 $0 $0 $0 $0 $7,230 $0


3.1.2 Replace Oil Tank B Forecasted $0 $0 $0 $0 $0 $0 $0 $0 $0 $4,601 $0


4 Plumbing


4.1.1 Replace DHW Tank Heater B Forecasted $0 $0 $0 $0 $0 $0 $0 $0 $0 $1,972 $0


5 Electrical


No projects identified - - - - - - - - - - -


Total $0 $0 $0 $2,918 $0 $0 $0 $0 $0 $13,803 $0


$ / ft² $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
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1. Structure


1.1 Structural Frame


Description:


The above-grade structure is wood-framed. There is a basement under the entire building footprint. 


The basement foundation walls are concrete block. The basement floor is a concrete slab-on-grade.


The main floor is formed by wood decking on wood joists supported by the perimeter foundation walls and interior concrete block walls.


There was no access to the attic at the time of the visit. The roof framing was not confirmed.


Condition / Recommendation:


Overall Condition Rating: B


Age: ~60 years


Remaining Life: +25 years


We note no evidence of unusual settlement, displacement or sagging, or structural cracking in the areas reviewed. We reviewed wood framing


near grade level and note no major concerns with wood rot.


The interior structural elements are generally protected from weather and are not expected to require major repair within the report term. 


We note evidence of water leakage at the south-east and north-east corner of the basement foundation block walls (e.g. peeling paint, stained


floor with water evidence). As the leakage does not appear to be causing structural deterioration at this time, and the area is currently unfinished,


we assume some moisture penetration will be tolerated. No budget for repairs is included.
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2. Building Envelope


2.1 Walls


Description:


The exterior walls are clad with original (undrained) brick veneer. The masonry cladding is supported by steel lintels across window and door


openings. 


Sealant is installed at at window and door perimeters.


Condition / Recommendation:


Overall Condition Rating: B


Age: About 60 years


Remaining Life: 15+ years


The cladding is in good overall condition and generally free of widespread deterioration. Sealants are generally intact and flexible. No major


repairs or widespread replacements are anticipated. We note the following local deficiencies that can be repaired as part of routine


maintenance: 


- repoint small area of bricks on the west elevation, south of the front door


The tenant reports there have been no ongoing problems with water leakage.


2.2 Windows and Doors


Description:


WINDOWS


Windows are located on all elevations.


Windows have fixed insulating glass units (IGUs) with operable units (vertical sliders main floor, horizontal sliders basement) in vinyl frames.


According to the date stamps, the windows were likely installed circa 1990's.


Basement windows are vinyl sliders with window-wells on the north side. 


DOORS


The main entrance door is wood and the rear door is metal clad hollow core, both with an aluminum storm.
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Condition / Recommendation:


Overall Condition Rating: B (windows), C (doors)


Age: 20-30 years (windows), varies (doors)


Remaining Life: 10+ years (windows), 3 years (front door); 10 years (rear door)


The tenant reported no water or excessive air leakage through the windows or doors and we note no evidence of water leakage or


cracked/failed IGUs in the areas reviewed. The weather stripping we checked is engaged and not worn out. Although the windows are old, they


are still in serviceable condition so we expect they can remain in place for the duration of the report term if individual units are replaced as glass


seals fail.


The tenant reports no major concerns with the exterior doors, however we note that the front door does not close properly and has a piece


missing by the lock. We have included a budget for replacement in the near term. The other exterior door is expected to be repaired or replaced


as-needed.


2.2.1 Replace Exterior Doors


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$2,750 $2,918 2023 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Front entry, standard


steel, no vision
1 door $2,500.00 $2,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $250


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $2,750


2.3 Roofing


Description:


The roofs are sloped and covered with asphalt shingles. Valleys are closed type.


The roofs drain into prefinished metal gutters and downspouts that discharge at grade.


The attic spaces are ventilated through perforated aluminum soffits, and through roof vents.


History of Repairs:


2018: Roof Replaced
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Condition / Recommendation:


Overall Condition Rating: A


Age: 3 years


Remaining Life: 17 years


The tenant reports no issues with leakage. The condition of the shingles is consistent with their reported age. We did not note excessive granule


loss, curling, or deterioration of the valleys.


The soffit are aluminum and in good condition.


The eavestroughs and downspouts are generally secure and flush. Renewal is not anticipated.
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3. HVAC


3.1 General HVAC


Description:


Heat is provided by an oil furnace (Olsen, HML 80, 2008) with 80 MBH nominal capacity, and a Beckett oil burner. It is supplied by a 905 L tank


in the basement, by Granby installed circa 2008, according to the data plate. Fill and vent pipes are on the north elevation. The furnace air intake


and exhaust flue vent through the north foundation wall. 


There is no central air-conditioning.


History of Repairs:


2008: Replaced Furnace, per manufacturer's data plate


2008: Replaced oil tank, per manufacturer's data plate


Condition / Recommendation:


Overall Condition Rating: B


Age: 12 years (furnace); 12 years ( tank)


Remaining Life: 8 years (furnace); 8 years (oil tank)


The furnace is about 12 years old and no major deficiencies are apparent. Ductwork is satisfactory and there are registers in all the rooms


checked. 


We also note the following: 


- dryer vent piping appears to be disconnected and sitting in the basement sink, this should be properly run outside. This is a maintenance item.


The average typical service life for a furnace is about 20 years. Based on age, replacement is anticipated within the report term. 


Oil and propane tanks have a typical service life of about 15 to 20 years. Based on age, replacement is anticipated within the report term.


3.1.1 Replace Furnace


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$6,050 $7,230 2029 20 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Furnace Std. size <100 MBH 1 furnace $5,500.00 $5,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $550


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $6,050
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3.1.2 Replace Oil Tank


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,850 $4,601 2029 20 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Fuel Tank - Std.


Size (750-1000L)


Incl. re/re piping above


slab
1 tank $3,500.00 $3,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $350


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,850


Project Notes:


905 L Tank
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4. Plumbing


4.1 Domestic Water Systems


Description:


Water is supplied from a well located about 20m from the northwest corner of the house. The well has a submersible pump. The cold water main


is 25mm plastic (PB) and feeds through the basement wall and into a Pentair expansion tank. 


Cold water passes through a filter and softeners, and an electronic (UV) purifier. The supply piping in the house is copper and plastic PEX. 


Hot water is generated in an electric tank heater in the basement (2014, 182 L, 4500W).


Condition / Recommendation:


Overall Condition Rating: B


Age: 7 years


Remaining Life: 8 years


The supply system and piping is operational and configuration is satisfactory. The Tenant reports no problems with leakage. The expansion tanks


are recent installations, about 3 years old. Local repairs can be made as needed, as part of maintenance, including water conditioning


equipment. We cannot comment on the age or condition of the well pump.


The hot water tank heater is a recent installation, about 7 years old with some corrosion. These units typically have a 15-year life span, so a


replacement budget is included.


4.1.1 Replace DHW Tank Heater


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$1,650 $1,972 2029 15 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Tank Heater std. size, elec. 1 units $1,500.00 $1,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $150


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $1,650


4.2 Drainage Systems


Description:


Drain piping is generally ABS plastic or copper. The main stack connects to a cast iron horizontal drain leading to the septic tank. The tank cover


is east of the house. 


There is a sump pump at the southeast of the basement, discharging via plastic pipe through the foundation wall to grade level.


The type of buried drainage piping could not be confirmed but based on suspected date of construction, it is likely cast-iron.
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Review of the septic system is not included as part of this mandate.


Condition / Recommendation:


Overall Condition Rating: B


Age: varies


Remaining Life: varies


The drainage piping is generally in good condition. We note no evidence of leakage and the tenant reports no issues with backups. 


No capital expenditures are anticipated within the report term. Sump pumps are expected to be replaced, when required, with costs expected to


be below the capital threshold.
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5. Electrical


5.1 Electric Supply and Distribution


Description:


Power is supplied from a transformer. We assume the transformer is the responsibility of the Utility. Power is run underground to the house. A


house-mounted meter base feeds the basement main panel. The service conduit supplies the main breaker panel (100A) located in the


basement on the south elevation wall. Wiring is copper, ranging from 1950's Romex to modern plastic sheathed.


Condition / Recommendation:


Overall Condition Rating: B


Age: about 10 years (panel); varies (wiring)


Remaining Life: about 30 years (panel); varies (wiring)


The service drop and main panel are satisfactory. No problems with electrical supply are reported by the tenant. 


Main distribution panels have a typical service life of about 30-40 years. Based on the estimated age of the panel, replacement is not likely


required within the report term.


1869 Concession Road 2 Page 15 of 22   







Appendix - Floor Plans
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Photos


Photo #1: West Elevation


Photo #2: North Elevation


Photo #3: East Elevation
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Photo #4: South Elevation


Photo #5: Chimney


Photo #6: Deteriorated Mortar Joints
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Photo #7: Detached Garage


Photo #8: Oil Tank


Photo #9: Furnace
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Photo #10: Water Heater and Expansion Tank


Photo #11: Electrical Panel


Photo #12: Water Damage South East Corner
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Photo #13: Water Damage North East Corner
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Scope Of Work


Authorization


This report was prepared at the request of Caiti McLelland of Parks Canada Agency as a capital plan for the property. WSP Canada Inc.


prepared this report in accordance with the Standing Offer Agreement.


Mandate


The purpose of this report is to provide a general indication of the present physical condition of the building(s) with respect to easily visible


portions of the structure; enclosure; mechanical, electrical, and plumbing systems. Interior finishes, furniture, and tenant equipment, are


specifically excluded from our mandate. We were to record deficiencies or conditions noted during a single visual walk-through review that, in our


opinion, will likely require Capital expenditures by the Owner over the next 10 years. Capital expenditures are defined as expenditures that are


expected to exceed an annual threshold of $1,000, and are not normally associated with routine maintenance. Voluntary upgrades or


improvements are excluded. Please refer to the Project Level Mandate and Limitations document for additional information.


Survey Method


WSP reviewed the building structure, envelope, portions of the interior, the site, and mechanical, electrical, and plumbing systems. The site visit


was completed on July 6, 2021. Our field observer and primary report author was Zack Knight. The report was reviewed by Brian Campbell,


P.Eng. 


The survey consisted of a visual review of all accessible portions of the house. Storage in the basement and finishes and furnishings throughout


limited our review. We did not observe the attic, due to storage limiting our access. 


We did not test the operation of mechanical or electrical equipment but rather observed the operation of systems as they were at the time of our


review. We did not access the interior of the furnace or remove the electrical panel cover. We did not operate windows. We sampled plumbing


fixture operation only.


We inspected the roof from ground. We did not mount to the main roof surface. We did not enter the garage at the north end of the site.


Information Provided


The tenant was not present at the time of our review, and provided limited input and context around the property history, performance of building


systems and work previously performed. No drawings were available for review. 


Respectfully submitted,


WSP Canada Inc.


Brian Campbell, P.Eng.


Project Manager 


Gerard Gransaull, P.Eng.


Project Director
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General Description


General


The property at 10531 Reesor Road is a two-storey house with partial basement. We could not confirm the original construction year but expect


it was circa the mid-1800's.


The main house is rectangular, with a low basement/dirt-floor cellar. The narrower north extension appears original and includes a dirt crawl


space.


The house is on the east side of Reesor. The original front entrance is on the west elevation. There is a back door and porch on the east side.


We estimate the (interior) gross floor area at about 160 sq. m. (1,750 sq. ft.), not including the basement.


Structure


The building has stone foundations. On the main house, the exterior walls are stone. The north extension walls are wood framed. The floor


framing is via wide-spaced wood joists, supported on wood beams. First and second floor joists are 3" x 6.75", on 28" centers. There is thick


plank subflooring.


The main house roof structure was replaced within the last 10 years or so. There are fabricated wood trusses bearing on the exterior east and


west walls. There is no sheathing - the metal roof panels are mounted on 2x4 wood sleepers laid across the trusses for lateral bracing. This


structure replaces the original rafters and ceiling joists, although the original attic floor framing remains in place. The extension has the original


wood rafters, overlaid with new sleepers and metal roofing.


The basement is accessed via an interior staircase.


Envelope


Walls are stone. The north extension has vinyl siding on top of the old wood siding. Windows are old wood and replacement vinyl, set in wood


frames with wood sills.


Roofs are standing seam metal panels. There are no eavestroughs and downspouts. There is a brick chimney on the east side venting the


furnace. This chimney is outside the stone walls and was added about 30 years ago.


The main entrance has a pressure-treated wood deck/stoop. The east porch is generally a pressure-treated frame on concrete footings. Both


of these appear to be about 25 years old.


Mechanical and Electrical


All services are inoperable.


The original 100A overhead electrical service drop has been disconnected from the pole-mounted transformer. The mast remains on the south


wall - the meter has been removed. There is a breaker panel in the basement. Wiring is a mix of older Romex and newer NMD.


There is an old oil furnace in the basement. It vented into the east chimney but the flue pipe is absent. The oil tank has been removed.


We did not locate the well head or the septic tank. The cold water main enters into the basement. The pump, expansion tank and softener are


present, but piping is disconnected. Supply plumbing is copper and steel. Drain piping is plastic. There is a sump pump.
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Executive Summary


MANDATE


This report was prepared at the request of Parks Canada Agency as a capital plan for the property. Our review considers a 10-year capital


renewal timeframe and a $1,000 capital threshold.


GENERAL CONDITION - D1 - VERY POOR CONDITION AND UNINHABITABLE


The overall building condition is classified as D1: Very poor condition and uninhabitable. The building structure and envelope are generally


intact, however the overall condition requires major capital repairs to return the building to habitable standards. 


The required restoration costs are estimated at ~$350K, as listed below. This excludes design, engineering and soft costs such as permits,


etc. Pricing would be considerably higher if heritage considerations are included.


At $300/sq. foot + $50K for demolition, we estimate a modest re-construction cost at about $575K.


The repair requirements are well in excess of what is considered reasonable relative to re-building.


Overall Condition


The foundations are generally intact. Settlement cracking is apparent on most elevations, but the extent of the cracking is not considered


significant at this time.


The main and second floor beams were historically undersized and sagged, causing the floors to slope to the middle. The old wood posts may


also have rotted, and the stairwell framing is weak. In past, reinforcements were added - steel and wood posts were added, as was a PT stud


wall with concrete strip footing. This likely mitigated most of the weakness, but the current condition of the framing and added reinforcements is


poor (rust, rot, etc).


The north foundation wall of the north extension has subsided and is leaning outward; as this is a small and relatively low quality portion of the


building, we recommend its removal.


The front entrance wood stoop/deck is sinking and should be rebuilt. The rear porch is in deteriorated condition, with an unstable post/roof


connection.


The metal roofs and roof trusses are in good condition, having been replaced within the last ~10 years.


The majority of the stone masonry is sound. There are areas with deep mortar loss, and some settlement cracks which require repointing. In


general, the brick window arches are spalled and have deeply recessed mortar. We note that one brick arch on the east elevation has been


replaced in past.


Windows and doors are generally non-functional and boarded up. Wood sills are rotted.


The HVAC, electrical and plumbing systems are abandoned, having been disconnected many years ago. Any remaining components are not


safely re-usable. New services would be required, including reconnecting the electrical drop, replacing main panels, fuel tank and new furnace,


and full replacement of wiring and plumbing. The well and septic systems were not assessed as part of this review.


The interior finishes are substantially deteriorated, having been exposed to water and vermin damage for many years. Major abatement and full


replacement would be required.
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Renovation Scope


The following structural improvements would be required ($75,000):


- engage structural designer to plan out floor framing reinforcement of existing joists,


- we assume removal of the existing plank sub-flooring will be required


- the existing joists are widely spaced and overspanned (about 11 feet, basement and 13.5 feet, main floor); we expect reinforcement can


include some combination of sistering and/or adding joists plus new subflooring


- temporary shoring of the basement joists, and replacement of the two old wood beams with steel posts on pad footings, jacking the posts to


level the floor as needed


- replacing the basement stairs and repairing the header framing


- pouring a new basement floor


- on the main floor, temporarily shoring the second floor joists and replacing the south pocket beam (the central bearing for the north joists


appears to be the staircase wall; this is to be confirmed)


- on the second floor, removing the existing old (and abandoned) ceiling joists to allow the new ceiling finishes to be applied to the underside of


the new roof trusses


- remove the north extension, and fill in the crawl space, providing a new exterior door on the north wall


Rebuild front entrance and rear porch ($25,000)


- remove front wood deck; provide concrete steps and porch with a basic wood entrance roof


- repair east porch roof supports and replace shingles; the floor structure should be salvageable, with local repairs and new flooring, railings


and steps


Main Roof and Attic ($15,000)


- add eavestroughs and downspouts, and clad the soffits in aluminum.


- the attic will be enclosed once the second floor ceiling is replaced. At that time, insulation will be needed, and a ridge vent and soffit vents will


need to be added. Also, the plumbing stack will need to be extended through the roof and a flashing added.


Walls ($25,000)


- local repairs to deteriorated mortar and at cracks


- replacement of the remaining brick arches concurrent with mortar repairs and window replacement.


Windows and Doors ($60,000)


- Replacement of all windows and doors including the wood frames into which they are inset into the stone walls, and wood sills replaced with


stone


Mechanical and Electrical Systems ($35,000)


- reinstating the electrical service will be required; it appears that the existing mast and meter base can be re-used, and the existing SE cables


reconnected to the transformer; the poles appear intact; the main breaker panel and all wiring will need to be replaced


- a new fuel tank and furnace will be needed, venting into the existing chimney (a liner will be required); new ductwork will be required


throughout


- replace the pump, expansion tank, water heater and all supply plumbing


Interior Finishes


- Abatement activities ($30,000)


- General gut and replacement of interior finishes ($50,000)


- Replace kitchen and bathrooms ($30,000)


CLOSURE 
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No part of this report should be read in isolation. It is intended to be relied upon only in its entirety including the Scope of Work and Limitations.
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Condition Assessment Rating Criteria


The general building condition rating is classified as follows:


A = Good Condition (systems functional with minimal capital renewal anticipated in the near term)


B = Fair Condition (systems functional but require major capital renewal in the near term)


C = Poor Condition (systems are problematic and require major capital renewal in the near term)


D = Abandoned and not habitable


- D1: Very poor condition and uninhabitable. The building structure and envelope are generally intact, however the overall condition requires


major capital repairs to return the building to habitable standards. 


- D2: Structurally Compromised. The building structure is compromised and the envelope is severely deteriorated, posing health and safety


risks upon entry. With appropriate safety precautions, immediate abatement activities can be completed, before recommended deconstruction.


- D3: Structurally Unsafe. The building is partially collapsed and unfit to enter. It poses an imminent health and safety risk upon entry and within


the immediate surrounding. Entry for investigation, rehabilitation or abatement is not feasible in its current condition. Demolition is


recommended. 


Building systems are classified as follows:


A = Good Condition (functional and not requiring notable repair)


B = Fair Condition (functional but aging or requiring maintenance)


C = Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan)


D = Unsafe, Failed or Replacement is Required
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Capital Expenditures


The table on the following page summarizes our opinion of reasonable budgets for the capital expenditures identified over the term of this


report. Deficiencies that can be remedied with routine maintenance or miscellaneous minor repairs, or minor conditions that generally do not


present material physical deficiencies, have not been budgeted but are discussed when relevant. 


The budgets assume a prudent level of ongoing maintenance. Dollars shown are inflated, and include contingencies (typically 5 to 15%) and


may include allowances for design/project management (typically 5 to 15%). TAXES ARE EXCLUDED.


The budgets provided are intended as order-of-magnitude advice only and should be considered Class D level or lower. Estimates from


licensed contractors, and some cases detailed engineering studies followed by a specification and tender process, will be required to confirm


budget allocations.
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Appendix - Site Plan
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Photos


Photo No. 1: 10531 Reesor- southwest elevation


Photo No. 2: Front (west) elevation
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Photo No. 3: North extension


Photo No. 4: Major subsidence- north extension


foundation
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Photo No. 5: North elevation


Photo No. 6: East elevation- from northeast
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Photo No. 7: East elevation


Photo No. 8: Main newer steel roof and chimney


Photo No. 9: South elevation
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Photo No. 10: Typical replacement window in old frame-


with wood sill


Photo No. 11: Crawlspace under north extension


Photo No. 12: Basement
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Photo No. 13: Basement dirt floor


Photo No. 14: Example of prior reinforcements to


basement framing
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Photo No. 15: Main house stone foundations are


generally intact


Photo No. 16: Second floor joists


Photo No. 17: Replacement roof structure
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Scope Of Work


Authorization


This report was prepared at the request of Caiti McLelland of Parks Canada Agency as a capital plan for the property. WSP Canada Inc.


prepared this report in accordance with the Standing Offer Agreement.


Mandate


The purpose of this report is to provide a general indication of the present physical condition of the building(s) with respect to easily visible


portions of the structure; enclosure; mechanical, electrical, and plumbing systems. Interior finishes, furniture, and tenant equipment, are


specifically excluded from our mandate. We were to record deficiencies or conditions noted during a single visual walk-through review that, in


our opinion, will likely require Capital expenditures by the Owner over the next 10 years. Capital expenditures are defined as expenditures that


are expected to exceed an annual threshold of $1,000, and are not normally associated with routine maintenance. Voluntary upgrades or


improvements are excluded. Please refer to the Project Level Mandate and Limitations document for additional information.


Survey Method


WSP reviewed the building structure, envelope, portions of the interior, the site, and mechanical, electrical, and plumbing systems. The site visit


was completed on November 10, 2020. Our field observer and primary report author was Gerard Gransaull, P. Eng. The report was reviewed


by Brian Campbell, P. Eng. 


The survey consisted of a visual review of all accessible portions of the house. Finishes throughout limited our review. We did not enter the


extension crawl space. We inspected the roof from the ground.


Information Provided


The building is vacant and abandoned. No historical data was available. No drawings were available for review. 


Respectfully submitted,


WSP Canada Inc.


Brian Campbell, P.Eng. 


Project Manager 


Gerard Gransaull, P.Eng.


Project Director
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General Description


The property at 165 Locust Hill Lane, Markham (Locust Hill village), is a 2-storey house with basement. We could not confirm the original


construction year but expect it was constructed in the early 1900's. Based on the varying construction and two different additions having been


added on the south side of the house. There is a basement under the original house and a crawl space under the two additions. Only one crawl


space was visible from within the basement. We estimate the gross floor area at about 167 sq. m. (1800 sq. ft.), not including the basement. 


For the purpose of this report, the front door faces north.
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Executive Summary


MANDATE


This report was prepared at the request of Parks Canada Agency as a capital plan for the property. Our review considers a 10-year capital


renewal forecast and a $1,000 capital threshold.


GENERAL CONDITION - B - FAIR


The overall building condition is classified as B - Fair Condition.


The building structure is generally adequate but local retrofit repairs are required at the enclosed porch area and at the main floor joists


adjacent to the chimney. The cladding is generally in fair condition with no major concerns noted. The roofing is about 10-15 years old with


noticeable areas of repair. Replacement is included in the latter half of the report term. 


Mechanical and electrical systems are generally in serviceable condition and adequately performing their intended functions. Replacement of


the furnace and oil tank are expected near the end of the report term.


The house was vacant at the time of our review (with tenant recently moving out) but personal contents are still located throughout the house.


The interior finishes are generally dated so interior finish renewals are anticipated. No budgets for interior finish renewals are included in our


mandate. 


SALIENT MAINTENANCE OR SAFETY-RELATED OBSERVATIONS


The following conditions represent urgent performance or safety related concerns which should be addressed promptly:


- On the west side of the house off of the kitchen there is an area that appears to be an enclosed porch. The floor is weak and soft underfoot,


particularly near the outer door resulting in this area being structurally compromised. A budget has been included to remove the flooring and


reinforce and/or locally replace the floor structure. This should be completed prior to the house being re-occupied.


- The pressure reducing valve on the hot water tank is piped away from the tank, which is not an appropriate installation. This is a safety hazard


and should be corrected immediately.


- There is some galvanized piping, however the extent is limited so we can expect local sections can be replaced as part of routine


maintenance.


- Drainage from the laundry tub in the basement discharges into the storm sump pit which is generally not permissible. An above ground basin


with pump should be installed and the drain line connected to the sanitary discharge. We expect this can be completed at a cost below the


report threshold.


- Localized sections of ductwork are deteriorated. Minor repairs can be completed as part of routine maintenance.


- The vinyl cladding is loose near the base of the wall at the northwest side and requires re-securement.


CLOSURE 


No part of this report should be read in isolation. It is intended to be relied upon only in its entirety including the Scope of Work and Limitations.
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Condition Assessment Rating Criteria


The general building condition rating is classified as follows:


A = Good Condition (systems are functional with minimal capital renewal anticipated in the near term)


B = Fair Condition (systems are functional but require major capital renewal in the near term)


C = Poor Condition (systems are problematic and require major capital renewal in the near term)


D = Abandoned and not habitable 


- D1: Very poor condition and uninhabitable. The building structure and envelope are generally intact, however the overall condition requires


major capital repairs to return the building to habitable standards. 


- D2: Structurally Compromised. The building structure is compromised and the envelope is severely deteriorated, posing health and safety


risks upon entry. With appropriate safety precautions, immediate abatement activities can be completed, before recommended deconstruction.


- D3: Structurally Unsafe. The building is partially collapsed and unfit to enter. It poses an imminent health and safety risk upon entry and within


the immediate surrounding. Entry for investigation, rehabilitation or abatement is not feasible in its current condition. Demolition is


recommended. 


Building systems are classified as follows:


A = Good Condition (functional and not requiring notable repair)


B = Fair Condition (functional but aging or requiring maintenance)


C = Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan)


D = Unsafe, Failed or Replacement is Required
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Capital Expenditures


The table on the following page summarizes our opinion of reasonable budgets for the capital expenditures identified over the term of this


report. Deficiencies that can be remedied with routine maintenance or miscellaneous minor repairs, or minor conditions that generally do not


present material physical deficiencies, have not been budgeted but are discussed when relevant. 


The budgets assume a prudent level of ongoing maintenance. Dollars shown are inflated, and include contingencies (typically 5 to 15%) and


may include allowances for design/project management (typically 5 to 15%). TAXES ARE EXCLUDED.


The budgets provided are intended as order-of-magnitude advice only and should be considered Class D level or lower. Estimates from


licensed contractors, and some cases detailed engineering studies followed by a specification and tender process, will be required to confirm


budget allocations.
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Expenditure Table


Annual Budgets


Item Description Class Status 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030


1 Structure


1.1.1
Install Support Framing Around


Chimney
B Forecasted $5,198 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.2


Repair Floor Structure at West


Porch and Local Foundation Wall


Repairs


D Forecasted $5,775 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.3
Investigate Kitchen Floor Structure


with Placeholder Repair Allowance
B Forecasted $7,875 $0 $0 $0 $0 $0 $0 $0 $0 $0


2 Building Envelope


2.2.1
Replace Failed IGU and 2 Wood


Porch Windows
C Forecasted $5,775 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.2 Replace 3 Exterior Doors C Forecasted $5,198 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.1 Replace Sloped and Flat Roofing B Forecasted $0 $0 $0 $0 $0 $0 $0 $19,502 $0 $0


3 HVAC


3.1.1 Replace Furnace B Forecasted $0 $0 $0 $0 $0 $0 $0 $0 $0 $11,647


3.1.2 Replace Oil Fuel Tank B Forecasted $0 $0 $0 $0 $0 $0 $0 $0 $0 $6,271


4 Plumbing


4.1.1 Replace DHW Tank Heater B Forecasted $0 $0 $0 $0 $0 $0 $0 $0 $2,560 $0


5 Electrical


No projects identified - - - - - - - - - -


Total $29,821 $0 $0 $0 $0 $0 $0 $19,502 $2,560 $17,918


$ / ft² $16.57 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $10.83 $1.42 $9.95


165 Locust Hill Lane Page 6 of 30   







1. Structure


1.1 Structural Frame


Description:


The above-grade structure is wood-framed. There is a basement under the original building footprint. There is an inaccessible dirt crawlspace


under the kitchen addition portion. Due to the raised height of the sunroom addition, we expect there is crawlspace under this area. The


underlying structure could not be confirmed. 


The basement foundation walls are stone and mortar. The basement floor is a concrete slab-on-grade.


The inaccessible (low) dirt crawlspace under the Kitchen addition (south half of house), has concrete block foundations. There is no central


wood beam under the original house as the joists span the full width and rest on the foundation walls. However, under the kitchen crawlspace


there is a wood beam that is sitting on concrete block, and supports wood joists. The exterior walls in this area are wood-framed. 


The main floor is formed by wood decking on wood joists supported by the perimeter foundation walls.


The second floor is formed by wood decking on wood joists supported by the perimeter wood-stud framed walls and interior wood frame walls


and beams. 


We could not confirm the roof structure visually but we expect the sloped roofs likely consist of wood planks or plywood/OSB wood sheathing


supported on wood rafters. There is an accessible attic over the Kitchen addition. Attic floor joists bear on second floor walls. The attic floor is


designed for regular floor loading.
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Condition / Recommendation:


Overall Condition Rating: B


Age: 90-120 years


Remaining Life: +25 years


Generally, we note no evidence of unusual settlement, displacement or sagging, or structural cracking in the areas reviewed; localized issues


are discussed below. We reviewed wood framing near grade level and note no major concerns with wood rot. There are minor slopes in some


areas of the flooring. However, this is typical and not a major concern with a building of this age. We recommend monitoring this for noticeable


changes but expect the current slopes to be tolerable.


On the west side of the house off of the kitchen there is an area that appears to be an enclosed porch. The floor is weak and soft underfoot,


particularly near the outer door resulting in this area being structurally compromised. A budget has been included to remove the flooring and


reinforce and/or locally replace the floor structure.


We noted that there is no center beam in the basement, and instead the wood joists span the entire width of the house resting on the foundation


walls. There are approximately 5 joists that are discontinuous at the brick chimney. There was no noticeable sagging at this area, but it appears


that additional framing or a retrofit post in this location is warranted. An allowance has been included to install additional framing and a post in


this location, pending further review. 


The north and east sides of the original foundation walls appear to have been waterproofed some time ago (date could not be confirmed). No


evidence of widespread on-going water penetration through the foundation walls is noted. However, we note some openings in the concrete


block foundation walls at the southwest side that should be sealed or re-built. We have included a budget for repairs in the near term, included


within the west porch repair budget. 


The central beam/joist that runs under the kitchen (north/south direction) appears to be supported on concrete block piers. The one pier we


were able to review is leaning slightly. We recommend reviewing the structure of this area to confirm conditions. We have included a budget for


further review and a placeholder allowance for repairs, pending the findings of the review.


The crawl space is unheated, uninsulated and has an exposed dirt floor. We took photos from a hole in the original foundation wall and saw no


obvious rot or water accumulation. It appears dry. Ideally the subflooring would be removed/partially removed to allow the space to be insulated


and a ground moisture barrier added, but this is not considered a necessity. No capital budget is included. It should be done before the kitchen


floor is next renewed.
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1.1.1 Install Support Framing Around Chimney


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$4,950 $5,198 2021 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Framing Improvements 1 allow $1,000.00 $1,000


Install Post 1 allow $1,500.00 $1,500


Review by Engineer 1 allow $2,000.00 $2,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $450


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $4,950


1.1.2 Repair Floor Structure at West Porch and Local Foundation Wall Repairs


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,500 $5,775 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Allowance for structural


repairs
1 allow $3,000.00 $3,000


Seal/rebuilding small


sections of concrete


block wall


1 allow $2,000.00 $2,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $500


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,500


Project Notes:


Exterior Door to Pantry included in Cladding section
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1.1.3 Investigate Kitchen Floor Structure with Placeholder Repair Allowance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$7,500 $7,875 2021 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Review floor structure 1 allow $2,500.00 $2,500


Placeholder for repairs pending review findings 1 allow $5,000.00 $5,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $7,500
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2. Building Envelope


2.1 Walls


Description:


The exterior walls are clad with horizontally oriented vinyl siding. It appears that the vinyl siding is installed over the original wood tongue and


groove siding. 


Sealant is installed at joints at window and door perimeters.


Condition / Recommendation:


Overall Condition Rating: B


Age: varies


Remaining Life: varies


The cladding is in good overall condition and generally free of widespread deterioration. There is no tenant as the house is vacant, but there


does not appear to be ongoing problems with water leakage. Sealants are generally intact and flexible. No major repairs or widespread


replacements are anticipated. The vinyl cladding is loose near the base of the wall at the northwest side and requires re-securement. 


Repairs should be completed to reduce the likelihood of further deterioration. However, costs are not expected to exceed the capital threshold


of this report.


2.2 Windows and Doors


Description:


WINDOWS


Windows are located on all elevations.


Windows have fixed insulating glass units (IGUs) with operable units (vertical sliders) in vinyl-clad wood frames. 


The exact age of the windows could not be confirmed, however based on their condition and style they are anticipated to be 10-15 years old.


There are two, single pane wood frame windows on the West enclosed porch.


Basement windows are vinyl sliders with window-wells. There is an abandoned wood basement window at the northeast that has mechanical


pipes running to the exterior.


DOORS


The main entrance door is insulated metal clad wood core with an aluminum storm. The side and back entrance doors are wooden with an


aluminum storm.
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Condition / Recommendation:


Overall Condition Rating: B


Age: 10-15 years (windows), 40 years (Wood Framed Porch Windows) 


Remaining Life: 10-12 years (windows), 1 year (Wood Framed Porch Windows and wood doors) 


There does not appear to be water or excessive air leakage through the windows or doors and we note no evidence of water leakage. There


was one failed IGU at the south (back) of the house that is included for replacement. There are two, single pane wood frame windows on the


west enclosed porch that are not up to current standards, a budget has been included for their replacement. The weather stripping we checked


is generally engaged and not worn out, some localized repairs can be made as part of maintenance. 


No tenants where present but we noted two wood doors that should be replaced and one missing door on the kitchen porch addition.


2.2.1 Replace Failed IGU and 2 Wood Porch Windows


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,500 $5,775 2021 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace windows medium 1 window $2,000.00 $2,000


Replace windows small 2 window $1,500.00 $3,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $500


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,500


Project Notes:


Replace failed IGU


Replace 2 wood framed single pane windows on the west enclosed porch
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2.2.2 Replace 3 Exterior Doors


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$4,950 $5,198 2021 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Side Door, standard


metal
3 door $1,500.00 $4,500


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $450


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $4,950


2.3 Roofing


Description:


The original house and kitchen addition roofs are sloped and covered with asphalt shingles. There is a flat roof above the back closed in porch


(sunroom) addition that appears to be a bitumen asphalt roof.


The roofs drain into prefinished metal gutters and downspouts that discharge at grade.


The attic spaces are ventilated through perforated aluminum soffits at overhangs, and through roof vents.


Condition / Recommendation:


Overall Condition Rating: B


Age: 10 years


Remaining Life: 10 years


It appears that there was an issue with leakage given that there is a patch on the northeast corner of the roof. The condition of the shingles is


consistent with a roof approximately 10 years old. We did not note excessive granule loss or curling. The flat roof was partially snow covered


but we suspect this roof area is also about 10 years old. Minor vegetation growth is noted. We have included a budget for roof replacement at


the end of the report term.


The soffit is in good condition. The eavestroughs and downspouts are generally secure and flush. Renewal is not anticipated.
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2.3.1 Replace Sloped and Flat Roofing


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$13,200 $19,502 2028 25 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace asphalt shingles
std 3-tab shingle, up to 3


stories
140 m2 $60.00 $8,400


Sheathing repair


allowance OR Sheathing


Replacement


typ. 5% of total area,… 10 m2 $40.00 $400


Replace Flat Roof bitumen asphalt roof 16 m2 $200.00 $3,200


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,200


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $13,200
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3. HVAC


3.1 General HVAC


Description:


Heat is provided by an oil furnace (Brock, MBP1-A, 2010) , and Beckett oil burner. It is supplied by a 910 L tank in the basement, by Granby


Steel Tanks (model 10900) installed circa 2012, according to the data plate. Fill and vent pipes are on the east elevation. The furnace vents into


one flue of the northeast chimney, which has an approved liner installed 2015. 


Conditioned air is supplied by sheet-metal ductwork.


Condition / Recommendation:


Overall Condition Rating: B


Age: 10 years (furnace); 8 years ( tank)


Remaining Life: 10 years (furnace); 10 years (oil tank)


The furnace is about 10 years old and no major deficiencies are apparent. The unit was operating at the time of our visit. Ductwork is


satisfactory, however some register boots are heavily deteriorated. Minor repairs can be completed as part of routine maintenance.


The average typical service life for a furnace is about 20 years. Based on age, replacement is anticipated within the report term. 


Oil tanks have a typical service life of about 15 to 20 years. Based on age, replacement is anticipated within the report term.


3.1.1 Replace Furnace


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$7,150 $11,647 2030 20 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Furnace large >100 MBH 1 $6,500.00 $6,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $650


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $7,150
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3.1.2 Replace Oil Fuel Tank


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,850 $6,271 2030 25 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Fuel Tank - Std.


Size (750-1000L)


Incl. re/re piping above


slab
1 tank $3,500.00 $3,500


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $350


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,850
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4. Plumbing


4.1 Domestic Water Systems


Description:


Water is supplied from a well located about 15m from the east of the house. The well has a submersible pump. The cold water main is 25mm


plastic (PB) and feeds through the basement floor and into a diaphragm tank, which supplies a Water Guard aerating vented tank, which


includes a Goulds Pumps expansion tank. 


Cold water passes through a filter and softeners, and an electronic (UV) purifier. The supply piping in the house is copper and plastic PEX,


there is some galvanized steel under the bathroom and kitchen, and a small 2 foot section connecting to the expansion tank. 


Hot water is generated in an electric tank heater in the basement (2010, 175 L, 4500W).


Condition / Recommendation:


Overall Condition Rating: B


Age: 10 years


Remaining Life: 10 years


The supply system and piping is operational and configuration is satisfactory. There appears to be no problems with leakage. The expansion


tanks are older installations, about 20 years old. Local repairs can be made as needed, as part of maintenance, including water conditioning


equipment. We cannot comment on the age or condition of the well pump.


The extent of galvanized steel piping is limited so we expect local sections can be replaced as-needed as part of routine maintenance.


The hot water tank heater is operational but older (10 years). These units typically have a 15-year life span, so a replacement budget is


included.


The pressure reducing valve on the hot water tank is piped away from the tank, which is not an appropriate installation. This is a safety hazard


and should be corrected immediately.
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4.1.1 Replace DHW Tank Heater


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$1,650 $2,560 2029 15 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Tank Heater std. size, elec. 1 units $1,500.00 $1,500


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $150


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $1,650


4.2 Drainage Systems


Description:


Drain piping is generally ABS plastic and copper. The main stack connects to a cast iron horizontal drain leading to the septic tank. The tank


cover is west of the house. 


There is a sump pump at the east wall of the basement, discharging via plastic pipe through the foundation wall to grade level.


The type of buried drainage piping could not be confirmed but based on suspected date of construction, it is likely cast-iron.


Review of the septic system is not included as part of this mandate.


Condition / Recommendation:


Overall Condition Rating: B


Age: varies


Remaining Life: varies


The drainage piping is generally in fair condition. We note no evidence of leakage, but cannot comment on issues with backups, as the house


is vacant. 


Drainage from the laundry tub in the basement discharges into the storm sump pit which is generally not permissible. An above ground basin


with pump should be installed and the drain line connected to the sanitary discharge. We expect this can be completed at a cost below the


report threshold. 


No capital expenditures are anticipated within the report term. Sump pumps are expected to be replaced, when required, with costs expected


to be below the capital threshold.
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5. Electrical


5.1 Electric Supply and Distribution


Description:


Power is supplied from a pole-mounted transformer located northeast of the house. We assume the transformer is the responsibility of the


Utility. Power is run overhead to successive wooden poles and overhead to a service conduit with meter. The service conduit supplies the main


breaker panel (100A) in the basement. Wiring is copper, ranging from 1950's Romex to modern plastic sheathed. There are a few B/X circuits.


Condition / Recommendation:


Overall Condition Rating: B


Age: about 10 years (panel); varies (wiring)


Remaining Life: about 25 years (panel); varies (wiring)


The service drop and main panel are satisfactory. No problems with electrical supply are reported by the tenant. 


Main distribution panels have a typical service life of about 30-40 years. Based on the estimated age of the panel, replacement is not likely


required within the report term.
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Appendix - Floor Plans
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Photo No. 1: North Elevation


Photo No. 2: East Elevation Looking North
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Photo No. 3: East Elevation Looking South


Photo No. 4: South Elevation


Photo No. 5: West Elevation Looking North
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Photo No. 6: West Elevation Addition


Photo No. 7: West Elevation Looking South


Photo No. 8: Flat Roof Configuration
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Photo No. 9: Roof Configuration from West Side


Photo No. 10: Roof Patch


Photo No. 11: Oil Tank
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Photo No. 12: Furnace


Photo No. 13: Water Heater


Photo No. 14: Expansion Tank
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Photo No. 15: Water Softener


Photo No. 16: Odour Tank


Photo No. 17: Sump Pump
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Photo No. 18: Septic Cover West


Photo No. 19: Electrical Panel


Photo No. 20: Crawl Space Plumbing
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Photo No. 21: Main Floor


Photo No. 22: Second Floor


Photo No. 23: Barn
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Scope Of Work


Authorization


This report was prepared at the request of Caiti McLelland of Parks Canada Agency as a capital plan for the property. WSP Canada Inc.


prepared this report in accordance with the Standing Offer Agreement.


Mandate


The purpose of this report is to provide a general indication of the present physical condition of the building with respect to easily visible


portions of the structure; enclosure; mechanical, electrical, and plumbing systems. Interior finishes, furniture, and tenant equipment, are


specifically excluded from our mandate. We were to record deficiencies or conditions noted during a single visual walk-through review that, in


our opinion, will likely require Capital expenditures by the Owner over the next 10 years. Capital expenditures are defined as expenditures that


are expected to exceed an annual threshold of $1,000, and are not normally associated with routine maintenance. Voluntary upgrades or


improvements are excluded. Please refer to the Project Level Mandate and Limitations document for additional information.


Survey Method


WSP reviewed the building structure, envelope, portions of the interior, the site, and mechanical, electrical, and plumbing systems. The site visit


was completed on December 10, 2020. Our field observers were Zack Knight and Brian Campbell and the primary report author was Zack


Knight. The report was reviewed by Brian Campbell, P.Eng. 


The survey consisted of a visual review of all accessible portions of the house. Storage in the basement and finishes and furnishings throughout


limited our review. We entered the attic over the addition via an access door in a bedroom. We observed the crawl space from a hole in the


foundation wall in the basement, so access was limited. We inspected the roof from ground. We did not mount to the main roof surface. 


We did not test the operation of mechanical or electrical equipment but rather observed the operation of systems as they were at the time of our


review. We did not access the interior of the furnace or remove the electrical panel cover. We did not operate windows. We did not sample


plumbing fixtures.


We did not enter the barn at the south end of the site.


Information Provided


The house was vacant at the time of our review, so no input or context around the property history, performance of building systems or work


previously performed were provided. No drawings were available for review. 


Respectfully submitted,


WSP Canada Inc.


Brian Campbell, P.Eng.


Project Manager 


Gerard Gransaull, P.Eng.


Project Director
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BUILDING CONDITION
ASSESSMENT


7536 14th Avenue, Markham, Ontario


March 03, 2021


Prepared For:


Parks Canada Agency


3545 Kingston Road


Toronto, ON M1M 1R6


Contact: Caiti McLelland


Prepared By:


WSP Canada Inc.


2300 Yonge Street, Suite 2300


Toronto, ON M4P 1E4


Contact: Brian Campbell, P.Eng.


Project Number: 20M-01500-00







General Description


The property at 7536 14th Avenue, Markham, is a one and half-storey house with partial basement. We could not confirm the original


construction year but expect it was constructed in the 1970s, with a second storey addition in the early 2000s. We estimate the gross floor area


at about 80 sq. m. (860 sq. ft.), not including the basement. 


For the purpose of this report, the front door faces south.


Review of the west garage building and north storage buildings is excluded from our mandate.
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Executive Summary


MANDATE


This report was prepared at the request of Parks Canada Agency as a capital plan for the property. Our review considers a 10-year capital


renewal forecast and a $1,000 capital threshold.


GENERAL CONDITION - C - POOR


The overall building condition is classified as C - Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan). The


tenants were recently evicted.


The building structure is adequate. The cladding is generally in serviceable condition with local cracked and damaged sections of siding. An


allowance for local siding repairs is included.


The roofing was snow-covered at the time of review, however, we believe it was replaced about 5-7 years ago based on the condition of the


soffits and downspouts. A contingency allowance for roof repairs is included, as there is also evidence of leakage around the chimney in the


attic.


The domestic water and mechanical systems are not in operation. Based on age and observed conditions, some HVAC and plumbing


replacements are anticipated within the near to short term. 


The electrical systems are generally in serviceable condition and adequately performing their intended functions. 


SALIENT MAINTENANCE OR SAFETY-RELATED OBSERVATIONS


The following conditions represent urgent performance or safety related concerns which should be addressed promptly:


- The tenant was recently evicted. The house is filled with debris, garbage, and previous belongings from the tenant. The wall between the


bathroom and bedroom has been removed, and numerous appliances have been removed. A placeholder budget is included to


refurbish/repair the interior.


- The south window glass is broken, and the livingroom window and sliding door are aged with evidence of excessive air leakage.


Replacement is budgeted within the near term.


- There is no visible pressure relief valve at the water heater. A replacement budget is included in the near term as the tank is also aged;


- There are numerous "open ground" electrical outlets, and one outlet with reversed hot/neutral wires. GFCI outlets are not provided in the


kitchen. An electrician should be engaged to check all outlets and correct as required.


- There is evidence of leakage at the drainage piping (corrosion staining) below the ground floor washroom. Repairs are expected to be


completed as a maintenance expense;


- The cast-iron horizontal drain is improperly supported to the wood joist in the basement. The pipe is supported by wire. Repairs are expected


to be completed as a maintenance expense;


- There is a sanitary vent that discharges into the basement, from buried drainage lines below the basement slab. Sanitary vents should


discharge to the exterior; a repair budget is included.


- The structural steel post in the basement does not have a proper footing and has surface corrosion. A budget for replacement is included.


CLOSURE 


No part of this report should be read in isolation. It is intended to be relied upon only in its entirety including the Scope of Work and Limitations.


7536 14th Avenue Page 3 of 41   







Condition Assessment Rating Criteria


The general building condition rating is classified as follows:


A = Good Condition (systems are functional with minimal capital renewal anticipated in the near term)


B = Fair Condition (systems are functional but require major capital renewal in the near term)


C = Poor Condition (systems are problematic and require major capital renewal in the near term)


D = Abandoned and not habitable 


- D1: Very poor condition and uninhabitable. The building structure and envelope are generally intact, however the overall condition requires


major capital repairs to return the building to habitable standards. 


- D2: Structurally Compromised. The building structure is compromised and the envelope is severely deteriorated, posing health and safety


risks upon entry. With appropriate safety precautions, immediate abatement activities can be completed, before recommended deconstruction.


- D3: Structurally Unsafe. The building is partially collapsed and unfit to enter. It poses an imminent health and safety risk upon entry and within


the immediate surrounding. Entry for investigation, rehabilitation or abatement is not feasible in its current condition. Demolition is


recommended. 


Building systems are classified as follows:


A = Good Condition (functional and not requiring notable repair)


B = Fair Condition (functional but aging or requiring maintenance)


C = Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan)


D = Unsafe, Failed or Replacement is Required
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Capital Expenditures


The table on the following page summarizes our opinion of reasonable budgets for the capital expenditures identified over the term of this


report. Deficiencies that can be remedied with routine maintenance or miscellaneous minor repairs, or minor conditions that generally do not


present material physical deficiencies, have not been budgeted but are discussed when relevant. 


The budgets assume a prudent level of ongoing maintenance. Dollars shown are inflated, and include contingencies (typically 5 to 15%) and


may include allowances for design/project management (typically 5 to 15%). TAXES ARE EXCLUDED.


The budgets provided are intended as order-of-magnitude advice only and should be considered Class D level or lower. Estimates from


licensed contractors, and some cases detailed engineering studies followed by a specification and tender process, will be required to confirm


budget allocations.
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Expenditure Table


Annual Budgets


Item Description Class Status 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030


1 Structure


1.1.1 Replace Steel Telepost B Forecasted $0 $2,550 $0 $0 $0 $0 $0 $0 $0 $0 $0


2 Building Envelope


2.1.1


Locally Repair/Replace Damaged Siding,


Replace Door Sealants, and Repaint Wood


Shutters


B Forecasted $0 $0 $3,147 $0 $0 $0 $0 $0 $0 $0 $0


2.2.1
Replace Windows - Basement, Livingroom, and


South Entrance
C Forecasted $0 $6,171 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.2 Replace Sliding Glass Door at East Livingroom C Forecasted $0 $0 $5,722 $0 $0 $0 $0 $0 $0 $0 $0


2.2.3 Replace Windows - Remaining at Ground Floor B Forecasted $0 $0 $0 $0 $0 $0 $0 $12,636 $0 $0 $0


2.3.1 Contingency Allowance for Roof Repairs B Forecasted $0 $0 $4,006 $0 $0 $0 $0 $0 $0 $0 $0


3 Finishes, Furniture and Equipment


3.1.1 Interior Repairs, Cleaning, and Refurbishment C Forecasted $0 $89,760 $0 $0 $0 $0 $0 $0 $0 $0 $0


3.1.2 Remove Above-Ground Outdoor Pool C Forecasted $0 $2,550 $0 $0 $0 $0 $0 $0 $0 $0 $0


4 HVAC


4.1.1 Replace Oil Fuel Tank B Forecasted $0 $0 $0 $0 $4,167 $0 $0 $0 $0 $0 $0


4.1.2 Replace Furnace B Forecasted $0 $0 $0 $0 $6,549 $0 $0 $0 $0 $0 $0


5 Plumbing


5.1.1 Replace DHW Tank Heater C Forecasted $0 $2,805 $0 $0 $0 $0 $0 $0 $0 $0 $0


5.2.1 Extend Sanitary Vent in Basement to Exterior C Forecasted $0 $1,530 $0 $0 $0 $0 $0 $0 $0 $0 $0


6 Electrical


6.1.1
Repair Misc. Electrical Deficiencies (Electrical


Outlets and Wiring)
C Forecasted $0 $4,208 $0 $0 $0 $0 $0 $0 $0 $0 $0


Total $0 $109,574 $12,875 $0 $10,716 $0 $0 $12,636 $0 $0 $0


$ / ft² $0.00 $127.41 $14.97 $0.00 $12.46 $0.00 $0.00 $14.69 $0.00 $0.00 $0.00
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1. Structure


1.1 Structural Frame


Description:


The above-grade structure is wood-framed. There is a basement under the west portion of the building footprint. There is an inaccessible dirt


crawlspace under the east side. The basement foundation walls are a combination of poured concrete and concrete block. The basement floor


is a concrete slab-on-grade.


The inaccessible (low) dirt crawlspace under the east side, and has a combination of concrete block and brick masonry foundations and


columns, supporting wood beams and joists. The exterior walls in this area are wood-framed. 


The main floor is formed by wood decking on wood joists supported by the perimeter foundation walls and interior concrete block walls. There


is a steel post that appears to have been installed since the original construction to provide additional support at the west side of the


basement, adjacent to the domestic hot water tank. 


The second floor is formed by wood decking on wood joists supported by the perimeter and interior wood-framed walls.


The sloped roofs consist of wood planks supported on wood rafters. There is an attic over the perimeter of the second floor. Attic floor joists


bear on second floor walls. The attic floor is not designed for regular floor loading. The second floor/attic is believed to be an addition, as a


portion of the old roofing assembly is visible within the attic.


Condition / Recommendation:


Overall Condition Rating: B


Age: Varies


Remaining Life: +50 years


We note no evidence of unusual settlement, displacement or sagging, or structural cracking in the areas reviewed. We reviewed wood framing


near grade level and note no major concerns with wood rot.


The structural steel post in the basement is not properly installed. The post does not have a proper footing and has surface corrosion. We have


included a budget to replace the steel post. 


There is evidence of water leakage at the south side of the concrete foundation wall, and along all concrete block foundation walls


(efflorescence and staining). There is also moisture noted at some floor-to-wall interfaces at the concrete block, and below the oil tank. As the


leakage does not appear to be causing structural deterioration at this time, and the area is currently unfinished, we assume some moisture


penetration will be tolerated. No budget for repairs is included. 


The crawl space is unheated, uninsulated and has an exposed dirt floor. We took photos from a gap at the east side of the basement adjacent


to the stairs, and saw no obvious rot or water accumulation. It appears dry. Ideally, the subflooring would be removed/partially removed to allow


the space to be insulated and a ground moisture barrier added, but this is not considered a necessity. No capital budget is included. 


No major deficiencies or deterioration are noted within the attic. Though the previous roofing assembly was not fully removed at the time of


second-floor addition, no performance or structural loading issues are evident at the ground floor. No capital budgets are included.
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1.1.1 Replace Steel Telepost


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$2,500 $2,550 2021 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


New post w footing 1 post $1,500.00 $1,500


Framing Improvements, if


required
1 allow $1,000.00 $1,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $2,500
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2. Building Envelope


2.1 Walls


Description:


The exterior walls are clad with horizontally oriented vinyl siding with a wood-grain texture. There are decorative wood shutters adjacent to


windows at the south and east elevations. 


Sealant is installed at door perimeters. Window sealants are covered with vinyl trims.


Condition / Recommendation:


Overall Condition Rating: B


Age: ~10-15 years (siding) - based on appearance


Remaining Life: 20-25 years (siding)


The cladding is in serviceable overall condition and generally free of widespread deterioration. We note no evidence of water penetration at the


interior areas reviewed. We note the following:


- Sealants around the main entrance door is generally debonded;


- There are local areas of cracked or impact-damaged siding along the north (rear) elevation, and at the south side adjacent to the main


entrance door;


- The paint finish on the decorative wood shutters is worn, but no major deterioration is noted with the wood elements.


As the siding is generally in serviceable condition, full replacement is not anticipated within the report term. We have included a budget to


locally replace cracked and damaged sections of siding, replace door sealants, and repaint/refinish the decorative shutters to prevent moisture


damage and deterioration of the wood.


2.1.1 Locally Repair/Replace Damaged Siding, Replace Door Sealants, and Repaint Wood Shutters


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,025 $3,147 2022 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace door sealants 1 Lump Sum $250.00 $250


Repaint wood shutters 1 Lump Sum $500.00 $500


Replace vinyl siding 1 Lump Sum $2,000.00 $2,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $275


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,025


2.2 Windows and Doors
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Description:


WINDOWS


Windows are located on all elevations and are installed in a punched configuration. Windows have insulating glass units (IGUs) with operable


panes (generally vertical sliders) in vinyl frames. Where checked, the IGUs are date-stamped 2002 on the ground floor, and 2009 on the


second floor. 


The basement window at the west side is a single-glazed wood-framed window, with an outer metal storm.


DOORS


The main entrance door is a wood swing door with an aluminum storm. The living room entrance at the east elevation is a set of two sliding


glass doors, with IGUs date-stamped 1991.


History of Repairs:


2002: Replaced ground floor windows (per IGU date stamps, where checked)


2009: Replaced second-floor window (per IGU date stamps)


1991: Replaced living room sliding glass door (per IGU date stamps)


Condition / Recommendation:


Overall Condition Rating: B / C


Age: varies


Remaining Life: varies


The windows at the ground floor are 18 years old (where checked). The second floor window is 11 years old. The basement windows appear


original. We note the following:


- there is evidence of leakage (staining) at the basement window. The window frames are also damaged; 


- the living room window is covered with plastic sheeting at the interior, which suggests issues of excessive air leakage.


- the south window adjacent to the entrance has broken glass. 


The typical service life of windows is approximately 25 years. Based on age, replacement of the ground floor and basement windows are


anticipated within the report term. We have included earlier replacement of the broken south window, the livingroom window, and the original


single-glazed basement window. 


The main entrance door is operational and no major concerns are noted. The entrance door is expected to be repaired or replaced as-needed,


as a maintenance expense. 


While the sliding glass door is operational, we note that the frame is damaged, the door sill/frame is separating at the exterior side, and there


is plastic sheeting at the interior side which suggests excessive air leakage. The sliding glass doors are about 29 years old and has exceeded


a typical service life of 25 years. Based on age and conditions observed, a budget for replacement is included.
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2.2.1 Replace Windows - Basement, Livingroom, and South Entrance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$6,050 $6,171 2021 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace windows small 1 window $1,500.00 $1,500


Replace windows medium 2 window $2,000.00 $4,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $550


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $6,050


2.2.2 Replace Sliding Glass Door at East Livingroom


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,500 $5,722 2022 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re sliding glass door 1 door $5,000.00 $5,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $500


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,500
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2.2.3 Replace Windows - Remaining at Ground Floor


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$11,000 $12,636 2027 25 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace windows small 1 window $1,500.00 $1,500


Replace windows medium 3 window $2,000.00 $6,000


Replace Windows large 1 window $2,500.00 $2,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,000


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $11,000


2.3 Roofing


Description:


The roofs were snow-covered at the time of review. Where visible, the roofs are sloped and covered with asphalt shingles.


The roofs drain into prefinished metal gutters and downspouts that discharge at grade.


The attic spaces are ventilated through some perforated aluminum soffits at overhangs, gable vents at the east and west sides, and through


roof vents.


History of Repairs:


~2013-2015: Replaced shingles and soffits/downspouts (based on appearance)


Condition / Recommendation:


Overall Condition Rating: B


Age: 5-7 years (estimated)


Remaining Life: 15-20 years


The roofs were snow-covered at the time of review. We note no evidence of leakage in the interior areas on the ground floor. There is evidence


of leakage (staining) within the attic at the chimney projection, and missing wood planks adjacent to the roof vent. We have included an


allowance for roof and leakage repairs (if active), also allowing for repairs to shingle deficiencies if present.


The soffits are in serviceable condition. The soffits appear to be 5-7 years old, and we assume the shingles were replaced at the same time.


The eavestroughs and downspouts are generally secure and flush. Full renewal is not anticipated. We recommend that the downspouts be


extended to prevent ponding water adjacent to the building and foundation walls; a nominal amount is included as part of the Roof Repair


allowance.
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2.3.1 Contingency Allowance for Roof Repairs


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,850 $4,006 2022 25 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace/seal roof-to-


chimney interface
1 allow $500.00 $500


Install roof sheathing


around vent
1 allow $1,000.00 $1,000


Contingency allowance


for shingle repairs
if required 1 allowance $1,500.00 $1,500


Extend downspouts 1 allow $500.00 $500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $350


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,850


7536 14th Avenue Page 13 of 41   







3. Finishes, Furniture and Equipment


3.1 Interior Finishes, Furnishing, and Equipment


Description:


The house was recently vacated at the time of review and the tenants were evicted. 


Finishes include:


- combination of painted and unfinished wood-panel walls, and painted drywall;


- painted drywall ceilings;


- wood flooring in the livingroom, kitchen, and one bedroom;


- ceramic tile flooring in the bathroom;


- carpeting in the northwest bedroom (adjacent to the bathroom);


- unfinished second floor room with plywood walls/ceilings/floors;


- built-in furnishings include wood kitchen cabinetry with laminate counters, and a three-piece washroom with ceramic fixtures.


There is also an above-ground pool on the north side in the rear yard, complete with an electric heater and filter manufactured by Hayward.


Condition / Recommendation:


There are portions of the interior structure and finishes that are damaged, as well as missing appliances. We note the following:


- there is an accumulation of garbage and debris in all rooms;


- some rooms contain belongings and furnishings left by the previous tenants;


- the door to the bathroom is cracked and damaged, and the mirror is cracked/broken;


- the wall assembly between the bathroom and the northwest bedroom has been removed/demolished. Based on the presence of exhaust


ducting, laundry equipment was likely in this space, which has now been removed;


- built-in furnishings are damaged, and the kitchen oven/stove and the refrigerator have been removed.


We have included a budget for general interior repairs and cleaning. This should be considered a preliminary order-of-magnitude budget, as


the costs would vary depending on the extent of refurbishment and refinishing required. Budgets will need to be increased if abatement of


designated substances is also required.


The above-ground outdoor pool is in poor condition and has collapsed. A budget for its removal and disposal is included.
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3.1.1 Interior Repairs, Cleaning, and Refurbishment


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$88,000 $89,760 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Remove debris and


clean
1 Lump Sum $5,000.00 $5,000


Rebuild demolished wall


between bathroom and


bedroom


1 Lump Sum $5,000.00 $5,000


Allowance for missing


furnishings, and repair


cabinetry


1 Lump Sum $20,000.00 $20,000


Allowance for general


refurbishment/replaceme


nt of finishes (where


required) and repainting


1 Lump Sum $50,000.00 $50,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $8,000


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $88,000


3.1.2 Remove Above-Ground Outdoor Pool


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$2,500 $2,550 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Remove and dispose of


collapsed pool
1 Lump Sum $2,500.00 $2,500


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $2,500
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4. HVAC


4.1 General HVAC


Description:


Heating is provided by an oil furnace manufactured by UTC/Dettson in 2004 (Model OLB543F100LB) with an estimated 88.2 MBH nominal


capacity, and a Beckett oil burner. It is supplied by a metal tank in the basement, manufactured by Granby; the data plate is not visible. The tank


appears to have a capacity of 200 gallons. Fill and vent pipes are on the west elevation. The furnace exhaust flue vents through the west


foundation wall. 


There is no central air-conditioning. Heated air is supplied by sheet-metal ductwork.


History of Repairs:


2004: Replaced furnace (per data plate)


Condition / Recommendation:


Overall Condition Rating: B


Age: 16 years (furnace); ~15 years (tank - based on appearance)


Remaining Life: 4 years (furnace); 1 year (oil tank)


The furnace is about 16 years old and no major deficiencies are apparent. The unit was not operating at the time of our visit. Ductwork is


satisfactory and there are registers in all rooms checked. The average typical service life for a furnace is about 20 years. Based on age,


replacement is anticipated within the report term. 


The oil tank appears to be about 15 years old. The metal legs are generally corroded, and there are remnants of oil spillage at the top of the


tank. The gauge indicates that the tank is empty. Oil tanks have a typical service life of about 15 to 20 years. Based on the estimated age,


replacement is included coinciding with furnace replacements.


4.1.1 Replace Oil Fuel Tank


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,850 $4,167 2024 20 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Fuel Tank - Std.


Size (750-1000L)


Incl. re/re piping above


slab
1 tank $3,500.00 $3,500


New Item 0 $0 $0


New Item 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $350


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,850
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4.1.2 Replace Furnace


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$6,050 $6,549 2024 20 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Furnace Std. size <100 MBH 1 furnace $5,500.00 $5,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $550


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $6,050
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5. Plumbing


5.1 Domestic Water Systems


Description:


Water is supplied from a well located about 14.5m from the east side of the house. The well has a submersible pump. The cold water main is


25mm plastic (PB) and feeds through the basement wall at the north side and into a diaphragm tank by Goulds Pumps.


Cold water passes through a filter, softeners, and an electronic (UV) purifier. The supply piping in the house is copper. The domestic water


supply has been shut-off.


Hot water is generated in an electric tank heater in the basement, manufactured by John Wood Limited (180-L, 4500W). The age of the unit is


not indicated on the data plate.


Condition / Recommendation:


Overall Condition Rating: B / C


Age: varies


Remaining Life: varies


The domestic water supply system is shut off. Where visible, the piping configuration appears satisfactory. No major deterioration is noted at


the incoming domestic water equipment. Individual local repairs/replacements can be made as needed, as part of maintenance, including


water conditioning equipment. We cannot comment on the age or condition of the well pump.


The hot water tank heater is not operational and the supply piping is cut and removed. The unit appears aged and +20 years old. These units


typically have a 15-year life span. Presently, the tank has no visible pressure-reducing valve, which is a safety hazard. A replacement budget is


included in the near term. The budget also allows for replacement of adjacent piping, as required.


The exterior hose-bib connection at the west side is corroded. Costs for replacement is not expected to exceed the capital threshold of this


report.


5.1.1 Replace DHW Tank Heater


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$2,750 $2,805 2021 15 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Tank Heater std. size, elec. 1 units $1,500.00 $1,500


Allowance for piping 1 allow $1,000.00 $1,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $250


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $2,750
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5.2 Drainage Systems


Description:


Drain piping is generally ABS plastic or copper, where visible. The main stack connects to a cast iron horizontal drain leading to the septic tank


at the north side. The tank cover is northeast of the house. Review of the septic system is not included as part of this mandate.


The type of buried drainage piping could not be confirmed but based on the suspected date of construction, it is likely cast-iron.


Condition / Recommendation:


Overall Condition Rating: B


Age: varies


Remaining Life: varies


The drainage piping is generally in serviceable condition. We note the following:


- There is evidence of leakage at the drainage piping (staining) below the ground floor washroom;


- The cast-iron horizontal drain is improperly supported to the wood joist. The pipe is supported by wire;


- There is a sanitary vent that discharges into the basement at the northwest side, presumably from buried drainage lines below the basement


slab. Sanitary vents should discharge to the exterior.


Local repairs/replacements of drainage piping are expected to be completed as-needed as a maintenance expense. We have included a


budget to extend the sanitary vent in the basement to the exterior.


5.2.1 Extend Sanitary Vent in Basement to Exterior


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$1,500 $1,530 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Extend piping 1 allow $500.00 $500


Patch/repair exterior wall


penetration
1 allow $1,000.00 $1,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $1,500
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6. Electrical


6.1 Electric Supply and Distribution


Description:


Power is supplied from a pole-mounted transformer located at the south side of the property. We assume the transformer is the responsibility of


the Utility. Power is run overhead to a pole-mounted meter base, and sends a service drop from overhead to the south side of the house. The


service conduit supplies the main breaker panel (125A, 120/240V) on the ground floor, adjacent to the stair. 


Where visible, wiring is copper, ranging from 1950's Romex to modern plastic-sheathed. There are a few B/X circuits.


History of Repairs:


~2015: Replaced main breaker panel (based on appearance)


Condition / Recommendation:


Overall Condition Rating: B


Age: about 5 years (panel); varies (wiring)


Remaining Life: about 25-30 years (panel); varies (wiring)


The service drop conduit at the roof level has surface corrosion but appears to be serviceable. The main panel appears newer, estimated at 5


years old. Main distribution panels have a typical service life of about 30-40 years. Based on the estimated age of the panel, replacement is


not likely required within the report term. 


We note the following:


- Where checked, there are "open ground" electrical outlets in the living room and second floor, indicating that the outlets are not connected to a


grounding conductor;


- The hot/neutral wires are reversed in the kitchen electrical outlet adjacent to the stairs near the base of the wall;


- GFCI outlets are not provided in the kitchen.


We have included a budget for an electrician to check all electrical outlets and repair/correct as required.
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6.1.1 Repair Misc. Electrical Deficiencies (Electrical Outlets and Wiring)


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$4,125 $4,208 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Electrician - review and


correct outlets
1 allow $3,000.00 $3,000


Install GFCI outlets 3 Each $250.00 $750


New Item 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $375


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $4,125
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Appendix - Floor Plans
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Photos


Photo No. 1: Basement


Photo No. 2: Crawlspace


7536 14th Avenue Page 23 of 41   







Photo No. 3: Attic


Photo No. 4: Missing wood planks at roof adjacent to


roof vent
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Photo No. 5: Evidence of leakage in attic around


chimney


Photo No. 6: Former roofing within attic addition
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Photo No. 7: South elevation


Photo No. 8: East elevation


Photo No. 9: North elevation
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Photo No. 10: West elevation


Photo No. 11: Damaged siding at south side


Photo No. 12: Damaged siding at north side
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Photo No. 13: Damaged sliding door frame at east


elevation


Photo No. 14: Broken window at south elevation
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Photo No. 15: Livingroom window with plastic sheeting


Photo No. 16: Kitchen
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Photo No. 17: Bedroom
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Photo No. 18: Bathroom
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Photo No. 19: Damaged bathroom door
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Photo No. 20: Missing wall between bathroom and


bedroom


Photo No. 21: Second floor room
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Photo No. 22: Collapsed outdoor pool


Photo No. 23: Oil tank


Photo No. 24: Corroded legs at oil tank
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Photo No. 25: Furnace
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Photo No. 26: Well head


Photo No. 27: Incoming domestic water line


7536 14th Avenue Page 36 of 41   







Photo No. 28: Incoming domestic water equipment


Photo No. 29: Domestic hot water tank heater
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Photo No. 30: Improperly supported sanitary piping


Photo No. 31: Sanitary vent in basement no discharging


to exterior


Photo No. 32: Pole-mounted electrical transformer
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Photo No. 33: Incoming electrical service


Photo No. 34: Main electrical panel
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Scope Of Work


Authorization


This report was prepared at the request of Caiti McLelland of Parks Canada Agency as a capital plan for the property. WSP Canada Inc.


prepared this report in accordance with the Standing Offer Agreement.


Mandate


The purpose of this report is to provide a general indication of the present physical condition of the building with respect to easily visible


portions of the structure; enclosure; mechanical, electrical, and plumbing systems. Interior finishes, furniture, and tenant equipment, are


specifically excluded from our mandate. We were to record deficiencies or conditions noted during a single visual walk-through review that, in


our opinion, will likely require Capital expenditures by the Owner over the next 10 years. Capital expenditures are defined as expenditures that


are expected to exceed an annual threshold of $1,000, and are not normally associated with routine maintenance. Voluntary upgrades or


improvements are excluded. Please refer to the Project Level Mandate and Limitations document for additional information.


Survey Method


WSP reviewed the building structure, envelope, portions of the interior, the site, and mechanical, electrical, and plumbing systems. The site visit


was completed on December 1, 2020. Our field observer and primary report author was Nalinda Mendis, B.Arch.Sc., LEED AP BD+C. The


report was reviewed by Ed Watson, P.Eng.


The survey consisted of a visual review of all accessible portions of the house. Storage in the basement and finishes and furnishings throughout


limited our review. We entered the attic via a step-ladder ladder. We observed the crawl space from a gap adjacent to the stair, so access was


limited. We inspected the roof from ground. We did not mount to the main roof surface. 


We did not test the operation of mechanical or electrical equipment but rather observed the operation of systems as they were at the time of our


review. We did not access the interior of the furnace or remove the electrical panel cover. We sampled plumbing fixture and window operation


only.


We did not enter the garage and storage buildings at the west and north sides of the property.


Information Provided


The tenant was not present at the time of our review as they were recently evicted, so no input and context were provided around the property


history, performance of building systems and work previously performed. No drawings were available for review. 


Respectfully submitted,


WSP Canada Inc.


Brian Campbell, P.Eng.


Project Manager 


Gerard Gransaull, P.Eng.


Project Director
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General Description


GENERAL


The property at 9048 York Durham Town Line, Markham is a two-storey house with a basement. We could not confirm the original construction


year but expect it was circa the early-1900's. The house is on the west side of York Durham Town Line. There is a back door and porch on the


east side. There is a small vestibule addition at the rear of the house and a wood porch at the front. We estimate the (interior) gross floor area


at about 160 sq. m. (1,140 sq. ft.), not including the basement.


STRUCTURE


The building is wood framed and has poured concrete foundations. The roof structure is wood planks on wood rafters supported on exterior


walls. This is a large hole in the roof deck exposing the attic to the elements. The basement is accessed via an interior staircase.


ENVELOPE


The exterior is primarily clad in horizontally-oriented vinyl siding. The north extension has vinyl siding on top of the old wood siding. The dormer


is clad with cedar shakes. Windows are double-glazed set in vinyl frames.


The roof is protected by asphalt shingles. There is a brick chimney on the west side venting the boiler. 


The main entrance has a wood porch under a canopy. 


MECHANICAL AND ELECTRICAL


All services are inoperable.


The original 100A overhead electrical service drop has been disconnected from the pole-mounted transformer. The mast remains on the south


wall; the meter has been removed. There is a breaker panel in the basement. Wiring is a mix of knob & tube, older Romex, armoured, and


newer plastic sheathed wiring.


We suspect there was an oil-fired boiler in the basement which has since been removed. It was vented into a west chimney with a flue liner. The


oil tank has also been removed. Steel heating water distribution piping is present in the basement but radiators have all been removed. 


The drilled steel well casing is on the north side of the property. We were unable to locate the septic tank. The cold water main enters into the


basement. The pump, pressure tank, and water treatment units have been removed. The well supply and septic drainage piping is


disconnected. Supply plumbing is copper and galvanized steel. Drain piping is copper and ABS. There is a sump pump.
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Executive Summary


MANDATE


This report was prepared at the request of Parks Canada Agency as a capital plan for the property. Our review considers a 10-year capital


renewal timeframe and a $1,000 capital threshold.


GENERAL CONDITION - D1 - VERY POOR CONDITION AND UNINHABITABLE


The overall building condition is classified as D1 - Very poor condition and uninhabitable. The building structure and envelope are generally


intact, however, the overall condition requires major capital repairs to return the building to habitable standards. 


The required restoration costs are estimated at ~$185K, as listed below. This excludes design, engineering, and soft costs such as permits,


etc. 


At $225/sq. foot + $50K for demolition, we estimate a modest re-construction cost at about $310K. The repair requirements are well in excess


of what is considered reasonable relative to re-building.


OVERALL CONDITION


The foundations are generally intact. There is local deterioration of the basement slab on grade but this condition does not impact the structural


integrity of the building. All remaining structural members, where reviewed, appear sound.


The roof requires replacement including the large hole in the roof deck exposing the attic to the elements. Prolonged exposure to the elements


has significantly deteriorated the interior finishes.


The majority of the cladding is intact and does not require replacement within the term. Windows are serviceable with the exception of two


broken units. Two of the three exterior doors are of the old wood type and should be replaced to reduce heat loss.


The heating boiler, hydronic radiators, well water pressure tank, and water treatment system have all been removed. The electrical service was


disconnected at the time of our site review and knob and tube wiring is noted, but the extent of knob and tube within the building could not be


determined. New services would be required, including reconnecting the electrical drop, replacing the main panel, and installing a fuel tank and


new heating system. The well and septic systems were not assessed as part of this review.


The interior finishes are substantially deteriorated, having been exposed to water, animals and squatters for many years. Full replacement


would be required.


RENOVATION SCOPE


Site Work ($8K)


- rebuild front porch: repair roof supports and replace shingles; the floor structure should be salvageable, with local repairs and new flooring,


railings, and steps


- remove TV antenna


Main Roof and Attic ($15K)


- replace damaged roof deck


- replace asphalt shingles


- reinsulate attic space


Cladding ($7K)
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- replace cedar shake cladding at the dormer


- various local cladding repairs


Windows and Doors ($7K)


- Replacement of broken windows and wood doors including the wood frames


Mechanical and Electrical Systems ($72K)


- reinstating the electrical service will be required; it appears that the existing mast and meter base can be re-used, and the existing SE cables


reconnected to the transformer; the poles appear intact; the main breaker panel and all wiring will need to be replaced


- a new fuel tank and furnace will be needed, venting into the existing chimney; new ductwork will be required throughout;


- install the pump, expansion tank, water heater, and all supply plumbing


Interior Finishes


- Abatement and full removal and replacement of interior finishes ($33K)


- Replace kitchen and bathrooms ($43K)


CLOSURE 


No part of this report should be read in isolation. It is intended to be relied upon only in its entirety including the Scope of Work and Limitations.
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Condition Assessment Rating Criteria


The general building condition rating is classified as follows:


A = Good Condition (systems are functional with minimal capital renewal anticipated in the near term)


B = Fair Condition (systems are functional but require major capital renewal in the near term)


C = Poor Condition (systems are problematic and require major capital renewal in the near term)


D = Abandoned and not habitable 


- D1: Very poor condition and uninhabitable. The building structure and envelope are generally intact, however the overall condition requires


major capital repairs to return the building to habitable standards. 


- D2: Structurally Compromised. The building structure is compromised and the envelope is severely deteriorated, posing health and safety


risks upon entry. With appropriate safety precautions, immediate abatement activities can be completed, before recommended deconstruction.


- D3: Structurally Unsafe. The building is partially collapsed and unfit to enter. It poses an imminent health and safety risk upon entry and within


the immediate surrounding. Entry for investigation, rehabilitation or abatement is not feasible in its current condition. Demolition is


recommended. 


Building systems are classified as follows:


A = Good Condition (functional and not requiring notable repair)


B = Fair Condition (functional but aging or requiring maintenance)


C = Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan)


D = Unsafe, Failed or Replacement is Required
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Capital Expenditures


The table on the following page summarizes our opinion of reasonable budgets for the capital expenditures identified over the term of this


report. Deficiencies that can be remedied with routine maintenance or miscellaneous minor repairs, or minor conditions that generally do not


present material physical deficiencies, have not been budgeted but are discussed when relevant. 


The budgets assume a prudent level of ongoing maintenance. Dollars shown are inflated, and include contingencies (typically 5 to 15%) and


may include allowances for design/project management (typically 5 to 15%). TAXES ARE EXCLUDED.


The budgets provided are intended as order-of-magnitude advice only and should be considered Class D level or lower. Estimates from


licensed contractors, and some cases detailed engineering studies followed by a specification and tender process, will be required to confirm


budget allocations.
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Expenditure Table


Annual Budgets


Item Description Class Status 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030


1 Structure


1.1.1 General Interior Renovations C Forecasted $0 $37,230 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.2 Kitchen Renovation C Forecasted $0 $41,310 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.3 Bathroom Renovation C Forecasted $0 $12,240 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.4 Replace Entrance Deck C Forecasted $0 $6,159 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.5 Repair Slab on Grade C Forecasted $0 $3,754 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.6 Remove TV Antenna B Forecasted $0 $1,020 $0 $0 $0 $0 $0 $0 $0 $0 $0


2 Building Envelope


2.1.1 Replace Cedar Shake Siding C Forecasted $0 $4,284 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.1.2 Wall Repair Allowance B Forecasted $0 $2,550 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.1 Replace Windows B Forecasted $0 $7,854 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.2 Replace Exterior Doors B Forecasted $0 $3,366 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.1 Replaced Sloped Roofing C Forecasted $0 $10,547 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.2 Install New Attic Insulation C Forecasted $0 $3,694 $0 $0 $0 $0 $0 $0 $0 $0 $0


3 HVAC


3.1.1 Install Furnace, Oil Tank and Ductwork C Forecasted $0 $26,928 $0 $0 $0 $0 $0 $0 $0 $0 $0


4 Plumbing


4.1.1 Basement Supply Piping Installation C Forecasted $0 $3,825 $0 $0 $0 $0 $0 $0 $0 $0 $0


4.1.2 Install DHW Tank Heater B Forecasted $0 $1,530 $0 $0 $0 $0 $0 $0 $0 $0 $0


4.2.1 Drainage Repair Allowance B Forecasted $0 $2,244 $0 $0 $0 $0 $0 $0 $0 $0 $0


5 Electrical


5.1.1
Connect Electrical Service and Replace Main


Panel
C Forecasted $0 $5,161 $0 $0 $0 $0 $0 $0 $0 $0 $0


5.1.2 General Wiring Replacement C Forecasted $0 $18,513 $0 $0 $0 $0 $0 $0 $0 $0 $0


Total $0 $192,209 $0 $0 $0 $0 $0 $0 $0 $0 $0


$ / ft² $0.00 $168.60 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
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1. Structure


1.1 Structural Frame


1.1.1 General Interior Renovations


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$36,500 $37,230 2021 30 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Abatement Allowance Feces removal 1 allowance $15,000.00 $15,000


re/re all finishes - 1st


Floor
39m² 430 ft² $25.00 $10,750


re/re all finishes - 2nd


Floor
40m² 430 ft² $25.00 $10,750


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $36,500


Project Notes:


This budget allows for general replacement of floor, wall and ceiling finishes. No allowance for structural reinforcements is included. This should


be considered a placeholder budget as the choice of materials significantly impacts costs - the rate used assumes finishes of average quality,


such as engineered wood, synthetic carpeting, and gypsum wallboard.


The budget also includes a placeholder allowance to remove finishes contaminated by mould and feces. This cost is highly variable and subject


to an assessment by an environmental specialist.
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1.1.2 Kitchen Renovation


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$40,500 $41,310 2021 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


re/re kitchen 15m² = 162ft² 162 ft² $250.00 $40,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $40,500


Project Notes:


This is a unit-rate based allowance to generally renovate the kitchen, at a mid-level quality. The rate considers basic tile flooring, standard


grade cabinetry, no specialty millwork, and plastic laminate countertops. No separate allowances have been made for appliances.


1.1.3 Bathroom Renovation


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$12,000 $12,240 2021 20 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


re/re main floor bath 1 allowance $12,000.00 $12,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $12,000


Project Notes:


The budget allows for the renovation of a standard three-piece bathroom, using moderate quality fixtures and finishes. Typical alterations to


supply and drain piping as a result of fixture replacement are included. The budget does not consider framing changes that might be required if


the toilet is relocated.
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1.1.4 Replace Entrance Deck


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$6,038 $6,159 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


porch roof and framing 0 allowance $1,500.00 $0


porch flooring 322 ft² $15.00 $4,830


porch railings and steps 0 allowance $2,500.00 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


25% Contingency $1,208


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $6,038


1.1.5 Repair Slab on Grade


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,680 $3,754 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Slab-on-Grade


Replacement - Localized
8 m² $400.00 $3,200


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $320


5% PM / Engineering $160


0% Other $0


0% Tax $0


Total $3,680


Project Notes:


This budget allows for replacement of a localized area of deteriorated basement slab-on-grade floor.
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1.1.6 Remove TV Antenna


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$1,000 $1,020 2021 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Remove TV Antenna 1 allowance $1,000.00 $1,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $1,000
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2. Building Envelope


2.1 Walls


2.1.1 Replace Cedar Shake Siding


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$4,200 $4,284 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace Cedar Shake


Siding
4 + 4 + 6 = 14m 14 m² $300.00 $4,200


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $4,200


2.1.2 Wall Repair Allowance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$2,500 $2,550 2021 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Wall Repair Allowance 1 alllowance $2,500.00 $2,500


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $2,500


2.2 Windows and Doors
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2.2.1 Replace Windows


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$7,700 $7,854 2021 25 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace windows small 2 window $1,500.00 $3,000


Replace windows medium 2 window $2,000.00 $4,000


Replace Windows large 0 window $2,500.00 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $700


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $7,700


2.2.2 Replace Exterior Doors


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,300 $3,366 2021 25 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Front entry, standard


steel, no vision
0 door $1,200.00 $0


Front entry, metal with


vision panel
2 door $1,500.00 $3,000


Front Entry, fibreglass 0 door $3,500.00 $0


Side Door, standard


metal
0 door $1,000.00 $0


Retail/industrial - unit


entrance
glass/aluminum 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $300


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,300


Project Notes:


This budget is to replace the front and side wood doors.


2.3 Roofing
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2.3.1 Replaced Sloped Roofing


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$10,340 $10,547 2021 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace Asphalt


Shingles
140 m² $60.00 $8,400


Replace Plywood


Deck/Sheathing - In


Conjunction with Re-


Roofing


25% of total 25 m² $40.00 $1,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $940


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $10,340


2.3.2 Install New Attic Insulation


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,622 $3,694 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


blow in new 1050 ft² $3.00 $3,150


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


15% Contingency $472


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,622
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3. HVAC


3.1 General HVAC


3.1.1 Install Furnace, Oil Tank and Ductwork


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$26,400 $26,928 2021 20 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Install Furnace Std. size <100 MBH 1 furnace $5,500.00 $5,500


Install ductwork 1 allowance $15,000.00 $15,000


Install Oil Tank 1 allow $3,500.00 $3,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $2,400


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $26,400
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4. Plumbing


4.1 Domestic Water Systems


4.1.1 Basement Supply Piping Installation


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,750 $3,825 2021 15 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


install pump and tank 1 each $1,000.00 $1,000


repl basement piping 1 allowance $1,000.00 $1,000


Install Water-softening brine tank and filter 1 unit $1,000.00 $1,000


Install UV filter 1 unit $750.00 $750


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,750


Project Notes:


The plan assumes that plumbing replacements above the basement are considered within the general renovation budgets for the kitchen and


bathrooms.


4.1.2 Install DHW Tank Heater


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$1,500 $1,530 2021 15 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Install Tank Heater std. size, elec. 1 units $1,500.00 $1,500


New Item 0 $0 $0


New Item 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $1,500


4.2 Drainage Systems
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4.2.1 Drainage Repair Allowance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$2,200 $2,244 2021 50 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Drainage Repairs 1 allowance $2,000.00 $2,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $200


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $2,200


Project Notes:


This budget is an allowance to reconnect the drainage piping and any additional required drainage repairs that become evident during


renovation.
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5. Electrical


5.1 Electric Supply and Distribution


5.1.1 Connect Electrical Service and Replace Main Panel


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,060 $5,161 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Install Electrical Service 1 service $1,600.00 $1,600


Re/re Panel 1 allow $3,000.00 $3,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $460


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,060


Project Notes:


This budget allows for installation of 100A electrical service including a new panel and circuit breakers


5.1.2 General Wiring Replacement


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$18,150 $18,513 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace Knob & Tube


Wiring
11 room $1,500.00 $16,500


New Item 0 $0 $0


New Item 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,650


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $18,150
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Appendix - Floor Plans
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Photos


Photo No. 1: East elevation


Photo No. 2: North elevation


9048 York Durham Townline Page 20 of 26   







Photo No. 3: West elevation


Photo No. 4: South elevation


Photo No. 5: Structural beam and column
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Photo No. 6: Deteriorated roof shingles


Photo No. 7: Roof deck hole


Photo No. 8: Drilled well steel casing
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Photo No. 9: Disconnected water well supply


Photo No. 10: Disconnected septic system drainage


Photo No. 11: Knob and tube wiring
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Photo No. 12: Disconnect electrical service drop


Photo No. 13: Main electrical panel


Photo No. 14: Kitchen
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Scope Of Work


Authorization


This report was prepared at the request of Caiti McLelland of Parks Canada Agency as a capital plan for the property. WSP Canada Inc.


prepared this report in accordance with the Standing Offer Agreement.


Mandate


The purpose of this report is to provide a general indication of the present physical condition of the building with respect to easily visible


portions of the structure; enclosure; mechanical, electrical, and plumbing systems. Interior finishes, furniture, and tenant equipment, are


specifically excluded from our mandate. We were to record deficiencies or conditions noted during a single visual walk-through review that, in


our opinion, will likely require Capital expenditures by the Owner over the next 10 years. Capital expenditures are defined as expenditures that


are expected to exceed an annual threshold of $1,000, and are not normally associated with routine maintenance. Voluntary upgrades or


improvements are excluded. Please refer to the Project Level Mandate and Limitations document for additional information.


Survey Method


WSP reviewed the building structure, envelope, portions of the interior, the site, and mechanical, electrical, and plumbing systems. The site visit


was completed on November 3, 2020. Our field observer and primary report author was Don Daley, B. Sc.(Hons), C.E.T. The report was


reviewed by Brian Campbell, P. Eng. 


The survey consisted of a visual review of all accessible portions of the house. Finishes and health safety hazards throughout limited our review.


We reviewed the attic through a hole in the second-floor ceiling. We inspected the roof from the ground. 


Mechanical equipment was not present for testing and there was no electrical supply to the building. 


We did not enter the abandoned building at the west end of the site.


Information Provided


The property was vacant at the time of our review, therefore, a tenant was not available to provide input and context around the property history,


performance of building systems, and work previously performed. No drawings were available for review. 


Respectfully submitted,


WSP Canada Inc.


Brian Campbell, P.Eng.


Project Manager 


Gerard Gransaull, P.Eng.


Project Director
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BUILDING CONDITION
ASSESSMENT


9 Reesor Road, Toronto, Ontario


March 02, 2021


Prepared For:


Parks Canada Agency


3545 Kingston Road


Toronto, ON M1M 1R6


Contact: Caiti McLelland


Prepared By:


WSP Canada Inc.


2300 Yonge Street, Suite 2300


Toronto, ON M4P 1E4


Contact: Brian Campbell, P.Eng.


Project Number: 20M-01500-00







General Description


The property at 9 Reesor Rd., Toronto, is a 2-storey house with basement. We could not confirm the original construction year but expect it was


constructed in the mid-late 1800s. We estimate the gross floor area at about 175 sq. m. (1,880 sq. ft.), not including the basement. 


The building is reported by Parks Canada to have heritage significance.


For the purpose of this report, the front door faces east.
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Executive Summary


MANDATE


This report was prepared at the request of Parks Canada Agency as a capital plan for the property. Our review considers a 10-year capital


renewal forecast and a $1,000 capital threshold.


GENERAL CONDITION - B - FAIR


The overall building condition is classified as B - Fair. 


The building structure is adequate and of robust construction. However, structural retrofits are recommended within the basement to address


dry-rot of some wood joists and inappropriate additional post supports require replacement. 


The cladding is generally in fair condition with no major concerns noted. No evidence of envelope leakage is noted. Local stone masonry


repairs are required. The roofing consists of slate tiles and should have a long service life; however, local repairs are required. Windows are


wood-framed with outer storm sections. We have included a budget for replacement within the report term with replica type windows.


Mechanical and electrical systems are generally in serviceable condition and adequately performing their intended functions. However, based


on age, furnace replacement, hot water tank replacement and upgrading the main electrical panel is anticipated within the report term.


SALIENT MAINTENANCE OR SAFETY-RELATED OBSERVATIONS


No conditions were identified that require immediate attention to address performance or safety related concerns. We note the building is


currently not occupied.


CLOSURE 


No part of this report should be read in isolation. It is intended to be relied upon only in its entirety including the Scope of Work and Limitations.
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Condition Assessment Rating Criteria


The general building condition rating is classified as follows:


A = Good Condition (systems functional with minimal capital renewal anticipated in the near term)


B = Fair Condition (systems functional but require major capital renewal in the near term)


C = Poor Condition (systems are problematic and require major capital renewal in the near term)


D = Abandoned and not habitable


- D1: Very poor condition and uninhabitable. The building structure and envelope are generally intact, however the overall condition requires


major capital repairs to return the building to habitable standards. 


- D2: Structurally Compromised. The building structure is compromised and the envelope is severely deteriorated, posing health and safety


risks upon entry. With appropriate safety precautions, immediate abatement activities can be completed, before recommended deconstruction.


- D3: Structurally Unsafe. The building is partially collapsed and unfit to enter. It poses an imminent health and safety risk upon entry and within


the immediate surrounding. Entry for investigation, rehabilitation or abatement is not feasible in its current condition. Demolition is


recommended. 


Building systems are classified as follows:


A = Good Condition (functional and not requiring notable repair)


B = Fair Condition (functional but aging or requiring maintenance)


C = Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan)


D = Unsafe, Failed or Replacement is Required
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Capital Expenditures


The table on the following page summarizes our opinion of reasonable budgets for the capital expenditures identified over the term of this


report. Deficiencies that can be remedied with routine maintenance or miscellaneous minor repairs, or minor conditions that generally do not


present material physical deficiencies, have not been budgeted but are discussed when relevant. 


The budgets assume a prudent level of ongoing maintenance. Dollars shown are inflated, and include contingencies (typically 5 to 15%) and


may include allowances for design/project management (typically 5 to 15%). TAXES ARE EXCLUDED.


The budgets provided are intended as order-of-magnitude advice only and should be considered Class D level or lower. Estimates from


licensed contractors, and some cases detailed engineering studies followed by a specification and tender process, will be required to confirm


budget allocations.
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Expenditure Table


Annual Budgets


Item Description Class Status 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030


1 Structure


1.1.1
Replace Steel Teleposts and Support Framing


and Sister Joists with Dry Rot
B Forecasted $0 $35,343 $0 $0 $0 $0 $0 $0 $0 $0 $0


2 Building Envelope


2.1.1 Repair Stone Walls and Exterior Steps B Forecasted $0 $6,575 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.1
Local Repair and Repaint Window Frames and


Shutters
C Forecasted $0 $4,488 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.2 Replace Windows and Main Doors C Forecasted $0 $0 $0 $0 $0 $0 $42,118 $0 $0 $0 $0


2.3.1 Repair Sloped Slate Tile Roofing B Forecasted $0 $7,854 $0 $0 $0 $0 $0 $0 $0 $0 $0


3 HVAC


3.1.1 Replace Furnace B Forecasted $0 $0 $0 $7,588 $0 $0 $0 $0 $0 $0 $0


4 Plumbing


4.1.1 Replace DHW Tank Heater B Forecasted $0 $0 $0 $1,751 $0 $0 $0 $0 $0 $0 $0


5 Electrical


5.1.1 Replace Main Electrical Panel and Disconnect B Forecasted $0 $0 $5,150 $0 $0 $0 $0 $0 $0 $0 $0


Total $0 $54,260 $5,150 $9,339 $0 $0 $42,118 $0 $0 $0 $0


$ / ft² $0.00 $28.86 $2.74 $4.97 $0.00 $0.00 $22.40 $0.00 $0.00 $0.00 $0.00
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1. Structure


1.1 Structural Frame


Description:


The above-grade structure is wood-framed. There is a basement under the entire building footprint. 


The basement foundation walls are stone and mortar. The basement floor is a concrete slab-on-grade.


The main floor structure is formed by wood decking on wood joists supported by the perimeter stone masonry walls. The original joists span the


entire width of the house. Joists are either 3" or 4" x 10" with two larger sized joists towards the the north and south ends measured at 6" x 10".


However, there are wood and steel columns in various areas that appear to have been installed since the original construction that provide


additional support at mid-spans or potentially to address sagging in some areas near the perimeter foundation walls. 


The second floor is formed by wood decking on wood joists supported by the perimeter stone masonry exterior walls. 


The sloped roof consists of wood planks supported on wood rafters. Wood rafters are connected at the top by wood dowels and collar ties are


present between most adjoining rafters. There is an attic hatch in the closet of the northeast bedroom. Attic floor joists bear on the top of the


stone walls. 


There is a concrete framed structure on the east side which provides a suspended walkway to access to the main entrance door as well as


provide a roof structure for the basement walkout directly below.
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Condition / Recommendation:


Overall Condition Rating: B


Age: 120 to 150 years


Remaining Life: +25 years


We note no evidence of unusual settlement, displacement or sagging, or structural cracking in the areas reviewed. We reviewed wood framing


near grade level and note no major concerns with wood rot at the perimeter walls. The joists at the second floor level are intact and sound,


where checked. The ceiling was removed at the first floor so these joists were all visible. 


However, we note dry-rot at the bottom portions of about 10 joists at the basement level (2 joists are sandwiched together). Dry-rot is caused by


fungal growth without any apparent source of moisture. The term dry-rot is somewhat misleading given that wood decaying fungi need a


minimum amount of moisture before decay begins. The extent of dry-rot is generally limited to the bottom portions of the joists and does not


appear to have progressed to a structurally compromised state. Although, it is possible that the additional column supports at mid-span were


added due to weakened joists and the rot may be a contributing factor, but this was unable to be confirmed. We have included a budget to


sister joists showing signs of dry-rot. 


There are four separate locations with additional posts and beams added. The two central sections and section located near the basement


doorway appear to be engaged and providing additional support. The section near the doorway appears to be replacing previously installed


(and still present) wood log posts at this location. These locations use timber members supported by steel jack-up posts except for one wood


column noted. The section located near the oil tank on the west side, which uses wood beams and wood posts, does not appear to be fully


engaged as many of the floor joists are not in contact with the timber beam. These additional supports do not have proper footings and are not


secured at the top and bottom. Some posts are showing signs of corrosion at the bases. We have included a budget to replace these


additional structural reinforcements and allowed for engineering support as part of this project. 


There is mortar joint erosion at the foundation walls below two basement windows. We have included an allowance for the masons to repoint


these areas as part of the exterior wall repairs (see Walls section). 


The slab-on-grade is intact.
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1.1.1 Replace Steel Teleposts and Support Framing and Sister Joists with Dry Rot


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$34,650 $35,343 2021 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


New post w footing 12 post $1,500.00 $18,000


Framing Improvement


Allowance
1 allow $2,000.00 $2,000


Sister joists with dry rot 10 joists $750.00 $7,500


Structural Engineering


Support
1 allow $4,000.00 $4,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $3,150


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $34,650
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2. Building Envelope


2.1 Walls


Description:


The exterior walls are natural stone solid masonry. The masonry cladding is supported by keystone style masonry arches across window and


door openings. Large rectangular stones are located at the building corners. Wood sills are located below windows and discussed in the


Windows and Doors section of the report.


There are three brick masonry chimneys that are located on the interior side of the stone walls. 


There is a concrete pad and remnants of an addition located on the south side.


Condition / Recommendation:


Overall Condition Rating: B


Age: 120-150 years


Remaining Life: 25+ years


The cladding is in fair overall condition and generally free of widespread deterioration. No evidence of leakage through exterior walls is noted


at the main and second floors. Mortar joints are generally intact and stones are appear secure. No sagging is noted at lintels. No major repairs


are anticipated. However, there is minor deterioration at the following locations:


- crack propagating vertically from the keystone above the door on the south elevation;


- localized deep mortar joint erosion near the door on the south elevation;


- cracks and mortar joint erosion below the concrete suspended slab at the east elevation (above basement entrance door)


- dis-lodged small stones at the ground floor, southeast wood window sill; 


- mortar joint erosion at the interior side of foundation wall below two basement windows;


We have included a budget for local repairs.


Local concrete repairs are required at the stair leading to the basement door. We have also included a small allowance for repairs in this area


as part of the wall repair work.


The brick chimneys are intact with no major deterioration.
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2.1.1 Repair Stone Walls and Exterior Steps


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$6,446 $6,575 2021 20 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Repoint mortar joints and


repair steps


3 man days x 8 hrs per x


2 man
48 hrs $70.00 $3,360


Material allowance 1 allow $1,000.00 $1,000


Allowance for concrete


step repairs
1 allow $1,500.00 $1,500


Suspended access 0 retrofit $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $586


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $6,446


2.2 Windows and Doors


Description:


WINDOWS


Windows are located on the east and west elevations (10 total).


Windows are original and consist of single-hung, wood-framed vertical sliders. All windows, except one, have an outer aluminum and glass


storm window. Windows have wood sills. Most of the windows on the east elevation have exterior shutters. 


Basement windows are infilled with a combination of concrete, concrete block and parged plywood. There are window wells at the west


elevation only. 


DOORS


The main entrance doors at the east and west sides are wood doors with outer glass and aluminum storm doors. The south side door is a


metal clad wood core. The basement door is wood.
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Condition / Recommendation:


Overall Condition Rating: C


Age: 120-150 years (windows); varies (doors). 


Remaining Life: 5-10 years


No evidence of leakage is noted at the windows. We did not operate the windows but suspect many of them are difficult to operate based on


the age. 


The windows likely have some years of service remaining but based on age, we recommend budgeted for eventual replacement. The single-


glazed windows are original and do not provide a level of performance that meets current standards. Replacement with a double-glazed


system would help improve resistance to condensation, air and water leakage, and heat loss. The windows are likely to be considered part of


the heritage characteristics of the building and although our mandate does not include this sort of review/input, budgets for this project will be


substantially higher if re-instating the windows to meet heritage requirements. 


In the interim, the window frames and sills require painting and shutters require either repair and repainting or removal. We have assumed


shutters will be removed to match the west elevation. Also, voids at stone/window framing joints and at sills should be filled with sealant to


mitigate the risk of leakage. 


The windows sealants are limited but are generally hard and cracked. We have included a sealant repair allowance within the window repair


and repainting budget. 


DOORS


Doors are operational and no major concerns are noted. The outer storm door at the west side requires adjusting to properly close and latch


which can be completed as part of routine maintenance. The south door is reasonably modern however the surrounding framing is in poor


condition. We have included an allowance to repair this framing as part of the window repair and repainting budget.


We have budgeted for replacement of the two main entrance doors at the same time as window replacement.
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2.2.1 Local Repair and Repaint Window Frames and Shutters


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$4,400 $4,488 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Repaint window frames


and shutters
10 windows $250.00 $2,500


Allowance for Local


repairs/void


filling/sealant work


10 windows $150.00 $1,500


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $400


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $4,400


2.2.2 Replace Windows and Main Doors


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$37,400 $42,118 2026 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace windows small 0 window $1,500.00 $0


Replace windows medium 0 window $2,000.00 $0


Replace Windows -


replica type but still vinyl


IGUs


medium sized, but


premium added
10 window $2,500.00 $25,000


Replace Doors and


Window surrounds
2 doors $4,500.00 $9,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $3,400


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $37,400


Project Notes:


If heritage not considered, then wood sills could be capped to cover any rotten areas. If sills will be replaced with large wood sections, costs will


need to be increased. Project assume sills will be capped only.
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2.3 Roofing


Description:


The roofs are sloped and covered with slate tiles. The ridges appears to be covered with pre-formed metal sections. Penetrations are flashed


with sheet metal.


The roofs drain into prefinished metal gutters and downspouts that discharge at grade.


The soffit is painted wood.


The attic space does not appear to be ventilated.


Condition / Recommendation:


Overall Condition Rating: B


Age: Unknown but perhaps original ~120 years 


Remaining Life: 10+ years


There is no evidence of ongoing leakage concerns within the interior areas. However, there are localized areas of missing tiles, primarily


located around the three chimneys. Within the field of the roof, there are localized cracked and broken/chipped tiles. 


Slate tile roofs have an exceptionally long service life (up to 200 years) depending on the type of slate. Based on the absence of roof leakage


evidence, with local repairs, we suspect you can defer replacement of the roof beyond the report term. We have included a budget for localized


slate tile replacement in the near term.


The soffit is in fair condition. There are localized areas of peeling paint. Also, there is visible spray foam and gaps that likely should be sealed


between the soffit/cladding and stone masonry to deter pests. Local repairs and repainting can be completed as part of routine maintenance. 


The eavestroughs and downspouts are generally secure and flush. However, there is one section at the west side that is bent outwards and


requires local replacement. Full renewal is not anticipated.
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2.3.1 Repair Sloped Slate Tile Roofing


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$7,700 $7,854 2021 25 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace slate tiles


3 locations with ~20 tiles


near chimneys plus 25


misc


80 Tiles $50.00 $4,000


Allowance for misc


flashing repairs, etc.
1 allow $1,500.00 $1,500


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


40% Contingency $2,200


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $7,700


Project Notes:


We have included a high contingency due to slate tile replacements typically expanding beyond what is visible.
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3. HVAC


3.1 General HVAC


Description:


Heat is provided by an oil furnace (Olsen, BCL-120S, 2003) with maximum 117 MBH nominal capacity, and Beckett oil burner. It is supplied by


a 910 L double-bottomed tank in the basement, by Granby installed circa 2013, according to the dataplate. Fill and vent pipes are on the west


elevation. The furnace vents into a single flue chimney. 


Conditioned air is supplied by sheet-metal ductwork. There are return grills located below the stairs on the south side and below the kitchen on


the north side at the main floor level and there appears to be another return grill at the second floor level in the hallway.


There is no central air-conditioning. 


There are masonry fireplaces located at the north and south walls at the main floor level. There are wood burning stoves that vent into a lined


flue of the masonry chimney.


Condition / Recommendation:


Overall Condition Rating: B


Age: 17 years (furnace); 7 years (tank)


Remaining Life: 3 years (furnace); 23 years (oil tank)


The furnace is about 17 years old and no major deficiencies are apparent. The unit was operating at the time of our visit. Ductwork is


satisfactory and there are registers in the all rooms checked. There are small areas of corroded ductwork within the basement but local repairs


(scraping and painting) can be completed as part of routine maintenance. 


The average typical service life for a furnace is about 20 years. Based on age, replacement is anticipated within the near term. 


The oil tank is in serviceable condition. Oil tanks have a typical service life of about 25-30 years. Based on age, replacement is not anticipated


within the report term.
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3.1.1 Replace Furnace


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$7,150 $7,588 2023 20 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Furnace Std. size <100 MBH 0 furnace $5,500.00 $0


Re/Re Furnace large >100 MBH 1 $6,500.00 $6,500


Re/Re Air Conditioner 1-2 tons 0 tons $2,500.00 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $650


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $7,150


Project Notes:


The furnace currently sits directly on the basement slab-on-grade. We recommend the new furnace be installed on pedestals/blocks to raise the


unit above floor level.
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4. Plumbing


4.1 Domestic Water Systems


Description:


Water is supplied from a well located about 1m from the northeast corner of the house. The well has a submersible pump. The cold water main


is 25mm plastic (PB) and feeds through the basement wall and into a Amtrol diaphragm tank manufactured in 2002. 


Cold water passes through a filter and softeners, and an electronic (UV) purifier. The supply piping in the house is primarily plastic PEX with


some sections of copper. 


Hot water is generated in an electric tank heater in the basement, manufactured by GSW (2008, 284L, 3000W).


Condition / Recommendation:


Overall Condition Rating: B


Age: 12 years (hot water tank); About 20 years (piping)


Remaining Life: 3 years (hot water tank); 15+ years (piping)


The supply system and piping appears to be operational and configuration is satisfactory. However, the system was turned off at the time of our


review. No evidence of leakage is noted at the visible sections of piping and based on the use of plastic distribution piping, we suspect it was


replaced within the last 20 years or so. The expansion tank is about 18 years old. Local repairs can be made as needed, as part of


maintenance, including water conditioning equipment. We cannot comment on the age or condition of the well pump.


The hot water tank heater was not operational at the time of our visit but appears to be in working order. The tank is about 12 years old. These


units typically have a 15-year life span, so a replacement budget is included.


4.1.1 Replace DHW Tank Heater


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$1,650 $1,751 2023 15 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Tank Heater std. size, elec. 1 units $1,500.00 $1,500


Re/Re Tank Heater std. size, gas 0 units $2,000.00 $0


New Item 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $150


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $1,650


4.2 Drainage Systems


Description:


Drain piping is a combination of ABS plastic, copper and cast iron. The main stack connects to a cast-iron horizontal drain leading to the septic
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tank. The tank cover is south of the house. 


There is a sump pump at the center of the basement, discharging via plastic pipe through the foundation wall window to grade level at the


northeast. 


The type of buried drainage piping under the basement slab-on-grade appears to be clay.


Review of the septic system is not included as part of this mandate.


Condition / Recommendation:


Overall Condition Rating: B


Age: varies


Remaining Life: varies


The drainage piping is generally in serviceable condition. We note no evidence of leakage. The horizontal drain line running through the


basement is poorly sloped and poorly secured. The drain line serves the sink located at the northwest corner of the main floor. Slope and


securement adjustments can be made as part of routine maintenance. 


No capital expenditures are anticipated within the report term. Sump pumps are expected to be replaced, when required, with costs expected


to be below the capital threshold.


The cast-iron drainage piping in the basement is likely original and 80-100 years old. However, the line appears to be in serviceable condition


so no budgets for replacement are included.
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5. Electrical


5.1 Electric Supply and Distribution


Description:


Power is supplied from a pole-mounted transformer located where the driveway splits between 7 and 9 Reesor. We assume the transformer is


the responsibility of the Utility. Power is run overhead to successive wooden poles before being supplied overhead to the northwest corner of


the house. The service conduit supplies the exterior meter and main disconnect (100A, 115/230V) in the basement. The main disconnect


switch feeds a splitter that feeds a 125A, 120/240V rated distribution panel with a dual 100A breaker and two smaller disconnect


switches/breaker panels. Wiring is copper, ranging from 1950's Romex to modern plastic sheathed. There are a few B/X circuits.


Condition / Recommendation:


Overall Condition Rating: C


Age: Main disconnect - 50+ years; Panel - about 30-40 years; wiring - varies


Remaining Life: Main disconnect and panel: less than 5 years; wiring: varies


The service drop and main panel are satisfactory. The light fixtures were operational during our review and no problems are noted. 


Main distribution panels have a typical service life of about 30-40 years. Based on the estimated age of the panel, replacement is likely


required within the report term. We recommend replacement of the main disconnect switch at this time.


There is a switch mounted to the underside of the main floor joists directly beside the return ductwork. The outlet is corroded, likely from


moisture collecting in the ductwork above. The outlet should be removed and new outlet installed nearby. This can be completed as part of


routine maintenance.


Also, we note some electrical wiring that is run on the finished surface in some of the bedroom closets upstairs. Ideally, this wiring should be


contained within a conduit or behind finished surfaces. However, this is not required and wiring is generally located to prevent accidental


damage.


5.1.1 Replace Main Electrical Panel and Disconnect


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$4,950 $5,150 2022 40 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Panel 100A 1 panel $3,000.00 $3,000


Re/Re Main Disconnect 125A 1 switch $1,500.00 $1,500


New Item 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $450


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $4,950
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Appendix - Floor Plans
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Photos


Photo No. 1: 9 Reesor - Southwest Elevation


Photo No. 2: Northeast Elevation


Photo No. 3: East Elevation
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Photo No. 4: North Elevation


Photo No. 5: Typical Window


Photo No. 6: Crack in Stone Lintel at South Elevation


9 Reesor Road Page 23 of 33   







Photo No. 7: Rot at Wood Window Sill


Photo No. 8: Basement with Additional Structural


Supports


Photo No. 9: Basement - Supplemental Supports
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Photo No. 10: Dry Rot at Basement Joist


Photo No. 11: Dry Rot in Basement


Photo No. 12: Structure at 2nd Floor Level
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Photo No. 13: Second Floor Joists


Photo No. 14: East Entrance


Photo No. 15: Roof Rafters and Collar Ties
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Photo No. 16: Roof Decking


Photo No. 17: Slate Tile Roof


Photo No. 18: Attic Insulation
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Photo No. 19: Furnace


Photo No. 20: Oil Tank


Photo No. 21: Domestic Water Equipment
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Photo No. 22: Tank Heater and Softening Equipment


Photo No. 23: Drainage Piping


Photo No. 24: Cast-iron Sanitary Outlet
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Photo No. 25: Main Electrical Panel


Photo No. 26: South Side - Main Floor


Photo No. 27: Northside - Main Floor
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Photo No. 28: Upstairs Bedroom - Typical


Photo No. 29: Adjacent Barn Not Reviewed
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Scope Of Work


Authorization


This report was prepared at the request of Caiti McLelland of Parks Canada Agency as a capital plan for the property. WSP Canada Inc.


prepared this report in accordance with the Standing Offer Agreement.


Mandate


The purpose of this report is to provide a general indication of the present physical condition of the building with respect to easily visible


portions of the structure; enclosure; mechanical, electrical, and plumbing systems. Interior finishes, furniture, and tenant equipment, are


specifically excluded from our mandate. We were to record deficiencies or conditions noted during a single visual walk-through review that, in


our opinion, will likely require Capital expenditures by the Owner over the next 10 years. Capital expenditures are defined as expenditures that


are expected to exceed an annual threshold of $1,000, and are not normally associated with routine maintenance. Voluntary upgrades or


improvements are excluded. Please refer to the Project Level Mandate and Limitations document for additional information.


Survey Method


WSP reviewed the building structure, envelope, portions of the interior, the site, and mechanical, electrical, and plumbing systems. The site visit


was completed on November 10, 2020. Our field observer and primary report author was Brian Campbell, P.Eng. The report was reviewed by


J. Manuel Estragadinho, B. Tech.


The survey consisted of a visual review of all accessible portions of the house. We reviewed the attic via a step-ladder. We did not test the


operation of mechanical or electrical equipment but rather observed the operation of systems as they were at the time of our review. We did not


access the interior of the furnace or remove the electrical panel cover. We did not operate windows. We did not test plumbing fixture operation.


We inspected the roof from ground level. We did not mount to the main roof surface. 


We did not enter the barn towards the southeast of the building.


Information Provided


The building was vacant at the time of our review. No input or context around the property history, performance of building systems and work


previously performed was provided. No drawings were available for review. 


Respectfully submitted,


WSP Canada Inc.


Brian Campbell, P.Eng.


Project Manager 


Gerard Gransaull, P.Eng.


Project Director
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General Description


The property at 7862 11th Concession, Markham, is a single-storey house with basement. We could not confirm the original construction year


but expect it was constructed in the 1960s. There is an attached garage at the north end of the building that was likely constructed after the


original house. It appears that the original deck at the southwest corner of the building was enclosed to form a small rear addition. We estimate


the gross floor area at about 120 sq. m. (1300 sq. ft.), not including the basement. The basement gross floor area is about 120 sq. m. (1,300


sq. ft.). 


For the purpose of this report, the front door faces east.
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Executive Summary


MANDATE


This report was prepared at the request of Parks Canada Agency as a capital plan for the property. Our review considers a 10-year capital


renewal timeframe and a $1,000 capital threshold.


GENERAL CONDITION - D1 - VERY POOR CONDITION AND UNINHABITABLE


The overall building condition is classified as D1 - Very poor condition and uninhabitable. The building structure and envelope are generally


intact, however the overall condition requires major capital repairs to return the building to habitable standards. 


The building is currently vacant. Windows and doors are not boarded up. 


The structure is generally adequate but requires some local repairs to the overhangs at the west side and the northwest portion of the roofing is


sagging due to a longer than normal span (extending to the overhangs). The brick masonry is generally intact with no major concerns.


According to the date stamps in the glass units, the windows were replaced in 2005 and so are only about 15 years old and are in fair


condition. The roof is in fair condition and will require renewal in the latter part of the report term. 


We recommend the addition at the west side be demolished and the original deck and stairs be re-instated at this location. 


Mechanical and electrical systems were not functioning and/or decommissioned at the time of our review. However, the systems appear to be


in working order and are likely maintainable for several years before replacement is expected. We expect replacement of the domestic water


equipment will be required. Some electrical re-wiring is anticipated assuming major renovation activities are completed.


Full interior renovations including replacement of flooring, wall and ceiling finishes, and fixtures are anticipated. We suspect you will be able to


maintain some of the finishes in the kitchen including the cabinetry and ceiling finishes. 


As septic and well systems are excluded from our mandate, we have not included budgets for sanitary drainage modifications and/or the


installation of a new septic system or the drilling of a new/additional well, if required. We recommend the well and septic services be confirmed


prior to embarking upon any major renovation work. 


CLOSURE 


No part of this report should be read in isolation. It is intended to be relied upon only in its entirety including the Scope of Work and Limitations.
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Condition Assessment Rating


The general building condition rating is classified as follows:


A = Good Condition (systems are functional with minimal capital renewal anticipated in the near term)


B = Fair Condition (systems are functional but require major capital renewal in the near term)


C = Poor Condition (systems are problematic and require major capital renewal in the near term)


D = Abandoned and not habitable 


- D1: Very poor condition and uninhabitable. The building structure and envelope are generally intact, however the overall condition requires


major capital repairs to return the building to habitable standards. 


- D2: Structurally Compromised. The building structure is compromised and the envelope is severely deteriorated, posing health and safety


risks upon entry. With appropriate safety precautions, immediate abatement activities can be completed, before recommended deconstruction.


- D3: Structurally Unsafe. The building is partially collapsed and unfit to enter. It poses an imminent health and safety risk upon entry and within


the immediate surrounding. Entry for investigation, rehabilitation or abatement is not feasible in its current condition. Demolition is


recommended. 


Building systems are classified as follows:


A = Good Condition (functional and not requiring notable repair)


B = Fair Condition (functional but aging or requiring maintenance)


C = Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan)


D = Unsafe, Failed or Replacement is Required
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Capital Expenditures


The table on the following page summarizes our opinion of reasonable budgets for the capital expenditures identified over the term of this


report. Deficiencies that can be remedied with routine maintenance or miscellaneous minor repairs, or minor conditions that generally do not


present material physical deficiencies, have not been budgeted but are discussed when relevant. 


The budgets assume a prudent level of ongoing maintenance. Dollars shown are inflated, and include contingencies (typically 5 to 15%) and


may include allowances for design/project management (typically 5 to 15%). TAXES ARE EXCLUDED.


The budgets provided are intended as order-of-magnitude advice only and should be considered Class D level or lower. Estimates from


licensed contractors, and some cases detailed engineering studies followed by a specification and tender process, will be required to confirm


budget allocations.
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Expenditure Table


Annual Budgets


Item Description Class Status 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030


1 Structure


1.1.1 General Renewal of Interior Finishes D1 Forecasted $0 $129,795 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.2 Build Knee Wall at Garage and Replace Posts C Forecasted $0 $15,708 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.3 Pour Slab-on-Grade in Garage (discretionary) C Forecasted $0 $5,049 $0 $0 $0 $0 $0 $0 $0 $0 $0


2 Building Envelope


2.1.1 Repair Large Masonry Chimney C Forecasted $0 $3,949 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.1.2 Remove Southwest Raised Addition C Forecasted $0 $6,508 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.1
Replace/Install Garage Doors and Repair Wood


Siding
C Forecasted $0 $6,508 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.2 Replace Rear Swing Doors (2) C Forecasted $0 $1,836 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.3 Replace Broken Basement Windows C Forecasted $0 $2,244 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.1 Repair Sloped Roofing B Forecasted $0 $1,632 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.2 Replace Sloped Roofing B Forecasted $0 $0 $0 $0 $0 $0 $0 $18,802 $0 $0 $0


3 HVAC


3.1.1 Replace Furnace B Forecasted $0 $0 $0 $0 $0 $0 $5,575 $0 $0 $0 $0


3.1.2 Replace Oil Tank B Forecasted $0 $0 $0 $0 $0 $0 $0 $0 $0 $4,601 $0


4 Plumbing


4.1.1 Upgrade/Replace Domestic Water Equipment C Forecasted $0 $5,610 $0 $0 $0 $0 $0 $0 $0 $0 $0


5 Electrical


5.1.1
Re-wiring Allowance and Replacement of


Exterior Breaker
B Forecasted $0 $7,854 $0 $0 $0 $0 $0 $0 $0 $0 $0


Total $0 $186,693 $0 $0 $0 $0 $5,575 $18,802 $0 $4,601 $0


$ / ft² $0.00 $143.61 $0.00 $0.00 $0.00 $0.00 $4.29 $14.46 $0.00 $3.54 $0.00
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1. Structure


1.1 Structural Frame


Description:


The above-grade structure is wood-framed. There is a basement under the entire building footprint, except the garage. 


The basement foundation walls are concrete block. Where exposed, the foundation walls appear to have been coated with a damp-proofing,


likely during original construction. The basement floor is a concrete slab-on-grade. The garage floor is dirt.


The main floor is formed by wood decking on wood joists supported by the perimeter foundation walls and central wood beams on interior


concrete block columns near mid-span. 


The sloped roofs consist of wood planks supported on wood rafters. The sloped roofing extends beyond the perimeter walls at two locations on


the west side forming exterior canopies. The canopies are supported by wood posts that either have steel bracket bases with steel rod type


foundations or are cast into buried concrete piers. 


There is an accessible attic over the main floor, which appears to be accessible from an opening near the ceiling of the garage. We did not


enter the attic. Attic floor joists likely bear on the main floor walls and interior wood-framed walls.
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Condition / Recommendation:


Overall Condition Rating: C


Age: 50-60 years


Remaining Life: +25 years


At the main floor structure, we note no evidence of unusual settlement, displacement or sagging, or structural cracking in the areas reviewed. 


However, the roofing is sagging at the northwest part of the garage and continues to the canopy. It appears that the rafters in this area are


spanning a relatively long distance and are not supported via wood stud knee wall above the exterior wall which is causing the roof to sag. This


is visibly evident as we walked the roof. Also, the wood posts at this location are not plumb. 


Along the west side, closer to the south end, there is another small canopy structure that is sagging. Part of this canopy is enclosed. The


exposed wood post (likely one of two posts) is starting to rot at the bottom and requires replacement. 


We have included a budget to frame a wood stud knee wall along the rear wall of the garage to address the sagging roof and canopy and also


replace four wood posts (2 locations of 2 posts) including pouring new concrete pier foundations. We expect the enclosed space at the


southwest side will be permanently removed to allow for the south most post to be installed. 


The remaining interior structural elements are generally protected from weather and are not expected to require major repair within the report


term. 


No evidence of widespread water leakage through foundations walls was noted. There are stains at the base of the walls at the southwest


corner. Concrete block foundation walls are generally prone to leakage. In the absence of evidence of widespread leakage, no budgets for


waterproofing are included.


We suspect the garage was designed/previously used for animals as opposed to store cars. Although this is a discretionary upgrade, we


recommend pouring a slab-on-grade in the attached garage. A budget is included.


The interior finishes range in condition. The kitchen appears to be relatively modern but the remainder of the finishes in the house are dated


and in poor condition. The basement is framed into a number of rooms and appears to have been finished at one time but all finishes are


currently removed. We have included an allowance for renewal of the interior finishes on both the main floor and about 75% of the basement


along with an abatement allowance. We suspect the kitchen cabinets and ceiling finishes can be maintained but the flooring and counters


would need to be replaced.
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1.1.1 General Renewal of Interior Finishes


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$127,250 $129,795 2021 N/A One time D1 Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Abatement Allowance 1 allow $15,000.00 $15,000


Re/Re Finishes Main Floor 1300 $/ft2 $30.00 $39,000


Re/Re Finishes
basement (assume 75%


of area)
975 $/ft2 $30.00 $29,250


Re/Re Kitchen excluding cabinetry 1 allow $20,000.00 $20,000


Re/Re Bathroom


existing on main floor


and roughed in at


basement


2 bathroom $12,000.00 $24,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $127,250


Project Notes:


This budget allows for general replacement of floor, wall and ceiling finishes. No allowance for structural reinforcements is included. This should


be considered a placeholder budget as the choice of materials significantly impacts costs - the rate used assumes finishes of average quality,


such as engineered wood, synthetic carpeting, and gypsum wallboard.


1.1.2 Build Knee Wall at Garage and Replace Posts


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$15,400 $15,708 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Build knee wall 1 allow $4,500.00 $4,500


Replace Posts (incl. new


concrete pier)


to address canopy


sagging
4 posts $2,000.00 $8,000


Framing Adjustments at


roof level
1 allow $1,500.00 $1,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,400


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $15,400
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Project Notes:


In order for the south most posts (2) to be replaced, the rear addition (likely covering the original deck) will be removed. See the "Walls" section


for project details.


1.1.3 Pour Slab-on-Grade in Garage (discretionary)


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$4,950 $5,049 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Pour slab on grade in


garage
45 m2 $100.00 $4,500


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $450


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $4,950
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2. Building Envelope


2.1 Walls


Description:


The exterior walls are a combination of brick veneer and solid masonry. The house is clad with brick veneer tied to the concrete block back up


wall with steel masonry ties. At the garage, the walls are solid masonry and consist of an outer layer of brick tied back to the inner layer of


concrete block by lateral brick ties. Masonry panels above window and door openings are supported by steel lintels.


The lower portion of the walls at the central east elevation consist of grey brick. Window sills are formed by sections of fabricated stone.


There is a small section of vertical wood siding above the garage overhead door and double wood swing doors.


The west side addition is clad with painted wood siding, likely enclosing the original wood deck at this location. We could not enter the addition.


Condition / Recommendation:


Overall Condition Rating: B


Age: 50-60 years old


Remaining Life: 20+ years (brick); 2 years (wood siding)


The brick cladding is in good overall condition and generally free of widespread deterioration. No evidence of widespread leakage was noted.


Sealants are generally intact and serviceable. 


There are localized cracks and spalled bricks but immediate attention is not warranted. However, the brick masonry at the chimney is in poor


condition and should be repaired in the near term. A budget for repairs is included.


The wood siding above the garage doors is aged and of mis-matched colour. The framing around the garage doors also appears to be "ad-


hoc" and providing a poor appearance. We have included for localized framing repairs and local wood section replacements and repainting


when the garage doors are replaced. 


The west addition does appear to be professionally completed and the foil-backed insulation is visible on the inside. The older, wood framed


windows within this addition have since been covered with insulation. The wood siding is aged and has likely been installed for some time.


Also, in order to properly re-support the roof overhang at this location, we recommend removing the entire enclosure, leaving only the exterior


deck and stairs.
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2.1.1 Repair Large Masonry Chimney


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,872 $3,949 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Repointing top half of chimney 40 m $18.00 $720


Replace Bricks about 70 bricks 70 brick $15.00 $1,050


Acess/scaffolding 1 allow $1,000.00 $1,000


Allowance for other


masonry repointing
1 allow $750.00 $750


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $352


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,872


Project Notes:


This project includes an allowance to repoint cracks, voids in wall masonry in conjunction with the chimney masonry work.


2.1.2 Remove Southwest Raised Addition


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$6,380 $6,508 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Remove Addition 1 allow $2,000.00 $2,000


Replace wood stairs and


deck
3 days at $1,000 per day 3 crew days $1,000.00 $3,000


Material Allowance 1 allow $800.00 $800


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $580


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $6,380


Project Notes:


Replacement of wood posts to support roof overhang budgeted for in separate project but should be timed with this project. The enclosure may


be providing additional support to overhang based on visual appearance.


2.2 Windows and Doors


Description:
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WINDOWS


Windows are located on all elevations. Windows have fixed insulating glass units (IGUs) with operable units (awning type) or vertical sliders in


vinyl frames. According to the date stamps, the windows were likely installed circa 2005. Basement windows consist of vinyl-framed horizontal


sliders with one fixed unit by the basement exit door. 


DOORS


The main entrance door, main floor rear door and basement door are metal clad, insulated doors. The garage man door is wood. The garage


overhead door is sectional metal and the opening beside the garage door includes two wood swing doors.


Condition / Recommendation:


Overall Condition Rating: B


Age: 15 years (Windows); varies (doors) 


Remaining Life: 10 years (windows); doors (1 year)


Window are generally in serviceable condition and outright replacements are not anticipated within the report term. Replacement of two broken


windows in the basement is required. 


The garage doors are in poor condition and require replacement along with the surrounding framing. 


The basement door and rear garage man door are in poor condition and should be replaced in the near term.


2.2.1 Replace/Install Garage Doors and Repair Wood Siding


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$6,380 $6,508 2021 30 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re single wood


garage door
1 door $1,900.00 $1,900


Install new overhead


wood door
1 door $2,500.00 $2,500


Wood Framing


Allowance for OVHD


doors


1 allow $750.00 $750


Repair wood siding 1 allow $500.00 $500


Paint siding 6 m2 $25.00 $150


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $580


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $6,380


Project Notes:


This project assume the current wood barn doors will be replaced with overhead garage door allowing for two car garage access.
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2.2.2 Replace Rear Swing Doors (2)


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$1,800 $1,836 2021 30 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Side/Rear doors, single


swing
2 doors $900.00 $1,800


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $1,800


2.2.3 Replace Broken Basement Windows


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$2,200 $2,244 2021 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


re/re basement window standard horz slider 1 window $750.00 $750


re/re fixed IGU 1 window $1,250.00 $1,250


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $200


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $2,200


2.3 Roofing


Description:


The roofs are sloped and covered with asphalt shingles. Valleys are open and protected with sheet metal flashings.


The roofs drain into prefinished metal gutters and downspouts that discharge at grade. There are debris screens on the eavestroughs. 


The attic spaces are ventilated through perforated aluminum soffits at overhangs, and through roof vents.
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Condition / Recommendation:


Overall Condition Rating: B


Age: 10-15 years 


Remaining Life: 5-10 years


The shingles are generally in fair condition and exhibit conditions that would lead us to believe the roofing is more than about 10 years old.


Minor curling/uplift is noted. We did not note excessive granule loss or deterioration of the valley flashings. We note evidence of roof leakage


(stained finishes) adjacent to the fireplace on the main floor level and at the northeast bedroom. 


We have included a budget for local roof repairs to address the area of suspected leakage and included a budget for eventual replacement in


the latter half of the report term.


2.3.1 Repair Sloped Roofing


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$1,600 $1,632 2021 25 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Repair sloped roofing
flashing repairs/sealant


repairs expected
2 locations $800.00 $1,600


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $1,600
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2.3.2 Replace Sloped Roofing


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$16,368 $18,802 2027 25 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace asphalt shingles
std 3-tab shingle, up to 3


stories
240 m2 $60.00 $14,400


Sheathing repair


allowance


typ. 5% of total area,


unless known problems
12 m2 $40.00 $480


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,488


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $16,368
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3. HVAC


3.1 General HVAC


Description:


Heat is provided by an oil furnace (Brock Model No. MBP1-A, 2008) with Beckett burner. 


The furnace is supplied by a double-bottomed Granby oil tank in the basement installed circa 2014, according to the dataplate. Fill and vent


pipes are located at the east side. The furnace vents into the central chimney. Based on markings around the chimney, a new liner was likely


installed in 2015.


Conditioned air is supplied by sheet-metal ductwork. There are return grills on the main floor.


There is a wood-burning steel insert in the basement fireplace.


There is no central air-conditioning.


Condition / Recommendation:


Overall Condition Rating: B


Age: About 13 years (furnace);7 years ( tank)


Remaining Life: 5-7 years (furnace); 8-10 years (oil tank)


The furnace is about 13 years old. Although it was not operational at the time of our review, it appears to be in working order. No major


deficiencies are noted. Ductwork is satisfactory and there are registers in the all rooms checked. The typical service life for a furnace is about


20 years. Based on age, replacement is budgeted. 


No major deficiencies are noted with the oil tank. Oil tanks have a service life of about 15 to 20 years. Based on age, replacement is


anticipated within the report term.


3.1.1 Replace Furnace


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$4,950 $5,575 2026 20 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Furnace small <60 MBH 1 furnace $4,500.00 $4,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $450


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $4,950
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3.1.2 Replace Oil Tank


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,850 $4,601 2029 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Fuel Tank 1 tank $3,500.00 $3,500


New Item 0 $0 $0


New Item 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $350


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,850
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4. Plumbing


4.1 Domestic Water Systems


Description:


Water is supplied from a well located on the west side of the house. The well has a submersible pump. The cold water main is 25mm plastic


(PB) and feeds through the basement wall and into a diaphragm tank, which supplies a WaterGuard aerating vented tank with expansion tank.


Cold water appears to have previously passed through a filter and softener and UV sterilization unit but components are disconnected/missing.


The supply piping in the house is primarily copper. 


Hot water is generated in an electric tank heater in the basement (2010, 184 L, 3000W).


Condition / Recommendation:


Overall Condition Rating: C


Age: 10 years (tank); varies (piping)


Remaining Life: 1-2 years (tank); varies (piping)


The domestic water systems were not operational at the time of our review. Components are either missing or in a state of disrepair. We have


included a budget for replacement/upgrade of all central systems. 


The distribution piping can likely be maintained for the duration of the report term with isolated sections being replaced as-needed from


maintenance budgets.


4.1.1 Upgrade/Replace Domestic Water Equipment


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,500 $5,610 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Tank Heater 1 units $1,500.00 $1,500


Re/re expansion tank 1 units $1,000.00 $1,000


re/re filtration/treatment


equipment
1 allow $2,500.00 $2,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $500


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,500


4.2 Drainage Systems


Description:


Drain piping is generally ABS plastic and copper. The main stack connects to horizontal drain leading to the septic tank. 
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There are two sump pits with pumps in the basement. One sump pit discharges via plastic pipe through the foundation wall to grade level and


the other sump pit is connected to the sanitary drainage system outlet via plastic ABS piping.


Review of the septic system is not included as part of this mandate.


Condition / Recommendation:


Overall Condition Rating: B


Age: varies


Remaining Life: varies


The drainage piping is generally in satisfactory condition. No capital expenditures are anticipated within the report term. Sump pumps are


expected to be replaced, when required, with costs expected to be below the capital threshold.
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5. Electrical


5.1 Electric Supply and Distribution


Description:


Power is supplied from a pole-mounted transformer located about 25m to the north. We assume the transformer is the responsibility of the


Utility. This pole also includes meter base (includes 100A disconnect) sends a service drop overhead to the mast at the north side. The service


conduit supplies the main breaker panel (100A) in the basement. Wiring is copper, ranging from 1950's Romex to modern plastic sheathed.


Condition / Recommendation:


Overall Condition Rating: B


Age: about 20 years (panel); varies (wiring)


Remaining Life: about 15 years (panel); varies (wiring)


The service drop and main panel are satisfactory. However, the exterior pole-mounted disconnect is dirty with minor corrosion. Main distribution


panels have a typical service life of about 30-40 years. Based on the estimated age of the panel, replacement is not likely required within the


report term. 


As we suspect that major renovation activities will be required, we have included an allowance for electric repairs to replace the circuits that


contain older vintage wiring and also to replace the main exterior breaker at the meter.


5.1.1 Re-wiring Allowance and Replacement of Exterior Breaker


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$7,700 $7,854 2021 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Break 100A 1 breaker $1,000.00 $1,000


Re/Re Wiring 6 rooms $1,000.00 $6,000


New Item 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $700


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $7,700
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Appendix - Floor Plan


Note:


- dimensions are approximate


- plans are not to be scaled
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Photos


Photo No. 1: East Elevation


Photo No. 2: North Elevation


Photo No. 3: South Elevation
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Photo No. 4: Garage Framing


Photo No. 5: Overhang Post Out of Plumb


Photo No. 6: West Elevation Showing Addition
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Photo No. 7: Chimney


Photo No. 8: Garage Doors


Photo No. 9: Front Door and Windows
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Photo No. 10: Furnace


Photo No. 11: Electrical Panel


Photo No. 12: Living Room
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Photo No. 13: Kitchen
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Scope Of Work


Authorization


This report was prepared at the request of Caiti McLelland of Parks Canada Agency as a capital plan for the property. WSP Canada Inc.


prepared this report in accordance with the Standing Offer Agreement.


Mandate


The purpose of this report is to provide a general indication of the present physical condition of the building with respect to easily visible


portions of the structure; enclosure; mechanical, electrical, and plumbing systems. Interior finishes, furniture, and tenant equipment, are


specifically excluded from our mandate. We were to record deficiencies or conditions noted during a single visual walk-through review that, in


our opinion, will likely require Capital expenditures by the Owner over the next 10 years. Capital expenditures are defined as expenditures that


are expected to exceed an annual threshold of $1,000, and are not normally associated with routine maintenance. Voluntary upgrades or


improvements are excluded. Please refer to the Project Level Mandate and Limitations document for additional information.


Survey Method


WSP reviewed the building structure, envelope, portions of the interior, the site, and mechanical, electrical, and plumbing systems. The site visit


was completed on October 28, 2020. Our field observer and primary report author was Brian Campbell, P.Eng. Gerard Gransaull, P.Eng. was


also on site the same day. 


Mechanical and electrical systems were decommissioned at the time of our review. We did not access the interior of the furnace or electrical


panel. 


The survey consisted of a visual review of all accessible portions of the house. We did not enter the garage. Finishes and furnishings on the


main floor limited our review. We did not access the attic. We inspected the roof from ground and mounted to the roof surface as well.


Information Provided


The building is vacant. No information around the property history, performance of building systems and work previously performed was


provided. No drawings were available for review. 


Respectfully submitted,


WSP Canada Inc.


Brian Campbell, P.Eng.


Project Manager 


Gerard Gransaull, P.Eng.


Project Director
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Solicitation No.: 
PCA-2022-03-RNUP 

Title: 
RFI –Vacant Building Rehabilitation (Rouge 
National Urban Park) 

 
 

  

_____________________________________________________________________________________ 
 

Page 6 of 8 
 

7293 Reesor Road, Markham, 
ON 

Yes - High $300K – 400K 

8402 Steeles Avenue East, 
Markham, ON 

Yes - High $400K – 500K 

7134 Major Mackenzie, 
Markham, ON 

Yes - High $600K – 700K 

4675 Sideline 32, Claremont, 
ON 

Yes – Very High $1M – 1.5M 

 

  

 

 

  

  
  

 

 

  

 

 

 

 

  

  
  
  
  

 

 
  
 

 
 

  

 

   
 

1 
Considerably 

Negative 

2 
Negative 

3 
Somewhat 
Negative 

4 
Neutral 

5 
Somewhat 

Positive 

6 
Positive 

7 
Considerably 

Positive 

       

 
 

8. The physical condition of this building has a __________ impact on investment appeal. 

Contracting Authority:
Ryan Challinor

2.2  Site Visit Requests

Potential  respondents  interested in visiting any of the above sites must contact the contract

authority for an approved appointment time. Potential  respondents  are not authorized to 

access and survey these addresses without an approved appointment time.

ANNEX B  –  QUESTIONS FOR INDUSTRY
Please complete and return the  Rouge National  Urban  Park  –  Vacant Building RFI Response Template.  This document can be 

found by clicking the paperclip icon located on the left side of the screen.

General Questions

1. Would your organization be interested  and capable of providing the  services involved in 

renovating,  reintegrating and managing buildings for commercial uses  in Rouge National Urban 

Park?  Please list any limitations or concerns for you or your organizations participation.

2. Has your  organization previously worked with the Government of Canada? If so, in what 

capacity?

3. Has your organization  delivered similar projects in the past?   If so:

a. How recently?
b. What was the size and scope of the project?
c. Did the property have heritage value or  designations?
d. What was the duration of the project?

4. Will you or your organization be seeking commercial funding in order to finance this potential 
initiative?

5. How did you learn about this RFI?
6. What business/activity/program is your company interested in operating out of this potential 

initative?  Please feel free to respond generally, or to a specific property.

Property Specific  Questions

7. The physical location of this building has a  __________  impact on investment appeal.




BUILDING CONDITION
ASSESSMENT


7293 Reesor Road, Markham, Ontario


January 13, 2021


Prepared For:


Parks Canada Agency


3545 Kingston Road


Toronto, ON M1M 1R6


Contact: Caiti McLelland


Prepared By:


WSP Canada Inc.


2300 Yonge Street, Suite 2300


Toronto, ON M4P 1E4


Contact: Brian Campbell, P.Eng.


Project Number: 20M-01500-00







General Description


The property at 7293 Reesor Road, Markham, includes a two-storey house with a basement and accessible attic. We could not confirm the


original construction year but expect it was constructed in the early to mid 1900s. There is an addition at the north side, which we estimate was


constructed in/around the 1950s. 


We estimate the gross floor area (GFA) at about 260 sq. m. (2,800 sq. ft.), not including the basement and attic. 


For the purpose of this report, the front door/main entrance door faces south.


The main two-storey house is approximately square and has a full basement. The north single-storey addition is rectangular and has a partial


basement below; the north-most side of the addition was not accessed and is only accessible from the exterior. A blocked-off door in the


basement suggests there is/was a separate basement entrance from the north addition exterior side. This exterior area of the addition is not


included in the GFA.


Outbuildings and other site features include:


- an abandoned shed, about 30 m to the west from the northwest corner of the addition;


- an abandoned barn, about 40 m to the northwest from the northwest corner of the addition; and


- a trampoline and children's playset, about 16 m to the northeast from the northeast corner of the addition.


Structure and Building Envelope


The main house has poured concrete basement walls. Exterior above-grade walls are load-bearing brick. There is a concrete slab-on-grade in


the basement. Wood joists (2"x10" @ 16", where noted) support plank flooring at the ground floor. A hole in the kitchen ceiling showed 2"x8" @


16" wood joists supporting the second floor. The attic floor framing is wood decking on 2"x6" @ 16" with about 4" of cellulose insulation over


kraft paper. Roof framing includes sloped wood rafters (2"x4" @ 20", where noted) and 2"x8" @ 30" wood joists at the flat roof.


The north addition partial basement also has poured concrete basement walls and a concrete slab-on-grade. The ground floor is supported by


5"x6.5" @ 24" wood joists on a timber beam on timber posts and the basement wall. The walls and roof structure are wood-framed. The north


addition has vertically-oriented painted wood siding. 


The main house has a brick chimney at the north side. The north addition brick chimney has been capped off with sheet metal.


The south entrance has wood steps and a wood porch across the width of the house. The west entrance has a small wood porch with wood


steps. Both porches have low brick guard walls topped with concrete coping stones, stone piers, and sloped roof canopies. 


Doors are typically solid wood with vision panels in wood frames, with aluminum storm doors. Windows are typically single-glazed, double-hung


units in wood frames, with aluminum-framed storm windows and mesh screens. Basement windows are modern, vinyl-framed horizontal sliders


with double-glazed insulated glazing units. There are three dormer windows with wood siding on the east, south and west elevations.


The sloped roofs are covered with asphalt shingles. There is a small flat roof/balcony over the south porch covered with two-ply modified


bitumen membranes. Painted wood guards protect the balcony area. The flat roof over the main house was not accessible for review.


Heating, Plumbing, and Electrical Systems


There is an oil-fired boiler in the basement. The boiler was manufactured by Granby (Conforto DK2-3) in 2016, per the data plate. There is a


fractional hp Taco circulation pump and a Watts expansion tank. The boiler vents through a steel chimney inside the original brick chimney. The
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oil tank has a storage capacity of 910 litres and was manufactured in 2013. The oil tank is in the north addition basement, and the fill and vent


piping is on the east exterior wall. Heated water is distributed via copper piping to fin-tube convection heaters throughout the house, typically


located below windows.


We could not locate the wellhead. The incoming water service is 1" polybutylene (PB) piping and enters through the east basement wall. There


is a Well-X-Trol pressure tank adjacent to the incoming service. Domestic water treatment systems are newer and include water softening,


micron filter, and UV purification. There is an electric hot water tank with a capacity of 170 litres. The tank was manufactured by Rheem in 2010.


Distribution piping is a combination of copper, galvanized steel, and plastic PEX.


Sanitary distribution piping, where noted, is primarily ABS, although there is a section of cast iron piping in the basement. There is a sump pit in


the basement with a submersible pump. Sanitary water exits through the north basement wall at the east side. The septic bed covers are at the


northeast corner of the property (about 4 to 5 m away from the exterior walls). 


The hydro pole is about 8 m from the northeast corner of the main house. The meter box is on the north exterior wall at the northeast corner.


There is a 100A main disconnect switch and adjacent breaker panel in the basement. Distribution wiring includes a combination of knob and


tube, cloth-sheathed insulation, plastic-coated, and metallic-sheathed.


There is also an overhead electrical service to the outbuildings. The mast is on the west exterior wall and feeds via overhead power lines.
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Executive Summary


MANDATE


This report was prepared at the request of Parks Canada Agency as a capital plan for the property. Our review considers a 10-year capital


renewal forecast and a $1,000 capital threshold.


GENERAL CONDITION - D1 - VERY POOR CONDITION AND UNINHABITABLE 


The overall building condition is classified as D1: Very Poor Condition and Uninhabitable. The building structure and envelope are generally


intact, however the overall condition requires major capital repairs to return the building to habitable standards. 


The building has been vacant and uninhabitable for an unknown period of time. 


According to an on-site BGIS representative, there was a recent flood with about 2' of water; however, the basement was dry at the time of site


review. We recommend that all mechanical, plumbing and electrical systems be inspected and tested to confirm operation and/or the extent of


internal damage. Unless noted otherwise, components are assumed to be in operating condition.


Interior finishes vary in condition. Abatement and a full renovation of all finishes would be required to return this building to a habitable condition.


Structure


- Local structural/framing improvements are required. A budget is included to sister a joist and install new posts and footings in the basement


and install missing deck boards in the attic. 


- The south and west porches require repair. The south porch has a few missing deck boards, and the west porch has a cracked wood sill at


the entrance door. Both require repainting. Additionally, the wood steps at the northeast (rear) entrance are aged and weathered. 


Building Envelope


- There are isolated step cracks in the brick walls at the southeast corner. This is typical of its age and not indicative of major structural issues;


however, repointing is required to limit water ingress as there is no drainage cavity in this type of wall assembly. An allowance for exterior wall


repairs is included.


- The north addition wood siding is aged and weathered, and the painted finish is peeling and cracked. An allowance for full siding replacement


is included with the wall repair project. 


- The majority of the windows, including the attic dormers, are old and not considered energy efficient. There are a few cracked concrete sills at


the ground and second-floor windows. Budgets allow for replacement. 


- The second-floor balcony door is aged and weathered. A budget is included for replacement. 


- The sloped roof shingles are aged and deteriorated (estimated to be about 20 to 25 years old) and have reached the end of their useful


service life. The shingles are curled, lifting, and missing on the south elevation. Replacement is budgeted in the near term. The flat roof over the


main house was not accessible for review, so it is assumed to be in a similar condition as the asphalt shingles and its replacement is budgeted


for at the same time.
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Heating


- The boiler and oil tank are relatively new, and replacement is not expected to be required in the report term. No major issues are noted.


- The hydronic distribution piping and heaters are assumed to be maintained. Some heaters require fins to be straightened out and covers


installed. A nominal repair allowance is included.


Plumbing


- The wellhead could not be located. This system is beyond the scope of this report. 


- Galvanized steel piping is noted at the opening in the ground floor kitchen ceiling. Galvanized steel piping corrodes from the interior,


eventually reducing flow to the point that it blocks completely. This should be replaced as part of interior renovations. 


- The hot water tank is expected to reach the end of its service life within the report term. A budget for replacement is included.


Electrical


- A hydro pole had recently fallen over, so a temporary emergency generator was providing power. We assume repairs to the downed service


are already underway so no budgets are included in this report. 


- The electrical disconnect switch is old, but the sheet metal casing is relatively free of corrosion. We assume the switch will be maintained over


the report term, as individual fuses can be replaced as needed as part of regular maintenance.


- The electrical breaker panel is modern (estimated to be about 10 years old). The panel cover was removed (presumably this is related to the


temporary power installation); this needs to be reinstated as part of maintenance. 


- Given the variety of the age of distribution wiring, including knob and tube, a general wiring replacement budget is included. Wiring in the


kitchens and bathrooms is included with those renovation budgets.


CLOSURE 


No part of this report should be read in isolation. It is intended to be relied upon only in its entirety including the Scope of Work and Limitations.
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Condition Assessment Rating Criteria


The general building condition rating is classified as follows:


A = Good Condition (systems are functional with minimal capital renewal anticipated in the near term)


B = Fair Condition (systems are functional but require major capital renewal in the near term)


C = Poor Condition (systems are problematic and require major capital renewal in the near term)


D = Abandoned and not habitable 


- D1: Very poor condition and uninhabitable. The building structure and envelope are generally intact, however the overall condition requires


major capital repairs to return the building to habitable standards. 


- D2: Structurally Compromised. The building structure is compromised and the envelope is severely deteriorated, posing health and safety


risks upon entry. With appropriate safety precautions, immediate abatement activities can be completed, before recommended deconstruction.


- D3: Structurally Unsafe. The building is partially collapsed and unfit to enter. It poses an imminent health and safety risk upon entry and within


the immediate surrounding. Entry for investigation, rehabilitation or abatement is not feasible in its current condition. Demolition is


recommended. 


Building systems are classified as follows:


A = Good Condition (functional and not requiring notable repair)


B = Fair Condition (functional but aging or requiring maintenance)


C = Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan)


D = Unsafe, Failed or Replacement is Required
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Capital Expenditures


The table on the following page summarizes our opinion of reasonable budgets for the capital expenditures identified over the term of this


report. Deficiencies that can be remedied with routine maintenance or miscellaneous minor repairs, or minor conditions that generally do not


present material physical deficiencies, have not been budgeted but are discussed when relevant. 


The budgets assume a prudent level of ongoing maintenance. Dollars shown are inflated, and include contingencies (typically 5 to 15%) and


may include allowances for design/project management (typically 5 to 15%). TAXES ARE EXCLUDED.


The budgets provided are intended as order-of-magnitude advice only and should be considered Class D level or lower. Estimates from


licensed contractors, and some cases detailed engineering studies followed by a specification and tender process, will be required to confirm


budget allocations.


7293 Reesor Road Page 7 of 32   







Expenditure Table


Annual Budgets


Item Description Class Status 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030


1 Structure


1.1.1 Structural Framing Improvement Allowance D Forecasted $0 $17,952 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.2 General Interior Abatement D Forecasted $0 $25,526 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.3 General Interior Renovations D Forecasted $0 $65,025 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.4 Renovate Ground Floor Kitchen D Forecasted $0 $53,550 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.5 Renovate Bathrooms and Laundry Room D Forecasted $0 $33,150 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.6 Repair Exterior Porches and Steps D Forecasted $0 $5,304 $0 $0 $0 $0 $0 $0 $0 $0 $0


2 Building Envelope


2.1.1 Repair Exterior Walls D Forecasted $0 $38,709 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.1 Replace Windows and Cracked Sills D Forecasted $0 $79,101 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.2 Replace Balcony Door D Forecasted $0 $3,366 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.1 Replace Roofing D Forecasted $0 $31,921 $0 $0 $0 $0 $0 $0 $0 $0 $0


3 HVAC


3.1.1
Hydronic Distribution Piping and Heater Repair


Allowance
D Forecasted $0 $4,080 $0 $0 $0 $0 $0 $0 $0 $0 $0


4 Plumbing


4.1.1 Replace DHW Tank Heater D Forecasted $0 $0 $0 $0 $0 $1,822 $0 $0 $0 $0 $0


5 Electrical


5.1.1 General Wiring Replacement D Forecasted $0 $23,001 $0 $0 $0 $0 $0 $0 $0 $0 $0


Total $0 $380,685 $0 $0 $0 $1,822 $0 $0 $0 $0 $0


$ / ft² $0.00 $135.96 $0.00 $0.00 $0.00 $0.65 $0.00 $0.00 $0.00 $0.00 $0.00
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1. Structure


1.1 Structural Frame


1.1.1 Structural Framing Improvement Allowance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$17,600 $17,952 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Engineering


review/design
1 $5,000.00 $5,000


Replace basement posts 6 $1,500.00 $9,000


Sister joists in basement


north addition
1 $1,000.00 $1,000


Re-secure basement


stairs
1 $500.00 $500


Replace attic deck


boards
1 $500.00 $500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,600


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $17,600
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1.1.2 General Interior Abatement


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$25,025 $25,526 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


General Interior


Abatement
385 m² $65.00 $25,025


incl bsmt, gnd, second


floors


excl north addition


exterior area
0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $25,025


1.1.3 General Interior Renovations


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$63,750 $65,025 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Renovate interiors
excluding bsmt, kitchen,


bathrooms, laundry room
212.5 m² $300.00 $63,750


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $63,750
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1.1.4 Renovate Ground Floor Kitchen


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$52,500 $53,550 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Renovate kitchen -


ground floor
17.5 m² $3,000.00 $52,500


incl wiring and plumbing 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $52,500


1.1.5 Renovate Bathrooms and Laundry Room


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$32,500 $33,150 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Renovate bathrooms -


ground
2.3 m2, 2-piece 1 allow $10,000.00 $10,000


Renovate laundry room -


ground
9.3 m2 1 $7,500.00 $7,500


Renovate bathrooms -


2nd floor
6.7 m2, 3-piece 1 allow $15,000.00 $15,000


incl wiring and plumbing 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $32,500
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1.1.6 Repair Exterior Porches and Steps


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,200 $5,304 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace deck boards S and W porches 1 allow $1,000.00 $1,000


Replace west door wood


sill
1 $1,500.00 $1,500


Repaint deck boards -


west side
2.3m x 2.6m 6 m² $50.00 $300


Repaint deck boards -


south side
11.1m x 2.5m 28 m² $50.00 $1,400


Replace steps and


handrail - northeast
1 allow $1,000.00 $1,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,200
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2. Building Envelope


2.1 Walls


2.1.1 Repair Exterior Walls


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$37,950 $38,709 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Local masonry repairs -


mostly repointing
1 allow $7,500.00 $7,500


Replace wood siding north addition 68 m2 $250.00 $17,000


Access nominal 1 allow $3,000.00 $3,000


AOI: mob, protection,


bonding, allowances etc.
0.2 subtotal $27,500.00 $5,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


15% Contingency $4,950


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $37,950


2.2 Windows and Doors


2.2.1 Replace Windows and Cracked Sills


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$77,550 $79,101 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace windows small 5 window $1,500.00 $7,500


Replace windows medium 8 window $2,000.00 $16,000


Replace Windows large 17 window $2,500.00 $42,500


Replace stone sills 1 north, 1 east, 1 south 3 each $1,500.00 $4,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $7,050


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $77,550
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2.2.2 Replace Balcony Door


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,300 $3,366 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Balcony door
standard, metal clad


door with vision panel
1 door $3,000.00 $3,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $300


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,300


2.3 Roofing
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2.3.1 Replace Roofing


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$31,295 $31,921 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace flat roofing -


main house
4.6m x 3.7m 17 m² $200.00 $3,400


Replace sloped roofing -


main house


11.7m x 12.8m x1.3 less


17 m2
178 m² $75.00 $13,350


Replace sloped roofing -


south porch
11.1m x 2.5m x 1.3 less 6 30 m² $75.00 $2,250


Replace flat roofing -


south porch
2.3m x 2.3m 6 m² $200.00 $1,200


Replace guards - south


porch
2.3m x 3 sides 7 m $300.00 $2,100


Replace sloped roofing -


north addition
5.9m x 8.3m x 1.3 64 m² $75.00 $4,800


Replace sloped roofing -


west canopy
2.3m x 2.6m x 1.3 8 m² $75.00 $600


Locally replace wood


plank
allow 5% x 303 m2 15 m² $50.00 $750


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $2,845


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $31,295
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3. HVAC


3.1 General HVAC


3.1.1 Hydronic Distribution Piping and Heater Repair Allowance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$4,000 $4,080 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace convection


heater cover plates
1 $1,000.00 $1,000


Straighten fins 1 $500.00 $500


Locally replace piping,


valves, etc.
1 $2,500.00 $2,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $4,000
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4. Plumbing


4.1 Domestic Water Systems


4.1.1 Replace DHW Tank Heater


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$1,650 $1,822 2025 15 Recurring D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Tank Heater std. size, elec. 1 units $1,500.00 $1,500


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $150


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $1,650


4.2 Drainage Systems


N/A
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5. Electrical


5.1 Electric Supply and Distribution


5.1.1 General Wiring Replacement


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$22,550 $23,001 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Basement 125 m2, all open areas 1 allow $3,000.00 $3,000


Typical room (excl baths,


laundry rm, kitchen)
4 gnd + 5 second 9 each $1,500.00 $13,500


Hallways/corridors/stairw


ells
2 ground, 2 second 4 each $1,000.00 $4,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $2,050


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $22,550


7293 Reesor Road Page 18 of 32   







Appendix - Floor Plans
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Photos


Photo No. 1: West elevation


Photo No. 2: West elevation - addition at north side
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Photo No. 3: North elevation


Photo No. 4: East elevation


Photo No. 5: South elevation
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Photo No. 6: Typical wood-framed windows


Photo No. 7: Sloped roofs - main house south elevation


Photo No. 8: Flat roof over porch
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Photo No. 9: Sloped roofs - addition


Photo No. 10: Attic


Photo No. 11: Ground floor - kitchen


7293 Reesor Road Page 23 of 32   







Photo No. 12: Ground floor - main room


Photo No. 13: Ground floor - damaged ceiling finishes


Photo No. 14: Ground floor - typical room
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Photo No. 15: Ground floor - laundry room


Photo No. 16: Ground floor - stairs up


Photo No. 17: Second floor - bathroom
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Photo No. 18: Second floor - typical bedroom


Photo No. 19: Basement


Photo No. 20: Oil-fired boiler
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Photo No. 21: Typical hydronic baseboard convection


heaters


Photo No. 22: Incoming water service and treatment


systems
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Photo No. 23: Hot water tank heater


Photo No. 24: Sump pit and pump


Photo No. 25: Outgoing sanitary piping at north wall


7293 Reesor Road Page 28 of 32   







Photo No. 26: Septic covers at northeast corner


Photo No. 27: Mast hydro meter and temporary


generator


Photo No. 28: Main disconnect switch and breaker panel
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Photo No. 29: Abandoned shed and barn outbuildings
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Scope Of Work


Authorization


This report was prepared at the request of Caiti McLelland of Parks Canada Agency as a capital plan for the property. WSP Canada Inc.


prepared this report in accordance with the Standing Offer Agreement.


Mandate


The purpose of this report is to provide a general indication of the present physical condition of the building with respect to easily visible


portions of the structure; enclosure; mechanical, electrical, and plumbing systems. Interior finishes, furniture, and tenant equipment, are


specifically excluded from our mandate. We were to record deficiencies or conditions noted during a single visual walk-through review that, in


our opinion, will likely require Capital expenditures by the Owner over the next 10 years. Capital expenditures are defined as expenditures that


are expected to exceed an annual threshold of $1,000, and are not normally associated with routine maintenance. Voluntary upgrades or


improvements are excluded. Please refer to the Project Level Mandate and Limitations document for additional information.


Survey Method


WSP reviewed the building structure, envelope, portions of the interior, the site, and mechanical, electrical, and plumbing systems. The site visit


was completed on November 19, 2020. Our field observer and primary report author was Jeremy Taylor, P.Eng. The report was reviewed by


Brian Campbell, P.Eng.. 


The survey consisted of a visual review of all accessible portions of the house. Storage and finishes and furnishings throughout limited our


review. We entered the attic via the attic stairs. We were unable to access the north side of the north addition (exterior access only).


We did not test the operation of mechanical or electrical equipment but rather observed the operation of systems as they were at the time of our


review. We did not access the interior of the boiler. We did not operate windows.


We inspected the roof from ground, and mounted to the north addition roof surface for closer review. 


We did not enter the abandoned shed or barn at the west and northwest sides of the site, respectively.


Information Provided


The building is vacant and boarded up. A representative from BGIS (Ron) was briefly on-site, who provided limited input and context and the


property history, performance of building systems and work previously performed. No drawings were available for review.


Respectfully submitted,


WSP Canada Inc.


Brian Campbell, P.Eng.


Project Manager


Gerard Gransaull, P.Eng.


Project Director
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Prepared By:
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General Description


The property at 7134 Major Mackenzie Drive East, Markham, includes a two-storey house with a basement. We could not confirm the original


construction year but expect it was constructed in the mid to late 1800s. There is an addition at the west side, which we estimate was


constructed in/around the 1950s. We estimate the gross floor area at about 234 sq. m. (2,520 sq. ft.), not including the basement. 


The building is reported by Parks Canada to have heritage significance.


For the purpose of this report, the front door faces south. The main two-storey house is rectangular and has a full basement. The west single-


storey addition is rectangular and has a separate basement. The basements are adjacent but not connected. The exterior grade generally


slopes down from west to east.


Structure and Building Envelope


The main house has load-bearing stone and mortar walls serving as the foundation and above-grade walls. There is a concrete slab-on-grade


in the basement. Interior load-bearing basement walls are brick. Wood joists (3"x9" @ 20", where noted) support plank flooring at the ground


and second floors. The roofs are sloped and have standing seam metal panels supported by purlins on wood rafters. The metal roofing was


likely installed several years ago (presumably to limit further deterioration). 


The west addition has poured concrete foundation walls. The basement floor is a concrete slab-on-grade with embedded wood spacers. Wood


joists (2"x8" @ 18", where noted) support the ground floor plank flooring. The roofs are sloped and have a metal roof deck supported by wood


trusses (the bottom chord members are 2"x6" @ 18", where noted). The west addition has horizontally-oriented painted wood siding.


There is a small addition/enclosure at the basement level, east side. The enclosure is wood-framed, clad with OSB sheathing, and the roof has


asphalt shingles. The enclosure has a dirt floor.


The ground floor entrance is at the south side and has poured concrete steps and metal guards. The rear entrance is at the north side of the


addition. The basement has an exterior door at the east side which exits to the enclosure. Doors are typically solid wood in wood frames.


Windows are typically single-glazed in wood frames, with some modern vinyl-framed, double-glazed units. There are two dormer windows with


wood siding on the south elevation.


Heating, Plumbing, and Electrical Systems


There are two oil furnaces in the basement of the main house. Both are old and disconnected, and the oil tanks are missing. 


We could not locate the wellhead or septic system. The incoming well water service is polybutylene (PB) piping entering below the main house


basement stairs. There is an old pressure tank at the incoming water service. The hot water tank has been removed. There is a sump pit in the


basement utility room, and the outgoing sanitary drain exits at the north side in the basement bathroom.


The hydro pole is about 40m away from the southeast corner. The service is 200A and is disconnected. The breaker panel is in the southwest


basement utility room.
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Executive Summary


MANDATE


This report was prepared at the request of Parks Canada Agency as a capital plan for the property. Our review considers a 10-year capital


renewal forecast and a $1,000 capital threshold.


GENERAL CONDITION - D1 - VERY POOR CONDITION AND UNINHABITABLE 


The overall building condition is classified as D1: Very Poor Condition and Uninhabitable. The building structure and envelope are generally


intact, however the overall condition requires major capital repairs to return the building to habitable standards. 


The building has been vacant and uninhabitable for an unknown period of time. Interior finishes are substantially deteriorated and the building is


heavily mould-contaminated. Major abatement and a full renovation of all finishes would be required to return this building to habitable


condition. 


General landscaping improvements, i.e. removing overgrown bushes, trees, etc. are also recommended as part of renewal, but are beyond the


scope of this report and are not included in capital budgeting. 


Structure


- The foundation walls are generally free from widespread deterioration, however one of the interior load-bearing brick basement walls has


large diagonal cracks. The concrete slab-on-grade in the vicinity of this wall is heaved upwards. The utility room concrete slab needs to be


replaced and the interior wall rebuilt or replaced with a beam and posts with footings. 


- The second floor is sagging and sloped towards the centre of the house. This is most prominent at the northwest room, towards the chimney.


Door frames are generally not square. Structural reinforcement is required. 


- The west addition has a sagging "beam" which supports the ground floor joists. This appears to have been the top plate of a stud wall, but the


wall framing below was removed at some point. A budget is included to replace the beam and install new posts and footings.


- The roof framing is interrupted around the brick chimney and appears to bear on the chimney itself. A budget to reinforce the opening is


included.


- The exterior concrete entrance steps are locally deteriorated, and the metal guards are do not meet Building Code dimensional requirements.


Concrete repairs and guard replacement is required.


Building Envelope


- There are mortar joint cracks in the above-grade stone walls, typically above/below windows and doors. This is typical of its age and not


indicative of major structural issues; however, repointing is required to limit water ingress as there is no drainage cavity in this type of wall


assembly. An allowance for exterior wall repairs is included.


- This type of wall assembly was not designed to be insulated or air tight; the stone walls were intended to dry to both the interior and exterior.


For thermal comfort and energy efficiency the walls will need to be insulated. However, adding insulation and an air/vapour barrier changes the


design such that drying generally only occurs to the outside. The walls will stay wet longer, increasing the risk of freeze-thaw damage. A
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comprehensive wall condition assessment is recommended to establish an appropriate scope of work for interior renovations as well as


exterior repairs.


- The brick chimney is damaged and covered by steel mesh (presumably to limit bricks from falling out and damaging the roof below). Brick


chimney repairs are required. Alternately, the chimney can be removed above the roofline if a new metal chimney is added with furnace


replacement.


- The west addition wood siding is aged and weathered, and the painted finish is peeling and cracked. An allowance for full siding replacement


is included with the wall repair project. The budget includes replacement of the roof dormer siding.


- While some windows in the addition basement are newer, most are wood-framed, single-glazed. Many windows have broken glass (and are


boarded up). Wood sills are rotted. Budgets allow for replacement of all windows with modern double-glazed windows and new stone sills. We


have not budgeted to rebuild/restore the original wood-framed windows. 


- The main entrance door is broken and off its hinges. A budget is included to replace all of the exterior doors.


- The metal roofs are new and were likely installed to limit further damage to the building structure. However, the underside of the roof deck is


exposed, i.e. the second floor has no ceiling or insulation. Budgets to install a vapour barrier and insulation and allow for venting are included;


installing new ceilings is included with the interior renovation projects.


- With no eavestroughs, roof drainage is uncontrolled, increasing the risk of wall damage and basement leakage. The painted wood fascia and


soffits are locally cracked and the paint is peeling. A budget to install metal eaves troughs, downspouts, fascia and soffits is included.


- The addition/enclosure at the east side is deteriorated. The roof shingles are locally missing/collapsed, the sheathing is missing/rotted and


the framing is water-damaged. There is a steel chimney through/above the enclosure, but the fuel-burning appliance (likely a wood-burning


stove) was removed. Given its condition and the lack of any apparent historic value, we recommend the enclosure be deconstructed/removed.


Heating


- The two furnaces are old, corroded and not functional, they require replacement, including providing a new oil tank, combustion exhaust


venting and a new metal chimney. 


- The distribution ductwork is moldy and corroded throughout. Budgets for distribution ductwork replacement are included.


Plumbing


- The wellhead and septic system could not be located. These systems are out of the scope of this report. We have assumed a new well pump


will be required.


- Replacement of the main domestic water equipment, including pressure tank, water heater *see p.20, and sump pump, is required. 


- Budgets for replacement of supply and drain piping with in the kitchen and bathroom are included in the renovation budgets. An allowance for


replacing the cold and hot water main/header in the basement is included.


Electrical


- The electrical service is disconnected at the hydro pole to the south of the house. Replacement of the meter box, overhead service, and mast
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is required. 


- The electrical panel is old, corroded, and disconnected. A new breaker panel is required. 


- A general wiring replacement budget is included. Wiring in the kitchens and bathrooms is included with those renovation budgets.


CLOSURE 


No part of this report should be read in isolation. It is intended to be relied upon only in its entirety including the Scope of Work and Limitations.
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Condition Assessment Rating Criteria


The general building condition rating is classified as follows:


A = Good Condition (systems are functional with minimal capital renewal anticipated in the near term)


B = Fair Condition (systems are functional but require major capital renewal in the near term)


C = Poor Condition (systems are problematic and require major capital renewal in the near term)


D = Abandoned and not habitable 


- D1: Very poor condition and uninhabitable. The building structure and envelope are generally intact, however the overall condition requires


major capital repairs to return the building to habitable standards. 


- D2: Structurally Compromised. The building structure is compromised and the envelope is severely deteriorated, posing health and safety


risks upon entry. With appropriate safety precautions, immediate abatement activities can be completed, before recommended deconstruction.


- D3: Structurally Unsafe. The building is partially collapsed and unfit to enter. It poses an imminent health and safety risk upon entry and within


the immediate surrounding. Entry for investigation, rehabilitation or abatement is not feasible in its current condition. Demolition is


recommended. 


Building systems are classified as follows:


A = Good Condition (functional and not requiring notable repair)


B = Fair Condition (functional but aging or requiring maintenance)


C = Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan)


D = Unsafe, Failed or Replacement is Required
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Capital Expenditures


The table on the following page summarizes our opinion of reasonable budgets for the capital expenditures identified over the term of this


report. Deficiencies that can be remedied with routine maintenance or miscellaneous minor repairs, or minor conditions that generally do not


present material physical deficiencies, have not been budgeted but are discussed when relevant. 


The budgets assume a prudent level of ongoing maintenance. Dollars shown are inflated, and include contingencies (typically 5 to 15%) and


may include allowances for design/project management (typically 5 to 15%). TAXES ARE EXCLUDED.


The budgets provided are intended as order-of-magnitude advice only and should be considered Class D level or lower. Estimates from


licensed contractors, and some cases detailed engineering studies followed by a specification and tender process, will be required to confirm


budget allocations.


At the request of Parks Canada, the budgets included in this report have not considered escalation due to heritage considerations in relevant


projects. The additional costs for compliance with heritage requirements are usually significant.
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Expenditure Table


Annual Budgets


Item Description Class Status 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030


1 Structure


1.1.1 Replace Basement Brick Bearing Wall D Forecasted $0 $5,100 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.2
Replace Slab-on-Grade - Basement Utility


Rooms
D Forecasted $0 $11,730 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.3 Structural Framing Improvement Allowance D Forecasted $0 $26,010 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.4 General Interior Abatement D Forecasted $0 $41,769 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.5 General Interior Renovations D Forecasted $0 $67,779 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.6
Renovate Ground Floor Kitchen and Basement


Kitchenette
D Forecasted $0 $89,607 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.7 Renovate Bathrooms D Forecasted $0 $25,500 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.8
Repair Exterior Concrete Steps and Replace


Metal Guards
D Forecasted $0 $8,160 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.9 Deconstruct/Remove Enclosure at East Side D Forecasted $0 $5,100 $0 $0 $0 $0 $0 $0 $0 $0 $0


2 Building Envelope


2.1.1 Wall Condition Evaluation D Forecasted $0 $15,300 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.1.2 Repair Exterior Walls D Forecasted $0 $149,061 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.1 Replace Windows and Sills D Forecasted $0 $125,664 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.2 Replace Exterior Doors D Forecasted $0 $10,098 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.1 Insulate and Vent Attic Space D Forecasted $0 $10,200 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.2
Install Eavestroughs and Downspouts and Re-


Clad Fascia and Soffits
D Forecasted $0 $17,840 $0 $0 $0 $0 $0 $0 $0 $0 $0


3 HVAC


3.1.1 Replace Furnace D Forecasted $0 $9,537 $0 $0 $0 $0 $0 $0 $0 $0 $0


3.1.2 Replace Fuel Oil Tank D Forecasted $0 $3,927 $0 $0 $0 $0 $0 $0 $0 $0 $0


3.1.3 Ductwork Replacement Allowance D Forecasted $0 $25,500 $0 $0 $0 $0 $0 $0 $0 $0 $0


4 Plumbing


4.1.1 Install DHW Tank Heater D Forecasted $0 $1,683 $0 $0 $0 $0 $0 $0 $0 $0 $0


4.1.2
Replace Well Pump, Pressure Tank and


Basement Supply Piping
D Forecasted $0 $6,120 $0 $0 $0 $0 $0 $0 $0 $0 $0


4.2.1
Replace Sump Pump and Basement Drain


Piping Replacement Allowance
D Forecasted $0 $6,120 $0 $0 $0 $0 $0 $0 $0 $0 $0


5 Electrical


5.1.1
Reconnect Hydro Service and Replace Main


Breaker Panel
D Forecasted $0 $11,220 $0 $0 $0 $0 $0 $0 $0 $0 $0


5.1.2 General Wiring Replacement D Forecasted $0 $20,757 $0 $0 $0 $0 $0 $0 $0 $0 $0


Total $0 $693,782 $0 $0 $0 $0 $0 $0 $0 $0 $0


$ / ft² $0.00 $275.31 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
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1. Structure


1.1 Structural Frame


1.1.1 Replace Basement Brick Bearing Wall


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,000 $5,100 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Repair brick wall
about 2.5m long x 2.5m


high
1 allow $5,000.00 $5,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,000


1.1.2 Replace Slab-on-Grade - Basement Utility Rooms


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$11,500 $11,730 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace slab-on-grade 3.5m x 6.5m 23 m² $500.00 $11,500


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $11,500
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1.1.3 Structural Framing Improvement Allowance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$25,500 $26,010 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Engineering


review/design
1 $5,000.00 $5,000


Install sistered joists at


second floor


12.4m long / 0.5m joist


spacing
25 $500.00 $12,500


Replace west addition


gnd flr beam
incl posts, footings 1 $5,000.00 $5,000


Reinforce chimney


opening
1 $3,000.00 $3,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $25,500


1.1.4 General Interior Abatement


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$40,950 $41,769 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


General Interior


Abatement
273 m² $150.00 $40,950


incl bsmt, gnd, second


floors
excl enclosure 0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $40,950
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1.1.5 General Interior Renovations


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$66,450 $67,779 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Renovate interiors


excluding bsmt utility


rooms, kitchens,


bathrooms


211.5 m² $300.00 $63,450


Replace wood stairs to


basements
2 each $1,500.00 $3,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $66,450


1.1.6 Renovate Ground Floor Kitchen and Basement Kitchenette


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$87,850 $89,607 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Renovate kitchen -


ground floor
21.7 m² $3,000.00 $65,100


Renovate kitchenette -


basement
9.1 m² $2,500.00 $22,750


incl wiring and plumbing 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $87,850
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1.1.7 Renovate Bathrooms


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$25,000 $25,500 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Renovate bathrooms -


basement
4.6 m2, 3-piece 1 allow $15,000.00 $15,000


Renovate bathrooms -


ground
3.5 m2, 3-piece 1 allow $10,000.00 $10,000


incl wiring and plumbing 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $25,000


1.1.8 Repair Exterior Concrete Steps and Replace Metal Guards


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$8,000 $8,160 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Concrete repairs -


vertical surface
1 allow $3,000.00 $3,000


Replace metal guards 5m long x 2 sides 10 m $500.00 $5,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $8,000
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1.1.9 Deconstruct/Remove Enclosure at East Side


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,000 $5,100 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Remove enclosure 2.5m x 4.2m = 10.5m2 1 allow $5,000.00 $5,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,000
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2. Building Envelope


2.1 Walls


2.1.1 Wall Condition Evaluation


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$15,000 $15,300 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Engineering 1 $10,000.00 $10,000


Historic restoration


contractor assistance
1 $5,000.00 $5,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $15,000
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2.1.2 Repair Exterior Walls


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$146,138 $149,061 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Rebuild brick chimney 1 allow $3,000.00 $3,000


Replace stone - isolated


areas
1 allow $10,000.00 $10,000


Repoint stone mortar


joints


allow 25% x 200 m2 wall


area
50 m² $400.00 $20,000


Replace wood siding west addition 50 m2 $250.00 $12,500


Replace wood siding dormer windows 2 allow $2,500.00 $5,000


Access via scaffolding 1 allow $10,000.00 $10,000


AOI: mob, protection,


bonding, allowances etc.
0.3 subtotal $55,500.00 $16,650


Historic restoration


specialist
0.2 subtotal $55,500.00 $11,100


Spec & tender 1 spec $20,000.00 $20,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


15% Contingency $16,238


20% PM / Engineering $21,650


0% Other $0


0% Tax $0


Total $146,138


2.2 Windows and Doors
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2.2.1 Replace Windows and Sills


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$123,200 $125,664 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace windows small 5 window $1,500.00 $7,500


Replace windows medium 14 window $2,000.00 $28,000


Replace Windows large 12 window $2,500.00 $30,000


Replace stone sills 31 each $1,500.00 $46,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $11,200


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $123,200


2.2.2 Replace Exterior Doors


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$9,900 $10,098 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Front entry, metal with


vision panel
1 door $4,000.00 $4,000


Side Door, standard


metal
2 door $2,500.00 $5,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $900


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $9,900


2.3 Roofing
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2.3.1 Insulate and Vent Attic Space


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$10,000 $10,200 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Install vapour barrier and


insulation


at underside of 2nd floor


ceiling
100 m2 $50.00 $5,000


Attic venting


modifications
1 allow $5,000.00 $5,000


Assume drywall ceiling


incl in general reno


budgets


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $10,000


2.3.2 Install Eavestroughs and Downspouts and Re-Clad Fascia and Soffits


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$17,490 $17,840 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace eavestroughs 40 m $30.00 $1,200


Replace downspouts 40 m $30.00 $1,200


Replace Std. Aluminum


soffits & fascia
60 m $100.00 $6,000


Buildout wood structure


at Rafters


Allowance for structural


mods required in order


to anchor new fascia and


gutters


1 allow $7,500.00 $7,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,590


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $17,490
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3. HVAC


3.1 General HVAC


3.1.1 Replace Furnace


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$9,350 $9,537 2021 20 Recurring D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Furnace large >100 MBH 1 each $6,500.00 $6,500


Install new chimney liner 1 each $2,000.00 $2,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $850


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $9,350


3.1.2 Replace Fuel Oil Tank


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,850 $3,927 2021 20 Recurring D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Fuel Tank - Std.


Size (750-1000L)


Incl. re/re piping above


slab
1 tank $3,500.00 $3,500


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $350


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,850
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3.1.3 Ductwork Replacement Allowance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$25,000 $25,500 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace ductwork
incl R/A plenum, S/A


ducts, registers
1 $25,000.00 $25,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $25,000


7134 Major Mackenzie Drive Page 19 of 33   







4. Plumbing


4.1 Domestic Water Systems


4.1.1 Install DHW Tank Heater


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$1,650 $1,683 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Tank Heater std. size, elec. 1 units $1,500.00 $1,500


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $150


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $1,650


4.1.2 Replace Well Pump, Pressure Tank and Basement Supply Piping


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$6,000 $6,120 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Pressure tank 1 each $1,000.00 $1,000


Replace Well Pump 1 each $2,500.00 $2,500


Misc domestic water


piping


supply piping to


kitchens, bathrooms
1 allow $2,500.00 $2,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $6,000


4.2 Drainage Systems
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4.2.1 Replace Sump Pump and Basement Drain Piping Replacement Allowance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$6,000 $6,120 2021 50 Recurring D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace Sump Pump 1 $1,000.00 $1,000


Plumbing repairs -


basement
sanitary 1 $5,000.00 $5,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $6,000
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5. Electrical


5.1 Electric Supply and Distribution


5.1.1 Reconnect Hydro Service and Replace Main Breaker Panel


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$11,000 $11,220 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


New overhead service


and meter box
1 $5,000.00 $5,000


Install mast and electrical


panel
1 $5,000.00 $5,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,000


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $11,000


5.1.2 General Wiring Replacement


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$20,350 $20,757 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Basement - utility room 1 allow $3,000.00 $3,000


Typical room (excl baths


and kitchens)


2 bsmt + 3 gnd + 4


second
9 each $1,500.00 $13,500


Hallways/corridors ground, second 2 each $1,000.00 $2,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,850


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $20,350
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Photos


Photo No. 1: South elevation


Photo No. 2: East elevation
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Photo No. 3: North elevation


Photo No. 4: West elevation


Photo No. 5: Exterior concrete steps and metal guards
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Photo No. 6: Basement - cracked floor slab


Photo No. 7: Basement - cracked interior wall


Photo No. 8: Typical windows and stone walls
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Photo No. 9: Main entrance door is damaged


Photo No. 10: Underside of metal roof deck


Photo No. 11: Ground floor - kitchen
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Photo No. 12: Ground floor - northeast room


Photo No. 13: Ground floor - southeast room


Photo No. 14: Staircase to second floor
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Photo No. 15: Second floor - typical room


Photo No. 16: Basement - main room


Photo No. 17: Basement bathroom
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Photo No. 18: Basement kitchenette


Photo No. 19: Interior of enclosure at east side


Photo No. 20: Furnace at southwest utility room
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Photo No. 21: Pressure tank under basement stairs


Photo No. 22: Hydro service is disconnected


Photo No. 23: Electric breaker panel is old and


disconnected
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Scope Of Work


Authorization


This report was prepared at the request of Caiti McLelland of Parks Canada Agency as a capital plan for the property. WSP Canada Inc.


prepared this report in accordance with the Standing Offer Agreement.


Mandate


The purpose of this report is to provide a general indication of the present physical condition of the building with respect to easily visible


portions of the structure; enclosure; mechanical, electrical, and plumbing systems. Interior finishes, furniture, and tenant equipment, are


specifically excluded from our mandate. We were to record deficiencies or conditions noted during a single visual walk-through review that, in


our opinion, will likely require Capital expenditures by the Owner over the next 10 years. Capital expenditures are defined as expenditures that


are expected to exceed an annual threshold of $1,000, and are not normally associated with routine maintenance. Voluntary upgrades or


improvements are excluded. Please refer to the Project Level Mandate and Limitations document for additional information.


Survey Method


WSP reviewed the building structure, envelope, portions of the interior, the site, and mechanical, electrical, and plumbing systems. The site visit


was completed on November 26, 2020. Our field observer and report author was Jeremy Taylor, P.Eng. The report was reviewed by Gerard


Gransaull, P.Eng.


The survey consisted of a visual review of all accessible portions of the house. Finishes throughout limited our review. We inspected the roofs


from ground. We did not mount to the main roof surface.


The building has been abandoned for an unconfirmed period of time and does not have operable electricity or water.


Information Provided


The building is vacant and boarded up. No information was provided about the property history and no drawings were available for review.


Respectfully submitted,


WSP Canada Inc.


Brian Campbell, P.Eng. 


Project Manager 


Gerard Gransaull, P.Eng.


Project Director


7134 Major Mackenzie Drive Page 32 of 33   







7134 Major Mackenzie Drive Page 33 of 33   









Ryan Challinor
File Attachment
7134 Major Mackenzie Dr BCA.pdf




BUILDING CONDITION
ASSESSMENT


4675 Sideline 32, Goodwood, Ontario


February 18, 2021


Prepared For:


Parks Canada Agency


3545 Kingston Road


Toronto, ON M1M 1R6


Contact: Caiti McLelland


Prepared By:


WSP Canada Inc.


2300 Yonge Street, Suite 2300


Toronto, ON M4P 1E4


Contact: Brian Campbell, P.Eng.


Project Number: 20M-01500-00







General Description


The property at 4675 Sideline 32, Goodwood, is two-storey house with a basement under the original portion. We could not confirm the original


construction year but expect it was constructed in the late 1800's. Based on the varying construction type, an addition (with crawlspace only)


was built at the east side shortly thereafter which essentially connected the house to the east barn structure. We estimate the gross floor area at


about 260 sq. m. (2,800 sq. ft.), not including the basement or barn. For the purpose of this report, the original front door faces west.


There are three wood-framed sheds/barns located northeast, east and southeast of the attached barn structure. These buildings are likely all


100+ years old. These buildings were not reviewed as part of this mandate.


ORIGINAL HOUSE AND ADDITION


The natural stone and mortar foundation walls and exterior solid masonry walls support wood floor joists at the main and second floor levels


(respectively) with interior wood posts and wood framed walls supporting the joists and beams at the interior of the original house only. Joists


supporting the main floor level of the original house are noted to be 3" x 8-9" on 16" centres. Within the basement of the original house, wood


posts and brick masonry interior walls support central large timber beams that span in both directions. We suspect a similar structure supports


the second floor of the original house (minus the interior masonry walls). Visible from openings in the foundation walls, the floor joists spanning


the full width (north-south direction) of the addition are logs supported by the outer stone and mortar foundation walls. 


The roof structures at the original house and addition consist of wood planks supported by rafters with collar ties. The attic of the original house


is accessible through a narrow staircase and appears to be designed for foot traffic as plywood flooring is laid throughout. There is no


accessible attic at the addition.


The masonry walls are solid masonry consisting of three courses of brick. Built-up flat arches support masonry above window and door


openings. The windows are generally wood-framed, vertical sliders with wood sills and are likely original. Most windows have an outer storm


window. There is a small area of metal or wood siding at the two dormer windows of the addition. 


The roofs are protected by asphalt shingles. There are perforated aluminum soffits and roof vents. There are two masonry chimneys. The


chimney at the original house was likely added after the original construction. 


There is a covered porch located at the south elevation with a combination of concrete slab and wood deck floor with posts supporting the roof


above, as well as an uncovered porch at the north elevation of the addition with wood decking supported by concrete foundation wall.


There is a forced-air oil-fired furnace located in the basement. Ductwork is run throughout the house and the addition crawl space to floor


registers at the main and second floors. It appears that some ductwork risers are run within finished vertical bulkheads while others are


exposed. There is no oil tank present. 


A drilled well, located about 30m to the north of the original house provides domestic water. Plumbing distribution piping is primarily copper.


Domestic hot water is provided by an electric tank heater. The septic tank could not be located due to heavy snow cover but the sanitary outlet


pipe is located on the south side of the basement. Drainage piping is ABS plastic. 


Electrical power is supplied overhead from a pole (with transformer) located north of the house. A wall-mounted meter base is located on the


north wall and supplies power through a conduit to the basement electrical panel. 


BARN


The barn is timber-framed on stone foundations. The floor is primarily dirt but there are some raised sections that have wood floors. There is a


second storey loft area at the northwest corner. There is a short door (4-5ft in height) that provides direct access to the barn from the addition.


The barn is clad with horizontal wood siding with the north and south elevations being painted. Some sections have been clad with plywood.
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There are about five openings for windows and two openings for large doors (north and south elevation). There are no mechanical services


serving the barn and only isolated wiring is noted, likely for lighting.
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Executive Summary


MANDATE


This report was prepared at the request of Parks Canada Agency as a capital plan for the property. Our review considers a 10-year capital


renewal forecast and a $1,000 capital threshold.


GENERAL CONDITION - D1 - VERY POOR CONDITION AND UNINHABITABLE


The overall building condition is classified as D1: Very poor condition and uninhabitable. The building structure and envelope are generally


intact, however the overall condition requires major capital repairs to return the building to habitable standards. 


The building is currently vacant and has likely been vacant for a number of years. All windows and doors are boarded up. Please see below for


a separate discussion related to the attached barn. The following comments relate to the original house and addition. 


The building structure is adequate and sound. No evidence of major structural distress is noted and floors are generally solid underfoot with no


excessive slopes or sagging noted. Localized retrofit type repairs are anticipated within the basement of the original house. There are some


areas of the basement with a slab-on-grade but most of the area is a dirt floor. We have included a budget to install a slab-on-grade floor at the


remaining areas. 


The masonry walls are largely intact and generally plumb. There are localized areas that require repair including repointing and brick


replacements. The southeast elevation of the original house has a larger area requiring repair. Most of the windows and door are either broken


or in poor condition. Full replacement is required to return the building to habitable standards. 


The roofing and soffit is generally in good condition and is estimated to be about 10 years old. However, we note small openings at the roof


over the original house which is causing damage to interior finishes at the second floor ceiling. Local repairs are budgeted but we suspect full


replacement will not be required for another 10+ years. The soffit of the covered south porch is deteriorated and requires replacement.


The porch/deck floor structures are in poor condition. We have included a budget to repair/rebuild these areas. 


The mechanical and electrical systems are currently not operational, in poor condition, or missing. Some of the air supply and return ductwork


can likely be maintained but replacement of central equipment is required. The water distribution and drainage systems will likely require major


modifications or be outright replaced as part of major interior renovations anticipated. The overhead electrical supply is disconnected and the


panel is old and corroded. Replacement of the panel and rewiring of the house is anticipated as part of major renovation activities.


The interior finishes are aged and in poor condition but the extent of water damage is relatively limited. We expect designated substance


abatement activities to be required and full renewal of finishes to be completed. 


The total budget provided for renewal is estimated at about $410,000. The following is an overview of the scope of renovation work required:


- Structural retrofits in basement of original house including "sistering" of two joists with sections removed;


- Installing concrete slab-on-grade in basement;


- Replacement of all windows and doors, and window sill repairs and replacements; 


- Localized roof repairs to address current leakage and missing section of soffit cladding and replacement of attic insulation;


- Replace soffit of south porch and rebuild and/or repair deck and support posts;


- Repair deck at north side of addition;


- Replace furnace and install oil tank and air conditioner including an allowance for ductwork modifications;


- Replace all domestic water equipment and a portion of the distribution piping;


- Re-connect electrical supply, replace electrical panel and re-wire all circuits;
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- Remove and replace all interior finishes with complete renovation for existing kitchen and bathroom and including addition of bathroom on the


second floor.


BARN STRUCTURE


The barn structure is generally intact and plumb with no major signs of structural distress noted. There is one area of raised flooring at the


northwest side that is very soft underfoot which presents a safety hazard. The structure at grade level is also of concern as timber sections are


laid on somewhat loose stone foundations. The cladding is generally in poor condition and attempts to temporarily close openings to prevent


intruders/pests are evident. Windows are knocked out or missing and doors do not appear to be operable. The roof appears to be only about


10 years old and in good condition.


We have not included budgets for renewal of this structure. The scope of renewal, if desired, will be highly dependent on the use type (event


space, garage, art studio, horse barn, etc.). The structure can likely remain as is for several more years as long as periodic inspections are


completed to confirm the structural condition. If there is no desire to maintain the barn structure along with the other major renovation activities,


we would recommend demolishing the barn. 


CLOSURE 


No part of this report should be read in isolation. It is intended to be relied upon only in its entirety including the Scope of Work and Limitations.
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Condition Assessment Rating Criteria


The general building condition rating is classified as follows:


A = Good Condition (systems are functional with minimal capital renewal anticipated in the near term)


B = Fair Condition (systems are functional but require major capital renewal in the near term)


C = Poor Condition (systems are problematic and require major capital renewal in the near term)


D = Abandoned and not habitable 


- D1: Very poor condition and uninhabitable. The building structure and envelope are generally intact, however the overall condition requires


major capital repairs to return the building to habitable standards. 


- D2: Structurally Compromised. The building structure is compromised and the envelope is severely deteriorated, posing health and safety


risks upon entry. With appropriate safety precautions, immediate abatement activities can be completed, before recommended deconstruction.


- D3: Structurally Unsafe. The building is partially collapsed and unfit to enter. It poses an imminent health and safety risk upon entry and within


the immediate surrounding. Entry for investigation, rehabilitation or abatement is not feasible in its current condition. Demolition is


recommended. 


Building systems are classified as follows:


A = Good Condition (functional and not requiring notable repair)


B = Fair Condition (functional but aging or requiring maintenance)


C = Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan)


D = Unsafe, Failed or Replacement is Required
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Capital Expenditures


The table on the following page summarizes our opinion of reasonable budgets for the capital expenditures identified over the term of this


report. Deficiencies that can be remedied with routine maintenance or miscellaneous minor repairs, or minor conditions that generally do not


present material physical deficiencies, have not been budgeted but are discussed when relevant. 


The budgets assume a prudent level of ongoing maintenance. Dollars shown are inflated, and include contingencies (typically 5 to 15%) and


may include allowances for design/project management (typically 5 to 15%). TAXES ARE EXCLUDED.


The budgets provided are intended as order-of-magnitude advice only and should be considered Class D level or lower. Estimates from


licensed contractors, and some cases detailed engineering studies followed by a specification and tender process, will be required to confirm


budget allocations.
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Expenditure Table


Annual Budgets


Item Description Class Status 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030


1 Structure


1.1.1
Structural Retrofit Allowance for Main Floor of


Original House
B Forecasted $0 $4,488 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.2
Review Addition Floor Framing and Improve


Crawlspace
B Forecasted $0 $8,160 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.3 Abatement Allowance C Forecasted $0 $25,500 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.4 General Interior Renovation C Forecasted $0 $177,276 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.5 Rebuild South Porch Floor and Replace Soffit C Forecasted $0 $10,322 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.6 Rebuild North Deck C Forecasted $0 $6,120 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.7 Install Concrete Slab-on-grade in Basement C Forecasted $0 $8,976 $0 $0 $0 $0 $0 $0 $0 $0 $0


2 Building Envelope


2.1.1 Repair and Repaint Masonry Walls C Forecasted $0 $30,498 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.1 Replace Windows and Doors D Forecasted $0 $80,560 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.1 Repair Roofing and Fascia B Forecasted $0 $2,524 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.2 Upgrade/Replace Attic Insulation B Forecasted $0 $2,754 $0 $0 $0 $0 $0 $0 $0 $0 $0


3 HVAC


3.1.1
Replace Furnace and Oil Tank and Install Air


Conditioner
D Forecasted $0 $19,635 $0 $0 $0 $0 $0 $0 $0 $0 $0


4 Plumbing


4.1.1 Upgrade/Replace Domestic Water Equipment C Forecasted $0 $5,610 $0 $0 $0 $0 $0 $0 $0 $0 $0


5 Electrical


5.1.1
Replace Main Electrical Panel and Reconnect


Power Supply
C Forecasted $0 $7,293 $0 $0 $0 $0 $0 $0 $0 $0 $0


5.1.2 General Wiring Replacement C Forecasted $0 $14,586 $0 $0 $0 $0 $0 $0 $0 $0 $0


5.1.3 Removed and Trimmed Trees B Historical $5,160 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


Total $5,160 $404,302 $0 $0 $0 $0 $0 $0 $0 $0 $0


$ / ft² $1.84 $144.39 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
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1. Structure


1.1 Structural Frame


1.1.1 Structural Retrofit Allowance for Main Floor of Original House


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$4,400 $4,488 2021 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Sister Joists


only small sections need


to be sistered due to


cross section being cut


2 joists $750.00 $1,500


Framing Improvements,


Stairwell


stair needs


rebuild/reattached
1 allow $1,000.00 $1,000


Miscellaneous framing


upgrades
1 allow $1,500.00 $1,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $400


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $4,400


1.1.2 Review Addition Floor Framing and Improve Crawlspace


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$8,000 $8,160 2021 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Insulate walls and install


ground vapour barrier
1 allow $3,000.00 $3,000


Investigate Structure 1 allow $2,500.00 $2,500


Minor Adjustments


pending more


information


1 allow $2,500.00 $2,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $8,000
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1.1.3 Abatement Allowance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$25,000 $25,500 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Abatement 1 allow $25,000.00 $25,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $25,000


Project Notes:


The budget is a placeholder allowance to remove finishes contaminated by mould, lead paint and asbestos. This cost is highly variable and


subject to an assessment by an environmental specialist.


1.1.4 General Interior Renovation


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$173,800 $177,276 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re interior finishes 2800 ft² $30.00 $84,000


Re/Re Kitchen 1 allow $40,000.00 $40,000


Re/Re Bathroom


assumes adding


bathroom on second


floor


2 bathrooms $17,000.00 $34,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $15,800


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $173,800


Project Notes:


This budget allows for general replacement of floor, wall and ceiling finishes. No allowance for structural reinforcements is included. This should


be considered a placeholder budget as the choice of materials significantly impacts costs - the rate used assumes finishes of average quality,


such as engineered wood, synthetic carpeting, and gypsum wallboard.
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1.1.5 Rebuild South Porch Floor and Replace Soffit


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$10,120 $10,322 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re soffit 11 m2 $200.00 $2,200


Rebuild Deck/Slab
includes new railings and


stairs
1 allow $7,000.00 $7,000


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $920


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $10,120


Project Notes:


The porch is partially wood decking (over the old stairwell to the original house basement) and the remainder is cast in place concrete. The


exterior foundation of this area is questionable; we note wood rot and mortar joint deterioration. There could be a range of repair strategies.


Our budget assumes entire removal of concrete and wood and reinstalling a new wood deck with footings. As the wood posts are in fair


condition but generally not adequately mounted on the deck surface, the posts can likely be maintained with a new deck base but a new


guardrail is anticipated.


1.1.6 Rebuild North Deck


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$6,000 $6,120 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Rebuild Deck
includes new railings and


stairs
1 allow $6,000.00 $6,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $6,000


Project Notes:


The deck foundation is questionable. Our budget assumes entire removal of concrete and wood and reinstalling a new wood deck with


footings.
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1.1.7 Install Concrete Slab-on-grade in Basement


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$8,800 $8,976 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Install concrete slab allow 75% of total area 88 m2 $100.00 $8,800


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $8,800
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2. Building Envelope


2.1 Walls


2.1.1 Repair and Repaint Masonry Walls


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$29,900 $30,498 2021 20 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Repoint brick/local


replacements


about 3 weeks labour (2


man x 8 hrs x 15 days)
240 Hours $70.00 $16,800


Replace brick - larger


areas
1 week 80 Hours $70.00 $5,600


Locally Scrape and


Repaint White Brick


Areas


only at poor condition


locations
1 allow $2,500.00 $2,500


Material allowance 1 allow $2,500.00 $2,500


Suspended access scissor lift/scaffolding 1 allow $2,500.00 $2,500


Sealant to be completed


with window install
0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $29,900


Project Notes:


This budget includes for repointing cracks in mortar joints throughout, primarily located around window and door openings and more extensive


(widespread) brick replacements and repointing at the southeast corner of the main house. We assume that some degree of spalled brick


faces will be tolerable (i.e. localized areas will be left as-is unless bricks are loose). We have also included for repainting white areas where


paint finish is faded/deteriorated.


2.2 Windows and Doors
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2.2.1 Replace Windows and Doors


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$78,980 $80,560 2021 25 Recurring D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace windows small 4 window $1,200.00 $4,800


Replace windows medium 22 window $1,500.00 $33,000


Replace basement


windows
4 windows $750.00 $3,000


Replace central ornate


window


with some refurb


surrounding
1 window $3,000.00 $3,000


Replace side/secondary


doors
4 doors $2,500.00 $10,000


Replace main entrance


door


including side and


toplites
1 door $5,000.00 $5,000


Replace Sills 26 sills $500.00 $13,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $7,180


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $78,980


Project Notes:


This budget includes for replacement of windows and doors. The project also includes an allowance for sill repairs and replacements. We


suspect some may be able to be salvaged and simply painted, while others will need to be capped or outright replaced.


2.3 Roofing
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2.3.1 Repair Roofing and Fascia


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$2,475 $2,525 2021 25 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Repair second floor roof


shingles
1 allow $1,500.00 $1,500


Re-attach missing


section of fascia
1 locn $750.00 $750


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $225


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $2,475


2.3.2 Upgrade/Replace Attic Insulation


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$2,700 $2,754 2021 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


blow in new insulation 900 ft2 $3.00 $2,700


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $2,700
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3. HVAC


3.1 General HVAC


3.1.1 Replace Furnace and Oil Tank and Install Air Conditioner


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$19,250 $19,635 2021 20 Recurring D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Furnace Std. size <100 MBH 1 furnace $5,500.00 $5,500


Re/Re Oil Tank 1 tank $3,500.00 $3,500


Re/Re Air Conditioner 1-2 tons 2 tons $2,500.00 $5,000


Minor modifications to


ductwork
1 allow $3,500.00 $3,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,750


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $19,250


Project Notes:


This project also allowance for modest modifications to distribution ductwork.
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4. Plumbing


4.1 Domestic Water Systems


4.1.1 Upgrade/Replace Domestic Water Equipment


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,500 $5,610 2021 15 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Tank Heater std. size, elec. 1 units $1,500.00 $1,500


Re/Re Expansion Tank 1 exp tanks $1,000.00 $1,000


Filtration/Treatment


Equipment
1 allow $2,500.00 $2,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $500


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,500


4.2 Drainage Systems


N/A
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5. Electrical


5.1 Electric Supply and Distribution


5.1.1 Replace Main Electrical Panel and Reconnect Power Supply


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$7,150 $7,293 2021 40 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Panel 100A 1 panel $3,000.00 $3,000


Reconnect Overhead


Wires
1 allow $3,500.00 $3,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $650


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $7,150


5.1.2 General Wiring Replacement


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$14,300 $14,586 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Wiring 12 rooms $1,000.00 $12,000


Re/re wiring 2 hallway $500.00 $1,000


New Item 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,300


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $14,300


Project Notes:


This budget allows for an electrician to replace wiring during general renovations.
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5.1.3 Removed and Trimmed Trees


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,160 $5,160 2020 N/A One time B Historical


Budget Breakdown


Name Comment Quantity Unit Price Total


Per Parks Files actual cost pre tax 1 $5,160.00 $5,160


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,160
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Appendix - Floor Plans
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Photos


Photo No. 1: West Elevation


Photo No. 2: North Elevation


Photo No. 3: South Elevation


4675 Sideline 32 Page 21 of 28   







Photo No. 4: Main Entrance Door


Photo No. 5: Exterior of Attached Barn


Photo No. 6: Northeast View of Barn
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Photo No. 7: Interior of Barn


Photo No. 8: Basement Overview


Photo No. 9: Basement Joist Requiring Repair
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Photo No. 10: Basement Joist with Missing Section


Photo No. 11: Attic


Photo No. 12: South Porch
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Photo No. 13: South Porch Floor


Photo No. 14: Electrical Panel


Photo No. 15: Main Floor Living Room


4675 Sideline 32 Page 25 of 28   







Photo No. 16: Upstairs Bedroom


Photo No. 17: Addition - Main Floor Kitchen
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Scope Of Work


Authorization


This report was prepared at the request of Caiti McLelland of Parks Canada Agency as a capital plan for the property. WSP Canada Inc.


prepared this report in accordance with the Standing Offer Agreement.


Mandate


The purpose of this report is to provide a general indication of the present physical condition of the building with respect to easily visible


portions of the structure; enclosure; mechanical, electrical, and plumbing systems. Interior finishes, furniture, and tenant equipment, are


specifically excluded from our mandate. We were to record deficiencies or conditions noted during a single visual walk-through review that, in


our opinion, will likely require Capital expenditures by the Owner over the next 10 years. Capital expenditures are defined as expenditures that


are expected to exceed an annual threshold of $1,000, and are not normally associated with routine maintenance. Voluntary upgrades or


improvements are excluded. Please refer to the Project Level Mandate and Limitations document for additional information.


Survey Method


WSP reviewed the building structure, envelope, portions of the interior, the site, and mechanical, electrical, and plumbing systems. The site visit


was completed on December 1, 2020. Our field observer and primary report author was Brian Campbell, P.Eng. The report was reviewed by


Katie Wren, B.Eng. 


The survey consisted of a visual review of all accessible portions of the house. Finishes and furnishings throughout limited our review. We


entered the attic of the original house via staircase. We observed the crawl space from an opening in the basement foundation wall so review


was limited. We inspected the roof from ground. 


The mechanical or electrical systems were not operational. We could not operate windows or doors as they were boarded up. 


We did not enter the three abandoned buildings at the east side of the site.


Information Provided


The building is vacant and boarded up. No information around the property history, performance of building systems and work previously


performed was provided. No drawings were available for review. 


Respectfully submitted,


WSP Canada Inc.


Brian Campbell, P.Eng.


Project Manager 


Gerard Gransaull, P.Eng.


Project Director
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Prepared By:
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General Description


GENERAL


The property at 8402 Steeles Avenue East in Scarborough, ON, is a two-storey house with a partial basement. We could not confirm the


original construction year but expect it was constructed in the early 1900s. Based on our observations, two additions were completed since the


original construction, including: 


- A two-storey brick masonry addition at the east side, likely circa early 1900s; and 


- A single-storey wood-framed addition at the north side. 


We estimate the gross floor area at about 295 sq. m. (3,175 sq. ft.), not including the basement. There are two auxiliary buildings at the north


and west sides of the property. Review of these buildings is outside our mandate.


For the purpose of this report, Steeles Avenue is at the south side of the property.


STRUCTURE 


The original building and masonry addition structures generally consist of wood-framed floors supported on stone foundations, interior wood-


framed walls and perimeter masonry walls. There is a basement below a portion of the original building section only. There are inaccessible dirt


crawlspaces under the west side of the original building and below the masonry addition. The roof structure consists of wood deck boards on


wood rafters. 


There is a wood-framed addition at the north end. The structure consists of plank sheathing on rafters supported by wood-framed walls,


subflooring, and joists supported on stone foundations. 


There is a wood framed, single-storey egress structure at the northeast corner which provides interior access between the original building and


the masonry addition at the ground floor level. The structure has a concrete slab-on-grade floor. 


There is a wood-framed porch and a cast in place concrete porch at the south side of the building. Both have wood-framed sloped roofs which


are supported by the exterior masonry walls and on metal posts encased in wood. The roof over the concrete patio is an extension of the main


building roof.


BUILDING ENVELOPE


The original building and two-storey addition have solid masonry walls. The single-storey addition is clad with vertically oriented painted wood


siding. Windows are wood-framed single-glazed units which have been boarded up with plywood at the exterior. Sills are wood. 


Sloped roofs have a combination of prefinished metal roof panels and asphalt shingles. 


MECHANICAL AND ELECTRICAL


Mechanical and electrical systems have generally been disconnected and are not operational. Prior to decomissioning, the mechanical system


included an oil-fired furnace and electric baseboard heaters.


The well head is on the west side of the property and the cold water main enters into the basement at the northwest corner. The septic tanks are


at the north side.
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Executive Summary


MANDATE


This report was prepared at the request of Parks Canada Agency as a capital plan for the property. Our review considers a 10-year capital


renewal forecast and a $1,000 capital threshold.


GENERAL CONDITION - D1 - VERY POOR CONDITION AND UNINHABITABLE 


The overall building condition is classified as D1 - Very Poor Condition and Uninhabitable. The building structure and envelope are generally


intact, however the overall building condition requires major capital repairs to return the building to habitable standards. A full renovation is


required. We estimate the renovation cost at about $400K; which includes a $25K allowance for abatement, if required. Although review and


budgeting of interior finishes is outside the scope of this mandate, renewal of the interior finishes is accounted for in the renovation budget as


this work is required to return the building to habitable standards. 


In addition to finish renewal, the renovation scope of work we recommend is summarized below and is based on our observations and current


conditions. 


STRUCTURE


- The single-storey wood-framed structure is in poor condition; demolition of this building section is recommended;


- Installation of proper retrofit columns is required in the basement to replace existing retrofit wood support framing;


- Removing basement floor unit pavers and pouring a concrete slab-on-grade; 


- Repairs to the deck and deck roof structures are required, including rebuilding the deck floor structure and post repairs; 


- Re-building of a breezeway building structure between two building sections is required; 


- Chimney repairs; and 


- Installing collar ties in the attic spaces. 


BUILDING ENVELOPE 


- Replacement of spalled/missing bricks and mortar joint repairs;


- Replacement of all wood-framed, single-glazed windows, including sills; 


- Replacement of exterior doors;


- Replacement of the asphalt shingles, excluding the roof over the single-storey addition which is recommended for demolition; and 


- Replacement of the metal roofing; and 


- Replacement of gutters and downspouts. 


HVAC 


- The oil furnace has been disconnected and the oil storage tank removed. Installation of a new furnace, storage tank, and split air conditioning


unit is accounted for in the budget; and 


- There is no duct supply to a 2nd floor room on the east side of the building. Ductwork repairs are included in the general renovation budget. 


PLUMBING 


- The distribution piping has generally been removed and the domestic water treatment/filtration and water heating systems have been


disconnected. Replacement of these systems is required. Allowances for pipe and equipment installations are included; and 


- Local drainage system replacements/repairs are budgeted within the general renovation budget. 


ELECTRICAL 


- The main incoming service has been disconnected and the meter has been removed. The renovation budget accounts for reconnecting the


electrical service and installing a service meter. The renovation budget assumes the majority of the existing wiring will be replaced; and 
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- The panel appears to have been replaced in 2008 and no major problems are noted. We assume the main panel will be maintained, but


relocated (as it is currently located in the single-storey building section which is recommended for demolition). 


SALIENT MAINTENANCE OR SAFETY-RELATED OBSERVATIONS


No conditions were identified that require immediate attention to address performance or safety related concerns.


CLOSURE 


No part of this report should be read in isolation. It is intended to be relied upon only in its entirety including the Scope of Work and Limitations.
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Condition Assessment Rating Criteria


The general building condition rating is classified as follows:


A = Good Condition (systems are functional with minimal capital renewal anticipated in the near term)


B = Fair Condition (systems are functional but require major capital renewal in the near term)


C = Poor Condition (systems are problematic and require major capital renewal in the near term)


D = Abandoned and not habitable 


- D1: Very poor condition and uninhabitable. The building structure and envelope are generally intact, however the overall condition requires


major capital repairs to return the building to habitable standards. 


- D2: Structurally Compromised. The building structure is compromised and the envelope is severely deteriorated, posing health and safety


risks upon entry. With appropriate safety precautions, immediate abatement activities can be completed, before recommended deconstruction.


- D3: Structurally Unsafe. The building is partially collapsed and unfit to enter. It poses an imminent health and safety risk upon entry and within


the immediate surrounding. Entry for investigation, rehabilitation or abatement is not feasible in its current condition. Demolition is


recommended. 


Building systems are classified as follows:


A = Good Condition (functional and not requiring notable repair)


B = Fair Condition (functional but aging or requiring maintenance)


C = Poor Condition (functional but requiring larger repairs or aged beyond a normal lifespan)


D = Unsafe, Failed or Replacement is Required
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Capital Expenditures


The table on the following page summarizes our opinion of reasonable budgets for the capital expenditures identified over the term of this


report. Deficiencies that can be remedied with routine maintenance or miscellaneous minor repairs, or minor conditions that generally do not


present material physical deficiencies, have not been budgeted but are discussed when relevant. 


The budgets assume a prudent level of ongoing maintenance. Dollars shown are inflated, and include contingencies (typically 5 to 15%) and


may include allowances for design/project management (typically 5 to 15%). TAXES ARE EXCLUDED.


The budgets provided are intended as order-of-magnitude advice only and should be considered Class D level or lower. Estimates from


licensed contractors, and some cases detailed engineering studies followed by a specification and tender process, will be required to confirm


budget allocations.
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Expenditure Table


Annual Budgets


Item Description Class Status 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031


1 Structure


1.1.1 Abatement C Forecasted $25,500 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.2 Demolish Wood-Framed Addition D Forecasted $12,240 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.3 Replace Additional Framing - Basement C Forecasted $12,750 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.4 Install Attic Collar Ties B Forecasted $1,530 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.5 Pour Basement Concrete Slab-on-Grade B Forecasted $5,100 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.6 Re-build Cedar Shingle Breezeway Structure C Forecasted $7,650 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


1.1.7 Repair Porches B Forecasted $10,200 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


2 Building Envelope


2.1.1 Repair Masonry Walls C Forecasted $36,363 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.1 Replace Windows and Sills C Forecasted $69,564 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.2.2 Replace Exterior Doors C Forecasted $11,220 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.1 Replace Sloped Asphalt Roofing C Forecasted $17,693 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.2 Replace Sloped Metal Roofing C Forecasted $19,739 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.3 Replace Eavestroughs and Downspouts B Forecasted $5,221 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


2.3.4 Chimney Repair Allowance C Forecasted $1,499 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


3 Finishes, Furniture and Equipment


3.1.1
Interior Renovation, including Wiring and


Domestic Piping
C Forecasted $81,855 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


3.1.2 Renovate Kitchen C Forecasted $25,500 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


3.1.3 Renovate Washrooms C Forecasted $20,400 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


4 HVAC


4.1.1 Replace Furnace and Install Air Conditioner C Forecasted $18,513 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


4.1.2 Replace Oil Tank C Forecasted $3,927 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


5 Plumbing


5.1.1 Replace DHW Tank Heater C Forecasted $1,530 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


5.1.2 Replace Water Softening/Treatment System C Forecasted $6,956 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


6 Electrical


6.1.1
Reconnect Electrical Service and Install


Service Meter
C Forecasted $5,100 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


6.1.2 General Wiring Replacement Allowance C Forecasted $14,790 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


Total $414,840 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0


$ / ft² $130.66 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
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1. Structure


1.1 Structural Frame


1.1.1 Abatement


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$25,000 $25,500 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Abatement allowance 1 allow $25,000.00 $25,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $25,000


1.1.2 Demolish Wood-Framed Addition


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$12,000 $12,240 2021 N/A One time D Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Demolish single-storey


addition
about 600 sq.ft. 1 allow $12,000.00 $12,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $12,000
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1.1.3 Replace Additional Framing - Basement


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$12,500 $12,750 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


New post w footing 6 post $1,500.00 $9,000


Framing Improvements,


Stairwell
1 allow $3,500.00 $3,500


New Item 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $12,500


1.1.4 Install Attic Collar Ties


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$1,500 $1,530 2021 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Install attic collar ties 1 allow $1,500.00 $1,500


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $1,500
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1.1.5 Pour Basement Concrete Slab-on-Grade


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,000 $5,100 2021 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Pour new slab 1 allow $5,000.00 $5,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,000


1.1.6 Re-build Cedar Shingle Breezeway Structure


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$7,500 $7,650 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re-build breezeway


structure


about 20 sq.ft.. Would


include roof and walls
1 allow $7,500.00 $7,500


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $7,500
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1.1.7 Repair Porches


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$10,000 $10,200 2021 N/A One time B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Partially remove and


rebuild deck structure
1 allow $5,000.00 $5,000


Concrete patch repair 1 allow $1,500.00 $1,500


Clean and paint base of


porch posts
3 locations 1 allow $500.00 $500


Repaint wood posts and


guards
1 allow $3,000.00 $3,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $10,000
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2. Building Envelope


2.1 Walls


2.1.1 Repair Masonry Walls


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$35,650 $36,363 2021 20 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace brick and mortar


joint repairs


2 man crew, 5 weeks


($160/hour for crew and


materials)


25 crew days $1,200.00 $30,000


Scaffolding allowance 1 allow $1,000.00 $1,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


15% Contingency $4,650


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $35,650


2.2 Windows and Doors


2.2.1 Replace Windows and Sills


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$68,200 $69,564 2021 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace windows small 8 window $1,000.00 $8,000


Replace windows medium 25 window $1,500.00 $37,500


Repaint sills 33 Each $500.00 $16,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $6,200


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $68,200
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2.2.2 Replace Exterior Doors


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$11,000 $11,220 2021 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Front Entry, fibreglass 2 door $3,500.00 $7,000


Side Door, standard


metal
3 door $1,000.00 $3,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,000


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $11,000


2.3 Roofing


2.3.1 Replace Sloped Asphalt Roofing


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$17,346 $17,693 2021 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace asphalt shingles


- main roof


std 3-tab shingle, up to 3


stories
115 m² $60.00 $6,900


Replace asphalt shingles


- porch
1 allowance $2,500.00 $2,500


Sheathing repair


allowance


typ. 10% of total area,


unless known problems
12 m² $25.00 $300


Attic venting


modifications
if needed 1 allowance $5,000.00 $5,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,470


8% PM / Engineering $1,176


0% Other $0


0% Tax $0


Total $17,346


8402 Steeles Avenue East Page 13 of 32   







2.3.2 Replace Sloped Metal Roofing


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$19,352 $19,739 2021 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace sloped metal


roofing
139 m² $100.00 $13,900


Attic venting


modifications
if needed 1 allowance $2,500.00 $2,500


Spec & tender
consider if likely to use


engineer
0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,640


8% PM / Engineering $1,312


0% Other $0


0% Tax $0


Total $19,352


2.3.3 Replace Eavestroughs and Downspouts


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,119 $5,221 2021 40 Recurring B Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Replace eaves 105 m $25.00 $2,625


Replace downspouts 90 m $25.00 $2,250


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


5% Contingency $244


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,119
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2.3.4 Chimney Repair Allowance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$1,470 $1,499 2021 50 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Rebuild and cap chimney original structure 2 ft $350.00 $700


Rebuild and cap chimney east addition 2 ft $350.00 $700


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


5% Contingency $70


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $1,470
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3. Finishes, Furniture and Equipment


3.1 Interior Finishes


3.1.1 Interior Renovation, including Wiring and Domestic Piping


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$80,250 $81,855 2021 30 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Renovate Interior


includes for installing


new DW systems, re-


wiring, minor drainage


system adjustments.


Renovation area: 3175


sq.ft. (total) - 600 sq.ft


(wood-framed addition to


be demolished) = 2575


sq.ft.


2575 sq.ft $30.00 $77,250


Insulate crawlspaces x 2 1 allow $3,000.00 $3,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $80,250


3.1.2 Renovate Kitchen


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$25,000 $25,500 2021 30 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Renovate kitchens cabinets and appliances 1 alloweach $25,000.00 $25,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $25,000
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3.1.3 Renovate Washrooms


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$20,000 $20,400 2021 30 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Renovate washrooms 2 alloweach $10,000.00 $20,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $20,000
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4. HVAC


4.1 General HVAC


4.1.1 Replace Furnace and Install Air Conditioner


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$18,150 $18,513 2021 20 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Furnace large >100 MBH 1 tons $6,500.00 $6,500


Re/Re Air Conditioner 1-2 tons 2 tons $2,500.00 $5,000


General ductwork repair


allowance
1 allow $5,000.00 $5,000


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $1,650


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $18,150


4.1.2 Replace Oil Tank


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$3,850 $3,927 2021 25 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Fuel Tank - Std.


Size


Incl. re/re piping above


slab
1 tank $3,500.00 $3,500


New Item 0 $0 $0


New Item 0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $350


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $3,850
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5. Plumbing


5.1 Domestic Water Systems


5.1.1 Replace DHW Tank Heater


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$1,500 $1,530 2021 15 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Re/Re Tank Heater std. size, elec. 1 units $1,500.00 $1,500


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $1,500


5.1.2 Replace Water Softening/Treatment System


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$6,820 $6,956 2021 15 Recurring C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Culligan UV filter 1 allow $1,000.00 $1,000


Replace filters/softeners 1 allow $2,500.00 $2,500


Expansion tank 1 allow $1,500.00 $1,500


Install costs 1 allow $1,200.00 $1,200


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


10% Contingency $620


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $6,820


5.2 Drainage Systems


N/A
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6. Electrical


6.1 Electric Supply and Distribution


6.1.1 Reconnect Electrical Service and Install Service Meter


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$5,000 $5,100 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Reconnect electrical


service and install meter
1 allow $5,000.00 $5,000


0 $0 $0


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $5,000


6.1.2 General Wiring Replacement Allowance


Present Cost Inflated Cost First Occur. Cycle # Occurrences Class Status


$14,500 $14,790 2021 N/A One time C Forecasted


Budget Breakdown


Name Comment Quantity Unit Price Total


Per room
based on Major Mac


report by GNG
14 allow $1,000.00 $14,000


Per hallway 1 allow $500.00 $500


0 $0 $0


Catch-up Inflation Adjustment (2020 to 2020 dollars) $0


0% Contingency $0


0% PM / Engineering $0


0% Other $0


0% Tax $0


Total $14,500
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Appendix - Floor Plans
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Photos


Photo No. 1: South elevation and concrete porch


Photo No. 2: South elevation - masonry addition
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Photo No. 3: East elevation with breezway connecting


original building to addition


Photo No. 4: Northeast elevation with wood-framed


addition


8402 Steeles Avenue East Page 23 of 32   







Photo No. 5: Foundation deterioration at wood-framed


addition


Photo No. 6: Masonry deterioration - original building


Photo No. 7: Previous wall repairs
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Photo No. 8: Brick spalls


Photo No. 9: Basement structural supports


Photo No. 10: Attic
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Photo No. 11: Wood porch


Photo No. 12: Slanted deck


Photo No. 13: Spall at concrete porch
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Photo No. 14: Decommissioned furnace


Photo No. 15: Decommissioned UV filter


Photo No. 16: Decommissioned domestic water filters
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Photo No. 17: Drainage piping


Photo No. 18: Domestic water tank heater


Photo No. 19: Electrical panel
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Photo No. 20: Interior - original building kitchen


Photo No. 21: Interior - original building


Photo No. 22: Interior - wood-framed addition
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Photo No. 23: Auxiliary site building
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Scope Of Work


Authorization


This report was prepared at the request of Caiti McLelland of Parks Canada Agency as a capital plan for the property. WSP Canada Inc.


prepared this report in accordance with the Standing Offer Agreement.


Mandate


The purpose of this report is to provide a general indication of the present physical condition of the building with respect to easily visible


portions of the structure; enclosure; mechanical, electrical, and plumbing systems. Interior finishes, furniture, and tenant equipment, are


specifically excluded from our mandate. We were to record deficiencies or conditions noted during a single visual walk-through review that, in


our opinion, will likely require Capital expenditures by the Owner over the next 10 years. Capital expenditures are defined as expenditures that


are expected to exceed an annual threshold of $1,000, and are not normally associated with routine maintenance. Voluntary upgrades or


improvements are excluded. Please refer to the Project Level Mandate and Limitations document for additional information.


Survey Method


WSP reviewed the building structure, envelope, portions of the interior, the site, and mechanical, electrical, and plumbing systems. The site visit


was completed on November 5, 2020. Our field observers and primary report authors were Don Daley and Katie Wren, B.Sc.En.g. The report


was reviewed by Brian Campbell, P.Eng. 


We entered the attics spaces via wood-framed stairs. We observed the crawl spaces via openings in the foundation walls, so access was


limited.


We did not test the operation of mechanical or electrical equipment but rather observed the operation of systems as they were at the time of our


review. We did not access the interior of the furnace or remove the electrical panel cover. We did not operate windows. 


We inspected the roof from ground. We did not mount to the main roof surface.


Information Provided


The building is vacant so no tenant was available to provide input and context around the property history, performance of building systems and


work previously performed. No drawings were available for review. 


Respectfully submitted,


WSP Canada Inc.


Brian Campbell, P.Eng.


Project Manager 


Gerard Gransaull, P.Eng.


Project Director
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Title: 
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1 

Considerably 
Negative 

2 
Negative 

3 
Somewhat 
Negative 

4 
Neutral 

5 
Somewhat 

Positive 

6 
Positive 

7 
Considerably 

Positive 

       

 
9. The property/lot size of this building has a __________ impact on investment appeal. 

 
1 

Considerably 
Negative 

2 
Negative 

3 
Somewhat 
Negative 

4 
Neutral 

5 
Somewhat 

Positive 

6 
Positive 

7 
Considerably 

Positive 

       

 
 

10. The estimated funds needed to rehabilitate this building and proposed funding model have a 
__________ impact on investment appeal. 
 

1 
Considerably 

Negative 

2 
Negative 

3 
Somewhat 
Negative 

4 
Neutral 

5 
Somewhat 

Positive 

6 
Positive 

7 
Considerably 

Positive 

       

 
11. My organization sees __________ commercial and/or residential potential in this building. 

 
1 

Extremely 
Low 

2 
Low 

3 
Somewhat 

Low 

4 
Neutral 

5 
Somewhat 

High 

6 
High 

7 
Extremely 

High 

       

 
12. For this building, does your organization see greater investment potential in commercial or 

residential opportunities? 
 

1 
Residential 

2 
Commercial 

3 
Equal 

4 
Other 

5 
No 

Potential 

Reason 

      

 

13. What is the estimated timeframe in weeks before this building could be renovated and 
operational? 

Address Timeframe 

Contracting Authority:
Ryan Challinor
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ANNEX C – MAP 

 

Contracting Authority:
Ryan Challinor
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