EAST YARD TASK FORCE STUDY

ASSESSMENT OF FIVE BUILDINGS IN THE EAST YARDS
(SOUTHERN PORTION)

GABOURY ASSOCIATES ARCHITECTS INC.

31 JULY 1986

INTRUDUCTION

The following architectural and structural Assessment was carried out on July 21,
lyab, by LEtlennc Caboury - Guboury Associates Architects, Jawnes Kacki - Gaboury
Assoclates Architects, Duvid Kilgour - Crousier cilgour & Partnurs Ltd. The
Jssessment was based on a walk through of the following bnildings:

l. £ast Yards Power House coe

2. The Tralning Bullding

3. Canadian Natfonal Express Garage

4. Johnson Terainal

5. The B & 8 Building
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CABUURY ASSUCIATES AKRCHITECTS INC.

BUILDING ONE

Name:

tast Yards Power House

Date of Building

(Possibly 1949; to be confirmeu)

Past Uses:

Power louse

Present Use:

Last Yards Power House generating stean from coal. Delivery of coal by East Yards
Service Tracks. Steam supplied to Union Station, undertrack service area, the
Manitoba Club, the Fort Garry Hotel.

Main Features -~ Exterior

Kectangular two to three storey brick faced structure with flat roof. Utilitari:n
detailing., A large chimney and steel framed coal delivery chute are attached
Structures.

Roof

A roof penthouse structure runs the length of the building and {is approximately
one storey high. The roof of the main building and the penthouse is a tar ana
gravel roof in reasonably good condition.

Main Feature Interior

The interior is a utilitorian structure of 1940's vintage with masoury interior
walls, a steel frame exposed structure, a narrow second floor office structure on
the north west end of the building, open stecl stairs and a steel grate catwalk
Structure. The main {nterior features of the building are the two storey high
“Vickers Keeler” water tube boilers, which £11] the space.

Vertical Circulation

Open steel grate stairs.
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Windows and Doors

Windows are single pane steel iundustrial type.

Insulation and Vapour Barrier

There 1s no {asulation or vapour barriler in the walls or roof.
Heating and Electrical

Adequate for existing task.

Conclusion/Re~Use Potential

The building could continue to serve its present function until such time as the
transfer tracks which supply coal to the bollers are removed from the East Yards.
When the building is no longer serving its power house function, it {s possible
that it could serve as part of a historical display as.the large bolilers may have
some historical interest relevant to East Yards development. However, due to the
telatively recent vintage of the boilers when compared to much older historical
events and artifacts in the East Yards, the building may not warrant the coscts
ecessdry to convert it into a year round {ndustrial display. Another possible
use of the building is to remove the boilers and use the interior space for some
other function. However the architecture {s not significant enough to warrant the
costs that would be necessary to re-use this building for some other purpose. A
flewer structure aore suited to {ts function would be a more appropriate solution.

Cost of Renovations
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BUILDING TWO

Name:
Training Centre Building (ociginally Canadian ~orthern Stables)
Architect

Warren and Wetamore (desizners of Union Station and Grand Central Station in
New York)

Date of Building

1yuy

Past Uses:

Originally stables until 1929, the garage of the National Cartage and Storage
Company until 1937, Canadian Natlonal Stationary Stores uncil 1972, Canadfaan
National Railways Fitness Centre from 1973 to present.

Present Use:

Canadian National Railways Fitness Centre

Main Features — Exterior

The exterior of the building {s a two storey: pitched roof, masonry clad structure.
It is a simple industrial style of architecture with minimal detailing, however
its proportions and massing are well handled for this type of building. The
exterior of the building has undergone some alterations (windows bricked-in etc.)
however the exterior of the building could be restored to {ts original state (or
sowething approximating its original state) with li{rtle difficulty.

Roof

Re-roofed in 1945.
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Mala Feature loterior

The main architectural feature is the space created by the two ceatral masonry
beacing walls that form a continuous central space through the widdle of the
building from one exterior end wall to the other. This central Space is marked on
the exterior by large barn type dours surmounted by a sewi circular drchway
opening which has since been filled in with @masonry. This feature is the wost
interesting in teras of futyre re—use and renovat{on of the structyre for other
purposes. Another feature of the ianterior is its structure which is described
mocre fully in the structural assessment by Crosier Kilgour Partners Led.  The
second floor has been renovated as a fitness centre while the main floor rewains
48 3 garage and storage function. The floor of the second floor Is refinished
hardwood maple flooring. At the time of writlay it is unknowu whether this maple
floor was parc of the original coastruction, however It is likely that it may have
been aaded during one of the many tenovations of the building.

Vertical Circulation

There are 3 new fire stairs in the training centre. The wain entrance Ils a new
structure on the north side of the building clad in light steel and enclosing a
ew steel fire exit stair. Another fire exit stair is an exterior steel fire
eScape. The third stair is near the centre of the west end wall of the building
and services the office portions of the secoand floor.

Wiodows and Doors

Single pane wood windows.

lasulation and Vapour Barrier

Tnere is a space between the exterior wythe of brick and the interior wythe of
brick, however it is unlikely due to the time of construction and type of
renovations, that f{nsulation has been installed in the walls. There is no

lasulation in the roof, according to CN offlcials.

Heating and Electrical
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Conclusion/Re-Use Potential

Architecturally these buildings have some merit as historical induscrial
structures. Due tv the central space through the nlddle of the building inherent
in the structure, a very interesting adaptive re-use space could be created on the
fnterior. The scale of the bullding is well suited to its location in the East
Yards next to the river bank and adjacent to the railway stcructure of the
mainline. Its locatfon near Main Street gives pood pedestrian and parking access.
The spaces could be adaptable to a wide variety of uses but is especially suitable
for public gathering functions. Renovations to adapt to any year round use would
of necessity be extensive. The entire building would have to be insulated and a
vapour barrier added. A new heating system would be required and it Is unlikely
that the electrical system would have sufficient capacity to handle a major public
function and would therefore have to be replaced. New fire stairs would be
required and the entire structure would have to be fire rated or otherwise adapted
to meet new bullding code requirements. All new windows and doors would be
required. Although {t would not produce “"cheap space”, this building has
excellent potential to be renovated and used for other purposes as part of a new
East Yards development.

Coat of Renovatioans
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BUILDING THREE

Name:

Canadian National Railways Express Garage

Date of Building

lylu

Past Uses:

Uriginally stables then garage, then wiscellanevus railway uses.
Present Use:

The building Is presently used by the CN Police for various functions which CN was
unwilling to discuss, presumably for security reasons.

Majn Features - Exterior

This bullding {s tdentical to the ad jacent Tralning Centre Bul lding previously
described with the following exceptions. Shorter in length, new attached garage
Structure, the roof overhang has been cut back all around the huilding, large
exposed steel through-wall anchors at the second floor line.

Roof

Re-roofed in 19s5.

Main Feature Interior

The centre bearing walls are similar to those in the Training Centre Building
however the rest of the Structure has been altered from the original construction
removing all columns on the main floor and treplacing them with new steel trusses
that span from outside masonry wall to fnterior masonry wall. The anchor bolrts
for these trusses are visible on the exterior of the building at the second floor
line. The condition of the interior could not be established as we were not able
to gain entry to most of the building for security reasons.

Vertical Circulation

Unknown.

Windows and Doors

Similar to Training Centre Building.
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Insulation and Vapour Barrier
Probadly similar to the Training Centre Bullding.

Heating amd Electrical

The heating is probably similar to the Training Centre Bullding, the electrical
capacity and electrical system is unknown.

Coaclusion/Re-Use Potential

The same gonclusions as for the Training Centre Building hold true for the
Canadian National Express Garage Buflding. The buildiang has had several
structural and coastructural alterations that will probably mean adied
difficulties and expenses for any renovations. However, due to ity architectural
merit, historical significance, and adaptable space, this builiing, like the
Training Centre is a 3o0od candidate for possible renovation and re-use.

Cost of Renovations
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BUILDING POUR

Nane:

Johnson Terminal
Date of Building
l¥28 - 1y3u

Past Uses:
Warehouse
Present Use:
Vacant

Maia Features Exterior

At approximately 240' in length and 90' in width and 4 stories high, this building
is the largest in the East Yards. It is a typical warehouse structure similar to
that found in the Exchange District. It has a masoary exterior cladding. An
unusual feature i{s that one corner of the building is notched to accommodate the
turning radius of train cars which stop agalnst the east wall of the building.

The style of the building is simple and utilitarfan with no outstanding
architectural features. :

Roof

The tar and gravel roof appears to be in sgenerally fair condition. Some roof
drains have been damaged and there is evidence of some ponding {n certain areas of
the roof. The roof drains run down through the interior of the building and there
does not appear to be any emergency scuppers draining water to the outside. Some
of the interior masonry walls extend up through the roof to a hefght of
approximately 3 to 4~ indicating that these could be considered as fire walls.
There is stair tower access onto the roof.
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Maio Peature laterior

The interior of all floors is basically large open warehouse space divided only by
3 nasonry bearing walls which run across the width of the building dividing it
into 4 sectious. The wood columns are on approximately 15' centres (dimensfons to
be checked) which is common for warehouse space of this type. The floors are
primarily softwood planks which have been damaged by years of heavy use, overlayed
in sections by hardwood flooring. The fnterfor finish of the exterior walls as
well as the Interior walls is masonry. The ceilings are open wood jolsts and
planks in relatively good conditlion in most areas. On cach floor there are a
aumber of offices located on the west wall of the building adjacent to the fire
stairs. These are i relatively poor condition. The exposed heavy timber columns
beams, joists and plank flooring is an interesting feature of the building and is
described more fully {n the structural assessment section of the report.

Vertical Circulation

Two enclosed steel fire stairs leading directly to the exterior. Four freight
elevators, one in each section of the building.

Windows and Doors

The windows throughout the building are steel framed single paned wired glass
industrial windows.

Insulation and Vapour Barrier

The building has no insulation or vapour barrier appareat.

Heating and Electrical

Since the building has been vacant for some time it is difficult to determine the
condition of the heating and electrical system, although {t i{s reasonable to
assume that the heating is provided by the East Yards power house and that the

electrical was sufficient for {ts warehouse function, but would not be sufficient
for any other functlon.
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Conclusion/Re~Use Potential

The scale and character of this building is much wmore suitable to the Exchange
District than it is to the riverside. If it is re-used, cousiderable attention
should be paid to crenovating the exturior of the building to visually reduce the
scale and open the main floor so that the building can relate better to its site
and to public access. As a conclusion regarding site coampatibility the character
of the Johnson Teraminal in this location is wmuch less suitable for redevelopnment
as a public building on a riverside location than the previous two garage
buildings. However given the amount of space that is available and the generally
good condition of the building it would be wise to conslder attempting to re-use
it and re-design the exterior to ainimize its negative characterlstics.

The structure, foundations and shell of the building appear to be in good
condition and capable of re-use. Tne rest of the building would hiave to be new
construction. This would include all exterior windows and doors, all elevators
and possibly stairs and the entire mechanical and electrical system. The building
would have to be insulated. Vapour barrler continuity would be a problem between
floors and between masonry fire walls. However this is a prublem common to all
renovations of this type. Depending on its new use the floors may have to be fire
rated which would mean covering the existing exposed wood joists. In terms of
renovatlions and re-use this buflding is very similar to the Ashdown's Warehouse
which Is currently being considered for re-use as residential accommodation. This
is a possible re-use function for the upper floors of this building and the
Ashdown Warehouse example could be used as a model in terms of costs aand
renovations techniques. The upper floors are also suitable for office
acccommodation (Lf enough offices can be found). Due to the column spacing the
building is not suitable for large open areas which restricts the type of
functions that can be accommodated expecially on the main floor of the building,
where public functions are appropriate. A market or shops for instance are
functions that would be compatible with the existing structure while open area
functions such as theatres or halls would not be appropriate without major and
expensive structural alcerations.

There is evidence of considerable water penetration into the building, and this
condition must be rectififed as a priority {n any renovation. The possible causes
of the penetrations are either:

-1 Danaged roof drains and/or

+2 Water entering the basement through ground level windows or through the
basement walls or fluor. The water has already caused damage in certain areas
such as buckling of the wood floors on the main floor and plaster
deterioration. '

Cost of Renovatioans

.
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BUILDING FIVE

Name:

B & B Building (Northern Pacifle and Manitoba Railway Engine House)
Date of Building

138y

Past Uses:

Engine and traln car maintenance

Present Use:

Storage and workshop

Main Features - Exterior

This building ts al Storey T-shaped building with masonry exterior finish
materfals. 1t is a low building the peaked roof of which has been altered to
become a flat roof building with mansard type roof edges. Its original function
3s an engine and train car service building is still apparent by the large wooden
doors acruss both ends of the bullding. The exterior of the building is not in
30od condition at the present time, with major cracks apparent in some locations.
Grade has been built-up around the building so that original door thresholds are
in some cases 1 to 2' below grade with step alterations to accommodate this
situation. While the proportions and design of the building are not outstanding,
the fnterest of this building lies {n {ts character as an early railroad services
structure.

“"Long paired windows along both sides of the brick structure have segmented
voussoir heads and s{lls of efther concrete or stone. A small amount of brick
work in the form of corbelling and wall detailing into bays constitutes the extent
of deliberate ornamentation." Sheila Grover - Historic Buildings Committee

Roof

The flat roof has deteriorated to a point where in some sections there is no
roofing material lefr, chereby exposing the wooden roof Structure. [he evident
water penetration through the roof has contributed to the significant
deterioration of the wood structure ins{de the building. The original peaked roof

accomumodate the new roof profile the walls on the two ends of the bufiding have
been.built up on the sides with new masoary. There are a number of wood
ventilator enclosures on the roof. These have deteriorated beyond repair in most
cases.
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Main Peatures - Interior

The interior of the maln section of the bullding is one large open space which was
the engine and train car tepair area. The wain architectural features are the
wooden columns and trusses which create an extremely {nteresting Llaterior space.
These trusses are in extremely poor condition due to water damage from rain
through the roof and/or steam damage from years of rallroad engine use. The T
section of the building which was originally a blacksmith shop and now a machline
room/work room, has a simflar Structure that Is {n good condition. This work room
is separated from the main area by a masonry wall.

Vertical Circulation
N/A
Windows and Doors

The long windows along both sides of the brick Structure are single pane and
presently in poor condition. The doors are of wood construction and are in a
similar condition.

Inosulation and Vapour Barrier
Non-existant.
Heating and Eiectrical

It was not possible to fully assess the condition of the heating and electrical
systew dJuring this walk through, however {t Is safe to assume that both systens
would have to be replaced L{f the building was to be renovated.

Coaclusioa/Re—~Use Potentiai

This {s the most difficult building to assess conclusively in terms of re-use
potential since it is historically one of the most significant of the buildings
described, but it {s also in the worst condition. If the building Ls to be
re~used, [ts most likely and appropriate use would be as a rallroad museum
continuing its past use and retaining the spacial configuration of the building.
It i{s safe to assume that much of the building would have to re-built and the
renovation would be extremely costly however {t night be warranted {f f{ts
historical value is deemed to be significant.
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It the building was not to be used as a railroad museum, then the re-use of this
Structure would be questiounable. In this case the significant costs for
renovation would not be balanced by a use which reinforces its primary positive
feature which is its historic significance as railroad services structure. A
summary conclusion wight be that [f the building was re-used as rallroad museum
the significant cost associated with its renovations may be worthwhile, but if it
is not to be used as a rail musema, then the cost associated with its renovations
would probably not be worthwhile.

Cost of Renovatfioas
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July 24, 1986 Our File No. 86-0306
Intergroup Consultants Ltd.
604 - 283 Portage Avenue
Winnipeg, Manitoba
R3B 2B5
Attention: Ms. C. Vann, Manager
Dear Ms. Vann:
Re: Inspection - CN East Yard - Existing Buildings’ - ° /“*~ ]

As requested I toured five buildings at the above site in order to
determine their general condition. The five buildings were {denti-
fied in the following manner.

1. The Power House

2. Training Centre

3. C.N. Express Garage
4. Johnson Building

5. B. & B. Building

Descriptions of the buildings and their structural systems and condi-
tions are appended hereto. You should note that it is not possible
to determine the type of foundations used without having the original
as-built drawings or without exploratory excavations. It is possible
however to comment on how the foundations have performed and whether
there is any visible evidence of building settlement.

I trust this report is sufficient for your immediate requirements.
If you have any queries or need additional explanations and/or investi-
gations please contact me.

Yours truly,

David M. Kilgour, P. Eng.

DMK/bcs

cc: Mr. J. Kacki, Gaboury & Associates.

nners
8 Crouer. PEng.

W Schexdt S50-330 S Mory Avenue. Winnipeg. Manitoba R3C 325elephone {204)943-7501
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THE POWER HOUSE

According to a worker in the building 1t was built in 1949 and was founded on
piles.

The building consists of a large open space containing the boilers and an
overhead coal bin. There {is a narrow basement along one side of the building
which is used to clean out ashes from furnaces. There are mezzanine service
areas and a penthouse which encloses the top of the coal bin.

The building structure consists of structural steel beams, columns, and
trusses and the roof deck in the main roof and the penthouse roof is a precast
concrete slab system. The mezzanine floor consists mostly of steel grating
with same areas of concrete.

The basement is of reinforced concrete construction and the exterior walls
are non-bearing brick masonry,

The building was solidly built and is in reasonably good structural condition
with no evidence of foundation movements,

There has been some corrosion of reinforcing steel in the precast concrete
roof slabs, resulting in spalling of the concrete around the corroded bars.
This is likely due to roof leaks over an extended period of time. If the
building is to be incorporated into a new development some of these slabs
will have to be repaired or replaced subject to a more detailed examination.
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THE CN EXPRESS BUILDING

Access to this building was limited, however it generally appears to have
- originally been identical to the Training Centre. The following differences
were noted.

There have been more significant foundation movements at one corner of the
building in particular. This does not appear however to be critical and may
well have stabilized.

The interior columns on the outside bays which held up the second floor in
the Training Centre Building have been removed in this building and replaced
with a truss system to provide a clear span in these areas. The bottom
chords of these new trusses consists of two large diameter steel rods which
are bolted through the masonry bearing walls. For reasons unknown the bars
are larger on one bay than they are on the other. (Perhaps the design

live loads were different.) The steel trusses could only be seen through
the windows so that a general inspection of all of the trusses could not be
done at this time.

The exterior overhangs on this building appear to have been shortened as
compared to the Training Centre Building.

It is not possible to form an overall opinion as to the condition of the
building without getting complete access, but those parts of the building
which could be seen were in reasonable condition subject to the foregoing
comments.,
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THE TRAINING CENTRE

This 1s a two storey building with exterior brick bearing walls. It is
divided into 3 bays by 2 Tongitudinal interior brick bearing walls which
support the two outside bays of the second floor structure and all three
bays of the roof structure. The interior bay of the second floor structure
is supported on independent steel columns, adjacent to the brick bearing
walls.,

The ground floor is a concrete slab on grade which is at different levels
in the different bays. The floor in some areas could be asphalt although
this could not be determined for sure without digging an exploratory hole.

The second floor consists generally of wood flooring on wood joists on steel
beams which are supported on stee] columns and the masonry bearing walls as
described above. In some areas the floor joists are much heavier then typical
indicating that they were designed for heavier loads. There has been some
water damage to some of the wood Joists and a more detailed examination will
be necessary to determine whether any corrective measures are required.

The roof structure consists of wood sheathing on wood joists on structural
steel trusses with a sloping top chord and a horizontal bottom chord. The
bottom chord is located at the Plane of the ceiling. These trusses span to
and are supported by the four brick bearing walls. The roof Jjoists canti-
lever out beyond the exterior walls to form an overhang.

There are several cracks in the exterior masonry wall indicating that there
have been some foundation movements over the years. These however appear
to be relatively nominal in nature and are not considered serious. There
are some major cracks over a drive-in doorway indicating that the original
steel lintel was undersized. A new lintel should be installed prior to
repairing the brickwork.

In general, this building 1s in reasonable structural condition although it
will need a nominal amount of upgrading in order to extend its life.
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THE JOHNSON BUILOING

This is a large four storey storage building of brick and heavy timber
construction. It has a basement, with reinforced concrete columns, a
concrete floor and concrete basement wall.

The roof has high brick parapet walls with a concrete coping. The roof
structure is built with slopes to drains and it is noted that one drain
at least appeared to be blocked. There were no overflow scuppers in the
parapets.

The top three floors appeared to be identical in nature and consisted of
heavy wood decking on heavy wood purlins supported in turn by heavy wood
beams. The connections are of cast iron and/or steel plates and bolts. The
columns are heavy timbers. A1l of the floors have posters indicating a
storage load capacity of 250 1bs. per square foot.

The timber was in generally good condition although some horizontal splitting
of floor beams was noted indicating possible overloading at some time. At
the exterior walls, the ends of the beams had water stains indicating leak-
age. The part of the wood that could be seen at these locations appeared

to be in good condition.

Inspection of the basement was limited due to poor lighting, however it
appeared to be built in massive proportions as would be required by the
posted live load of 600 1bs. per square foot. The structural framing con-
sisted of large timber purlins on steel beams which were supported on large
concrete columns. The floor was wet although it was not flooded.

In general the building was massively constructed and is in good structural
condition with no indications of any foundation movements. Any incorporation

of this building into a future development would likely require considerably
less 1ive load then the building was designed for, which would more than
compensate for the checking of beams, etc. described above. I would recommend
prior to renovating, that the ends of the beams be examined where they are
built into the walls to determine whether there has been any rotting and whether
remedigl work is necessary.



CROSIER, KILGOUR & PARTNERS LTD.
THE B. & B. BUILDING

This building is a one storey structure which is Tee-shaped in plan. It
has brick exterior walls, a concrete floor slab on grade and a heavy timber
truss roof.

The exterior brick masonry is in poor condition with many cracks indicating
that the building has had foundation problems. Some of the masonry pilasters
on the main bearing wall appear to be out of plumb.

The roof trusses are of timber construction with the diagonal timber com-
pression members and vertical steel rod tension members. Many of the timbers
in the main wing appear from ground level to be in poor condition due to
moisture from the leaking roof. Most of the trusses appear to have signifi-
cant deflections. This area used to service steam locomotives and the effects
of smoke and steam may have been the reasons for the deterioration which is
evident.

The smaller wing of the structure appears to be in better condition perhaps
because of a different use which resulted in a less harsh environment than
existed in the larger wing.

In conclusion this building is in generally very poor structural condition
with evidence of foundation problems and a more detailed and extensive
investigation would be necessary if it were considered desireable to recycle
it. From this preliminary investigation it is my opinion that it would not
be economically feasible to restore this building so that its life could be
extended.



