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1   Executive Summary 

The property was inspected on 11 August 2008.  
 
Description of property 
 
The property is a 3 storey Feemasons meeting hall and is located in the centre of South Shields.  
 
The building’s roofs are covered with a combination of slate and mineral felt.  The building’s 
external walls are formed from fairfaced brickwork and are a combination of solid and cavity 
construction with decorative stonework and stringer courses.  Fenestration takes the form of 
double glazed uPVC with external grade painted timber doors.   
 
The property benefits from mains gas, water and electricity supplies along with mains drainage.  
Heating is in the form of a wet system provided by mains supplied gas boilers.    
 
Condition of property 
 
From a Building Surveyor’s perspective this property is generally in a fair and reasonable 
condition commensurate with its age and usage. 
 
The materials and construction methods used in the formation of the structure and fabric of the 
building have resulted in it requiring a low to medium level of maintenance 
 
We have identified various repairs necessary to the building structure, fabric and services, the 
main items being: 
 

• General repairs to the spalled and defective sections of masonry noted to the 
external elevations. 

• Remedial repairs to the rendered wall surfaces to the south elevation.  

• General repairs to the decorative stone stringer course and detailing.  

• Testing of the boiler installation in accordance with current regulations.  

• Testing of the electrical installation in accordance with current fixed wiring 
regulations.  

• Removal of asbestos containing materials and the provision of an asbestos 
register.  

• General internal repairs to the wall surface within the corridor leading to the 
kitchen.  

• Replacement of the flat and pitched roof structure above the kitchen and staircase 
leading to the rear of the residential area. 

 
Repair costs 
 
The costs associated with the repair and maintenance of the property are in the order of £77,850 
plus VAT and fees etc, but excluding any items requiring further investigation. 
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Deleterious and hazardous materials 
 
The property is considered to contain asbestos containing materials in particular noted to provide 
fire protection to various internal doors.   
 
Compliance with legislation 
 
The following matters would benefit from further investigation and possible action with respect to 
current legislation 
 

• The Regulatory Reformed (Fire Safety) Order 2005 

• Control of Asbestos at Work Regulations 2002 

• IEE Fixed Wiring Regulations.  

 
This Summary highlights the main points only of our report.  You are advised to read our report 
in full for a detailed understanding of our findings, opinions and advice. 
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3   Introduction 

3.1   Instructions 

We received verbal instructions to undertake an inspection of Freemasons Hall, Ingham 
Street, South Shields from G Hadaway Esq, Secretary of the Hall Management Committee.    
 
You required us to make a visual inspection of the property and to report our findings as to its 
general features, form of construction and state of repair. You also required us to advise upon 
the appropriate and future repairs and costs for the maintenance and upkeep of the building 
in the future. 
 
To accompany this report, you also required a feasibility report and budget costs to identify 
whether the proposed internal remodelling works were possible and achievable, which has 
already been issued to you under separate cover.  
 
 

3.2   Site Inspection 

The inspection was undertaken on 11 August 2010 by Kenny Hiles BSc Hons MRICS ICIOB 
of our Newcastle office.  We were not accompanied during our inspection. 
 
The weather at the time of our inspection was generally overcast and dry although 
intermittent and light rain showers were experienced.   
 
The front elevation of the building is assumed to face north onto the former ASDA car park, 
which is accessed from Coston Drive, and other elevations take their compass reference from 
this orientation. 
 
Where the terms “right” or “left” are used, they assume that the reader is facing the element 
being described. 
 

3.3   Areas not inspected 

The following areas were not inspected as part of our inspection and so we are unable to 
comment on their construction and condition.  However, we have not seen any evidence to 
suggest that these areas are in a worse condition than any of the adjacent areas.  
 

• The slate covered mono pitched section to the head of the staircase leading to the 
rear of the flat.   

• Flat roofed area above the kitchen.  

• Roof void within the main lodge room.   

• The first floor residential accommodation noted to the south east corner. 
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3.4   Terminology 

Where the expressions immediate, short term, medium term and long term are used they 
generally mean the following: 
 
Immediate:   within 1 year 
Short term:   within the next 1 to 3 years 
Medium term:   within the next 4 to 10 years 
Long term:   over 10 years 
 
 

3.5   Plans 

We attach at Appendix 5 general arrangement plans for the property to assist you in your 
understanding of this report 
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4   General Description of Property 

4.1   General arrangement  

The property was constructed circa 1884 as a Freemasons Meeting Hall with the main 
building comprising of a 3-storey meeting hall with basement.  It is understood that during the 
early 1900’s the hall was extended and improved which included the enlargement of the 
lodge room along with the banqueting hall.  To the rear south east corner residential 
accommodation was noted to the first floor.  However, during our inspection, access was 
unavailable and we are therefore unable to comment upon its construction and condition.   
 
The meeting hall has been constructed on a flat site which gently slopes from east to west.  
To the perimeter of the site a block paved footpath arrangement was noted with dwarf 
boundary walls evident to the east elevation.  
 
 

4.2   Accommodation 

The front entrance to the north elevation leads directly into the main lobby and staircase area  
which provides access to the first floor along with the various ground floor rooms.  To the first 
floor, the lodge room is noted to run the full length from east to west and is served by a 
central corridor and two changing rooms noted to both the east and west elevations along 
with a small office/changing facility evident centrally.   
 
To the ground floor, male and female WC’s are noted to the front north west corner with a 
large banqueting hall noted centrally within the building.  The Danny Devlin suite is noted to 
occupy approximately two thirds of the ground floor space to the front north east corner which 
is accessed via both the main entrance lobby and a secondary entrance within the east 
elevation.  To the rear of the property, beneath the residential accommodation, a bar servery 
area was noted and is accessed via various corridors leading from the banqueting hall, Danny 
Devlin Suite and the kitchen.   Kitchen facilities are noted to the south west corner which also 
provides access to the basement and the banqueting hall.  
 

4.3   Construction 

4.3.1   Primary Elements 

The meeting hall has been constructed under various pitched slate covered roof slopes along 
with felt covered flat roofed areas to the south and west elevations.  The external walls 
surfaces have been constructed using a combination of fair faced solid masonry and fair 
faced cavity construction including decorative stonework detailing noted to both the north and 
east elevations with a rendered finish noted to the south elevation.  These load bearing 
external walls are assumed to be constructed off strip foundations, although no trial pits or 
opening up was undertaken to confirm this.  Within the banqueting hall, various columns and 
beams were noted which are assumed to support the first floor masonry walls of the lodge 
room along with the suspended timber floor construction.  
 
At ground floor level, the property is provided with a combination of suspended timber and 
concrete floors with the basement floor assumed to be a ground bearing concrete slab.  At 
first floor level, a suspended timber floor construction is provided however, we were unable to 
ascertain the direction of span due to the decorative floor finishes that were evident.   
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4.3.2   Secondary Elements 

The main building incorporates fenestration comprised of uPVC double glazed units which 
are assumed to have been set within the original timber box sash frames. To the first floor 
numerous escape windows were evident with all glazing noted to be obscured. 
 
External doors were noted to be generally of a timber construction, comprising of external 
grade panelled doors with glazed fan lights evident to both the main entrance door within the 
north elevation and the secondary entrance doors within the east elevation.  Direct access 
was also noted to be provided to the kitchen for the external yard area which in turn was 
accessed by a framed, ledged and braced door direct from the adjacent access road. 
 
Timber staircases provide access from the ground floor to the first floor level to both the lodge 
room, changing rooms and the residential areas.   
 
 

4.3.3   Finishes 

External gloss decoration is provided to the external joinery and metal work, including doors, 
rainwater goods and the soil vent pipes.  Isolated areas of the decorative stone detailing were 
noted to have been decorated in particular surrounding the secondary entrance door to the 
left hand side of the east elevation. Internally, hard wall plaster finishes are provided 
throughout which have been covered using a combination of decorative wall papering and 
emulsion paint.  Within the kitchen area, washable uPVC panelling was evident.   

 
A combination of floor coverings were also evident which included quarry tiled finishes within 
the gents WC, carpet finish to various rooms including the main entrance hall, changing 
facilities, meeting rooms and lodge room with vinyl sheet flooring to the banqueting hall along 
with an isolated area within the bar servery area.  
 
 

4.3.4   External areas 

The property is accessed by a block paved footpath and access road with fair faced dwarf 
boundary walls defining the boundary to the front north east corner.   
 
To the perimeter of the north and east elevations, fair faced boundary walls are noted to 
separate the footpath and access road from the adjacent supermarket car park however, 
these areas are assumed to be outside your demise.  Adjacent to the northern boundary wall 
is a landscaped area and again this is assumed to be outside of your demise.   
 
 

4.3.5   Service Installation  

The freemasons hall benefits from mains gas, electricity and a water supply.  It is also 
anticipated that the hall is connected to the adopted main underground sewerage network.   
 
The electrical supply and meters are located within the small entrance lobby within the north 
elevation with various distribution boards evident throughout.  It is also assumed that the 
residential accommodation to the rear east corner is provided with a separate supply with a 
meter and distribution board noted adjacent to the north east secondary entrance door.   The 
mains gas incoming point is located within the basement along with the main boiler 
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arrangements which are assumed to provide heating and hot water throughout the meeting 
hall.   
 
Within the small meeting room to the rear of the Danny Devlin Suite a secondary heating 
boiler was evident and it is assumed to provide heating within this space only.   
 
Within the bar area, perimeter heating pipework was evident along with 2 no. gas fires.   
 
At the time of our inspection we were not in receipt of any test certificates for either the 
electrical or gas installation and we are therefore unable to fully comment upon their 
condition.  
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5   Condition of Property 

These comments on the condition and costings do not constitute a Planned Maintenance 
Schedule. Only those repairs that were found to need action at the time of our inspection are 
included.  We have not identified items of work that are of a cyclical planned nature such as 
testing of services and grounds maintenance.   
 
Redecoration work, although cyclical in nature, is treated as a special case.  Where the 
existing decorations are in a deteriorated condition, we have included a once only cost for 
this. 
 
The costs associated with the repairs have been categorised into the following: 
 

• Works that require immediate attention either for health and safety reasons or to 
prevent deterioration. 

• Routine repairs that should be undertaken within 3 years. 

• Routine repairs that should be undertaken in 4 to 10 years. 

• Routine repairs that are capable of being deferred subject to regular inspection. 
 
The figures include an allowance for preliminaries, main contractor’s overhead costs and 
profit.  They are based on approximate quantities estimated from the visual inspection we 
carried out and are not based on detailed measurements.  The costs have been prepared on 
the basis of general rates prevailing in the marketplace at the date of this report.  We have 
not invited tenders from the marketplace to substantiate these costs and it should be noted 
that market conditions are likely to produce figures that will differ from those given. It is 
assumed that all building work will be undertaken on a like for like basis unless otherwise 
stated and grouped into the particular time frames. 
 
The costs are exclusive of Professional Fees, Statutory Fees and Value Added Tax.  They 
are prepared on a day one basis and make no allowance for inflation or financing costs.  
Costs shown are £1000’s 
 
Where costs have been allocated to a particular time period, this is to indicate to you the 
priority to the work.  However, economies of scale may mean that it is more cost effective to 
undertake some works earlier. 
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5.1   Primary Elements 
    

5.1.1   Structure     

Whilst we did not undertake any exploratory 
investigations, we did not note any defects in the 
superstructure of the property such as fractures, 
deformations, or distortions which would suggest that 
the foundations of the property are inadequate or 
defective. 
 

    

5.1.2   Roof and Roofspace     

A full inspection of the pitched roof was restricted at 
the time of survey due to access however an 
inspection was undertaken from ground level using 
binoculars.   
 
The flat roof area at high level to the west elevation 
was not inspected again due to access restrictions.  
Prior to our inspection however we were advised that 
it had recently been recovered and in this regard we 
have assumed that it is in a fair and reasonable 
condition.  In this regard, and following the completion 
of the works, we recommend that an appraisal of the 
completed work is undertaken, if it has not already 
been done, along with the obtaining and checking of 
all guarantees that have been provided by the 
contractor.   
 
During our inspection, we generally found that the 
slate covered roof slopes to be in a fair condition 
however, numerous areas of uplift were evident along 
with various chipped, rounded and displaced slates.  
Taking this into consideration, we consider that the 
uplift may have resulted from both a combination of 
poor quality workmanship and possible nail fatigue 
however, there were no significant signs of any 
popped nail heads or other defects associated with 
nail fatigue. We therefore recommend, that periodic 
inspections are undertaken to monitor the condition of 
the roof slopes and should significant defects arise, 
isolated repairs should be undertaken in order to 
maintain the integrity of the structure.  
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5.1.3   North Elevation      

Isolated areas of cracked and defective mortar  
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pointing were evident to the brick built chimney stacks 
noted in particular to the central brick work arch detail 
and also to the cement haunching beneath the clay 
chimney pots. However, there were no significant 
signs or evidence of rotation and bowing and in this 
regard we consider the chimney stacks to be in a fair 
and reasonable condition.  Taking this into 
consideration we recommended that remedial 
repointing repairs should be undertaken to both 
maintaining the integrity of the stacks and prevent any 
further defects from occurring.   
 
To the rear of the low level chimney stack numerous 
debris were evident with nesting birds were noted.  At 
this stage it is not possible to undertake any remedial 
works within this area until the nesting birds have left.  
Once this has occurred, all loose materials should be 
removed to prevent water retention from occurring 
within this location which may result in water 
penetration interrnally.   
 
A lead flashed upstand detail was evident at the 
junction between the high and low level pitched roof 
sections to the north elevation.  Isolated areas of 
undulation were noted to the bottom 2-3 slate courses 
which is considered to have arising due to poor 
detailing, workmanship and possible nail fatigue within 
this area.  It is again recommended that these areas 
are periodically inspected and should any significant 
signs of defects occur then remedial repairs should be 
undertaken.   
 
Undulation, cracked and defective ridge pointing was 
evident to both the main pitched and hipped sections 
with 3 no. cracked and defective ridge tiles noted. To 
the right-hand section.  All areas of cracked, defective 
and missing ridge pointing should be raked out and 
repointed including for the replacement of the cracked 
and defective ridge tile in order to prevent further 
deterioration of these areas and water penetration 
from occurring.  
 
Approximately 3no defective ridge tiles were noted to 
have been covered with lead to the left hand side of 
the main ridge and whilst no significant signs of water 
penetration were noted internally we recommend that 
all defective ridge tiles are replaced. 
 
Lichen, mould and vegetation growth were evident to 
the stone copings to the head of the water table 
details to the North elevation with isolated areas of 
weathered and eroded stonework noted. At this stage 
we do not consider that the weathered and eroded 
stonework require replacement however, monitoring of 
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these areas will be required and should significant 
weathering be identified then all areas of defective 
stonework should be carefully taken back to a sound 
base and refaced using a proprietary epoxy mortar 
compound, with all works undertaken by a specialist 
restoration stone contractor. It is recommended hat all 
areas of lichen, mould and vegetation growth be 
removed in order to prevent deterioration from 
occurring.  
   
Various areas of cracked and defective mortar 
haunching were also evident at the junction between 
the brickwork upstands to the water tables and the 
roof surface. In order to prevent water penetration 
from occurring internally we recommended that all 
areas of cracked and defective mortar haunching are 
repaired in order to provide an adequate seal at this 
junction.   
 
To the far left-hand side of the high level pitched roof 
section, uPVC guttering was evident and noted to 
discharge onto the left-hand side hipped section.  
From our limited visual low level inspection, the 
guttering itself appeared to be in a fair and reasonable 
condition with no significant defects noted.  Periodic 
cleaning of this gutter should be undertaken to prevent 
blockages from occurring.  Costs have been based on 
£100 per visit. 
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5.1.4   East Elevation      

To the far right-hand side of the east elevation, 
cracked and defective ridge pointing was evident to 
the hipped section with approximately 7 no. spalled 
and defective bricks noted to the water table upstand.  
All areas of cracked and defective ridge pointing 
should be raked out and repaired as appropriate with 
all spalled and defective bricks replaced with new to 
match original.   
 
The slate covered pitched roof above the residential 
accommodation is considered to be in a fair and 
reasonable condition with only isolated areas of uplift 
noted.   
 
To the right-hand side at the junction with the rear 
elevation of the lodge room, numerous areas of mortar 
oversail were evident to the roof surface with areas of 
cracked, defective and missing mortar pointing noted 
to the lead soaker detail.  The leadwork itself is 
beginning to lift and split at individual junctions and 
therefore we recommend that the entire section of 
leadwork is rejointed with mortar pointing repairs 
undertaken to adequately seal and retain these areas.  
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At this stage however, we do not consider that any 
works are required to the pitched roof section.   
 

5.1.5   South Elevation      

During our inspection it was evident that the verge 
pointing to the right-hand side of the south elevation 
had been recently repointed with minor areas of 
shrinkage cracking evident.  It is our opinion that 
remedial works are not required at this stage however, 
as we were unable to undertake an inspection within 
the residential accommodation we are unable to 
comment as to whether water penetration has or is 
occurring.  In this regard, should water penetration be 
occurring within this location internally then we 
recommend that all verge pointing is either repointed 
or modified to accept a dry verge arrangement.   
 

   £750 

5.1.6   West Elevation      

As previously discussed, a full inspection of the high 
level flat roof has not been undertaken as access was 
restricted at the time of survey. Prior to our inspection 
however, we were advised that this area had been 
recently replaced and in this regard, we have 
assumed that it is in a fair and reasonable condition. It 
may be prudent however to undertake a further 
assessment of the completed works along with the 
appraisal of any guarantees which may have been 
provided by the roofing contractor.   
 
From a limited visual inspection of the mineral felt 
covered flat roof areas above the kitchen and to the 
rear of the bar area we consider them to be in a poor 
condition with an approximate life expectancy of 2-3 
years. During our inspection within the ceiling void to 
the rear of the bar area isolated areas of blistered, 
defective and water stained timber roof deck boards 
were evident.  Taking this into consideration, we 
recommend that the entire area is recovered including 
for the replacement of the defective roof deck 
boarding in order to maintain the integrity of the 
surrounding structures.   A lack of insulation was also 
noted and therefore installation may be required in 
order to comply with current Building Regulations.  
Prior to the commencement of any work clarification 
should be sought from the Local Authority Building. 
 
To the far right hand side of the western elevation a 
mono pitched roof was evident above the staircase 
leading to the residential area from the ground floor 
kitchen. The original slate roof covering was noted to 
have been historically covered with a mineral felt in 
order to prevent water penetration form occurring due 
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to the deterioration of the original covering. At the time 
of our inspection we noted the roof covering to be in 
an extremely poor condition with significant 
deterioration evident. It is therefore recommended that 
both the mineral felt and slate roof coverings are 
removed including all flashing details and replaced 
with a new slate covering in keeping with the 
surrounding areas and in order to adequately maintain 
the surrounding structures and prevent significant 
deterioration from occurring due to water ingress. It 
was also noted that there was no rainwater guttering 
within this area and it is therefore essential that 
guttering should be introduced in order to adequately 
channel all rainwater away from this area and into the 
below ground drainage. 
 
The slate covered pitched roof section above the 
residential unit is considered to be in a fair and 
reasonable condition with only minor defects noted 
which include isolated areas of uplift with numerous 
areas of rounded and cracked slates.  It was also 
noted during our inspection that the ridge pointing was 
in a poor condition with cracked and defective sections 
evident.   We recommend that the following remedial 
repairs are undertaken which comprise of the 
replacement of all cracked and defective ridge pointing 
and slates in order to maintain the integrity of the roof 
structure.  
  

 
 
 
 
 
 
 
 
 
 

£750 
 
 
 

 

5.1.7   Roof Void       

An inspection of the roof void above the lodge room 
was not undertaken at the time of our inspection as 
access was restricted however, we did not note any 
significant defects or water staining to the plastered 
ceiling surface. 
 
The slate covered pitched roof slopes have been 
constructed from a traditional king post truss, rafter 
and purlin construction with a modern 
underlay/sarking felt evident.   
 
It is generally considered that the main timbers to the 
roof structure are in a fair and reasonable condition 
however, during our inspection, isolated areas of salt 
staining were evident.  It is our option that the salt 
staining has resulted from condensation, historic water 
leaks and the lack of ventilation. It is considered at this 
stage that the salt staining is historic in nature and that 
monitoring of these areas should be undertaken 
periodically in order to assess and identify if the 
staining is worsening. In this regard and should 
increased salt staining be noted we recommend that it 
should be brushed down and removed along with the 
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introduction of vent tiles to provide back ground 
ventilation in order to reduce the risk of condensation.   
 
During our inspection, numerous splits were noted to 
various purlins and rafters however, the splits would 
appear to be historic in nature and were noted not to 
be causing any deformation to the purlins and rafters 
or the surrounding roof structures. In this regard, we 
do not recommend any remedial action at this stage 
however, consideration should be given to periodic 
monitoring. 
 
Whilst undertaking an inspection of the roof void, we 
were unable to gain access to the far west corner 
however, isolated areas of daylight were noted in 
particular adjacent to the valley with salt staining and 
saturated sections of timber evident.  A full inspection 
of the valley within this location should be undertaken 
along with remedial repairs including for the 
replacement of any defective sections of leadwork that 
may be evident in order to fully seal this section from 
the external.    
 
During our inspection we noted that a roof light had 
been removed and infilled within the main access 
hatch area and whilst we considered the workmanship 
to be poor in nature we did not noted any significant 
defects or water penetration.   However, the 
surrounding ceiling and wall surfaces were noted to be 
in an extremely poor condition with numerous areas 
missing, loose, cracked and defective sections of 
plaster finish evident.  It is therefore recommended 
that all loose and defective sections of plaster should 
be removed in order to reduce the risk of injury from 
falling debris when access the roof void. 

 
Insulation was noted to have been provided at ceiling 
level and has been laid between and over the timber 
ceiling joist. High levels of dust and mortar debris were 
noted throughout and it is generally considered that 
the build up of these debris occurred due to the lack of 
protection provided when the roof was stripped and 
recovered. At this stage we do not consider that the 
insulation requires replacement however, any work 
undertaken with the roof void should be carried out 
using appropriate personal protective equipment in 
order to reduce exposure to the high level of dust and 
mortar debris. 
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5.2   Walls 
    

As previously discussed, the main external walls have 
been constructed from a combination of fairfaced solid 

    



Freemasons Hall, Ingham Street 
South Shields 

Job Reference:103098 
 

17 

masonry and cavity construction with decorative stone 
stringer courses and detailing to the head of various 
windows and doors. The external walls themselves 
are considered to be generally in a satisfactory 
condition for the age, location and construction of the 
property. It was noted during our inspection that a 
proprietary DPC had been provided to the the north 
and east elevations and internally within this location 
no significant signs or evidence of rising damp were 
noted.   
 

5.2.1   North Elevation        

To the pitched brickwork sections noted at high level, 
lichen and mould growth were evident with the build 
up noted to be minor in nature however, we 
recommend that theses areas are appropriately 
cleaned to reduce the risk of deterioration occurring to 
the structure.   
 
At high level and below the rainwater goods a 
decorative brickwork stringer cause was noted to the 
run the full length of the northern elevation with 
numerous spalled, cracked, defective and missing 
sections noted. It was generally considered that the 
deterioration noted to the stringer had been caused 
due to the prolonged exposure to a coast environment 
over the life of the building and historic leaks to the 
guttering.   In order to maintain the integrity of the 
surrounding areas and prevent water penetration from 
occurring internally, all defective and missing bricks 
should be replaced with new to match original. 
 
Throughout the entire northern elevation, isolated 
areas of spalled and defective bricks were evident in 
particular at high level to both the left and right-hand 
side of the arched windows noted centrally.  When an 
internal inspection was carried out within these areas, 
we did not note any significant defects or signs of 
water penetration however, as the main north 
elevation is of a solid construction, it is anticipated that 
if the defective and spalled bricks are not replaced, 
penetrating dampness will be caused due to 
permeating water from lateral driven rain.  It is 
therefore recommended that all spalled and defective 
bricks be cut out and replaced with reclaimed bricks to 
match that of the existing.   
 
Whilst the decorative stone stringer course, window 
heads, cills and arched details were considered to be 
in a fair and reasonable condition isolated areas of 
weathered and eroded stone were noted. Whilst these 
defects are considered to be minor in nature, we 
recommend that remedial repairs are undertaken to 
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prevent the defects from worsening, causing water 
penetration internally and increased maintenance 
costs from being encountered.  All weathered and 
eroded sections of stone should be therefore carefully 
scabbled back to a   solid base and then repaired 
using an epoxy stone repair compound with all works 
undertaken by a specialist stone restoration contractor 
and in strict accordance with the manufacturers written 
instructions.  
 
During our inspection it was evident that remedial 
repairs and rebuilding of the original lintel details 
above various window openings had been undertaken 
however, 5 no. windows were noted to still retain the 
original detail.  The lintel arrangements to the head of 
these windows were showing various stages of 
deterioration with spalled, defective and dropped 
sections of brickwork evident.   The 2 no. high level 
windows to the far right-hand side of the northern 
elevation are considered to be in the worst condition 
with an open gap evident between them and the 
existing window frame which will allow driving rain to 
penetrate through.  It is therefore considered that the 
replacement and rebuilding of the 2 no. high level lintel 
sections should be undertaken in order to prevent 
failure of the surrounding brickwork from occurring.  
The remaining original lintel details should be 
monitored periodically and should deformation or 
undulation become evident then they to should also be 
replaced.  
 
To the right-hand side of the main entrance door an 
excessively weathered and eroded section of 
stonework was noted with several severely spalled 
and defective bricks evident. Again, it is recommended 
that all severely spalled and defective bricks are cut 
out and replaced with reclaimed bricks along with 
proprietary repairs undertaken to the stonework. 

 
To the base of the northern elevation a rendered band 
was evident with isolated areas of historic hairline 
cracking and spalled sections noted. In order to 
maintain the integrity of the rendered section, all 
hairline cracks should be cut out and repaired along 
with all spalled sections refaced.   
 
Various areas of loose cable were evident throughout 
the northern elevation in particular to the left-hand 
side.  In order to maintain the integrity of the cabling, it 
is recommended that they are appropriately fixed to 
the surrounding brickwork and shortening as 
appropriate.  
 
At the northern elevations junction with the footpath 
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numerous areas of vegetation growth were evident 
and in order to prevent further defects from occurring 
within these locations, we recommend that all areas of 
vegetation are removed and sprayed with an herbicide 
to prevent further growth from occurring.   
 

5.2.2   East Elevation        

At the time of our inspection it was evident that main 
part of the eastern elevation had been recently 
repointed along with isolated areas of repairs 
undertaken to the stone stringer courses.  It is our 
opinion that the repointing to the eastern elevation is 
of poor quality with numerous areas mortar oversail 
evident to the surrounding brickwork with in 
consistencies noted to the pointing profile.  The 
repairs that have been undertaken to the stone 
stringer courses are also considered to be poor with 
spalled and defective sections already evident with 
undulation and poor detailing and finishing noted.  It is 
therefore considered that a further assessment of the 
original specification and details that were used to 
price the works are assessed along with entering into 
discussions with the contractor in order to identify and 
agree remedial actions that may be considered 
necessary, in particular to the stone work.  
 
The stonework water table copings and corbel details 
noted at high level would appear to have been 
recently decorated however, excessive weathering 
and deterioration was evident. Whilst at this stage we 
consider that the defects noted are mainly detracting 
form the overall aesthetical appearance of the building 
it is recommend that they should be monitored and 
repaired should further significant deterioration be 
noted.  
 
To the far right-hand side of the eastern elevation 
minor outward rotation was noted however, there was 
no significant cracking evident to the surrounding 
brickwork and in this regard, we do not consider that 
this is a cause for concern.   
 
Isolated areas of cracked and defective mortar 
haunching were evident at the junction between the 
brickwork up stand to the water table and the roof 
covering with cracked and defective sections of mortar 
pointing noted to the underside of the stone copings to 
the water table.  In this regard, we recommend that 
remedial repointing repairs are undertaken to prevent 
water penetration from occurring.  
 
Numerous spalled and defective bricks were again 
evident throughout to the eastern elevation however, 
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when inspections were undertaken internally, we did 
not note any signs of water penetration or other 
defects. As this elevation would appear to have been 
constructed of solid masonry we recommend that all 
spalled and defective bricks are carefully cut out and 
replaced in order to prevent water penetration from 
occurring internally due to permeating water from 
lateral driven rain. 
 
The decorative stonework detailing surrounding the 
secondary entrance door within the left–hand side of 
the eastern elevation was noted to be in a fair 
condition with isolated areas of eroded and weathered 
sections evident. At this stage however, we consider 
that the defects noted are minor in nature and do not 
require any remedial repairs. Monitoring of this area 
should be undertaken and should significant 
deterioration be noted then remedial repairs will be 
required. 
 
It was also noted during our inspection that an isolated 
area of deteriorated pointing was evident to the left-
hand side of the first floor bay window.  As access to 
the residential flat within this location was not provided 
at the time of our inspection, we were unable to 
comment as to whether the defects noted externally 
have caused any water penetration internally.  It is 
recommended therefore that all areas of defective 
pointing are raked out and repointed in order to 
prevent defects from occurring internally.  
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5.2.3   South Elevation        

During our inspection it was generally considered that 
the southern elevation had previously formed a party 
wall with an adjacent structure which had historically 
been demolished. A rendered finish was now noted to 
this elevation which was assumed to have been 
applied to provide additional weather protection. 
 

    

To the head of the chimney stack vegetation growth 
was noted with crack and defective mortar haunching 
noted. It is recommended that all areas of vegetation 
growth are removed with all areas of defective mortar 
hauncing repaired. 
 

£75    

At the time of our inspection numerous areas of 
sporadic and minor hairline line cracking were noted 
throughout. When isolated areas were tapped they did 
not appear to be hollow and are therefore not 
considered to be de-bonding. At high level to the left 
hand side of the chimney stack isolated areas of 
spalled and defective render were noted and in this 
regard, we consider that remedial repairs are required 

£250  £2160  
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in order to prevent further defects occurring. All areas 
of minor hairline cracking should also be filled with an 
external grade filler and then the entire elevation 
should be sealed and decorated with an external 
grade masonry paint to provide enhanced weather 
protection. However, prior to the application of a 
decorative finish all areas of lichen and moss growth 
should be removed. Costs have been split between 
render repairs and redecoration. 
 
Minor rotation of the elongated brickwork section to 
the right hand side of the southern elevation was 
noted however, there was no considerable cracking 
evident to the eastern elevation or the surrounding 
rendered surfaces.  At this stage we do not consider 
that the rotation is significant enough to warrant 
rebuilding however, further monitoring of this area 
should be undertaken with remedial works 
recommended at an appropriate stage and should 
further defects be noted. 
 

    

To the left-hand side of the southern elevation, poor 
detailing and render repairs were evident beneath and 
adjacent to the coping stones however, internally we 
did not note any considerable defects. We therefore 
recommended that external repairs are undertaken in 
order to maintain the integrity of the structure and to 
prevent water penetration from occurring internally. 
 

 £150   

5.2.4   West Elevation        

At high level to the perimeter of the flat roof section 
isolated areas of damaged and defective sections of 
parapet copings were evident along with isolated 
areas of cracked and defective mortar pointing noted 
below.  In order to maintain integrity of the surrounding 
structures and to reduce the risk of the parapet 
copings becoming loose we recommended that all 
excessively defective copings are replacement with all 
areas of crack and defective pointing, raked out and 
repointed.  
 

 £1000   

To the right hand side chimney stack, bowing and 
bulging was evident however at the time of our 
inspection there was no significant cracking evident to 
the brickwork and in this regard, we do not 
recommend that any remedial works are undertaken 
and that further monitoring of this area is carried out. 
 

    

It was generally noted throughout the western 
elevation, that isolated areas of spalled and defective 
bricks were evident.  Whilst internally no significant 
defects were noted, it is recommended that all spalled 
and defective bricks be cut out and replaced with new 

 £500   
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in order to prevent any further defects from occurring 
both externally and internally. 
 
Isolated areas of weathering and impact damage were 
evident to the decorative stone sills to the window 
openings with surface cracking evident to the high 
level left hand side unit.  In order to maintain the 
integrity of the sills all areas of weathered, impact 
damaged and cracked sections should be carefully 
prepared and then filled using an epoxy mortar 
compound with all works being undertaken by a 
specialist stone restoration contractor. 
 

    

The high level window openings to the centre of the 
elevation had been overclad with plywood which was 
noted to be delaminating. It is therefore considered 
that replacement of these panels is required along 
with complete decoration 
 

 £350   

Significant deterioration of the two low level brickwork 
lintel details were evident at the time of our inspection 
with numerous spalled and defective bricks noted.  
Whilst these areas are not in an immediate danger of 
collapse the defects noted are a cause for concern 
and in this regard, these areas should be rebuilt 
including for the introduction of a proprietary lintel 
detail to provide adequate support to the surrounding 
areas. 

 

£1500    

At low level to the right-hand side of the phone mast 
cabling an isolated area of crack, defective and 
missing sections of brickwork were noted. Again this 
area should be completely rebuilt in order to maintain 
the security of the building and prevent significant 
water ingress from occurring within the basement 
area. 
 

£75    

Again at low level to the right-hand side of the phone 
mast cabling a door opening has been historically 
brick up and whilst the brickwork is different in colour 
no significant defects were noted. However, isolated 
areas of cracked, defective and perished mortar joints 
were evident which require repointing in order to 
prevent water ingress from occurring. 
 

£25    

To the centre of the western elevation an isolated 
section of saturated brickwork was noted with 
vegetation and mould growth evident. These defects 
are considered to have occurred due to a leaking 
rainwater downcomer. In this regard, we recommend 
that all split and open joints to the downcomer are seal 
along with the removal of all areas of vegetation and 
mould growth, also including for the washing down of 
the affected wall surfaces with an anti fungal wash. 

£50    
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At low level to the left hand side of the west elevation 
a redundant flue hole was evident.  It is recommended 
that the redundant flue pipework is removed and the 
hole is filled in order to prevent water penetration from 
occurring.  Beneath this area the cast iron ventilation 
grille was noted to be heavily corroded with defective 
decorative coating evident. We recommend that the 
ventilation grille is wire brushed down to allow for the 
removal of all corroded sections along with the 
application of a rust inhibitor and then decorated 
appropriately to prevent any further defects from 
occurring. 
 

 £250   

5.3   Gutters 
    

Throughout all elevations a combination of PVCu and 
painted cast iron guttering was evident.  It was 
generally considered that the guttering itself is in a fair 
and reasonable condition however minor defects were 
noted which are discussed below. 
 

    

5.3.1   North Elevation     

Vegetation growth was evident within the gutters to 
the left hand side of the northern elevation with flaking 
and defective decorative coating evident to the cast 
iron sections.  All areas of vegetation growth should 
be removed in order to allow the gutters to flow freely 
and discharge appropriately.  It is also recommended 
that external redecoration of all previously painted cast 
iron sections is undertaken in order to protect them 
from deterioration, from weathering due to the coastal 
area location. 
 

£25    

To the head of the central dwoncomer within the 
northern elevation what is considered to be an 
undersized hoppperhead was noted with a poor lead 
flashing detailed provided to channel rainwater into it 
from the surrounding roof slops. Whilst there was no 
significant evidence that saturation of the surrounding 
brickwork was occurring due to over loading of the 
hopperhead, internally however, water penetration 
was noted in particular to the wall and ceiling surfaces 
within ground floor male W.C. lobby. Taking this into 
consideration we consider that the defects noted 
internally are historic in nature and that the 
hopperhead had been replaced in order to cure water 
ingress. Notwithstanding this we recommend that the 
hopperhead is replaced with a larger unit with the lead 
flashing adequately dressed in to and around the new 
unit in order to provide and adequate seal. Internally 
all saturated areas should be allowed to dry out 
naturally and then clean down and decorated 

£750    
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accordingly. 
 

To the right hand side of the northern elevation a 
section of cast iron downcomer has been replaced 
with a section of PVCu which has been jointed and 
coupled with the existing cast iron section.  At the time 
of our inspection we were unable to ascertain if this 
joint had been appropriately sealed, however, 
vegetation growth was evident at this junction which 
would indicate that it had not been.  At low level 1no 
cracked and defective bracket was also evident which 
requires replacement.  Taking the above into 
consideration and in order to maintain the integrity of 
the surrounding areas and to prevent water 
penetration from occurring to the internal areas, we 
recommend that the entire downcomer is replaced 
with a new PVCu section. 
 

 £200   

5.3.2   East Elevation     

PVCu half round guttering was evident within this 
location and it was considered in a fair and reasonable 
condition with no evidence of any split and open joints.  
Scorching and discolouration was evident to the 
downcomers and they were also noted to be out of 
plumb.  As a cosmetic remedy to the scorched and 
discoloured sections consideration should be given to 
either redecoration or complete replacement. 
 

   £350 

5.3.3   West Elevation     

Throughout the west elevation a combination of cast 
iron and PVCu guttering and downcomers were 
evident.  It was considered that the cast iron section 
was in a poor state of repair with evidence of water 
staining noted at low level to the surrounding 
brickwork. It is therefore recommended that the cast 
iron section is replaced a new PVCu section. 
 

 £200   

The lead flashing details to the hopperheads would 
appear to be in a fair and reasonable condition albeit 
they appeared to be short and not appropriately 
dressed in to the hopperheads.  Whilst the 
surrounding brickwork appeared to be dry we 
recommended that the lead flashings are replaced 
with longer sections and appropriately dressed in to 
the hopperhead in order to prevent water ingress from 
incurring internally. 
 

 £150   
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The soil vent pipe was again noted to be a 
combination of cast iron and PVCu. To the PVCu 
section numerous areas of blue tape were evident and 
were considered not to be providing any benefit and 
therefore should be removed. The decorative finish 
noted to the cast iron section was noted to be faded 
and in need of redecoration. 
 

 £50   

5.4   Windows 
    

PVCu double glazed windows were evident 
throughout all elevations and whilst they were 
generally soiled and stained they were considered to 
be in a fair and reasonable condition. 
 
Numerous windows to the first floor area within the 
northern elevation would appear to have been set 
within the existing timber carcassing from the original 
windows.  The timber carcassing itself is showing 
signs of deterioration in particular to the decorative 
coating with numerous areas of bare and flaking 
sections noted.  In order to prevent timber decay and 
further defects from occurring we recommend that 
they are appropriately sanded down and then 
redecorated. 
 

 £250   

To the east elevation, 1no cracked and defective 
double glazed unit was evident within the 4th window 
from the right hand side at ground floor.  Replacement 
is required to maintain the integrity of window and also 
the property. 
 

£45    

As previously discussed all window frames are soiled 
and stain and in this regard, should be cleaned on a 
annual basis. 
 

£50    

5.5   Doors 
    

To the north, east and west elevations, timber framed 
and painted door sets were evident.  Generally the 
condition of these door sets were considered to be 
good with only isolated areas of flaking and defective 
decorative coating noted.  It is recommended 
therefore that redecoration is undertaken in order to 
maintain the integrity of these areas. 
 

 £150   
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To the right hand side of the west elevation, a framed 
ledged and braced yard gate was evident and was 
considered to be in a poor state of repair with 
numerous areas of flaking and defective decorative 
coating noted.  Excessive gaps were also noted to the 
head of the door and to the left hand side closing stile. 
Taking these defects into consideration we 
recommend that the doorset is replaced with one 
appropriately sized to suit the opening and then 
decorated accordingly. 
 

   £350 

To the perimeter of all door openings, brittle cracked 
and missing mastic pointing was evident.  In order to 
prevent water penetration from occurring at this 
junction, we recommend that all mastic joints to all 
door openings are raked out and repointed and left 
fully sealed. 
 

£75    

5.6   Boundary Walls and Steps 
    

To the perimeter of the east gable elevation, fair faced 
boundary walls and planters were evident.  The 
condition of these areas is considered to be poor with 
numerous spalled, defective and loose sections of 
brickwork noted with areas appearing to have rebuilt 
following impact damage.  Whilst these areas are 
noted to be poor in nature at this stage they do not 
require any subsequent rebuilding other than the 
replacement of all spalled and defective brickwork 
including for the rebedding of all loose sections. 
 

 £150   

The main stone entrance steps to the north elevation 
are considered to be in a fair and reasonable condition 
however excessively worn sections were evident.  It 
was also noted during our inspection that isolated 
repairs have been undertaken to the top step which 
are considered to be poor in nature as it has not been 
finished appropriately.  This area should be refaced in 
order to provide a smooth and acceptable finish with 
all weathered and worn sections refaced using an 
epoxy compound in order to provide a level finish. 
 

 £200   
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To the right hand side of the east elevation, a new 
concrete ramp detail has been provided with 
galvanised metal handrails noted to both sides.  The 
handrails themselves have been fixed directly to the 
surrounding brickwork and the stone stringer course 
which has caused isolated cracking and deterioration 
to the wall surfaces within these locations.  It is 
recommended that in order to maintain the integrity of 
the surrounding wall surfaces that the handrails are 
removed and set aside with remedial repairs 
undertaken to both the brickwork and stone stringer 
course with new fixing plates provided. 
 

 £250   

The new concrete ramped section itself is not 
considered to comply with Part M of the Building 
Regulations or the requirement of the Disability 
Discrimination Act 1995.  This item is further 
discussed within Section 7 along with remedial 
recommendations.  Extracts from both Part M of the 
Building Regulation and Design for Accessibility have 
been included within Appendix 7 to highlight the 
minimal requirements re4quired in this regard. 
 

    

5.7   Internal Areas 
    

5.8   Finishes 
    

As previously discussed generally throughout the 
internal areas hardwall plaster finishes are provided 
which have been covered using a combination of 
decorative wallpapering and emulsion paint.  Within 
the kitchen area, washable uPVC panelling was 
evident.  A combination of floor coverings were also 
noted which included quarry tile finishes within the 
male wc, carpet finishes to various rooms including 
the main entrance hall, changing facilities, meeting 
rooms and lodge room with a combination vinyl sheet 
flooring and carpet evident to the banqueting hall and 
bar area. 
 

    

It is generally considered that the decorative finished 
surfaces are in a good condition throughout with only 
minor defects noted which are discussed further 
below. 
 

    

Periodic internal redecoration should be undertaken in 
order to maintain the high standards of finish noted 
throughout. 
 
 

  

 
£10500 

 
 

 
 

Lodge Room And Storage Area  
 

    

Within the storage area to the far right hand side of the 
lodge room, significant areas of damp staining and 

£350    
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mould growth were evident in particular at high level to 
the rear right hand corner.  It is considered that 
defects noted here have occurred due to the failure of 
the flat roof covering above this area allowing 
significant water ingress to occur.  It is understood 
however that remedial repairs have been undertaken 
to the flat roof area which has subsequently been 
recovered.  It is therefore recommended that internally 
this area is allowed to dry out with all areas of 
defective and saturated wall plaster hacked off and 
then replastered using a new hardwall finish including 
a salt retardant compound and following this 
redecoration should be undertaken as appropriate.  
 
A decorative arch and column partition has been 
constructed to separate the lodge room and storage 
area with the inner face within the storage area noted 
to be unfinished.  Isolated areas of minor hairline 
cracking were evident to the head of the arched detail 
along with isolated areas of defective plaster to the 
base of the columns.  It is generally considered that 
the defects noted are cosmetic in nature and as they 
are within the storage area we do not consider that 
remedial works are necessary.  However, should this 
area no longer be used for storage then all areas of 
cracking should be cut out and replastered and then 
decorated accordingly. 
 

   £150 

At the time of our inspection it was evident that the 
lodge room was in an exceptional condition with both 
the fixtures, fittings and decorative finishes noted to be 
excellent. 
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Access into the lodge room from the surrounding 
corridor areas is via a timber framed double entrance 
door however, during our inspection it was noted that 
the inner face had been lined with what is assumed to 
be asbestos insulating panels in order to provide fire 
protection.  Whilst these panels were considered to be 
in a fair and reasonable condition an asbestos survey 
was not available and the panels were not labelled as 
containing asbestos. Due to the lack of information in 
respect of the asbestos containing materials, it is 
recommended that further testing of all suspect 
materials along with the production of an asbestos 
register and labelling of all items is undertaken and 
where necessary removal carried.  Under the control 
of Asbestos at Work Regulations 2006, you are 
responsible under Regulation 4 to manage asbestos in 
the property.  This regulation places a responsibility on 
the duty holder for the management of asbestos in 
non domestic premises who has by virtue an 
obligation for its repair or maintenance or in the 
absence of such control of those premises or access 
thereto or egress therefrom. Cost included for 
asbestos survey only further costs can be provided 
once the results of the survey have been assessed. 
 

£1500    

A door knocker was noted to the inner face of the 
Lodge room doors and due to the potential release of 
asbestos fibres when it is used the doors should be 
replaced. 
 

£1,000    

As previously discussed, we recommend that an 
asbestos survey is undertaken along with the 
production of a management plan in accordance with 
current legislation.  In order to assist in this, I have 
enclosed a copy of the HSE publication “A 
Comprehensive Guide to Managing Asbestos in 
Premises”. Further advise in this regard will be 
provided once the asbestos survey has been 
undertaken. 
 

    

First Floor Changing Areas And Corridor 
 

    

A full inspection of the wall surfaces within the first 
floor wc was restricted due to the decorative wall tiled 
finish, however, there was no evidence of any 
significant structural defects.  Whilst a non mechanical 
extract fan was provided within the window it was 
noted not to be appropriately sized to comply with 
current legislation and in this regard, we recommend 
that it is removed and replaced with a mechanical 
extract fan to provide a minimum of 6 ltrs/second of air 
change. 
 

   £375 
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As previously discussed the double glazed PVCu 
windows to the north elevation have been set within 
what is assumed to be the existing timber frames.  
During our inspection it was noted internally that 
isolated areas of flaking and defective  decorative 
coating was evident and it is envisaged that this has 
been caused due to the deterioration of the decorative 
coating and mastic pointing noted to the perimeter of 
the windows externally.  In this regard we recommend 
that all mastic joints to all window openings are raked 
out and repointed along with complete redecoration. 
 

Incl    

At the time of our inspection decorative wallpaper 
coverings were evident to the ceiling surfaces and in 
this regard we have been unable to undertake a full 
inspection of the plastered surfaces beneath.  Whilst 
on site however we did note isolated areas of split and 
open joints in particular within the central changing 
area along with isolated areas of historic scar cracking 
evident beneath the paper covering.  At present there 
is no significant cause for concern and therefore we 
recommend that isolated and minor repairs are 
undertaken to re-adhere all loose sections of paper 
covering with redecoration undertaken as appropriate 
thereafter. 
 

£25    

Within the master’s changing area, there were isolated 
areas of historic water staining/water penetration 
evident in particular at high level to the west gable 
elevation.  During our inspection externally, we did not 
note any significant defects which would indicate 
water penetration is continuing and therefore we 
consider that it is historic.  Internal repairs should be 
undertaken in order to remove all areas of staining 
along with restoring the existing decorative coating 
back to its original configuration. 
 

£50    

Within the central changing room, isolated areas of 
sporadic cracking were evident to the north elevation 
which would appear to have been recently 
replastered.  At this stage we consider that the 
cracking is historic in nature and has occurred due to 
the drying out of the recently plastered surfaces.  It is 
therefore recommended that prior to internal 
redecoration being undertaken within this area all 
minor hairline cracks are filled with flexible filler, 
sanded down and left smooth and ready to receive 
redecoration. 
 

Incl    
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A decorative coving detail has been provided to the 
perimeter of the ceilings within both the east and west 
changing rooms with isolated areas of shrinkage 
cracking noted between individual coving sections.  At 
this stage, these items are considered to be historic in 
nature and do not warrant any further remedial action 
other than filling and redecoration. 
 

Incl    

Isolated areas of minor settlement were evident to the 
suspended timber floors throughout the changing 
room areas however, it is considered that this has 
occurred due to natural settlement throughout the 
course of the building’s life.  At this stage there is no 
cause for any concern and in this regard, we 
recommend that no further action is taken and that 
these areas are monitored. 
 

    

Staircase Area  
 

    

Isolated areas of water staining were evident to the 
partition separating the staircase and the central 
changing room at high level which are considered to 
be historic in nature. We recommend therefore, that all 
areas of historic water staining should be cleaned off 
and left ready to receive redecoration. 
 

Incl    

A timber staircase provides access from the ground 
floor up to the first floor and at the time of our 
inspection minor hairline cracking was evident to the 
perimeter of the stair stringer.  It is considered that the 
cracking has occurred due to minor settlement and 
shrinkage movement over time and in this regard, we 
do not consider that any further movement is 
occurring.  It is recommended however that monitoring 
of this area should be undertaken and should 
significant settlement be noted then remedial works 
may be required. 
 

    

To the underside of the landing at ground floor level, 
artexing is noted which is considered to contain 
asbestos.  Throughout this area minor hairline 
cracking was evident in particular to the bulkhead.  As 
previously discussed we were not in possession of an 
asbestos register and in this regard we recommend 
that before any further works are undertaken, the artex 
is tested in order to ascertain as to whether it contains 
asbestos and should asbestos be noted it is 
recommended that it is removed by a specialist and 
licensed contractor in a controlled environment in 
accordance with the current Asbestos Regulations and 
Health and Safety at Work Act prior to replastering 
being undertaken. 
 

 £1,500   
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GROUND FLOOR AREAS  
 

    

Bar and Servery Area  
 

    

It is generally considered that the decorative finish 
throughout the bar area was excellent however, 
isolated areas of split and open joints were evident to 
the wallpaper finish to the ceiling surface.  At the time 
of our inspection we were made aware that there had 
been an historic leak within the first floor residential 
accommodation however, remedial works had been 
undertaken to repair the leak along with reinstatement 
and redecoration of the ceiling surface. We therefre 
consider that the defects noted to the wallpaper finish 
to the ceiling are cosmetic in nature and recommend 
that these areas are re-adhered and decorated as 
appropriate. 
 

Incl    

When an inspection of the roof void was undertaken 
within the servery area the underside of the flat roof 
deck was noted to be heavily water stained with 
delamination noted.  As previously discussed, we 
recommend that the flat roof covering is replaced 
along with all saturated and delaminated roof deck 
boards. 
 

Incl    

Steel beams were noted above the bar counter which 
are assumed to support the west elevation of the first 
floor residential accommodation.  Significant surface 
corrosion was evident along with isolated areas of 
loose and missing brickwork.  It is recommended 
therefore that the steel beams are carefully wire 
brushed down to remove all areas of surface corrosion 
with a rust inhibitor applied and then decoration in 
order to prevent further deterioration from occurring.  
All areas of loose and defective brickwork should be 
rebed and reinstated in order to maintain the structural 
integrity of this area. Whist at this stage we do not 
consider that this area is in immediate risk of failure, 
we do however recommend that remedial works are 
undertaken as soon as possible. 
 

£1000    
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A full inspection of the plastered wall surfaces 
throughout both the bar and servery area were 
restricted at the time of our inspection due to a 
combination of the decorative finishes, panelling, 
backfitting and shelving.  However there was no 
significant evident of any defective plaster other than 
an isolated area of lifting wallpaper noted adjacent to 
the main entrance door with isolated areas of 
effervescent staining evident.  In this regard we 
recommend that this area of wallpaper is removed 
along with all areas of saturated and effervescent 
stained plaster. Reinstated using a hardwall plaster 
finish including salt retardant compound should be 
undertaken with remedial redecoration undertaken 
thereafter.   
 

£100    

Various floor coverings were also evident throughout 
which included a combination of quarry tile, carpet and 
vinyl flooring.  Whilst isolated areas of staining were 
evident it was generally  considered that they were in 
a fair, reasonable and serviceable condition and in this 
regard, we do not recommend that they are replaced 
until they become unserviceable.  Regular cleaning of 
these areas should be undertaken in order to maintain 
their integrity and also increase their longevity. 
 

    

Entrance Hallway and Corridor Area Adjacent to 
Main Bar 
 

    

It is generally considered that all surfaces within this 
area are in a fair and reasonable condition and free 
from any significant defects.  At the time of our 
inspection however, isolated areas of exposed wiring 
were evident to the head of the main entrance door 
and in this regard, we recommend that further 
electrical testing is undertaken to ascertain if this 
wiring is live and if so, removal will be required. 
 

    

To the base of the main entrance door, delamination 
and defective sections of timberwork were evident.  It 
is recommended therefore that the door is replaced 
with new to match original including for the re-use of 
all existing ironmongery as this was considered to be 
in a fair and reasonable condition. 
 

 £350   

Corridor and Kitchen Area  
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A full inspection within the kitchen area was restricted 
at the time of our survey due to the commercial 
kitchen installation and the washable wall panelling.  
To the main structural soffit isolated areas of water 
penetration were evident and as previously discussed 
we consider that the external flat roof finish is in a poor 
condition and in need of replacement. 
 

    

A translucent suspended ceiling was also evident 
throughout the kitchen area and again this is 
considered to be in a poor condition with numerous 
areas of soiling and staining, damp and defective tiles 
along with surface corrosion evident to the grid.  In 
order to maintain a hygienic environment within the 
kitchen area, we recommend the complete removal 
and replacement of the existing translucent 
suspended ceiling. 
 

 £1,650   

Within the corridor area flaking and defective sections 
of the decorative coating were evident with numerous 
horizontal and vertical cracks noted to the plastered 
finish.  It is considered that the cracking has occurred 
due to shrinkage caused by the significant change in 
temperature when the kitchen in is use along with high 
humidity and lack of air circulation within this area.  It 
is recommended therefore that additional extraction is 
installed within this area to aid in the circulation of air 
flow along with remedial replastering works 
undertaken prior to complete redecoration. 
 

 £500   

Throughout the kitchen, isolated areas of missing 
fixings were evident to the washable panelling with 
isolated areas of soiling and staining noted.  It is 
recommended that all missing fixings are replaced 
including for the installation of new cover caps as 
appropriate with all surfaces cleaned in order to 
maintain a hygienic environment.   
 

£50    

Whilst full inspection and testing of the kitchen fittings 
has not been undertaken, they were considered to be 
in a fair and reasonable condition and fully 
operational.  It is therefore recommended that all 
kitchen fittings are serviced on a regular basis. 
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Throughout both the corridor and kitchen area, 
ceramic floor tiles were evident with a paint finish 
noted.  The paint finish is generally considered to be in 
a poor condition with numerous areas of flaking 
sections noted.  Isolated areas of cracked and 
defective floor tiles were also evident in particular 
adjacent to the step up into the servery/storage area.  
Taking this into consideration we recommended that 
all cracked and defective floor tiles are replaced with 
new in order to eliminate any trip hazards along with 
the complete redecoration of the floor surfaces in 
order to provide a serviceable and hygienic finish. 
Cost for repairs included only as redecoration of the 
floor surfaces has already been included elsewhere.  
 

£35    

2no box sash windows were evident within the 
partition separating the kitchen and the servery area 
and when operated they were noted to be stiff and 
binding on the surrounding frames.  These areas 
should be overhauled as necessary and left fully 
operational.  The surrounding wall tiled surfaces were 
again considered to be in a fair and reasonable 
condition however, soiled and stained.  In order to 
maintain the hygienic surfaces; these areas should be 
cleaned and regrouted as necessary. 
 

   £120 

The inner faces of the doors leading from the kitchen 
and the bar & servery area have similar panels fitted 
to them as those previously discussed, it is therefore 
assumed that they contain asbestos. Numerous areas 
of impact damage and cracked sections were noted 
and in this regard, recommend that the doors are 
replaced with new half hour fire rated solid core door 
blanks including vision panels, overhead door closers, 
ironmongery and combined smoke and intumescent 
strips all in accordance with current regulations and 
standards. 
 

£750    

Small Lounge Area  
 

    

During our inspection of the small lounge area, no 
significant defects were noted and in this regard, we 
consider that this area is in a fair and reasonable 
condition. 
 

    

Banqueting Room 
 

    

During our inspection it was again noted that the 
decorative standard within this area was excellent with 
only isolated and minor defects noted which at this 
stage warrant no cause for concern. 
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To the rear right hand corner however, water 
penetration was evident to the coving and the ceiling 
surface.  It is considered that this has resulted from 
the previously defective flat roof covering noted above.  
As previously discussed the flat roof area has now 
been recovered and in this regard, we recommend 
that remedial works are undertaken internally to 
remove all areas of saturated plaster and decorative 
coatings with reinstatement and redecoration 
undertaken.   
 

£100    

A full inspection of the ceiling surfaces was restricted 
due to the decorative wallpaper covering however, 
isolated areas of historic scar cracking were evident.  
It is generally considered that these defects are 
historic in nature and that the wallpaper covering has 
been applied in order to hide them rather than 
complete replastering works being undertaken.  At this 
stage there was no tearing to the wallpaper finish and 
in this regard we do not recommend that any further 
works are undertaken.   
 

    

To the partition separating the kitchen corridor and the 
banqueting hall, hollow sections of wall plaster were 
evident in particular at low level where the skirting 
boards bow out. It is considered that remedial repairs 
have been undertaken historically within these 
locations which are noted to be poor in nature and 
therefore were recommend that the existing skirting 
boards are removed and all hollowed sections of 
plaster are cut out and reinstated using a hardwall 
plaster finish to match that of the surrounding areas 
with all skirting boards refixed to provide a level and 
consistent finish. 
 

   £250 

Again what is assumed to be asbestos insulating 
panels were evident to the inner face of both double 
entrance doors with isolated areas of cracked and 
defective sections noted.  It is therefore recommended 
that all doors are removed and replaced with new half 
hour fire rated door blades with all asbestos containing 
materials disposed of in accordance with the Control 
of Asbestos at Work Regulations and current Health 
and Safety legislation. All new door blades should 
include vision panels, over head door closers, new 
ironmongery and combined intumescent and smoke 
seals in strict accordance with current legislation and 
standards. 
 

£1500    
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Double swing timber framed doorsets were noted to 
provide access into and out of the kitchen area 
however, one door would appear to have been 
screwed shut and the other binds on its hinges, as 
they were noted to be loose.  It is therefore 
recommended that all hinges are replaced with 
remedial repairs undertaken to the door frame in order 
that an adequate fixing can be achieved.  
 
Due to the location of the kitchen storage equipment 
the remaining door is unusable and in this regard, no 
further action is required. The decorative coating to 
the doorsets was also considered to be poor and it is 
therefore recommended that full redecoration is 
required. 
 

£75 
 
 
 
 
 
 
 
 

Incl 

   

To the decorative timber moulding and architrave 
details noted to the perimeter of the main door 
openings, isolated areas of impact damage were 
evident, in particular to the left hand side of the double 
doors leading to the lobby area.  All areas of impact 
damage should be smoothed and filled prior to any 
redecoration being undertaken. 
 

Incl    

A suspended timber floor was evident with a 
combination of carpet and vinyl finishes.  It is generally 
considered that whilst there were some minor areas of 
soiling and staining to both, they were generally in a 
fair, reasonable and serviceable condition.  In this 
regard we do not consider that they require 
replacement and recommended that cleaning is 
undertaken on a periodic basis. 
 
 

    

Male WC  
 

    

A full inspection of the wall and ceiling surfaces within 
this area was restricted due to the decorative uPVC 
panelling and ceramic wall tiles.  It was generally 
considered however that this area was in a fair and 
reasonable condition with only decorative defects 
noted.  
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Within the inner lobby area, numerous areas of damp 
staining and water marks were evident to the right 
hand partition and northern elevation.  It is considered 
that these defects have been caused due to historic 
water leaks noted external at high level to and around 
the hopperhead area.  As previously discussed, there 
were no significant defects evident either externally or 
within the staircase which would indicate that water 
ingress is still occurring.  It is therefore recommended 
and in order to maintain the high decorative finish 
evident throughout that all areas of saturated wall and 
ceiling plaster are removed and reinstated with new a 
plaster finishes along with complete redecoration. 
 

£75    

A quarry tile floor finish was evident with flaking and 
defective paint finish noted.  In this regard we 
recommend that the floor is appropriately prepared 
and anti slip floor paint applied to provide a continuous 
finish throughout. 
 

Incl    

The inner timber framed entrance door requires 
easing and adjusting as it binds on the frame. Missing 
sections of ironmongery were also evident namely a 
push pad to the outer face which requires replacing in 
order to protect the decorative finish. 
 

£50    

Main Lobby Area  
 

    

Isolated areas of historic and minor hairline cracking 
were evident to both the northern elevation and the 
ceiling surface with water staining and flaking and 
defective decorative coating noted.  It is generally 
considered that the defects noted within this area have 
occurred due to both shrinkage and water penetration 
caused by the previously identified defects externally 
along with the brittle, defective and missing sections of 
mastic pointing noted to the perimeter of the main 
entrance doorframe.  As previously discussed, 
isolated areas of repointing and remedial works to the 
mastic pointing are required along with refacing of the 
decorative stone stringers to appropriately seal the 
external areas and prevent water penetration from 
occurring. Internally, all saturated areas should be 
allowed to dry out with all cracks filled prior to 
redecoration being undertaken.  
 

£25    

At low level to both the left and right hand side of the 
main entrance door, rising dampness was evident 
however it was not significant in nature.  The plaster 
finishes that have been affected should be removed 
and replastered with a new hardwall render finish 
including a salt retardant compound. 
 

 £125   
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At the time of our inspection both the main and inner 
lobby doors were noted to bind on their frames when 
operated and in this regard, we recommend that both 
door sets are overhauled, eased and adjusted.  
 

£50    

Danny Devlin Suite 
 

    

At the time of our inspection, this area was currently 
undergoing a remodelling with the wall surfaces above 
dado height noted to have been recently replastered. 
 

    

To the front right hand corner, an existing door 
opening has been reinstated with a new solid core 
external grade timber door and fanlight.  Isolated 
areas of replastering are required to complete this 
installation including complete redecoration. The fan 
light was noted to be single glazed and was 
considered not to comply with current building 
regulations standards. In this regard, further 
assessment of any building regulations applications 
that have been made is required.  
 

    

To the north elevation isolated areas of sporadic 
cracking were evident, in particular behind and 
adjacent to the radiators.  These defects are 
considered to be caused due to drying shrinkage 
following excessive variances in temperature due to 
the ad hoc occupation of this area.  It is recommended 
that all areas of shrinkage cracking are cut out and 
replastered prior to any redecoration works being 
undertaken. 
 

  £350  

The doorway leading to the lounge area was noted to 
bind on its frame and in this regard, we recommend 
that easing and adjusting is undertaken. 
 

£25    

Basement 
 

    

Generally within the basement area there were no 
significant signs of water penetration other than an 
isolated area noted to the front left hand corner and in 
this regard, we recommend further monitoring of this 
area is undertaken prior to any remedial work being 
carried out. 
 

    

During our inspection we did not note any significant 
defects, timber decay or deterioration to the exposed 
suspended timber floor joists and therefore consider 
them to be in a fair and reasonable condition.  Periodic 
monitoring of these areas should be undertaken and 
should any significant defects be identified them 
remedial works should be undertaken as appropriate. 
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The ceiling surface within the boiler room has been 
constructed from a suspended concrete beam and 
block arrangement and again it was noted to be in a 
fair and reasonable condition with no significant 
defects noted.  

 

    

The rendered wall surfaces within the boiler room 
were however, noted to be showing signs of 
debonding and when they were tapped hollow 
sections were identified. It is therefore considered that 
these areas are being affected by penetrating 
dampness due to the high level of water within the 
surrounding substrata. We recommend therefore that 
monitoring of these areas be undertaken and should 
the render finish start to spall then the installation of a 
proprietary tanking system will be required. 
 

    

It was generally considered that the ground bearing 
concrete floor slab was in a good condition with no 
significant evidence of settlement noted however, 
isolated areas of historic surface cracking were 
evident. It is our option that these cracks are historic in 
nature and are, at this stage, no cause for concern. 
 

    

A timber framed door was evident leading in to the 
boiler room with the frame noted to be pulling away 
from the surrounding masonry structure.  The frame 
should be refixed in place in order to appropriately 
seal the area.  To the inner face of the door blade, 
what is assumed to be an asbestos insulating panel 
was evident and we consider that this has been 
installed to provide appropriate fire rating to the door.  
At low level to this panel isolated areas of impact 
damage and defective sections were noted.  It is again 
recommended that the door is replaced with a new 
solid core fire rated door including appropriate 
overhead door closers and associated ironmongery 
and intumescent smoke seals with all asbestos 
containing material removed in strict accordance with 
current regulations. 
 

£350    

5.9   Electrical Installation 
    

As previously discussed we were not in position of any 
electrical test certificates for the installation and 
therefore recommend that full testing is undertaken 
with further assessment of the certificates undertaken 
thereafter. 
 

£1500    
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During our inspection however various light switches 
and socket covers were removed and when the 
cabling was inspected earth cabling evident. It was 
therefore considered that the electrical installation was 
correctly earthed however, further assessment is 
required by an appropriately qualified electrical 
contractor.  
 

Incl 
above 

   

5.10   Gas Installation 
    

At the time of our inspection we were advised that the 
main gas fired boilers within the basement area had 
recently been replaced and upgraded. However, we 
were not provided with any test or commissioning 
certificates for the new installation and in this regard, 
we recommend that the installation is thoroughly 
tested by an appropriately qualified and gas safe 
registered contractor with further recommendations 
provided. 
 

    

5.11   Ventilation 
    

No mechanical extraction/ventilation was evident 
within any of the W.C. areas along what is assumed to 
be inadequate extraction noted with the kitchen. It is 
therefore recommended that consideration should be 
given to improving and the installation of mechanical 
extract and ventilation units. 
 

    

5.12   Foul Drainage 
    

The system appears to be combined for both foul and 
rainwater which is not uncommon for a building of this 
age. 
 

    

5.13   Fire Alarm 
    

There is no fire alarm within the property and this 
again should be considered to be installed in 
accordance with current legislation. 
 

    

5.14   Other items 
    

5.14.1   Scaffolding and access     

Allowance for scaffolding and access 
 

£1,500 £1,500   

5.14.2   Preliminaries, overheads and profit     

Allowance at 10% 
 

1,625.50 £1,566.50 £1,836.00 £1,209.50 
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5.14.3   General Contingency     

Allowance at 10% 
 

1,625.50 £1,566.50 £1,836.00 £1,209.50 

5.15   Totals 
£21,006 £20,298 £22,032 £14,514 

 

Grand Total £77,850 
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6   Hazardous, Deleterious and Problematic 
Materials 

6.1   General 

We have summarised at Appendix 2 some of the issues surrounding the classification of 
some materials by the UK Property and Construction Industry as hazardous, deleterious or 
problematic. 
 
The following is a general summary of our considerations with respect to some of these 
materials.  A detailed inspection of the property for such materials has not been undertaken 
and the following comments are only based on a Building Surveyor’s observations in passing 
at the property.  No testing has been undertaken for these materials. 
 
The following information should be read in conjunction with the information and notes we 
have attached at Appendix 2 regarding our general observations. This information is intended 
to supplement and not replace the requirement for specialist investigations in this field.  
Regardless of the comments made below, you should satisfy yourselves by independent 
inquiry that the property is not affected by the hazards described. 
 
 

6.2   Key to status 

Red: Suspected to be present at the property.  Testing is recommended. 
 

Amber: No clear evidence either way.  Further investigation is required if this is of 
particular concern to you. 
 

Green: Unlikely to be a significant problem in the building.  Further investigation is 
required if this is of particular concern to you. 

 
 

6.3   Costs 

We strongly recommend that specialist advice be obtained to accurately assess the potential 
financial liability. 
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6.4   Comments 

6.4.1   Asbestos – Status: Red 

As previously discussed numerous cement based insulating panels were evident to 
various doors which are strongly assumed to contain Asbestos.  These panels were 
noted to be generally in poor condition with numerous areas of impact damage and 
cracked sections noted.  
 
As previously discussed, I have enclosed a copy of the HSE publication “A 
Comprehensive Guide to Managing Asbestos in Premises” to order to assist you in this 
regard.  
 
Due to the responsibilities placed upon you under the Control of Asbestos at Work 
Regulations 2005 and asbestos survey and register should be commissioned and make 
available to all contractors or persons undertaking work and repairs to the building. 
 
It is also recommended that should are assumptions be correct with regards to the 
insulating panels to various doors then removal should be undertaken as a matter of 
urgency. 
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7   Compliance with Legislation 

7.1   Status of property 

We have considered legislation that we find is of most interest to property owners and 
occupiers.  The following is not an exhaustive list by any means and our observations only 
relate to observations from a construction aspect.  A detailed inspection of the property for 
compliance with legislation has not been undertaken and the following comments are based 
on a Building Surveyor’s observations in passing at the property. 
 
This information is intended to supplement and not replace the requirement for specialist 
investigations in this field.  Regardless of the comments made below, you should satisfy 
yourselves by independent inquiry that the property is not affected by the hazards described. 
 

7.2   Key to status 

Red: Suspected to be a problem at the property.  Further investigation 
recommended. 
 

Amber: No clear evidence either way.  Further investigation is required if this is of 
particular concern to you. 
 

Green: Unlikely to be a significant problem with the building.  Further investigation is 
required if this is of particular concern to you. 

 
 

7.3   Costs 

We strongly recommend that specialist advice be obtained to accurately assess the potential 
financial liability. 
 

7.4   Comments 

7.4.1   Building Regulations – Status: Amber 

As previously discussed, an access ramp has been provided to the secondary entrance 
door within the eastern elevation and is considered not to comply with current building 
regulations. Whilst at this stage building control are unable to enforce or request that the 
ramp is modified to comply, it may become an issue should you come to dispose of the 
building as it may be identified when searches are undertaken. 
 

7.4.2   Planning Permission – Status: Amber 

The reinstatement of the secondary entrance door within the eastern elevation may not 
require express planning consent and the formation of the ramp and handrails may be 
deminimus. 
 
However, due to recent changes to the planning application process this type of alteration 
may be classed as permitted development. If necessary and the need arises these 
matters can be resolved by way of a retrospective application. 
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7.4.3   Listed Building Consent – Status: Green 

It is understood that the building is not listed. 
 

7.4.4   Conservation Area Consent – Status: Green 

It is understood that the building is not in a conservation area. 
 

7.4.5   Ventilation – Status: Red 

Inadequate ventilation noted within the W.C. and kitchen. 
 

7.4.6   Toilet Provision  – Status: Red 

An accessible W.C. was noted not to be provided within the building in accordance with 
the requirements of the Disabilities Discrimination Act.  
 

7.4.7   Control of Asbestos at Work – Status: Red 

No asbestos register present. 
 
7.4.8   Fire Precautions and Means of Escape – Status: Red 

7.4.8.1   Means of Alarm 

There is no fire alarm in the property. 
 

7.4.8.2   Means of Escape 

 
7.4.8.3   Emergency Lighting 

Emergency lighting was noted throughout however, should significant changes be made 
to the layout or use of the building then the emergency lighting installation will need to be 
upgrade to comply with current requirements and standards.  
 

7.4.8.4   Fire Risk Assessment 

At the time of our inspection we were not in position of a copy of the current fire risk 
assessment and therefore recommend that further advice is provided following further 
assessment of all documentation in this regard. 
 

7.4.9   Disability Discrimination – Status: Red 

Whilst an access audit has not been undertaken we consider that access and egress 
around the property is poor as there were various changes in levels noted. 

 
A domestic type stair lift has been installed to provide access to the first floor however, it 
is understood that there are ongoing issues with its reliability and at the time of our 
inspection it was noted not to be in use. In order to comply with the requirements of the 
Disability Discrimination Act the stair lift should be either completely overhauled and left 
fully operational or replaced with a commercial flat platform lift in accordance with the 
requirements set out in Part M of the Building Regulations. 
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As previosusly discussed there is no provision for an accessible W.C. and it is therefore 
recommended that modifications to the existing W.C. arrangements are undertaken in 
order to provide the required facilities. 
 
Access and egress around the building was also noted to be hampered due to the lack of 
vision panels noted to the internal doors. As previously discussed we have recommended 
the replacement of the internal doors due to the assumed asbestos panelling that has 
been noted. All new door blades should therefore incorporate vision panels and tactile 
ironmongery in order to comply with current Building Regulations noted under Part M. 
 
It was also noted that there was a lack of signage throughout the property and in it 
therefore considered that upgrading should be undertaken to adequately direct visitors 
and the general public around the building. 
 
As previously noted, a ramped access has recently been provided to the secondary 
entrance door within the eastern elevation.  The ramped access itself is considered not to 
comply with current standards which stipulate the following requirements: 
 

• Ramped approaches should be clearly signed if not readily apparent. 

• The maximum permissible gradient is 1:12. 

• Its surface width between walls, upstands or kerbs of at least 1.5m. 

• Landings of a minimum 1.2m long and clear of any door swings or other 
obstructions to both the foot and head of the ramp. 

• Wheelchair users need adequate space to stop on landings, to open and pass 
through doors without having to reverse into circulation routes or to face the risk 
of rolling back down slopes. 

 
Taking the above into consideration, I have attached extracts from both Part M of the 
Building Regulations and The Centre for Accessible Environments “Designing for 
Accessibility” which shows a compliant ramp design. 
 
As the existing ramp detail is considered not to be compliant we recommend that 
consideration is given to undertaking modification to provide a more compliant 
arrangement. 
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8   Further Enquiries and Investigations 

8.1   Legal 

During our inspection and the preparation of this report we came across a number of issues 
that require investigation by your solicitors as follows: 
 

• Copies of all construction documentation relating to the property should be obtained 
for your future records. 

• Copies of all appointments, guarantees and warranties relating to the property 
should be obtained and it should be confirmed that these can be assigned for your 
benefit.  Provision of future assignation should also be determined. 

• Clarification is required as to what items and alterations will be classed as tenants 
and requiring reinstatement on expiry of their lease. 

• Copies of all test reports and management plans should be obtained, e.g. asbestos, 
concrete and environmental.  Confirmation should be made as to whether these 
can be assigned for your benefit. 

• Copies of all test certificates and service records relating to the M&E service 
installations should be obtained, together with confirmation of landlords and 
tenants fittings. 

 

8.2   Technical 

During our inspection and the preparation of this report we came across a number of issues 
that require further investigation as follows 
 

• All areas of concerns detailed in section 6 Hazardous, Deleterious and Problematic 
Materials, 7 Compliance with Legislation and 8 Further Enquiries and 
Investigations.   
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9   Conclusions and Recommendations 

9.1   Summary of Report 

This property is a Freemasons Meeting Hall. 
 
The materials and construction methods used in the formation of the structure and fabric of 
the building/buildings have resulted in it/them requiring a low to medium level of maintenance 
 
Section 5 of the report highlights the defects with the property.  The main defects identified 
are as follows: 

 

• General repairs to the spalled and defective sections of masonry noted to the 
external elevations. 

• Remedial repairs to the rendered wall surfaces to the south elevation.  

• General repairs to the decorative stone stringer course and detailing.  

• Testing of the boiler installation in accordance with current regulations.  

• Testing of the electrical installation in accordance with current fixed wiring 
regulations.  

• Removal of asbestos containing materials and the provision of an asbestos 
register.  

• General internal repairs to the wall surface within the corridor leading to the 
kitchen.  

• Replacement of the flat and pitched roof structure above the kitchen and staircase 
leading to the rear of the residential area. 

 
 
The costs associated with the repair and maintenance of the property are detailed in section 
5.  This identifies a cost of £77,850.00 plus VAT and Fees etc., but this excludes any items 
requiring further investigation. 
 
Section 6 details our comments on our cursory inspection with respect to hazardous, 
deleterious and problematic materials.  We suspect that asbestos may be present in the 
property  
 
Section 7 details our comments on our cursory inspection with respect to compliance with 
legislation.  Our main concerns relate to compliance with the requirements of the Disability 
Discrimination Act.  We did not identify any major problems with compliance with legislation. 
 
The appendices to this report give the limitations and more detail regarding sections 6 and 8.  
You should carefully review this information when making your decision on the property. 
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9.2   Recommendations 

We recognise that your decision to proceed with this acquisition is dependent on professional 
advice from a number of sources and not just our comments alone.  From a Building 
Surveyor’s viewpoint, we have no reason to caution you against proceeding with the 
transaction proposed, but you should do so having first considered carefully, and reflected on, 
all the comments in this report. 
 
 
 
 
 
 
Signed  ………………………………………………… 
 
Sanderson Weatherall  
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Appendix 1. Limitations Applying 
to Our Professional 
Service 

A1.1.   Concealed Parts 

If we have observed evidence to suggest that concealed parts of the structure and fabric 
might be defective, we have advised you accordingly and made recommendations for 
further investigations. However, unless otherwise instructed by you, we have not opened 
up for inspection any permanently enclosed or concealed parts of the structure and 
fabric.  
 
 

A1.2.   Deleterious and Hazardous Materials 

We have advised you if we consider that there exists a significant possibility that 
deleterious or hazardous materials exist at the property. Unless otherwise instructed, we 
have not undertaken, or commissioned, any inspections or laboratory tests to confirm the 
extent and precise nature of any deleterious and hazardous materials that might be 
present. 
 
 

A1.3.   Services Installations 

Our report on the services installations has been based on a cursory inspection only in 
order to include a general description in this report. We have not tested any of the 
installations. Unless otherwise instructed, we have not commissioned the inspection and 
testing of any installations by specialist consulting engineers. If we found visual evidence 
to suggest that there might be significant problems with any of the installations, or if they 
are particularly sophisticated or complex, we have advised you accordingly, and made 
recommendations for further investigation and/or testing by specialists. 
 
 

A1.4.   Building access 

Access to some areas could have been restricted or denied.  If we found that our 
inspection was excessively limited we have advised you accordingly and sought your 
further instructions.  
 
 

A1.5.   Land Contamination 

We have not made any formal enquiries or carried out investigations into the potential 
contamination of the site or neighbouring land.  
 
 

A1.6.   Compliance with Legislation 

Our inspection involved a general review of the state of compliance with statutory 
requirements such as the Building Regulations, Workplace Regulations, Fire Regulations 
and the Disability Discrimination Act.  However, compliance with these regulations 
requires a more detailed study and involves the preparation of a detailed risk 
assessment. Such studies and risk assessments are beyond the scope of this type of 
inspection and report.  
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A1.7.   Liability and Confidentiality  

This building inspection report may be relied upon by 
{........................................................}only to whom we owe a duty of care. This report 
must not be passed for information, or for any other purpose, to any third party without 
our prior written consent; such consent will not be unreasonably withheld or delayed. 
Such consent shall not entitle the third party to place any reliance on the report and shall 
not confer or purport to confer on any third party any benefit or right pursuant to the 
Contracts (Rights of Third Parties) Act 1999.  
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Appendix 2. Deleterious, 
Hazardous and 
Problematic Materials 

The UK property and construction industry has developed an unofficial list of materials 
that are considered to be unsuitable for use in buildings.  There is no industry standard 
defined list and so the following represents some of those materials most commonly 
referred to.  These materials will fall into one or more of the following categories: 
 

• Hazardous - These pose a risk to the health and safety of persons coming into 
contact with them 

 

• Deleterious - These can cause a deterioration to other materials in the 
building. 

 

• Problematic - These are generally considered as undesirable components 
within a building, in that they may not perform to a satisfactory standard. 

 
Very few of the deleterious materials in the following list can be detected without some 
form of specialist testing, which is beyond the scope of this report.   
 
 

A2.1.   High Alumina Cement (HAC). 

High alumina cement will deteriorate in the presence of higher temperatures or 
humidities.  It was used in the 1950’s, 1960’s and 1970’s to form structural members and 
there have been a number of high profile collapses. 
 
 

A2.2.   Calcium Chloride Additives. 

Calcium chloride was added as a concrete additive to improve its properties in the 1960’s 
and 1970’s.  This material reduces the passivity of concrete in the presence of moisture 
and increases the risk to embedded steel reinforcement. 
 
 

A2.3.   Composite Cladding Panels to roofs and walls. 

A composite insulation panel is a sandwich of insulation material, often polystyrene or 
similar, between an inner and outer metal skin. They have been extensively used in the 
external and internal construction of commercial buildings. 
 
Certain types of insulation used in the core of some composite panels represent a 
heightened fire risk. Once a fire has started, the likelihood of it spreading and causing 
severe loss increases due to the behavior of the combustible materials used in the 
formation of the panels. 
 
Once a fire starts, the panels promote rapid flame growth, give out intense general heat 
and generate large volumes of toxic smoke. The fire can move quickly through the core 
of the panels, quickly spreading the fire to different areas of a building. 
 
Modern composite panels are no longer dangerous in this way if tested to LPS 1181 and 
comply with current Building Regulations.  However, whilst the Fire Service does not 
disapprove of their use, if there is any doubt they may only fight such fires from the 
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outside so as not to endanger firefighters.  This will increase the loss in the event of a 
fire. 
 
Insurance companies are inclined to simply turn down cover for premises containing 
some types of composite panel.  Others will offer cover at a price but will insist on risk 
management initiatives being put in place as a condition of the policy. 
 
It is important therefore to establish the nature of composite panels and disclose their 
presence to your insurers at an early date. 
 
 

A2.4.   Nickel Sulphide inclusions in toughened glazing. 

Nickel Sulphide is one of several chemical contaminants which can occur during the 
manufacture of glass.  All glass has some of these inclusions present as they are 
impossible to eliminate entirely.  They are therefore not considered a product defect.  
 
In untreated (annealed) glass they are not a problem. But when glass is heat treated 
(toughened or tempered), the inclusions are modified into a state which transforms with 
temperature and time and which is accompanied by an increase in volume.  
 
In a majority of cases this has little effect but dependant on size and proximity to the 
centre of the pane where the forces are greatest, this can eventually cause the glass to 
break.  
 
 

A2.5.   Non-compliant Aggregates. 

The effect of sodium chloride from the sea salts is to increase the risk of corrosion to 
embedded steel.  It has also been linked to increased alkali silica reaction.  Other 
aggregates not compliant with British Standards could have a similar effect. 
 
 

A2.6.   Mundic Blocks and Mundic Concrete. 

Mundic is concrete manufactured from quarry shale and is prone to loss of integrity in 
damp conditions.  It is commonly found in the West Country, but further investigation is 
needed to establish its use elsewhere. 
 
 

A2.7.   Calcium Silicate Bricks. 

These bricks are particularly prone to shrinkage and moisture movement.  They are not 
inherently a problem if correctly detailed.  Unfortunately, there are many instances where 
they are not.  Concrete bricks can display a similar effect. 
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A2.8.   Woodwool Slabs. 

In the 1960’s and 1970’s this material was used as permanent shuttering to form 
concrete members in-situ.  It was subsequently discovered that the highly absorbent 
nature of the material would draw the cement and fine aggregate from the adjoining 
concrete, weakening the concrete and reducing its resistance to carbonation.  This led to 
early failure of the reinforcing steel.  Not all woodwool slabs affect concrete in this way 
but the concrete should be tested if this form of construction is found in structures. 
 
Woodwool slabs have also been used for roof and other decking and whilst prone to early 
failure in the presence of moisture, their use in this situation is not considered 
deleterious. 
 
 

A2.9.   Asbestos. 

This is known to cause respiratory problems and lung problems including Asbestosis, 
Lung Cancer and Mesotheliomia.  As detailed elsewhere, this matter is dealt with under 
the Control of Asbestos at Work Regulations 2004. 
 
 

A2.10.   Manmade Mineral Fibres. 

When these fibres are loose and have a diameter of 3 microns or less and a length of 
between 5 and 100 microns they are thought to possibly cause lung problems when 
inhaled.  The common name for this material is glass fibre.  When new, this material is 
not considered to be hazardous.  However, as it ages the fibres can break down into 
smaller sections and it is when they reach a critical size they become potentially 
hazardous. 
 
 

A2.11.   Urea Formaldehyde Foam. 

The vapour given off from this material is thought possibly to be a carcinogenic.  It can 
cause irritation to the airways.  Large quantities were used as cavity insulation in the 
1970’s and the most critical time was shortly after its installation.  It is unlikely to still be 
giving off vapour from the initial installation but can deteriorate in the presence of water. 
 
The presence of this material can deter potential purchasers. 
 
 

A2.12.   Lead Based Paint. 

Lead has been linked to brain damage and also the lack of development in young 
children.  This paint was used regularly in the late 19th an early 20th century and may be 
found below more modern paint finishes.  It becomes hazardous during removal when 
being burnt off or when ingested by young children if chewed. 
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A2.13.   Lead used for drinking water pipework  

Lead pipework has been used regularly until the mid 20th century for the supply of 
drinking water.  The dangers are similar to those for lead paint but the exposure is 
greater.  Not all lead pipes pose a risk; it depends on the hardness of the water, as hard 
water coats the pipes with limescale and this reduces the absorption of lead by the water. 
 
Similar absorption of lead occurs from lead based solders used in fittings but the 
contamination rate is much lower. 
 
Whilst lead pipework is determinable by the naked eye, lead solder in fittings is not. 
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Appendix 3. Notes on 
Environmental 
Hazards 

A3.1.   Land Contamination. 

We were not instructed to and have not undertaken a detailed examination of the site for 
potential contamination. 
 
Where, in passing, we observed something that has caused us concern then we have 
made reference to it in the body of the report.  However, land contamination is something 
that is rarely visible to the naked eye and we recommend for all purchases that, as a 
minimum, a phase 1 desktop environmental audit be undertaken. 
 
 

A3.2.   Flooding Risk. 

We have not undertaken a detailed investigation for the potential for flooding of the 
property.  However we have consulted the Environment Agency website at 

www.environment-agency.gov.uk and the results of this are referred to in the body of 
the report. 
 
 

A3.3.   Tree Proximity. 

Trees in proximity to buildings usually cause structural problems due to extraction of 
moisture from the ground on which the building is founded.  In clay sub soils, the 
extraction of water can cause shrinkage and movement.  Trees can also cause direct 
physical damage by expansion of roots or above ground members dislodging masonry. 
 
Certain trees are known to cause more damage than others and the extent of the 
damage is also dependant on the nature of the sub soil. 
 
 

A3.4.   Radon Risk 

Radon is a radioactive gas.  It comes from the natural decay of uranium that is found in 
nearly all soils. It typically moves up through the ground to the air above and into 
properties through cracks and other holes in the foundation. A building can trap radon 
inside, where it can build up. When this happens, there may be health hazards 
associated with lung cancer. 
 
In areas of high risk, it is necessary to introduce protective barriers and forced ventilation 
to prevent the gas entering or removing it before it can affect occupiers. 
 
Further information on can be obtained from the UK National Radiological Protection 
Board (NRPB).  Their website address is www.hpa.org.uk/radiation. 
 
 

A3.5.   Electromagnetic Fields  

It is claimed buy some occupiers that strong electromagnetic fields interfere with the 
body’s natural electronic signals and cause a range of illnesses.  There is various 
anecdotal evidence regarding the symptoms, but no firm evidence one way or the other 
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on the matter.  Artificial sources usually comprise overhead or underground high voltage 
power cables. 
 
You should be aware that the presence of power cabling in the vicinity of a building can 
affect its value and potentially dissuade future purchasers.  This is in addition to the 
health concerns of those occupying the property. 
 
 

A3.6.   Microwave Exposure. 

Health concerns exist with regard to microwave emissions from microwave transmissions 
masts used for a variety of communications systems.  There is various anecdotal 
evidence regarding the symptoms, but no firm evidence one way or the other on the 
matter. 
 
You should be aware that the presence of radio transmission masts in the vicinity of a 
building can affect its value and potentially dissuade future purchasers.  This is in 
addition to the health concerns of those occupying the property. 
 
 

A3.7.   Vermin. 

Vermin can take a variety of forms including insects, animals and birds.  Whilst inspecting 
the property we looked, in passing, for any indications of vermin such as bait traps and 
deterrents.  Identification of tracks and traces of vermin is a specialist skill that is beyond 
the scope of our inspection and report and we cannot advise if vermin may be present 
even if there are no alternative indications. 
 
 

A3.8.   Japanese Knotweed and Giant Hogweed. 

Japanese knotweed was brought to Britain as an ornamental garden plant in the mid-
nineteenth century.  However since then it has become widespread in the wild and 
causes serious problems by displacing native flora and causing structural damage. 
 
Giant hogweed was introduced to Britain in 1893 as an ornamental plant.  It escaped 
from gardens and now colonises many areas of wasteland and riverbanks.  It forms 
dense colonies that suppress the growth of native plants and grasses.  The stems, edges 
and undersides of the leaves bear small hairs containing poisonous sap, and the slightest 
touch causes painful blistering and severe skin irritation. 
 
The Wildlife and Countryside Act 1981 provides the primary controls on the release of 
non-native species into the wild in Great Britain.  It is an offence under section 14(2) of 
the Act to ‘plant or otherwise cause to grow in the wild’ any plant listed in Schedule 9, 
Part II.  This includes Japanese Knotweed and Giant Hogweed and all parts of the plant 
are considered as controlled waste under the Waste Regulations. 
 
 

A3.9.   Toxic Mould 

Toxic mould, known as Stachybotyrs Chartarum, produces substances called 
mycotoxins, chemicals alleged to cause seizures, skin rashes, respiratory difficulties, 
fatigue and other allergies and has already triggered a wave of multi-million dollar claims 
in the United States.  Claims in the UK to date are limited but there is the possibility that 
the matter could escalate here. 
 
Toxic mould often grows unseen behind walls and under floorboards but is frequently 
tolerated because it has not yet been seen as a danger to health.  The increased 
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perception that mould and damp conditions could now present a serious threat to health 
may persuade property occupiers to remove the mould where, in the past, they would not 
have done so. 
 
If toxic mould is discovered in a place of work, employees might have reasonable 
grounds to refuse to work there while the building is detoxified. The cost of relocating 
workers and disruption to business could be significant.  Whether insurers, tenants or 
landlords pay for the clean up of commercial buildings could be a potential source of 
conflict. 
 
Condensation and damp are the main causes of conditions that promote the growth to 
toxic mould and can be combated by adequate natural and artificial ventilation. 
Fungicides and biocides can be used to make paints and other products resistant.  
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Appendix 4. Photographs 
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Appendix 5. Plans 
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Appendix 6. A Comprehensive 
Guide to Managing 
Asbestos in Premises 
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Appendix 7. Extract from Building 
Regulations and 
Approval Document M 
– Access to an Use of 
Buildings and Design 
for Accessibility 

 


