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INTRODUCTION AND INSTRUCTION

We have been instructed by Mr X to prepare an iaddent building
report on XXXX Newham, Sittingbourne, Kent. ME9 XXX investigate
the property with regard to the cracks and defeéws occurred following
the impact damage, approximately thirty years agbthe repair work that
you had carried out at the time.

We have carried out a visual inspection of the priypon XXX

The weather was dry and sunny at the time of thedation.

We are Independent Chartered Building Surveyors.

We are registered with the Royal Institution of @aeed Surveyors and are
members of the Independent Surveyors Association\éluers Association
(ISVA).

Qualifications and experience:

XXXX

Chartered Building Surveyor

The work has been carried out as per our standamthisTand Conditions of
Contract which have been emailed to you as pattetonfirmation of our

instructions. If you would like further clarifiaah please do not hesitate to
contact us.

Independent Chartered Surveyors

Marketing by:
www.1stAssociated.co.uk
XXX



REPORT FORMAT

To help you understand our Report we utilise varitachniques and different styles
and types of text, these are as follows:

GENERAL/HISTORICAL INFORMATION

This has been given in the survey where it is demed it will aid understanding of the issues, or
be of interest. This is shown in “italics” for aidy.

TECHNICAL TERMS DEFINED

Throughout the Report, we have endeavoured to defin e any technical terms used.
This is shown in “Courier New” typeface for clarity

A PICTURE IS WORTH A THOUSAND WORDS

We utilise photographs and sketches to
illustrate issues or features. In some

photographs a pencil has been used to highlight
a specific area. The sketches are not 100%
technically accurate; we certainly would not

expect you to carry out work based upon the
sketches alone.

ORIENTATION

Any reference to left or right is taken from therft of the property, including
observations to the rear, which you may not be ablghysically see from the front
of the property.

ACTION REQUIRED AND RECOMMENDATIONS

We have used the ter&ACTION REQUIRED where we believe that there is
an action point.

Where a problem is identified, we will do our bdset offer a solution.
However, with most building issues, there are Uguabny ways to resolve
them dependent upon cost, time available and tigtheof time you wish the
repair/replacement to last.
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SYNOPSIS

SITUATION AND DESCRIPTION

This is a two storey detached property which wasedwo cottages according
to the Listed Building status.

The property is located in a residential area wfite front of the property
sitting directly onto the footpath and to the rélagre is a garden area with
many mature trees and a well. Parking is on dlaelside on a first come first
served basis.

The Listing dates the building as beind"I@ntury with red brick walls under
a tiled roof with a timber frame and has many dlaeginal features such as
the horizontal sliding windows, exposed beams agtehook fireplace.

The building is Grade Il Listed and the Listingas follows:-

XXXX
(north side)
XXX

GV I

Two cottages, now house. C18. Red brick and plain tiled roof.
Two storeys on plinth with plat band in red and grey chequered
brick, and hipped roof with central stack. Regular fenestration
of 5 wooden casements on first floor and 4 on ground floor with
segmental heads,and boarded door to right with flat hood.

Listing NGR: XXXXXXXXXX
source: English Heritage

Plat band defined

A plat band is a flat, projecting horizontal strip of masonry or brickwork
across the face of a building, as distinct from a m oulded string.

The Listed Building reference needs to be checledva have often come
across discrepancies these over the years althbugn line with what we
would expect.

If the age of the property interests you there fayurther information on the
Deeds.
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SUMMARY OF CONSTRUCTION

External

Chimneys:

Main Roof:

Gutters and Downpipes:

Soil and Vent Pipe:

Walls:

External Detailing:

Internal

Ceilings:

Walls

Floors: Ground Floor:

First Floor:

Services

Brick chimneys

Pitched roof clad with plain tiles
Roof lights to the rear (double glazed).

Cast Iron / Plastic
Cast Iron / Plastic

Brickwork and rendefassumed)
Damaged wall

Timber casement windows andzwmtal casement

windows with some old style metal windows, all $&ng
glazed with some secondary glazing

Lath and plaster (assumed)
Solid and some open studwdqdssumed)
Brick tiles on an earth bed (assumed)

Joist and floorboards running from front to rear
(assumed)

We have not looked at the services within this repo

The above terms are explained in full in the ntidy of the Report. We have used the
term ‘assumed’ as we have not opened up the staict

We are advised that this is a Grade Il Listed bogdaccording to the reference that we
have been able to find, please see situation ascrigdon, which means you have a more
onerous obligation when repairing the property.
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XXX Newnham, Sittingbourne, Kent. ME9 XXX

EXTERNAL PHOTOGRAPHS

Rear view

Impact damaged area occurred
some thirty years ago

Close up of crack

More detail on impact damage is presented furth#rinvthe report.

Independent Chartered Surveyors

Marketing by:

www.1stAssociated.co.uk

XXX



ACCOMMODATION AND FACILITIES

(We obviously appreciate that you live in the propgy and may have given

different names to the various rooms. All directios given as you face the

property)

Ground Floor

1.0)
2.0)
3.0)
4.0)
5.0)
6.0)
7.0)

First Floor

Entrance area and staircase

Lounge (left hand side)

Bedroom/study (right hand side)

Rear Kitchen

Bathroom which leads off from the Kitchen (left klagide)
Dining area

Bathroom that leads off from the dining room

8.0) Art Studio (left hand side)

9.0)

Double walk through Bedroom to the right hancesid

10.0) Single Bedroom

Outside Areas

The property sits directly onto the roadside aad a garden to the rear with
mature established trees. There is an art studitheé rear. Parking is on
roadside on a first come first served basis.
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INTERNAL PHOTOGRAPHS

The following photos are of the internal of the meaty. We take internal photographs to make a teobr
what the property looked like at the time of owspiaction and appreciate that you live at the ptgp&/e
have not necessarily taken photographs of eacleweny room.

Ground Floor

-

e

|

- —p
r‘-.“,‘g‘_.‘ 2

ATReT

Kitchen

First Floor

Art studio

Main bedroom with walk through
access to single bedroom
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EXECUTIVE SUMMARY

1.0)

2.0)

3.0)

Summaries are not ideal as they try to précis ajtete complex subjects

into a few paragraphs. This is particularly diflicwhen it is also someone’s
home when we are trying to second-guess what yaorifes are, so it is
important the Report is read in full.

Impact damage thirty years ago

The impact damage to the front of the property, gduised us was caused
over thirty years ago and we would comment has lbepaired in a manner
that would not be considered as best practice taday has utilised a cement
pointing. We would recommend removing the cemeaointng and re-
pointing in a lime mortar.

Comment on your quotation from the builder

You asked us to comment on the quotation from Yuilder which identifies
the need for lime mortar re-pointing however alsntions adding a structural
tie to the property. We would comment that we do feel that the cracking
necessitates this given that it has been in a ainsbndition for thirty odd
years; please see our further comments on thdalellthat you positioned
internally. We also much prefer not to add soleheents to what we would
term as a soft structure (we would use this termegaly for all older
properties of this age).

Cracking and movement

Both externally and internally there [-
cracks, from our understanding from o
discussion with yourself (Mr X) these crac
have been present for many years and h
not changed significantly. You advised th
you had put a tell tale in the form of a glags
section on the wall internally many years ag

and this has not cracked.

Tell tale

10
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3.1)

3.2)

Lime every time

The reason for re-pointing in
lime mortar rather than cement
mortar is that this allows the
building to breathe. Cement
mortar does not allow the
building to breathe and there will
be an increase of dampness|in
this section of the property. This
is why on this age of property we
use the phrase of lime every
time. You need to have someope
who is skilled in using lime
mortar and re-point. We would
always recommend that you look
at their past work if at al
possible and they should be ab
to get a good match to th
existing lime mortar by doing

sample mortar and allowing it t
dry and then match it with th
existing.

e

D O %

Record of the cracking today

We have recorded the cracks both externally andrnatly with digital
callipers:-

External cracks:-

3.2.1) External crack above the window
reading 1.32mm

Crack above the window

11
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3.2.2) Crack below the window reading
1.13mm

Internal cracks:-

Crack below the window

3.2.3) Window level reading 1.13mm

Internal crack

3.2.4) Below the window and the glass tell te
that you added reading 0.94mm

e
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4.0) Historic movement to the property

5.0)

We can also see from the tie-bar that there |has
been historic movement to the property which
often occurs where the lateral restraint in the
property (the holding of it together by the timber
frame structure) has decreased somewhat by rot
etc typically in this age of property it will b
embedded timbers in the form of floor joists into

the wall that will have bedded down and rotted
to some extent and in this case we feel you are

Tie-bar

likely to have woodworm. This type of
metal tie in itself may be over oje

hundred years old and you can see that
there has been a long term problem|of
movement in this area.

Water discharging down the side of the property

As with most old properties little thought was
given to how the water that came off the rqof
with the main importance being that it did not
come within the building. In this instance we
can see that water is being discharged from|the
roof to the left hand side of the property. This

will no doubt affect the property and the ground

beneath it and will in turn contribute to

seasonal movement.
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6.0) Woodworm

We would also draw your attention to woodworm, wineninspected the roof
we could see that the property has had woodwornveasvould expect with
any property of this age however we do think tlmaihe of it may be active. It
Is not that easy to see if woodworm is active & time of year but we could
see some frass.

Frass defined

Frass is the chewed up sawdust that the woodworm ha s left behind.

It may need some chemical treatment however weeptef not chemically
treat it if at all possible. We would initially dewith problem by making the
environment less desirable for the woodworm. Thason why we are
mentioning this in relation to the movement on ¢bener is that the timber in
the roof directly above the cracked area has sdftnom woodworm.

Repairs within the next year

On a more general basis you asked us to commemt&gard to repairs.

7.0) Woodworm in the roof

As we have mentioned we believe that
you have some active woodworm in the
roof area where we can see some frass.

It looks like chemical treatment has
been carried out many years ago.
However, in our experience these are
rarely one hundred percent successfut
due to the workman missing areas andwoodworm in timbers, left har
areas just not being accessible in the side of roof
treatment process and it has always been

debatable whether the chemical poison

treatment is the best way forward.

ACTION REQUIRED: You first need to establish the extent of the
woodworm, we would therefore recommend that yolyflight the
roof space and ideally make a suitable openindhemright hand side

14
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(all directions as you face the property) of thdding as this from

our head and shoulders inspection seems to bedfst area.

We would recommend that the ar

a

CCU

IS vented as this colder environment

Is less inviting to the woodworm an

reduces woodworm/ends the

woodworm.

We would also recommend high and

low level vents to both the front an

the rear of the property are added

d

d

and cutting through of the vents. Air Woodworm in right hand side of
movement needs to be added into theroof needs further investigation

roof space.

It may be necessary to replace/back to back mahetis with the old
timbers dependent upon their condition in the raoéda and we
would recommend a close inspection is carried duhe left hand
side directly above the cracking area.

ANTICIPATED COST: A few hundred pounds; quotations

required.

8.0) First floor joists and tie bar

The first floor joists, as mentioned, have beenpéel out by an
additional tie-bar which is normally is added doeetnbedded timbers

partially rotting.

ACTION REQUIRED: We

recommend opening up a sectipn

of the floor to closely inspect th
first floor and check the

condition of the timbers. We
would be more than happy to
comment on any photographs
that you forward to us, we

D

recommend the work is carriedrimper floor needs to be opened up

Independent Chartered Surveyors
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out before the winter of 2011.

It may be necessary tp
replace/back to back new timbers
with the old timbers dependent
upon their condition.

With regard to the roof structure
and floor structure, as discussed,
buildings of this era are often
over engineered which does give

you time to carry out repairs.  jixture of different ages of timbers

9.0) Dampness and bonding timbers

In a property of this age, the walls are
meant to get damp to some extent and
then naturally dissipate the dampness,
please see the sketch below.

This dampness is limited where such
modern materials as cement mortar are
used or a modern plaster.

Checking for dampness around the
Whilst we have had damp meter window

readings over what we typically find
in properties of this era we feel with
appropriate re-pointing in a lime
mortar it will bring the desired effect
of allowing the building to breathe
whilst minimising dampness to be
achieved.

One concern we do have is that in this age of ptgpgou are likely to
have bonding timbers, which are timbers used througthe structure
supporting the building therefore you do need tovalthe building to
breathe and carry out lime re-pointing as soonoasiple.

16
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Shows various different types of Damage being caused by cement Weathered pointing
pointing mortar

10.0) Raised ground level

We were pleased to see that the front
path tips away from the house although
it is disappointing to see that the Lodal
Authority had built the tarmac up tp
such a high level.

We do feel that an appeal about this via
the Listed Buildings Department of the

Local Council may achieve beneficial
results when the path is next
resurfaced/maintained. You will need to write @ead your letters via
Recorded Delivery and work on/with the Listed Binlgs Department
over a period of some time. We do feel that cupseafmeetings help
explain the situation and your concerns.

Ground level built up

11.0) Condensation in the roof

It did look like there was some condensation odogrin the roof
which not only makes it an ideal condition for thv®odworm it
causes deterioration to the timber as well.

ACTION REQUIRED: Add vents to the roof, as already
17
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mentioned, this will not only reduce condensatiorwill also
make the environment less ideal for the woodworm.

12.0) Trees close to the property and sources of water

The trees certainly would be considerged
within what the insurance companiés
term as influencing distance. It really|s
a personal decision as to how much you
wish to lop back the trees and the
environment that you wish to recreate.
However we did note trees to the left
hand side of the property have grown
very close to it which you may wish to
cut back. Strictly speaking many of the
closest trees an insurance company
would like them to be cut back.

Trees to the rear of property

We have found that over the years we
have been surveying that trees that have
lived together with the building for
many years they adapt and adopt|to
each other, not to say that somethiEg
such as the tree rots getting into the
well or drainage system will not Trees need to be cut back left h
adversely affect this. side of property

Influencing Distance Defined

This is the distance in which a tree may be able to cause damage to
the subject property.

Ideally we would recommend you employ an arborigigt (not a tree
surgeon) to advise you on how to lop the tre@sapiately.

18
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13.0) Maintenance issues

You asked for some general advice with regard toi®aance issues.
We do feel the general way in which you have cdraet work over the
years which is minimum intervention has allowed tthéding to work
in the manner it was originally built in.

There are various areas which would
benefit from maintenance, you may pr
may not already be carrying out
maintenance in these areas such as:-

13.1) General clearing of gutters in the
wetter months and of course |n
the autumn to minimise the
amount of dampness getting into
the structure. So may be Clearing of guttering

some repairs necessary to th@ecommended, some re-aligning of
gutters and downpipes. the guttering may help

As a general comment on plastic
guttering in our experience |t
does not have as much strength
as the old cast iron or metal
guttering which work far bettef
on older properties.

Gutters need cleari, particularly
where trees overhang.

19
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13.2) Check where the gutters are
discharging as they may be
affecting the building.

Check where the water
discharging to and make sure it is
going away from the building

13.3) Sorry to re-emphasis the point but it is so ingor. We would
recommend that cement generally on the properternsoved
and replaced with a similar lime mortar mix to thatich is
presently used on the building to allow it to bheat We note
there is some cement mortar re-pointing. You dedrie ensure
that the dry mix matches the existing property. kdééed that
the mortar mix had stones in it

13.4) We noted the render also needs
some paintwork in a lime wash,
if at all possible.

Repair deteriorating to render to the
left hand side of the property, re-
paint the render with a paint that

breathes

14.0) Services

We have not looked in detail at your electrics ouryboiler system
however we did not that some of the electric fgdrare quite old and it
may well be worth you having an NICEIC registeréectician check
your electrics to IEE standards we would recomnteatithe fuse board
at the very least is up dated as this will theavalthe electrics to cut out
much quicker should there be any problems.

20
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SUMMARY UPON REFLECTION

The Summary Upon Reflection is a second summarto sspeak, which is
carried out when we are doing the second or thiedt d few days after the
initial survey when we have had time to reflect mpmur thoughts on the
property. We would add the following in this insta:

As with all older properties we would recommend @rg interested in them
to become a member of The Society for ProtectiorAn€ient Buildings
(SPAB) who give excellent advice and provide pudilmns, membership is a
nominal fee. Website: spab.org.uk where you camster or telephone 020
7377 1644. They also provide an excellent comrsdooking after older
properties and generally recommend minimum interean

We would now ask you to read our report again.

This is not a building survey, the focus of thipaa has been on the cracking
to the front left hand corner. We would be happycarry out a building
survey if you so wished to give a more thoroughn@ration of the whole of
the property.

21
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It is our policy not to offer a conclusion to ensthat the Building Report is
read in full and the comments are taken in context.

If you would like any further advice on any of tissues discussed (or indeed
any that have not been discussed!) then pleasetdoesitate to contact us on

XXXX

22
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APPENDICES
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INSPECTION

Our inspection has been specifically related toftbet left hand corner issues
detailed below:

Visual Inspection

Our inspection has taken the format of a visugd@asion:
1. External of the property of the

I front

. rear

li.  side

We have had the benefit of a x 16 lens on a digaatera.
We have not looked at the boundaries generally.

2. Internal of the property
We have viewed:

Ground Floor

1.0) Entrance area and staircase

2.0) Lounge (left hand side)

3.0) Bedroom/study (right hand side)

4.0) Rear Kitchen

5.0) Bathroom which leads off from the Kitchen (left kleside)
6.0) Dining area

7.0) Bathroom that leads off from the dining room

First Floor

8.0) Art Studio (left hand side)
9.0) Double walk through Bedroom to the right handesid
10.0) Single Bedroom

3. Roof space, viewed

4.  Owner occupier
24

Independent Chartered Surveyors

Marketing by:
www.1stAssociated.co.uk
XXX



5.

We have had the benefit of talking to the neighibou

As you are aware have utilised a resistance metenéasuring
dampness Gann Meter but we have not recorded #sese would
within a Building Survey.

We have carried out some readings with digitalpatb.
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LIMITATIONS

Building Report

1. Conditions of Engagement
Please note: references to the masculine includererappropriate, the feminine.

Subject to express agreement to the contrary (winichis particular case has been
none) and any agreed amendments/additions (of whithis particular case there

have been none), the terms on which the Surveylbumdertake the Building Report

are set out below.

Based upon a visual inspection as defined belowstireeyor will advise the Client
by means of a written report as to his opinionh# visible condition and state of
repair of the specific problem or problems only this instance the focus of our
report has been the front left hand corner of tioperty.

2. The Inspection

a) Accessibility and Voids
The Surveyor will base this report on a visual edmn and accordingly its
scope is limited. It does not include an inspectodnthose areas, which are
covered, unexposed or inaccessible. Our visualertgm will relate to the
specific defects shown to us only.

b) Floors
We have not opened up the floor structure. We luanhg carried out a visual

inspection and any conclusions will be based uporbest assumptions. We can
open up the floor if so required at an extra fee.

26
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c)

d)

f)

9)

h)

Roofs
The Surveyor inspected the roof in this instangarding woodworm.
Boundaries, Grounds and Outbuildings

The inspection will not include boundaries, grouradsl outbuildings unless
specifically stated (none stated).

Services
No services inspected.
Areas not inspected

The Surveyor will have only inspected those aréasitified within the report.
His report will be based upon possible or probaldéects based upon what he
has seen together with his knowledge of that tyjpstracture. If you feel that
any further areas need inspection then pleaseeadsisnmediately.

Building Report

As this is a report upon a Specific Defect we do ofber any comment or
guidance upon reactive maintenance and/or planmetbwiine maintenance
items.

Whilst we have used reasonable skill and care épaming this report, it should
be appreciated that the Chartered Surveyors carffestany guarantee that the
property will be free from future defects or thaiséing defects will not suffer

from further deterioration;

Deleterious and Hazardous materials

Unless otherwise expressly stated in the Reff@tSurveyor will assume that
no deleterious or hazardous materials or techniduze® been used in the
construction of the property. However the Surveyir advise in the report if
in his view there is a likelihood that high alumicement (HAC) concrete has
been used in the construction and that in suchscgsecific enquiries should
be made or tests carried out by a specialist.

27
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b)

Contamination

The Surveyor will not comment upon the existenceaiftamination as this
can only be established by appropriate speciallteere, from his local
knowledge or the inspection he considers that com@ion might be a
problem he should advise as to the importance tdiming a report from an
appropriate specialist.

Consents, Approvals and Searches

The Surveyor will assume that the property is subject to any unusual or
especially onerous restrictions or covenants wiapply to the structure or
affect the reasonable enjoyment of the property.

The Surveyor will assume that all bye-laws, BuigdiRegulations and other
consents required have been obtained. In the chseew buildings and

alterations and extensions, which require statutanysents or approval the
Surveyor will not verify whether, such consents dndveen obtained. Any
enquiries should be made by the Client or his lagalsers.

Drawings and specifications will not be inspectgdtibe Surveyor. It is the
Clients responsibility to forward any drawings apecifications that he has or
knows the whereabouts of to us to include inforarain our report. If these
are not forthcoming we will make our best assunmstidased upon the
information available.

The Surveyor will assume that the property iaftected by any matters which
would be revealed by a Local Search and repliekdaisual enquiries or by a
Statutory Notice and that neither the property isrcondition its use or
intended use is or will be unlawful.

Fees and Expenses
The Client will pay the Surveyor the agreed feetfa Report and any
expressly agreed disbursements in addition.

7. Restrictions on Disclosures

This report is for the sole use of the Clientamnection with the property and
is limited to the current brief. No responsibilisy accepted by the Chartered
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Surveyors if used outside these terms.

b) Should any disputes arise they will be dealhwand settled under
English law;

This report does not fall under the Third Parieghts Act.

Safe Working Practices

The Surveyor will follow the guidance given in Seying Safely issued by the
Royal Institution of Chartered Surveyors (RICS).
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