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1.0  INTRODUCTION 
 
1.1 Clients Brief  
 
We were commissioned by Mrs ………….., the owner, to attend site and carry out a visual 
structural inspection to comment the specific area of structural concern highlighted by the client. 
 
Specifically we were asked to comment upon the following:-  
 
a. The evidence of structural movement to the front elevation above the bay window, 

indicating its possible  cause and recommending any remedial works which may be 
necessary. 

 
This inspection was carried out on the …………. 2009 
 
 
1.2 Limitations of  the Report  
 
The contents of this report are strictly confined to comments concerning those terms outlined in the 
clients brief above.   
 
It does not cover the condition of the dpc, possible damp penetration, condensation or the 
condition of the timber components with regard to rot and infestation.  We will not inspect building 
services (gas, electricity, water, heating), manholes and drainage systems, garages and other 
outbuildings, the boundary structures, retaining walls, paths and drives, windows, doors and other 
joinery items, internal and external décor / plaster / ceiling finishes, rainwater goods, kitchens and 
bathrooms.  
 
The report should not be construed as a valuation or homebuyers report and is not an inventory of 
every single defect, some of which would not significantly affect the use of the property.  If the 
report does refer to some minor defects, this does not imply that the building is free from other 
such defects.  
 
We did not expose any other part of the structure that was covered, unexposed or inaccessible and 
we are therefore unable to report that any such part of the property is free from defect. 
 
We have not inspected the ground floor slabs unless specifically requested to do so within the 
clients brief above. 
 
The following is not intended to be an exhaustive list of minor defects. They are purely significant 
structural defects apparent from a visual inspection. 
 
Further defects may be encountered upon more extensive investigation, involving exposure of 
structural elements etc. 
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‘Front projection and bay window’ 

 

‘Longstanding settlement of the bay arches’ 

2.0  DISCUSSIONS OF OBSERVATIONS 
 
2.1  Description of Property  
 
The property is a two storey detached house 
which is constructed from loadbearing 
masonry to all elevations.  The main roof is a 
traditional ridged and gable ended 
construction covered with slate and has a 
two storey projection on the front elevation 
with a single storey splay bay window, our 
inspection has been centred on the front 
elevation of this two storey projection and 
the internal associated rooms.   
 
 
 
 
 
 
 
 
 
2.2 Observations  
 
Our visual examination in the area of the specific defect revealed the following relevant items:-  
 
All references to left and right are as if viewing the property from the front elevation externally.  
 
a. There is obvious cracking noted over the ground floor arches of the front bay window.  This 

is typical of longstanding relaxation and distortion of the arches over the front bay window 
and is unlikely to be associated with any recent or ongoing foundation movement. 

 
b. There is evidence of recent pointing 
 undertaken to the bay. 
 
c. There is further evidence of 

repointing on the right hand side 
elevation of the front projection, 
although there is no evidence of any 
significant structural cracking to 
suggest any recent or ongoing 
rotational downwards movement of 
the front projection, with no evidence 
of any cracking at the junction with 
the front elevation of the main house, 
ie adjacent to the front entrance door. 
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‘Out of level and cracking to the front 
brickwork above the bay window’ 

 

‘Internal cracking above the first floor 
windows’  

 
d. There is some slight out of level of 

the brickwork coursing adjacent to 
the first floor windows with the fall 
noted towards the central brickwork 
pier between the first floor windows.  
This is coupled with noticeable 
cracking adjacent to the front left 
hand side window extending up 
through the first few courses above 
the flat roof; this is coupled with 
noticeable cracking extending above 
these first floor arches, again 
extending up in a triangular pattern.  

 
e. Internally, there is evidence of water 

ingress and distortion of the ceiling 
within the front projection ground 
floor room; this is coupled with 
cracking along the ceiling coving, 
etc. 

 
f. There is further cracking extending 

up towards the front right hand corner 
of this room and minor cracking along 
the ceiling coving, this is probably not 
associated with defects of the 
bressummer beam although typical of 
poorly repaired longstanding 
movement. 

 
g. At first floor level there is noticeable 

cracking above the front first floor 
projection windows; this cracking 
extends up in a triangulated pattern 
and is coupled with further cracking 
below both corners of the windows.  
The cills to the windows physically 
slopes towards the centre pier of the 
windows. 
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‘Front bay window’ 

3.0  CONCLUSIONS/RECOMMENDATIONS 
 
3.1 Structure Above Front Bay Window – Damage 

The damage is associated with cracking extends up both internally and externally above 
and below the first floor windows on the front projection. The windows are located above 
the ground floor opening of the bay window and the brick panel is likely to be supported off 
an internal timber bressumer beam arrangement.  
 
Cause 
The cause of the cracking is likely to be associated with the deflection / deterioration of the 
bressumer beam which supports the brickwork above the ground floor bay window opening. 
The condition of the bressumer beam may have been aggravated by the ingress from water 
from the external flat roof to the bay.  The damage is not associated with any recent or 
ongoing foundation movement. Due to the degree of cracking we are unable to conclude 
that no further damage will occur and remedial action is necessary.  

 
 We would recommend that the 

bressumer beams above the ground 
floor bay window opening are 
exposed to establish their condition, 
checked for any rot and infestation 
and if found necessary replaced with 
suitably sized steel beams. The 
existing brickwork should be 
adequately propped during the 
replacement works, (refer to BRE 
Good Building Guides No's 10, 15, & 
20 and HSE Guidance notes GS 29/1 
to 4.) although it may be easier to 
take down the centre first floor 
window pier and rebuild upon 
completion. The existing beams 
should be carefully removed and new 
suitably sized steel beams 
introduced, bolted together at third 
points with M12 bolts. Beam bearings 
to have 450mm long x 225mm deep 
concrete padstones. (We would be 
pleased to provide a design of the 
beams subject to new terms of 
engagement and payment of our 
fees) 
 
All unsuitable brickwork beneath bearings re-built. All supported masonry to be fully 
packed. Structural steelwork to be wire brushed prior to applying one coat viternus high 
build zinc phosphate primer 75 microns and one coat viternus high build micaceous iron 
oxide 75 microns and provided with 2 layer of 12.5mm plaster board and skim to give min 
1/2 hour fire resistance. All external and internal finishes should be made good together 
with a check and replacement of the flat roof and external flashings.  
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4.0   RIGHTS OF ORIGINATOR 
 

This report was for the sole use of the client, their mortgage company and insurance company.  It 
must not be reproduced or transferred to any other third party without the express written consent 
of Brewsters. 
 
Brewsters will consider the re-issue of the report in its original form to a third party within 6 months 
of the original report date for an administrative fee (currently £100.00 excl VAT).  Upon the lapse of 
a 6 month period the report can only be re-issued following a full re-inspection, which will attract a 
full inspection fee.  
 
We reserve the right to refuse copies of the report to any third party (other than those named 
above).  We also reserve the right to amend our opinions in the event of additional information 
being made available at some future date.  The Contracts (Rights of Third Parties) Act 1999 shall 
not apply to this agreement.   
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David Brewster  BSc. C.Eng. M.I.Struct.E. 
@ Brewsters 
 
 
 
 

The Partners of Brewsters wholly own and control the following other Limited Companies; Auger, Brackenview Developments & 
Braytone Management  


