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1.0  INTRODUCTION 
 
1.1 Clients Brief  
 
We were commissioned by Mr ….. the vendor and Mr ……, a potential purchaser, to attend site 
and undertake a visual structural inspection to comment upon any evidence of significant 
foundation movement or subsidence along with the condition of the visible loadbearing structural 
elements of the property (ie walls, floors) including any outside influences which may present a 
future risk to the foundations. 
 
Specifically we were asked to comment upon the following:-  
 
a. Evidence of structural movement around the building, indicating its possible cause and 
 recommending any remedial works that may be necessary following concerns expressed in 
 a recent valuation report prepared for mortgage purposes . 
 
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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‘Rear elevation’ 

 
2.0  DISCUSSIONS OF OBSERVATIONS 

 
All references to left and right are as if viewing the property from the front elevation externally. 
 
2.1  Description of Property  
 
The property is a two storey right hand side 
end terraced house which is constructed from 
loadbearing masonry to all elevations.  The 
front and right hand side elevations abut 
directly onto a public footpath and there is a 
two storey outrigger and yard to the rear of the 
property.  The main roof to the property is a 
traditional ridged and gable ended construction 
covered with slate. 
 
 
 
 
 
 
 
 
2.2 External  
 
Roof 
An inspection of the roof slopes visible from ground level revealed the following: 
 
a. Undulations in the roof slopes, with a minor deflection to the centre of the purlin spans and 

minor “hogging” over the support positions. This is not regarded as being of any major 
structural significance and is due to permanent deformation of the timber members over the 
life of the building.  There is no evidence of a significant ongoing structural defect, nor is 
there evidence of significant structural distress to the roof structure from an external 
examination. It should be appreciated that an inspection internally, as recommended in the 
main body of the report, would be advisable which may highlight additional defects. 

 
b. There are some loose and damaged slates, along with the need to repoint ridges, flashings, 

chimney stacks, pots, etc., all of which are considered to be of a non-structural nature and 
can be attended to during the ongoing maintenance of the building. However this 
maintenance may prove to be an expensive item and you should seek advice from a 
suitably competent roofing contractor who can provide advice as to the present condition, 
its expected lifespan and cost of any remedial works and replacement in the future. 

 
c. The roof covering is slate and if in future years this were to be replaced with a heavier 

concrete type tile then a full structural appraisal of the roof members to assess their 
suitability to carry the additional loading of a new roof covering would need to be carried out 
in accordance with current Building Regulation requirements. 
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‘Out of level of the front elevation’ 

 

‘Evidence of corroding metal to the front 
elevation’ 

Main Elevations 
A visual examination revealed no evidence of any major recent or ongoing foundation movement 
or subsidence, with no noticeable out of level of door or window openings or major cracking to the 
loadbearing walls which would be indicative of this kind of movement.   
 
However, the following items were noted: 
 
a. Whilst there is a slight out of level of 

the openings on the front elevation 
with the fall noted towards the right 
hand side of the property, there is no 
evidence of any significant structural 
cracking to suggest this movement is 
of a recent or progressive nature. 

 
b. The front elevation would appear to 

have been repointed in the past, the 
repointing of the brickwork does not 
appear to have been channelled out 
very deeply and some of the mortar, 
particularly around low level to the 
front elevation, is loose and has 
“popped out”.  Inspecting the loose 
mortar more closely, adjacent to the 
ground floor window, revealed 
evidence of embedded metal which 
is suffering from corrosion.  Whilst 
this is not a cavity wall in the modern 
day sense the presence of possible 
corroding embedded metal should be 
further investigated by a cavity wall 
tie specialist, who should undertake 
a full metal detector survey of the 
building, allowing for the removal / 
isolation and replacement of any 
corroding metal.   

 
c. Hairline cracking below the front 

reception room window and also 
minor cracking which extends up 
towards the underside of the first 
floor window.  This is not of a 
significant nature although should be 
raked out, slate wedged and 
repointed during the future course of 
maintenance. 

 
d. Minor cracking at high level to the 

front right hand corner, this is not of a 
significant nature although should be 
exposed and repaired during the 
future course of maintenance in 
accordance with the enclosed crack 
repair specification. 
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‘Cracking over the rear reception room 
window due to relaxation of the arch’ 

 
e. There is a minor out of verticality of the elevations, but this is not to the point to affect the 

overall structural stability of the walls.  No additional restraint is required at this time, 
however if further movement were to occur which we feel is unlikely then consideration 
would have to be given to the installation of a restraint system. 

 
f. There is minor hairline cracking in the 

right hand side elevation of the 
outrigger, again this is not of a 
significant nature but should be 
repaired cosmetically during the 
ongoing future maintenance of the 
building.  A similar crack can also be 
noted over the rear window of the 
rear reception room and also 
evidence of a drop in the brickwork to 
the arch over the rear first floor 
window.  This is all typical of 
relaxation of the arch over a long 
period of time and the brickwork 
above the arch should be raked out 
and repointed together with slate 
wedging of the arch during the 
ongoing maintenance of the building.  

 
 
2.3  Internal  
 
Roof Space  
No inspection of the roof structure was undertaken as this does not form part of our brief, however 
we would advise that during the ongoing maintenance of the building an inspection by a timber 
specialist be undertaken to establish any rot or infestation, and at that time any repair work 
necessary is undertaken in accordance with a long term guarantee.  This should include the 
inspection and refixing of any timber/timber connections, the repair of any damaged or split 
members and the introduction of sufficient hangers and binders to support the ceiling structure.  

 
If any additional structural damage is highlighted then this should be reported to ourselves in order 
that a full appraisal of the damage can be undertaken and advice provided subject to a new brief. 
 
  
First Floor 
A visual examination at first floor level revealed no evidence of any major recent or ongoing 
foundation movement or subsidence with no significant cracking to the loadbearing walls that could 
be indicative of this kind of movement.   
 
However, the following items were noted:- 
 
a. Whilst there is minor hairline cracking within the ceiling and in the coving at first floor level, 

this is not of a significant nature and not indicative of any recent or ongoing foundation 
movement.  The cracking also extends along the left hand side party wall position within the 
coving and this again should be repaired during the future course of maintenance.   
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‘Cracking to the front reception room front 
wall’ 

 
b. There is some out of level of the floor to the rear landing together with some distortion 

between the internal wall of the rear bedroom and the junction of the rear elevation, this is 
all likely to be associated with this internal solid wall being built directly off the first floor 
structure.  We noted no evidence of any cracking to the ground floor ceilings to suggest that 
the deflection is excessive, and localised relevelling should be undertaken during the 
course of normal future maintenance to aid future saleability of the property. 

 
c. The floors, doorheads and window cills, were noted to be  slightly out of level, which is 

considered to be caused by initial historical movement or poor workmanship and is not 
considered to be of any structural significance. 

 
 
Ground Floor 
A visual examination at ground floor level revealed no evidence of any major recent or ongoing 
foundation movement or subsidence, with no significant cracking to the loadbearing walls that 
would be indicative of this kind of movement. 
 
However, the following items were noted: 
 
a. There is some noticeable out of level of the front reception room floor, which again may be 

associated with the longstanding movement towards the right hand side elevation although 
considering the timber suspended construction of the floor we would recommend that the 
joists be exposed and inspected by a timber and damp specialist. A purchaser should also 
investigate the costs associated with the releveling of the floor to aid the serviceability of 
the floor and future valuation / saleability. 

 
b. 1mm – 2mm diagonal cracking to the 

front elevation within the front 
reception room, this cracking extends 
up at the junction between the 
internal hall wall on the front 
elevation and has torn through heavy 
wallpaper decoration with evidence of 
distortion of the underlying plaster.  
Whilst this has torn through recent 
decoration we are not overly 
concerned by its presence and the 
cracking is not apparent on the 
exterior of the wall.  The cracking is 
likely to be associated with long 
standing movement and its poor 
previous repair. 

  
 
 
c. There is cracking over the doorway into the under stairs cupboard, this cracking is also 

apparent on the opposite side of the wall within the underside cupboard.  There is minor 
cracking apparent over the rear kitchen door together with evidence of poor decoration on 
the rear reception room doorway; these should all be repaired in accordance with the 
enclosed crack repair specification during the future course of maintenance.  

  
d. The doorheads and window cills were noted to be slightly out of level, which is considered 

to be caused by initial historical movement or poor workmanship and is not considered to 
be of any structural significance. 
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2.4 Drainage  
 
From a purely above ground visual examination the following observations were made.   
 
a. We have not checked the routes and final destination of the drainage system nor lifted any 
 inspection points or tested any appliances as this does not form part of our brief. 
 
b. Your legal advisor should check and confirm all such matters, including all responsibilities 
 for any shared sections that may be present which, in some instances, are the 
 responsibility of the Local Authority and cannot be tampered with. 
 
c. As with all properties, regular maintenance of underground drainage systems is essential.  
 We would recommend that the system is regularly inspected, all defects repaired/replaced 
 and that sufficient additional manholes and rodding eyes are installed in accordance with 
 current Building Regulation requirements, during the course of normal future maintenance. 
 
d. If you require any additional information concerning the current condition of the system, you 
 should consider commissioning a CCTV examination by a competent specialist. 



�

�	 �

 
3.0  CONCLUSIONS/RECOMMENDATIONS 

 
3.1 Foundation Movement 
  From our visual examination of the property there is no evidence of any recent or ongoing 

foundation movement or subsidence with no significant cracking within the loadbearing 
walls that would be indicative of this type of recent ongoing movement. 
 
There is evidence of historical movement towards the right hand side of the building and 
cracking around the exterior of the property. The degree of external cracking is not 
significant and the poor repointing and relaxation of arches has exacerbated the 
appearance of the cracks.  The internal cracking to the front reception room front wall is 
typical of inadequately repaired longstanding damage and there is no evidence of 
corresponding external cracking to suggest any recent or ongoing foundation movement 
has occurred.   
 
We would not therefore envisage any further significant foundation movement in the future 
if the existing conditions remain stable and the recommendations of our report are carried 
out to our satisfaction. 
 

 
 We regard the following items as essential structur al repairs, which require 
immediate action. 

 
 
3.2 Crack Repair 
 The cracking noted below should be fully repaired in accordance with the enclosed 

standard crack repair specification. 
 
 a. Internal – Front reception room adjacent to window. 
   (allow for 2 linear metres +3mm repair method i.e. insert resin bonded stitch bars) 
  
 Estimated costs of crack repair £600 Excl. VAT & dé cor. 
 
 

 The following items are considered as non-essential  structural repairs, which can be 
carried out during the course of normal future main tenance of the property. You 
should however ensure you are fully aware of the co sts involved with these and any 
other items mentioned in the body of the report.  

 
 
3.3 Elevations 
 The front elevation would appear to have been repointed in the past, the repointing of the 

brickwork does not appear to have been channelled out very deeply and some of the 
mortar, particularly around low level to the front elevation, is loose and has “popped out”.  
Inspecting the loose mortar more closely, adjacent to the ground floor window, revealed 
evidence of embedded metal which is suffering from corrosion.  Whilst this is not a cavity 
wall in the modern day sense the presence of possible corroding embedded metal should 
be further investigated by a cavity wall tie specialist, who should undertake a full metal 
detector survey of the elevations, allowing for the removal / isolation of any corroding 
embedded metal and repointing of the affect mortar.  We understand that new ties have 
been previously inserted at the property and you should ensure that any guarantee for this 
work is transferable for a purchasers benefit.  

  
 Whilst this is not considered an immediate structural repair the corrosion is an ongoing 

process and a purchaser should investigate the costs involved prior to purchase.  



�

�
 � �

  
 

3.4 Front Reception Room Floor  
 The front reception room floor is out of level towards the right hand side elevation and 

whilst this may be due to the longstanding movement towards the right hand side elevation 
we would recommend that due to the timber suspended construction of the floor the joists 
should be exposed and inspected by a timber and damp preservation specialist and 
recommendations should be undertaken with the benefit of an insurance backed guarantee. 
A purchaser should also investigate the costs associated with the releveling of the floor to 
aid the serviceability of the floor and future valuation / saleability. 

 
 
3.5 Drainage 

As with all properties regular maintenance of underground drainage systems is essential. 
We would recommend that the system is regularly inspected, all defects repaired / replaced 
and that sufficient additional manholes and rodding eyes are installed in accordance with 
current Building Regulation requirements, during the course of normal future maintenance. 

 
 
3.6 Cosmetic Crack Repair 
 All cracking internally and externally noted within the report should be fully repaired in 

accordance with the attached standard crack repair specification. This should include the 
renewal of any areas of addled plaster internally in accordance with good practice.  

 
 
3.7 Re-Levelling of Floors and Door Heads 

We would recommend that as a cosmetic exercise and to ensure the longterm saleability of 
the property the out of level of floors and door heads etc within the property are re-levelled. 
It should be sufficient to re-level the floors by packing the floorboards locally and re-levelling 
door heads including re-setting of architraving and easing adjusting doors so that they open 
and close correctly, during the course of normal future maintenance. 
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4.0   ESTIMATED COSTS 
 

At this time we can offer little more than preliminary estimated costs for the works indicated above.  
However, based upon our experience of similar schemes we consider the estimated costs to be 
reasonable.  These costs do not include any allowances for possible items of external/internal 
decoration. We must strongly advise against basing a firm financial judgement entirely upon the 
estimated costs stated. They are intended purely as a guide and must be treated with caution until 
detailed tender documents have been prepared and competitive quotations have been obtained. 
 
We recommend that quotations for the works are invited from reputable contractors. They should 
carry all necessary Liability Insurance and be affiliated to a recognised trade association and be 
prepared to provide an underwritten warranty relating to the quality of their workmanship. 
Agreement regarding the provision of such warranties should be obtained before entering into a 
Contract for the works.  
 
 

5.0   TERMS OF FUTURE ENGAGEMENT 
 

Design & Calculations 
Within the conclusions / recommendations of our report under ‘essential items’ we may advise that 
certain items of repair will require the preparation of design and calculations.  In these 
circumstances the following procedures must be adhered to:-  
 

i. Contact the office and we will forward to you a Terms of Engagement and Invoice  
ii. for our fee  

which will be stated next to the item.   
ii. Upon receipt of payment we will proceed to prepare the design / calculations as 

required. These will be forwarded to you directly upon completion.  
 
Note:   If design / calculations are required, you will need to have these available before 
obtaining estimates as the contractor will need to view them in order to price for the works.  
 
Specialist Reports 
If we have recommended you obtain additional specific specialist reports, these should be sought 
from specialist contractors who are qualified and experienced in this type of work and who can 
offer suitable certification upon completion.  We will require sight of both the report and certificate 
from this specialist prior to issuing our own Engineer’s Completion of Works Certificate.   
 
Completion of Works Certificate   
We would strongly advise that all essential works recommended should be inspected and 
certified to protect the long term insurance and saleability aspects of the property. The report and 
completion certificate should then be stored with your deeds to provide an accurate record for the 
future. 
 
If our report is for mortgage purposes, your mortgage/insurance company are likely to insist  that 
an Engineers Completion of Works Certificate is issued to cover the essential works recommended 
and will require sight of the documentation to release any monies / retentions due.  If you are 
unsure as to whether you require a Certificate for mortgage/insurance purposes, please contact 
your mortgage company / insurer direct.  
 
To appoint Brewsters to Certify the essential structural remedial works the following procedures 
must be adhered to:-  
 
i. Upon receipt of instruction we will forward to you a Terms of Engagement and an Invoice 

for our fee of £225.00 Excl  VAT.  This fee must be paid in full before any further action can 
be taken by ourselves.  
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ii. Your chosen contractor must contact our office and speak to the Structural Engineer who 
undertook the report to ensure that they are aware of the standards / methods of 
workmanship we expect and also to establish at what relevant stages during the works an 
appointment will be necessary to inspect.  Again, this must be done before the works 
commence.  

iii. We require 1 week’s notice prior to each of the relevant inspection stages.  These 
appointments need to be booked with our Administration Department, not directly with the 
Engineer.  

iv. Following the inspection by the Engineer, if the works are in accordance with the standards 
set out and our Engineer is satisfied, the Certificate will be prepared and forwarded directly 
to you.  

 
We would re-iterate that we cannot inspect and cert ify structural work without viewing the 
work in progress at the relevant stages specified b y the Engineer.  We will not issue a 
Certificate for work that has already been complete d.  If, in the event that certification is 
required for works already completed, you will need  to arrange for exposure of the 
structural elements of the work.  
 
Should our Engineer visit on the agreed date and ti me on the understanding that the work is 
ready for inspection and it is not ready or availab le for inspection, this will incur a further 
fee of £100 + VAT for the Engineer to visit per re- inspection.  
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6.0   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.   
 

���������	�����������	�����������	�����������	��  

 
 
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  
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STANDARD CRACK REPAIR 
SPECIFICATION 

 

 

 
 
INTERNAL 
 
WALLS  
 
Hairline  
 Fully rake out crack and fill with a compatible filler to match existing  
 
Hairline Up to 3mm 
 Cut back plaster at least 100mm each side of crack, rake out crack, replace 

any broken bricks, slate wedge and re-point / re-plaster with the use of 
stainless steel ‘Expamet’ to prevent any re-occurrence. 

 
3mm Upwards  

 Cut back plaster at least 500mm each side of crack, rake out crack and 
insert 750mm long 6mm dia grade 304 stainless steel stud bars into 
brickwork joints at 3 course centres vertically. Cover to bars to be 30mm 
minimum; bars to be resin grouted into the joints and packed firmly with 1:3 
cement / sand mortar (fairly dry mix). Replace any broken bricks, slate 
wedge, fill cracks and re-point in a compatible mortar. Re-plaster to match 
existing with the use of stainless steel ‘Expamet’ to prevent re-occurrence. 

 
 

 
 
 

CRACKTIE DETAIL  
 
 
 
 
 
 
 
CEILINGS 
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Cracks within ceiling finishes in general are not regarded as significant structural defects as they 
invariably occur within a brittle cosmetic finish. When their repair has been specified the following 
procedures should be adopted. 
 
1. Check the condition of the plaster / plasterboarding to ensure that there is no de-bonding or 

detachment from the underlying support structure. If this is the case then secure refixing is 
necessary or replacement of sections of the ceiling should be undertaken. 

 
2. Rake out the cracks and re-fill with a compatible material, followed by either 
 

a. Tape cracks and re-skim / artex including a bonding agent to ensure a good bond 
between new and existing. 

  or/ 
 b. Apply a lining paper followed by normal decoration. 
 

Cracks within ceiling structures are difficult to repair. They are likely to return due to thermal / 
shrinkage movements or due to minor movements of the supporting structure. 

 
 

CRACKTIE APPLICATION AT SQUARE BAY POSITIONS  
 

 
CRACKTIE APPLICATION AT SPLAYED BAY POSITIONS  
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EXTERNAL 
 
Hairline Up to 3mm 
 
Facing / common brickwork 
Fully rake out cracks, replace any broken bricks, slate wedge and re-point a sufficiently sized area 
of brickwork with a compatible mortar to match existing to give a reasonable aesthetic appearance.  
 

 Rendered brickwork / blockwork  
 Cut back render each side of crack 100mm undercutting the edges, rake out crack, replace any 

broken bricks, slate wedge and re-render a sufficiently sized panel to match existing to give a 
reasonable aesthetic appearance, with the use of stainless steel ‘Expamet’ to prevent any re-
occurrence. Note: Rake out pointing to brickwork sub structure to affected areas to receive render 
finish to achieve key.  Where existing work is scribed, all replacements shall be scribed in profile to 
match existing. All surfaces are to be treated with a suitable bonding agent prior to repair with 
render.  All repairs should be carried out in a minimum of 2 coats, the top coat flush and level with 
the surrounding surfaces.  Base coat must be Type 1V Table 2 of BS5262: 1:2:9 mix (cement: lime: 
sand) measured by volume with light scratching to provide key. (Refer to BRE Good building guides 
18,23 & 24 for choice of render mixes based on existing background conditions & exposure to 
weather) The use of plasticiser will be permitted in accordance with the manufactures instructions. 
Top coat to be laid up allowing 2/3 days after application of base coat, top coat mix again 1:2:9 mix 
(cement: lime: sand) and work to a smooth finish with a wood float, flush to existing levels. 
 
3mm Upwards  
 
Facing / common brickwork 
Fully rake out crack and insert 750mm long 6mm dia grade 304 stainless steel stud bars into 
brickwork joints at 3 course centres vertically. Cover to bars to be 30mm minimum; bars to be resin 
grouted into the joints and packed firmly with 1:3 cement / and mortar (fairly dry mix). Replace any 
broken bricks, slate wedge, fill cracks and re-point a sufficiently sized area of brickwork with a 
compatible mortar to match existing to give a reasonable aesthetic appearance.  
 

 Rendered brickwork/blockwork 
 Cut back render at least 500mm each side of crack undercutting the edges, rake joints and insert 

750mm long 6mm dia grade 304 stainless steel stud bars into brickwork/blockwork joints at 3 
course (brickwork) 1 course (blockwork) centres vertically. Cover to bars  to be 30mm minimum; 
bars to be resin grouted into the joints and packed firmly with 1:3 cement /sand mortar (fairly dry 
mix). Replace any broken bricks, slate wedge, fill cracks and re-render a sufficient sized area in a 
compatible mortar to give a reasonable aesthetic appearance  with the use of stainless steel 
‘Expamet’ to prevent any re-occurrence. Note: Rake out pointing to brickwork/blockwork sub 
structure to affected areas to receive render finish to achieve key.  Where existing work is scribed, 
all replacements shall be scribed in profile to match existing. All surfaces are to be treated with a 
suitable bonding agent prior to repair with render.  All repairs should be carried out in a minimum of 
2 coats, the top coat flush and level with the surrounding surfaces.  Base coat must be Type 1V 
Table 2 of BS5262: 1:2:9 mix (cement: lime: sand) measured by volume with light scratching to 
provide key. (Refer to BRE Good building guides 18,23 & 24 for choice of render mixes based on 
existing background conditions & exposure to weather) The use of plasticiser will be permitted in 
accordance with the manufactures instructions. Top coat to be laid up allowing 2/3 days after 
application of base coat, top coat mix again 1:2:9 mix (cement: lime: sand) and work to a smooth 
finish with a wood float, flush to existing levels. 

 


