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RE – FULL BUILDING SURVEY REPORT ON – MELKSHAM NEWS OFFICE
Further to e-mailed instructions from Tracy Predeth (Locum Clerk) on 25 September 2024 for inspection of the above-mentioned premises, please find below our findings and advice. Our limitations are attached to this report.

1.  Instructions and Brief

Note – This building was originally inspected on 22 January and 5 February 2020. A report and 10 planned maintenance programme was prepared. At that time the RO Office was not utilised by the Melksham News but now the upper floor is refurbished.
I have re-inspected the building on 8 October 2024 and updated any areas found to have been worked on / repaired / repainted. 
Our inspection was carried out on a visual basis unlike the first visits back in 2020 a cherry picker was not utilised. I did utilise an 11m camera pole as best I could in the conditions and access available at the time of the survey.
2. Executive Summary

The following report includes a number of sections containing our findings. This section is the

executive summary. If you have any questions after reading it, please do not hesitate to contact us to discuss it further.

It is sometimes difficult to explain all defects without using some technical language. As part of our service we are more than happy to talk through the survey as many times as you wish until you are completely satisfied.

General Synopsis -
From a building surveyor’s perspective and when compared and contrasted to the survey work undertaken in 2020 (and for those areas inspected) the property is generally beginning to deteriorate but in a structural sound condition but with deteriorating building fabric condition, for its age. Action will be required over the next 6 months to alter and alleviate damp / rain ingress and avoid the transmission of damp / rain occurring again.
There are a number of shortfalls, which require consideration and remedial work. The key

items are as follows:

· There are severe and prolonged damp penetration issues to the Café / News Office stairwell and lesser so to the first floor news office, which relate to both roof guttering blockage and flat roof drainage / gradient issues in close proximity. These relate to prolong blockage, lack of flat roof gradient, minimal outlets and undersizing of outlets, guttering leakage, hopper head blockage, juxta position of roofs.
· The front ground floor arched window head is cracked diagonally as a result of iron fixings, embedded in the façade close by, that have corroded and induced expansion of the arched stone. It may be possible to engage a stone mason to stitch the crack but more beneficial to prop the arch, cut out the stone head and replace it to match.
· There are damp issues relating to wet rot of the reception floor timbers and roof flashings to the right-hand side upper areas. The right-hand side chimney flue exhibits a high degree of dampness and this is now pattern staining the external gable end (where the flue descends).
· General due to past roof and gutter leakages the internal decoration in these locations has suffered and requires stain stopping and redecoration following ‘effective’ repairs.
3. Site inspection

Philip Robson BSc (Hons) MRICS of Robson Building Surveying Ltd inspected the property

on the 8 October 2024. The building is currently occupied. At the time of our inspection the

weather was damp prolonged heavy rain and temperatures in the region of 15c.

4. Description of the Property

Melksham News Offices is an attached, Grade II listed, partly two storeys building now used

as offices. It dates from 1847 and the front section is tapering in plan. It is of ashlar construction under a pitched synthetic slate main roof and to the rear, the offices at first floor

over-sail, parts of the Art House Café. 
The building now incorporates public lavatories in part of the ground floor, the left side elevation. The building was previously the Fire brigade headquarters, now offices, with attached garage to rear. Constructed in 1847.

Built in Ashlar stone, originally a Welsh slate roof (now synthetic slate) with stone coped verges and ashlar stone chimneys rise above roof level with drip mouldings and crown stonework. The chimneys are fitted with two clay pots to each chimney. Stacks with moulded

cappings. Side elevations are natural stone ‘brought to course’ with cut stone quoins forming

corner rigidity.
Built over ground and first floor with 6 windows to the frontage formed in painted singled sash

design. A typically Georgian symmetrical front divided vertically by 4 pilasters, central tall round-arched opening with 6-panelled beaded door and fanlight, either side are two tall round-arched openings with imposts and 8-pane sashes; imposts form string courses. The first floor has two tall round-arched sashes to each of three bays. Plain frieze, cornice and blocking course. Access to the property requires negotiation of a natural stone step threshold

of approximately 120mm in height with an old metal sub-floor ventilation grille noted within it.

To left elevation is a wide ashlar round-arch with imposts connecting to No 31 to Town Hall and thoroughfare to the Art House Café. To the rear, a 2-storey ashlar wing with 16-pane sash windows is present.
The front parapet roof drains to a front left side lead hopper and down black upvc downpipes

to side gulley. Further black and grey upvc guttering and downpipe arrangements are present

to the rear roof pitch and channel around to the left gable end to discharge.
Access to the under-sailing public male, female and disabled toilet cubicles are to the left side along the Art House Café thoroughfare walk. These door entries are modern and formed

in a robust metal faced powder coated units. These toilets allow for tiled floors and walls with a boarded ceiling and anti-vandal style fit-outs of stainless steel toilets, automated wall hand

wash/soaping with inclusion of baby changing and anti-vandal lights.
Internal some original panelled doors and architraves have also been preserved with allowance for modern inclusion of smoke intumescent seals, self-closers to doors and linings.

Elsewhere, a 1960s plain faced painted door type is utilised to the reception.
At ground floor level, the news office is split between small entrance foyer which leads to a reception area, front desk and access to the stair lobby ascending up to first floor. The rear at ground floor level allows for a storage area and a small toilet. Generally, the walls are of solid construction with plastered and painted finishes. The toilet area allows for ceramic wall tiles with the toilet formed in a small stud compartmentation area. The ceilings are boarded with painted and skimmed finishes.

The stairs appear original in position and material and are formed in timber. Winding and

ascending the rear of the entrance foyer with a wooden bannister and handrail.
The first floor is sub-divided into kitchen and office space areas with walls forms in both solid

and timber studwork construction. Internal doors are painted softwood with isolated doors appearing to be original with rim lock features. The décor at first floor level is predominantly painted emulsion finishes with ceilings formed in both plasterboard and lath and plaster with woodchip paper noted. 
The kitchenette has been refurbished since my last inspection with replacement base units, sink, splashback tiling and Ariston water heater.
The fit-out also allows for a unisex toilet with provision to the rear store room off the reception.
The mechanical and electrical services consist of a single-phase incoming electricity supply to a Domestic consumer board and digital meter positioned in the entrance hallway within high level sliding boxing. There is also allowance for single phase small power to most rooms. This consumer unit has been upgraded since my last inspection.
Lighting throughout is dated and below working lux levels for such a working facility.

There is no incoming gas supply to this property. 
Internally, the electrical installation also allows for fire and intruder alarm systems, fan mechanical extraction.
No lift is installed in the property.
There is no central heating. Workers rely on electrical ‘plug in’ heaters for warmth. The fire

places are no longer in a viable working condition. However, the ground floor office (reception) has had the older fire place exposed more for aesthetics than any future use.
5. General Condition of the Property

It is apparent that virtually no planned maintenance other than internal décor has been pro-actively undertaken since my original inspections of 2020. This has now created more deterioration through lack of works. Generally, the structure of the building is in a reasonably satisfactory condition with the fabric reflecting an even more important requirement for on-going and proactive repair with works required over the immediate term to the next few years to the roof, windows, décor and elevation, to ensure the building is kept in as good condition as is possible, given the Grade II listed nature, age and character of the property – you have a duty to maintain this building to the best of your abilities.
Much of the report below reflects my comments from the 2020 report. However, there has been further deterioration to the point where action must be taken over the next year to avoid locations of the building becoming unhealthy work environments.
A) ELEVATIONS
Front Elevation

A1) The arched stonework over the front entrance door is in reasonable repair but there are signs of open pointing which it would be beneficial to rake out and repoint over the next one/two years. This work must be undertaken by an experienced mason adept at lime pointing. The Listed Building Officer will require inspection of a sample patch prior to agreeing the lime colour and process. 
A2) General lichen staining and weathering is noted to the lower plinth course of stonework with isolated perpendicular open joints around this plinth. Allowance will need to be made for sympathetic lime repointing of the perpendicular joints in isolated areas. General weathering of the plinth courses worsened by the stepped sill, noted to the plinth, which allows rainwater to pond on its surface. This will lead to stone erosion but in excess of 10 years.

A3) The natural stone sills to the windows of the rear elevation have a similar issue to the plinth course, with the level plane allowing rainwater to pond and lichen to encrust the sill. Presently this is not an issue but over the next 5 years it would be beneficial to apply for consent to cleanse the lichen off the Ashlar stone by use of an acceptable Doff gun to blast away the worst lichen areas. At this time, a degree of repointing will be required to the sills to ensure the perpendicular joints are refreshed. 
A4) There is a degree of contour scaling noted to the stonework below the window sills and to the bottom right side of the entrance door (where it appears something large and heavy hit the stonework) , which in areas of the first floor elevation has been worsening. At this time, it does not appear to be detrimental to water ingress into the property.

A5) In similar manner, the parapet upstand serving the front elevation and cornice details directly below are heavily weathered with a substantial encrustation of moss and areas of stained coping stone and cornice area. None of the stonework appears to have spalled away at the time, but it will require annual inspection via a cherry picker to ensure any loose stone is removed to avoid becoming a health and safety hazard to people below. At this time, the coping stones can be checked for fixture and re-set if required. 
Allow to also brush off all the excessive growth of moss to the cornices. 

A6) At ground floor level, the front left-hand arched window exhibits a degree of movement to

its top left edge. This crack follows the Ashlar joint pointing but has cracked the head stone serving this arch. A basic mastic repair appears to have been undertaken but this has now weathered and fallen away. I believe this relates to some form of cast-iron bracket insertion in close proximity which has induced this expansion crack as the cast-iron has corroded. Over the next two years, the head-stone serving this window should be cut out and replaced by a qualified stonemason or worsening damp will develop. This will require Listed Building permission. 
Left-hand Elevation

A8) The left-hand elevation with ‘brought to course’ natural stonework and quoins around the

public toilet entrances is in a reasonable state of repair. There have been one or two unsympathetic attempts at repointing the elevation which has not delineated a particularly good joint. However, the elevation appears in reasonable order. The elevation requires monitoring every two/three years just to establish the lime/cement pointing is not deteriorating and a provision sum of should be set aside for this elevation to undertake any high level raking and repointing noted in close proximity to the hopper head gutter and below the natural stone gable copings where the pointing is at its worst.

A9) To this left-hand gable end, the Ashlar stone chimney requires accessing and repointing of the joint in a sympathetic lime mortar; this also applies to the crown stone drip mould.
Right Elevation
A10) The right elevation is formed in similar manner to the left gable end in a natural stone ‘brought to course’ with quoins serving the corner detailing. Generally, the elevation is in a reasonable state of repair with no signs of movement or bowing.
A11) There is a distinct moisture stain marking, which descends down from the chimney and

is grinning through the stonework down the elevation (see photographs). This relates to rainwater descending down through the chimney flue and dampening the stonework down that flue area. It may be beneficial if the chimneys are no longer in use, to cap off the chimney pots in a lead with scalped cuttings and ensure the blocked- in fireplaces are provided with a ventilation grille to allow moisture to evaporate outwards. 

A12) The lower level stonework to this right-side gable is in reasonable repair, though isolated lime repointing has been undertaken. Some of these joints have washed away and it would be beneficial to repoint this over the next two/three years in a sympathetic lime pointing.
A13) Over the front elevation, there are redundant old fixing points where holes have been drilled into the Ashlar and plugged ready for sign hanging, etc. This is unfortunate but does reflect the building’s evolution. It would be beneficial to remove these plugs and insert a plastic stone repair that is approved by the Conservation Office.
Rear Elevation

A14) The left side Ashlar chimney has clear open perpendicular joints at its lower level, which

require infilling in lime mortar. Generally, the lead upstands serving the chimneys only provide 100mm upstand but the chased joint is probably adequate in terms of it being a Listed Building. Cost included for.
A15) Some minor repointing is required around the larger rear window head lintel.
A16) The black painted fascia to the rear is in reasonable condition though will require cyclical redecoration over the next two/three years, as will the white painted single glazed sash and fixed windows. One ‘Crittal’ metal window is also noted to be in reasonable repair and is to be included in the cyclical redecoration. Consideration may be given to its replacement over the next 10 years due to it lack of thermal value.
B) FOUNDATIONS
B1) Presumed to be corbelled stone and concrete widened below ground to load bearing strata. No issues relating to below ground movement or structural inadequacies were noted

during our inspection.
C) ROOF / CHIMNEYS
C1) The pitched roofs appear to have been stripped in the 1990s as the areas inspected did not utilise Welsh slate but instead a synthetic Cambrian type slate was in place. This replacement should have Listed Building consent. However, the synthetic slate was in good repair to the external pitches where visual access was possible. I foresee no works to areas inspected over the next 10-years – other than removal of moss from the ridge tiles and cornice.
C2) The painted timber, flush fitting, fascia boards to the rear eaves details are beginning to exhibit deterioration and should be prepared and repainted in the next year.
C3) The roof has been formed in traditional manner with 100mm x 50mm at 300mm centre rafters formed in timber which are bearing down onto the original timber purlins which are pocketed into the end gable stonework.  It is apparent that numerous rafters appear to have been replaced probably during the 1990s, as the roof has been refurbished with a modern building paper underfelt and synthetic slates.

C4) The purlins (150mm x 50mm) are offered secondary support via timber props which bear down onto the solid central Ashlar partition. 

C5) It is apparent that the valley guttering and parapet guttering to the front has been re-formed, with new timbers noted in these locations.  The timber lyre-boards serving the front parapet appear in good order, however, the central valley gutter has experienced ponding rainwater due to lack of maintenance and at some time this has over-spilled, which has caused the lower feet of the rafters in the valley location to be stained and this has also had a knock-on effect to the plasterwork in the stairwell directly below.  This valley gutter needs to be checked twice yearly to ensure it is not becoming blocked with leaf debris.  The leadwork ideally within this valley gutter should be dressed up at least 300mm-350mm up the pitch line of the rafter feet, to comply with Lead Sheet Association details.

C6) Furthermore, externally it is evident that the lead flashings are non-existent to some areas of the external gable upstands where they are dressed over the roof slope.  This is also leading to issues with water penetration along this rear valley gutter joint above the stairwell of the news office.  A cement flaunching is not really an adequate method and consideration should be given to dressing lead over the gable copings to both sides.

C7) Within the roof void, approximately 100mm of fibreglass insulation is noted.  It would vastly reduce thermal heat loss through the roof if 270mm of insulation was added. 
C8) There was no indication of any wood-boring insect attack to the front roof void.  There is no indication of any deflection or overloading to the front and rear roof voids.  

C9) The building paper utilised as an underfelt is actually a secondary layer, with a Geo-tech style membrane noted directly above the white building paper, to allow some form of breathability to the roof structure.  
C10) Chimney and fireplace internally are obviously redundant. The fire surround within the reception area is of timber construction but has been boarded over. As previously mentioned, it would be beneficial to cap off the chimney pots at roof level and allow for ventilation within the flue at both ground and first floor levels. To the rear, the chimney has been blocked off completely but does exhibit a degree of dampness around its lower levels in the back-of-house area. Again, it would be beneficial to introduce a form of ventilation grille to allow moisture to evaporate out from the flue.
C11) The top left-sided chimney in Ashlar does have a slight lean off true, extending into towards the property by approximately 30mm so the chimney to the right side of News Office needs re-crowning.  The pots need lead tops to prevent rainwater descending down and dampening the flues within. 

Flat Roof (over internal access lobby)

C12) The felt flat roof finish appears to be in reasonable condition. There was no evidence of leaks internally, however, the main concern regarding the flat roof is the poor drainage as there is water and debris settling on the surface. The outlet location is in the corner junction with the adjoining pitched roof (over the Art House Café). This connects into an internal pipe, which is boxed in internally in the access lobby. The other main issue includes the Perspex Roof window which is stained and has degraded, and the upstand skirting around the window is poorly formed. These should be addressed in the short term. In the long term, it may be necessary to reform the flat roof with improved drainage. 
D) 
LEADWORK / PARAPET
D1) Leadwork to the roof slope upstands and chimney upstands visually appear in order. However, it is apparent that an ongoing water ingress problem is occurring to the chimney/right side coping upstand as damp salts are migrating down through the plaster at the head of the first floor staircase. The Lead upstand requires closer inspection. Allow the provisional sum for leadwork repairs.
D2) The lead flashing upstand from the chimney to the right side is insufficient and not present to the front pitch, with a cement flaunching, allowing dampness to penetrate down behind it.  
D3) The roof is obviously now noted to be a double pitch with hip to the rear and central valley lead gutter. The rear pitch to the central pitches again offers no lead upstand.  It may be beneficial to dress lead over the upstands altogether along these lengths.
E) RAINWATER GOODS
E1) The narrow length of roof guttering (see photo 13) has clearly been blocked and virtually inaccessible for a long period of time. This has caused knock on effects with dampness saturating the internal solid wall of the first floor managers office with hygroscopic salt migrating inward and a necessity dry and redecorate following gutter cleansing. Additionally, I strongly recommend that the roof / gutter detail at this location be designed. Ideally, to create a length of ‘valley’ gutter that better drains, is more accessible and less prone to blockage. This would require stripping back some tiles in this location and redesign but if left this will continually reoccur causing costly damage and a uninhabitable working environment. 
E2) The plastic hopper (see photo 9) is partially blocked with a section of downpipe and requires removal of the element for better drainage flow.

E3) The stop end is missing from the gutter length (see photo 14) and this is causing the roof rainwater to cascade down the external wall in this location and saturate the solid structure, induce excessive lichen staining and fundamentally overloading the flat roof below. The rain water guttering falling into this flat roof area is way too much for the flat roof area and available drainage. See my concerns in the flat roof section.
E4) To the rear, the uPVC grey round guttering is snapped in places where it has become brittle, with inclusion of taped joints and general deterioration around the connecting black joints of downpipes which ascend across the rear elevation. Isolated replacement of sections required. 
E5) Also to the rear, the black uPVC downpipe white gutter arrangement over the rear juxtaposition of roof and gutters requires reconnecting; it is loose and draining water all over the torched-on bituminous felt covering where rainwater is ponding badly. The small section of torched-on felt over the disabled toilet is heavily silted, with vegetation growth and accelerated breakdown will occur if it is not accessed and cleansed on an annual basis. The available gutter gulley outlet on this flat roof is partially blocked with vegetation, with a poor fall noted over its surface.
E6) This left-hand elevation utilises a uPVC black downpipe and hopper head which crosses over the elevation. A lead box hopper head is also noted to serve the front parapet at roof level. These all appear to be in reasonable condition although silting is noted to the plastic bracketed joint directly above the public toilet door openings.
F) WINDOWS AND DOORS
F1) The painted windows to the front elevation will require preparation and redecoration over the next two/three years; at the time of inspection, no wet rot was noted but it will be a cyclical programme of maintenance to ensure they do not deteriorate further. External cyclical 5 yearly redecoration.
F2) The ground floor and first floor window reveals where the Ashlar stonework abuts. The painted timber casements/sashes are in very poor operable condition and require individual assessment by a joinery company with a view to itemised overhauling of the sash, casement units and sash cord / pulleys to ensure operable and secure. Allowance must also be made for review and potential replacement of ironmongery associated with each window unit. Raking out of the joint and insertion of a putty linseed joint to allow for expansion and contraction. These windows also are beginning to exhibit wet rot to sill and sash detailing. I believe the time has come. But obtain quotations from a joinery company.
F3) The small timber window to the rear elevation requires some repoint around the window head joint. The window does not utilise any form of stone lintel and at this junction there is the potential for the window stone to drop slightly. It would be beneficial to install some form of steel treated plate to ensure the window head does not drop further; 
F4) The painted timber sash window within the kitchen area requires urgent redecoration with the onset of wet rot to the lower rail. The internal grille serving this window is in reasonable repair; directly above the window relating to the open pointing externally dampness is penetrating through the window head, which has been overpainted during the refurbishment.
F5) There is a general erosion and breakdown of stone sub-sills to windows, allowing no rainwater drip-off. Ideally, these would be sloping or even have a drip mould to the underside but in many sub-sill on this property they have eroded away, allowing rainwater to travel beneath the sub-sill and dampen the wall below , which can/will track inside on a solid wall construction. I can foresee a necessity it the coming years to have a stonemason engaged to cut out the worst effected sub-sills and aesthetically piece in new sections and/or complete sills to prevent rain penetration at these locations. Obtain contractors quotations.
G) FLOORS
G1) At ground floor level, the floor finishes appear to have been replaced to reception and hallway.
G2) Along the front entrance area, wet rot is occurring to the lower level architraves just beyond the front door. This relates to the main front door being propped open and the weather dampening the walls in that immediate vicinity.
G3) At ground floor level, the front reception area is formed in a timber suspended joist construction with boarded finish. There is a degree of slumping noted around the entrance area which will relate to the early onset of wet rot to the floor timbers directly beneath. Ideally, the area needs to be exposed and inspected with allowance for new timbers to be put in place. Allow the sum of £………. for investigative and partial replacement of the floor joists in that location.
G4) NOTE - The whole first floor has been reasonable refurbished since my last visit some 4 years ago with floor coverings, décor and kitchenette renewed.
.

H) INTERNAL WALLS

H1) Around the lower areas of the walls to the front reception area and to the back-of-house area and stair foyer, a degree of dampness is rising up the walls. The property does not allow for a damp-proof course; given its age this is not uncommon. Generally, in properties of this age, a lime plaster has been utilised which allows the walls to breathe more readily, however, in certain instances I do not believe this has been the case and a more plaster/cement-based plaster is in situ which is allowing hygroscopic salts to develop.

H2) In other locations, the original timber skirting boards around the reception area has bowed outwards with a degree of moisture content to its backing. Presently there is no wet rot noted but given that there is no damp proof course afforded to the property, such situations and scenarios will always be present, unless consent can be given to inject a damp

proof course and provide lower level tanking to the walls, then this will be an on-going situation.
H3) The first floor uni-sex toilet has internal wall dampness that has deteriorated the internal plaster finishes. The guttering and masonry should be checked for water tightness and masonry repointed. 
H4) Generally, throughout the property, redecoration will be a cyclical event and may need further decoration should the damp ingress problems finally get rectified.
H4) At the head of the stairs on the landing, damp hygroscopic salts are noted around the hard-wired emergency Running Man signage and further inspection is required from a cherry picker. This may relate to a flashing defect where flashing is dressed up the roof slope into the gable upstand. To the best of my knowledge this has never been rectified since I last inspected but related to the valley guttering, annual blockage and a minimal flashing upstand. I did access the valley gutter and this appeared reasonable clear of debris at the time.
H5) Fundamentally, instigate damp proofing report; undertake recommendations with 20 year warranty supplied. Likely to be injected DPC and internal tanking, if the Listed Building Building Officer will accept. 

.

J) CEILINGS
J1) The ceiling in the back-of-house area of the ground floor has been repaired some time over the last seven to ten years where a leak has come through the flat roof directly above. The ceiling remains unfinished and it would be beneficial to apply a new skim coat over the ceiling and redecorate accordingly.
J2) The flat roof ‘lantern rooflight’ has suffered leakage around the external perimeter upstand. It is clear that the upstand and dressed lead is insufficient and when the flat roof ponds with rainwater and blockage the upstand is flooded and water penetrates in. The décor in the toilet lobby below requires patching where plaster is blown and full ceiling redecoration. However, I believe redesign of the flat roof gradient, available rain water outlets and lantern light upstand are essential to prevent this occurring again as an urgent issue.
.

K) INTERNAL DOORS
K1) All internal doors are in working order although tired and dated. Costed for upgrading in the section (G4).

.

L) STAIRS

The heights of handrails of the original staircase would be non-compliant with modern Building Regulations but the Building Regulations are not retrospectively applicable and therefore this is purely an advisory note.
M) SANITARY INSTALLATIONS AND STAFF FACILITIES
M1) From my previous inspection - In the back room at ground floor level, the small toilet compartmentation is dated, with the toilet cistern not in correct working order. The toilet and sink require upgrading over the next one year. It would be beneficial to replace the wall tiles and upgrade this toilet compartment altogether; allow £………. The supply pipework is unfixed and vibrating and the cistern is jamming and not working appropriately for a public office. This room was now inaccessible so my comments may be liable to supersession.
M2) The first floor allows for a small toilet compartment with recently refurbished provision for new toilet and sink. The news team are reluctant to decorate this location until the external damp is resolved.
M3) The toilet allows for a Durgo valve rather than stub stack rising up through the roof. At this time, the Crittal window to the rear elevation could be replaced in a double glazed window unit. Décor is also required to the window sills and internal prison-style grille.
Disabled Toilet
M4) The disabled public toilet to the left elevation is accessed via a bespoke metal-faced door with allowance for radar access key and internal disability/ambulant handle locking. 

M5) Internally, the fit-out comprises of a vandal-proof Doc M pack disabled toilet fit-out, with stainless steel floating toilet, sink with automatic soap/heat/water dispenser, padded seat back and drop rails. Allowance is also made for baby change facility and mirror.
M6) There is some minimal vandalism present to electric boxing and floor grilles are noted to be filing with paper, cigarette debris, requiring lifting and cleaning out to avoid attempts to set a fire.

M7) The floor and walls are provided with ceramic tiling with good changes in colour to allow for visual impairment. The ceiling is plasterboard with skim finish. Isolated cracking is taking place to the ceiling finish and a degree of moisture due to the cold environment. The ceiling would benefit from redecoration over the next one year.
M8) Lighting within the disabled toilet is vandal-proof. It appears to relate to both fluorescent tube lighting and emergency lighting with grilled shockproof glass in front of. A panic alarm is provided.
Gents / Female Toilets
M7) The gent’s toilet is a single unit of similar design to the disabled unit previously discussed, with tiled floor and wall details, stainless steel urinal, stainless steel floating toilet with automated hand-wash soaping facility. Similarly, the ceiling exhibits somewhat minor expansion cracking which would benefit from preparation and redecoration over the next year. Other than minor vandalism issues, I see no reason that the expenditure over 10 years in this area. The floor grilles require cleansing on a monthly basis as these were partially blocked.

N) ELECTRICAL
N1) Electrical testing certification should be available in the Main Office.
N3) The incoming single-phase electrics enters around the front door. The electrics then rise up to the main statutory main fuses and digital metering arrangement. From there, hard plastic consumer units are noted, which allow for air conditioning fuses to the main officed, main upstairs halls and fire alarm, reception power and hot water heaters. Inspection records need to be checked and ensured that they are kept up to date.
N5) Generally internal lighting was not LG7 type/compliant installation. The LG7 is issued by the Society of Light & Lighting and is intended to be a guide for designers of lighting for offices. The aim of the guidance is to achieve a fully compliant lighting design, requiring a good luminance balance between the task area, walls and ceiling. Illuminance ratio should be at least 50% for the task area, 30% for the ceiling and 20% for the floor. This upgraded has not been costed.
N6) Alarm system and smoke detection are hardwired into the property.
N7) General upgrading of the ground floor security with locking mechanisms to doors would be beneficial, perhaps replacement of the two inner foyer doors off the main entrance.

O) COLD WATER
O1) Cold water is metered with the stop tap sited out in the front paving. Water pressure is good. Cold water feeds the public toilet facility and sanitary appliances within the News Office.
O2) Pipework is mainly copper piping within the News Office and polypropylene below the external ground prior to entering.
O3) We discuss the need to upgrade all the News Office toilets, sinks and kitchenette elements but the supply pipe copper feeds should be able to be re-connected to.

P)

HEATING AND HOT WATER
P1) There is no provision for central heating within this building. No boiler or radiators are installed.
P2) The News Office relies on plug-in electrical heaters and 2 x air conditioning wall mounted cassettes in the upstairs offices. This system, given the size of the office, may well be the most effective means of heating (winter) and cooling (summer). The air conditioning units should be capable of a further 10 years without replacement, as long as they are serviced and maintained.
P2) Consideration should be given to installing a further air conditioning unit in the reception area. Possibly above the reception entrance door to act as a hot-air-curtain device. The existing plug in electrical heater is not acceptably in a working environment.
P3) The hot water to sinks is via electrical instantaneous hot water heater in the kitchen. This is a recent replacement and in working order.
Q) BELOW GROUND DRAINAGE
Q1) The rainwater and sewer drainage runs below ground (mainly to the rear and side aspect). It is common for buildings of this age to utilise a ‘combined’ rain and sewer system but the given the modernisation of Market Place to the roadways and paths, it is conceivable that a split of the system has been created. An inspection chamber, to the rear of the property, was lifted and this was noted to be a modern hard plastic drain. All were clear and in working condition.

R) BOUNDARY AND GROUNDS
R1) No physical external boundaries as such.
R2) The News Office oversails the public toilets to the left-hand side but these facilities are also Town Council owned.
R3) The flat roofs to the rear of the News Office are included within the Survey Report on the Art House and Garage.
R4) I recommend redesign of the rear side roof where it abuts the other pitch roof belonging to the neighbouring property. This will require permission are obtained and agreement with the neighbour. The neighbour is ‘The Southern Dental Group’.
S) STATUTORY
S1) Disability Access – The Council has a duty to manage and make reasonable adjustment for the public and employees within its premises.
S2) No Access Statement / Audit was noted at the property.
S3) No provision is made at the News Office for Disabled access for either the public or working staff. Part III of the DDA does state it mainly applies to property that employ 15 or more people – but efforts should be made to offer reasoning in an Access Statement. We list below minimum provisions and then a dialogue on the legal stance –

· Step up to the main entrance. Manufacture a timber ramp that can be moved outside

· to the step should access be required;

· Offer ambulant handrail alterations to the downstairs toilet;

· Reconfigure the reception counter with a lower (wheelchair) level section;

· Provision for a portable induction hearing loop;

· Signage;
Photographs taken 8 October 2024
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	1. General front elevation of Melksham News Office.
	
	2. General side elevation with past ghosting of chimney flue dampness.
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	3. Slight dropping to front window arch does not appear to have move significantly from last time.
	
	4. Rusting old screw fixing to the front elevation.
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	5. Lichen staining from cornice dripping rainwater.
	
	6. General view of the public toilet entrances and surrounding stonework.
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	7. View of the central lead lined valley gutter. Looking clear of debris.
	
	8. Early wet rot to the external window frames. Recommend all are overhauled for longevity.
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	9. Partial blockage of a very important hopper drain outlet onto the flat roof.
	
	10.View of the front parapet gutter length, Gable upstand and right side chimney.
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	11. Note excessive moss to the front cornice and copings.
	
	12. Gable end of the RO office (news room)
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	13. Blocked guttering between roofs.
	
	14. Missing stop end to the gutter.
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	15. Excessive water staining from missing gutter stop end.
	
	16. Lantern roof light with minimal upstand kerb.
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	17 Past water damage below the lantern roof light requires making good.
	
	18. Flat roof with a lack of gradient across it and only one outlet for water is insufficient.
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	19.Only water outlet shown.
	
	20.Lichen stain behind downpipe and overflowing hopper.
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	21.Early wet rot to the fascia abutting the flat roof.
	
	22.Open pointing to the stonework outside the kitchenette / WC.
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	23.Damp to the inner face of the solid wall staircase adjacent the flat roof.
	
	24.View inside the RO office.
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	25. View inside the loft void of the RO / News Office.
	
	26. General sash window all requiring overhaul.
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	27. Past damp ingress to the back-of-house store ground floor from the flat roof.
	
	28. View of the rear roof with inaccessible and overlaid gutter causing damp to saturate down to the RO office requires a redesign.
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	29. First floor toilet with new toilet / wash-hand installation. But damp to solid wall requiring action.
	
	30. New kitchenette fit-out.


FOR COMPARISON - 
Photographs taken 22 January and 5 February 2020
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	a. Front elevation of Melksham News Office.
	
	b. Right hand ashlar stack and copings. Weathering of the parapet upstand.
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	c. Left hand Ashlar chimney noted to be leaning inward off-plumb.
	
	d. Closer view of the parapet upstand and general weathering to the cornice and coping stones.
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	e. Keystone crack to the front window arch requires stitching or replacement to arrest movement.
	
	f. Typical plinth erosion and lichen staining. Contour scaling is developing to many areas of the lower plinth.
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	g. View of the left side elevation with rubble stone and quoins. Staining to the coping junction.
	
	h. Note damp stain to the right side elevation following the internal chimney flue line.
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	i. Damp staining to the right elevation from chimney moisture and erosion of mortar at low level.
	
	j. View of the public toilet doors and disabled toilet.
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	k. View of the public toilet entrances that under-sail the News Office.
	
	L. External wall and lintel to the kitchen with open joints causing dampness internally.
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	m. Dual pitched roof from the rear aspect.
	
	n. Flat roof upstand detailing to the rear elevation.
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	o. External rear wall serving the staff toilet.
	
	p. Dampness and early wet rot to the entrance foyer front door timbers and wall plaster.
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	q. Damp penetrating through the ground floor front wall causing wet rot to the skirting board.
	
	r. View across the upstairs News Office.
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	s. Tired and dated upstairs toilet fit-out. 
	
	t. Tired kitchen units and leaking instantaneous water hearer.
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	u. General storage of material in the kitchenette room.
	
	v. Air conditioning wall mounted unit in the upper offices.


	[image: image54.jpg]



	
	[image: image55.jpg]




	w. Low level damp to the entrance foyer corridor wall.
	
	x. View within one of the public toilet fit-outs.
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	y. Main incoming electricity supply, MCBs and meter.
	
	z. Illuminated ‘running man’ escape signage. Note  damp staining to the wall behind due to valley gutter overflowing above.
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	Z(i). General view of the juxtaposition of roofs to the rear.
	
	(zii). View of the Ashlar right hand stack.
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	z(iii). View of the front parapet with electrical cabling left in place.
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	Z(iv). Rear capped chimney stack once served the kitchenette room and descends to the back-of-house ground floor store. Note  no flashing upstand to the party wall upstand.
[image: image63.jpg]




	Z(v). View of the front parapet and corning with extensive moss encrustation.
	
	Z(vi). Cement flaunching to the hidden, lead lined, valley gutter, which allows ponding rain to penetrate down the internal stairwell wall.



6. Conclusion

Please read the previous report dated 22 January 2020 for further details as to original issues found at the property and compare and contrast.

Fundamentally, very little has been undertaken to the property since the last visit other than internal decoration (to some areas) and kitchenette refurbishment and partial first floor toilet upgrades and some floor finishes. The more concerning issues relating to flat roof, drainage of the roof and window overhauling to sashes remains an expensive undertaking element of work that must be designed and pro-actively followed through by obtaining quotes and designs or the building will deteriorate to the point of it becoming unfit for working occupation.

I have not costed every single paragraph as you may feel that certain items are improvement related rather than essential repairs.  

Most costs relate to a lack of maintenance and clarification is recommended as to why some major items appear to show a lacked pro-active or programmed maintenance by the Council. 

Hopefully the above report is beneficial to you and we have interpreted your instruction correctly to the best of our abilities.  

Should you wish to raise any queries, please contact me directly.
Yours faithfully 
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Philip Robson BSc (Hons) MRICS

ROBSON BUILDING SURVEYING LTD
FOOTNOTES

With regard to each of the figures contained in the attached schedules please note that the costings:

1.
include allowances for preliminaries, main contractor’s overhead costs and profit

2.
are based on approximate quantities estimated from the visual inspection we carried out on the day of our inspection and are not based on detailed measurements

3.
have not been corroborated by tenders from the marketplace and it should be noted that market conditions and tender factors are likely to produce figures which might differ from those given hereafter

4.
have been prepared on the basis of general rates prevailing in the marketplace at present and are exclusive of:

Financing charges, if any,

Value Added Tax, 

Professional fees and 

Statutory fees.

5.
assume that all building work will be undertaken to similar details and using materials similar to those existing 

6.
assume each item of work will be carried out under separate building contracts with appropriate contractors and at different times.  It should be noted however that, if some works are carried out together under a single building contract, certain savings might accrue due to economies of scale.
building SURVEY report (REVISIT)
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