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1.0 Introduction  
 

1.1 R. G. Parkins & Partners Ltd received written instructions from Lancaster City Council Property 
Group to undertake a condition survey.  We were also instructed to appoint an Electrical 
Contractor to carry out an electrical inspection and report – see Appendix A. 

1.2 The inspections were undertaken to establish the condition of the building with a view to 
classification into the following categories; 

Level 1A =  immediate attention - 1 week 

Level 1B =  urgent attention - 1 month 

Level 1C =  actions required - within 12 months 

Level 2 =  actions required - within 2 years 

Level 3 =  further investigation required 

Level 4 =  see comments 

Level 5 =  no action 

 

1.3 The inspections were undertaken visually and by touch only.  No intrusive opening up or other   
testing was undertaken.  The following areas could not be inspected; 

a. Rear lean-to extension first floor area – unsafe access upstairs. 

2.0 Condition 

2.1 The schedule in Appendix B indicates what category each room/area falls into and provides a  
       brief description of the rationale behind the conclusion drawn.  Photos are also included at  
       Appendix C for a visual aid. 
 
2.2  In general the following factors were considered; 
 

i. The plan size of the room, 
 

ii. If the room was used by the tenant or sealed off non-entry, 
 

iii. The occupancy of the room i.e. high occupancy rooms, present a greater risk than 
those less occupied or with small number of persons, 

 
iv. Presence of water ingress, 

 
v. Visual structural defects, 

 
vi. Possible ongoing deterioration. 

 

3.0 Summary of Electrics 

3.1 See Appendix A - Electrical Installation Condition Report.  Section E: Summary of the Condition 
of the Installation, states “requires remedial works” and is deemed “unsatisfactory”. *An 
unsatisfactory assessment indicates that dangerous (code C1) and/or potentially dangerous 
(code C2) conditions have been identified. 

4.0 Indemnities 

4.1 We have not inspected woodwork or other parts of structure which are covered, unexposed or 
inaccessible.  We have not made any major comments on asbestos.  There are asbestos 
stickers within the building.  All management of asbestos or future works must be in accordance 
with The Control of Asbestos Regulations 2012. 
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4.2 Due to all structure not being accessible, we are unable to report that any such part of the 
property is free from defects. 

4.3 This report is for the sole use of Lancaster City Council and their professional advisers.  R. G. 
Parkins & Partners Ltd accept no liability for any costs, liabilities or losses arising as a result of 
the use of or reliance upon the contents of this report by any other person. 

 

Copyright of this report remains the property of R. G. Parkins & Partners Ltd. 

 

Signed:                    Date: 3rd July 2018                                                                         

 
Stuart Winstanley  EngTech MICE CMaPS 
Associate/Principal Designer 
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L35353

Musicians Co-op, Lancaster

Condition Report

Appendix A R. G. Parkins & Partners Ltd
CONSULTING CIVIL & STRUCTURAL ENGINEERS

CLASSIFICATION OF CONDITION

Level 1A = immediate attention - 1 week

Level 1B = urgent attention - 1 month

Level 1C = actions required - within 12 months

Level 2 = actions required - within 2 years

Level 3 = further investigation required

Level 4 = see comments

Level 5 = no action

ROOM DESCRIPTION COMMENT / RATIONALE Level

Entrance 001 External wall plastered stone with timber door and 

frame with glazing above.  Internal wall timber stud 

with vertical panels.  Ceiling soffit painted timber 

plywood.  Floor concrete.  Area generally decoration 

in poor condition.  Photo ref. 439, 440, 441.

Sections of plaster fallen off.  Knock-off loose 

plaster.  Investigate possible damp and patch 

repair.  Investigate existing to confirm if lime 

mortar.

2

replace cracked glazing panel above front 

door.

1B

redecorate if works are carried out. 4

002 Ground 

Floor - full 

area 

including stud 

construction 

area.

Ground floor area is a large area that has had small 

areas created within, stud walls approximately 1.8m 

high with cloth to underside of 1st floor construction.  

Some of the original timber stud work is present 

with glazing inserts.  Glazing is damaged with glass 

exposed.  Floor is concrete.  Timber floor 

construction above is exposed with joists and 

boards visible.  Structure is steel post running front 

to back splitting spans of timber.

Beams generally look in good condition with no sign 

of defection.  Floor joist looks in good condition.  

NOTE: any future works will require capacity of floor 

back-checking to confirm suitability.   Timber joist 

and board is in good condition with some local 

areas of boards that need replacing.  Existing post - 

We would advise a specialist timber condition 

surveyor be engaged to inspect all timbers for 

rot or worm infestation if major refurbishment 

works are to be carried out.

4

Original timber studs/panels remove glazing 

in area used by staff or the public.

1B

Local repairs on isolated damage to 

floorboards above.

1C

Redecorate. 4

Ground Floor 

002 - full area 

including stud 

construction 

area.

Concrete floor with historic cracking.  Existing 

manhole in slab cannot be accessed. Timber stud 

crosses the corner therefore cannot be lifted.  Slab 

has local areas of damage.  Large amount of 

unknown services located below soffit.  Photo ref. 

442, 444, 445, 446, 449, 450, 451, 453, 454, 459, 

460.

Carry out local crack and damage repairs with 

high strength non-shrink grout.

1C

3Future refurbishment or alterations need to 

consider Building Regulation Part B2 Fire 

Safety "Other Buildings".

1
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003 Ground 

floor office 

and adjacent 

corridor

External wall plastered mass with areas of damage.  

NOTE: plaster is 20-30mm thick in areas.  Concrete 

floors with cracks.  Internal walls in areas solid up to 

approx. 1.5 with stud above.  Consider original 

panels with glazing inserts.  Decoration is generally 

in good condition.  Photo ref. 461, 462, 468.

 Sections of plaster fallen off.  Knock off loose 

plaster.  Investigate possible damp and patch 

repair.  Investigate existing to confirm if lime 

mortar.

1C

Original timber panels/studs - remove any 

damaged glass panels.

1B

Carry out local crack and damage repairs with 

high strength non-shrink grout.

1C

Redecorate 4

Add vent to original fireplace. 2

Redecorate 4

005 rear 

extension 

lean-to 

ground floor

Area clearly not in use.  Large amount of damp 

present and currently occupied by rats and pigeons 

with a build up of droppings. The structure has 

ongoing water ingress issues, this is effecting the 

timber floors and masonry walls. Rear wall has 

cracking and damage to timber beams. The ground 

floor is concrete with split level due to sloping site. 

The area is split into 2 sections with a large internal 

wall buttressing the main building. Some timber 

joists and floorboards are in very poor condition. 

NOTE: some boarding to the joists needs inspecting 

by an asbestos specialist. Floor structure is also 

made up with steel beams spanning onto the main 

building. NOTE: first floor was not accessed due to 

condition not safe to do so. Roof is in poor 

condition.

Carry out refurbishment and demolition 

asbestos survey.

1B

Remove all vegetation from the structure.  

Interaction with Structural Engineer is 

required for stability of structure.

1B

Remove roof finishes and inspect all the 

structure.

1B

Replace all damaged roof and floor timber 

and treat remaining under advice from a 

specialist.

1B

Investigate cracking. 3

Carry out crack repairs and remedial works 

following investigation.

1B

  Re-roof and install new rain water gutter and 

downspouts.

1B

Re-render externally including water proofing. 1B

Replace damaged lintels 1B

Re-plaster internally. 1C

Install new doors internally and externally. 1C

With a mixture of slate, profiled metal sheets and an 

unknown cement/asbestos sheeting.  The roof is 

generally in very poor condition.  External area is 

very overgrown with vegetation growing on the 

structure - See Photos 520, 521, 524, 523, 469, 

470, 473, 475, 476, 477, 478 and 480.

Concrete floor with carpet finish. Brick outside wall 

in good condition.  Internal wall block masonry.  

Fireplace has been filled in with random masonry - 

no vent.   Suspended ceiling with rough board 

above acting as a soffit.  Large amount of services 

in void(status unknown).  Ground floor levels vary - 

step is a trip hazard.  Photo ref. 462, 464, 466, 

468.

004 music 

room, ground 

floor, original 

terrace 

house.

2
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NOTE: The client has raised the question of 

demolition to the lean-to.  This could be 

achieved, however, the following needs 

consideration;

1. location  - adjacent a car park and limited 

working space.

2. Refurbishment and demolition asbestos  

survey is required.

3. The impact on the main structure.  NOTE: 

wall may be adding buttress support to the 

main external wall.

4. the gable of the main structure is in poor 

condition and demolition may impact on this.

5. level difference in lean-to, retaining 

structure.

Carry out an R & D Survey.  1B

Strip roof and inspect all roof structure and 

strengthen where required.  Appointed timber 

treatment specialist to inspect and treat damp 

effected timber.  Install new design roof 

finishes, insulation and flashings.

1B

carry out remedial repairs to truss rafter 

bearing.  Designed solution required.

1B

Further investigation into cracking to confirm;  

1.  Roof spread,  2. subsidence.

3

Remove vegetation from external elevations.  

NOTE: interaction with structural engineer is 

very important prior activity to ensure 

structural stability is considered.

1B

The area is fully open plan.  The external walls are 

mass stone walls.  Some plastered and painted and 

other natural stone.  NOTE: there is some major 

cracking on external walls, need further 

investigation.  At the time of our visit, it was not 

possible to see if cracking was occurring at ground 

floor due to sound insulation and general finishes.  

Investigation required to confirm the cause.  There 

are major cracks on the front elevation and the 

elevation on to the car park.  External elevation is 

covered with vegetation and this will add to issues 

with cracking.

Carry out patch repairs to floorboards.  

NOTE: any future plans for the area must 

consider additional loading on the floor and 

supporting structure.

1C

carry out patch repairs to damage 

plaster/mortar on walls.  Specialist damp 

proofing to be installed.

1C

Install new design valley gutter system and 

rainwater goods.

1B

Remove damaged glass in windows - safety 

issue.

1B

Roof is constructed from large king pin timber 

trusses 5 no. in each bay with a valley gutter 

supported off a steel beam central.  The valley 

gutter is leaking badly.  There is an ad-hoc system 

in place collecting the water that has leaked and 

discharging out of the building.  The roof make up is 

timber purlins with large roof light (reinforced glass).  

The roof is slate with a large number of felt over 

repairs in extremely poor condition.  The purlins and 

ridges are showing signs of deflection.  Water 

ingress is clearly a major issues.  The truss bearing 

into the wall are damaged in areas and historic 

repairs have been carried out.

006 main 

building, first 

floor

3
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The steel support posts on the ground floor are 

repeated on the first floor with a top plate fixing to 

roof trusses.  Generally posts are in good condition.  

The windows have been boarded over externally 

but the damaged glass is exposed internally - 

consider HAZARD.

re-paint posts.  Treat areas of rust. 1C

Stairwell is generally still usable, however, the 

tenant did advise the first floor was no longer used.  

The stair rises and goings have had repairs but still 

need remedial works.  The handrail is loose and 

missing off the wall side.

Carry out remedial works to stairs and 

handrails.

1C

Rear gable externally loose bricks above the lean-to 

and large amount of vegetation.

Carry out local repairs to loose bricks and 

masonry and repoint to reduce water ingress.  

Install flashings and corner boards.

1B

Photo ref. 481, 482, 483, 484, 485, 486, 487, 488, 

489, 491, 493, 495, 496, 497, 498, 499, 500, 503, 

505, 507, 516, 517, 519, 521.

Install new windows and seal.  Protect 

window externally with specialist system to 

reduce impact from vandals.

2

Investigate water ingress 3

carry out crack repair. 2

008 WC, first 

floor - old 

terrace house 

section

Timber floor with slight fall front to back.  Plaster 

walls with textured painted finish.  Cracking to rear 

wall running horizontal above window.  Window in 

poor condition.  Photo ref. 514.

Investigate cracking to wall. 3

Carry out crack repair and make good. 2

general re-decorate 4

009 stairwell - 

old terrace 

house 

section.

exposed timber stairs in poor condition.  Painted 

plaster and masonry walls.  Large amount of 

cracking in all walls.  Ceiling cracked and buildings 

possible water ingress.  Photos ref. 509, 510, 511.

Investigate cracking and water ingress. 1A

carry out crack repairs following investigation - 

walls and new ceiling.

1C

carry out repairs to stairs 1C

decorate 4

External 

additional 

works

pointing missing - open joints and loose masonry. repoint generally, rainwater gutter and 

downspouts replacement, point chimney 

stack.

2

007 

Recording 

room, first 

floor - old 

terrace house 

section.

Timber floor, masonry wall with painted textured 

finish.  Suspended ceiling showing discolouring - 

possible water ingress.  Front elevation cracking in 

the corner.  Photo ref. 515.  Roof void NOT 

accessed.

4
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