
Flat Roof - The roofs have undergone some investment and have been overlaid since the 
original construction, but they are suffering from defects that require remedial action and 
wholesale replacement is recommended in the next 5-8 years. 

Structure - The condition of the brickwork is 
poor and suffers from frost damaged bricks, 
cracking, eroded pointing and suspected 
cavity wall tie failure. The poor condition has 
lead to water ingress which has saturated 
the cavity wall insulation leading to damp 
issues internally. 

Balconies - The balconies have no 
allowance for movement which has resulted 
in cracking and water ingress.  The 
weatherproofing details are poor leading to 
damp and contributing to condensation 
issues. 

Overview

Kendall Kingscott are a firm of Chartered Building Surveyors, Architects and Chartered 
Quantity Surveyors appointed by Southern Housing Group in January 2015 to carry out a 
condition survey of The Mannings and provide a detailed report on the work required in 
connection with securing the long term future of the development. Further specialist were 
consulted in the preparation of the report including a Mechanical and Electrical Services 
Consultant, Structural Engineer and Thermography Surveyor.  

The building was found to be suffering from numerous condition related issues owing to a lack 
of investment and planned maintenance.  Inherent defects and compliance issues were also 
identified, commensurable to the age of the building and nature of construction.  Summarised 
below are the key issues and findings, together with a review of the options evaluation. 

Condition Assessment
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Thermal image showing the ‘cold spots’ contributing to damp 
issues and condensation.



Windows - These are approaching 30 years old and have reached the end of their 
serviceable life and contribute to the damp and condensation issues internally.  The units are 
oversized leading to misalignment and some are non-compliant presenting risk from falling 
where cill heights are below 800mm. 

External doors - These are basic quality and many are poorly detailed around threshold 
allowing water ingress and leading to decay of the timber.  

 
Damp & Condensation - many flats suffer from serious 
damp issues and in particular condensation leading to 
mould growth.  There are multiple reasons for this, 
including the absence of extract fans, inability to control 
or provide ventilation, general lack of heating, poor 
resident control and cold spots on the walls as a result of 
the damp cavity insulation and inadequate construction. 

Bathrooms - These are largely original and have been 
poorly maintained.  Significant issues with condensation 
and mould growth are prevalent owing to a lack of 
ventilation.  Sanitaryware and fittings are in poor 
condition and life expired. 

Kitchens - Many are original from the last replacement 
programme and approaching 25 years old.  These suffer 
from general wear and tear including damaged 
worktops, doors, broken cupboards, missing tiles and plumbing leaks. 

Internal Fabric - The condition of floor finishes, walls and decorations is variable, but carpet 
in hallways are threadbare and vinyl in kitchens and bathrooms are particularly poor in most 
instances.  Condition of decorations vary but damp staining and mould is visible in many 
locations.  

Building Services - The electrical and heating services have generally reached the end of 
their life expectancy being original installation.  The heating system is inefficient and lacks 
controls which is contributing to the condensation issues.  Consumer units are dated and 
lack modern circuited protection. 

Fire Alarm & Detection - Communal areas are not provided with detection and there is no 
communal fire alarm system.  Smoke detection to flats is inconsistent, and where provided 
is life expired and the systems require complete renewal / replacement. 
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Statutory Compliance 

In addition to the condition related items, fire precaution concerns are noted as requiring 
remedial action in relation to fire doors and detection coverage.  

The existing building presents a number of challenges in meeting full accessibility, and in 
particular the steps and ramped access present a barrier to wheelchair users and ambulant 
disabled.  There is no lift provision and ground floor properties do not have level access.

Options Evaluation 

Four scenarios have been considered for refurbishment, ranging from a basic level which 
addresses only the major defects, and a full refurbishment to include overcladding the 
building, addressing most defects and bringing the building up to a modern standard; with 
this being the most desirable refurbishment option.   

The base cost for the basic refurbishment option is in the region of £2m - £2.5m, whereas the 
full refurbishment is between £4.8 - £5.4m.  These costs exclude VAT, fees, phasing, 
temporary accommodation, asbestos removals etc, but have been inflated to Q4 2018 figures 
inline with the RICS Building Cost Information Service data published November 2018. 

All of the refurbishment options require that a minimum level of work is undertaken to bring the 
building into a good state of repair.  Refurbishment of the building would involve significant 
disruption and require that the the residents are re-housed during the work.  The various 
advantages and disadvantages need to be considered, and it is feasible that a bespoke 
solution may offer a more desirable approach.   


