
 

 

Building fabric  
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1.  Main roof over 9th floor looking 

east 

 

2.  Vegetation to main roof 

 

3.  Cracking to fibre cement boards to 

plant enclosures, main roof 
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4.  On-going works to 9th floor balcony 

 

5.  Atrium rooflight 

 

6.  Missing fire seal to fire door, 8th 

floor 
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7.  Soiling to copings, 8th floor 

 

8.  Uneven decking board, 8th floor 

balcony 

 

9.  Steel with intumescent coating 

evident within riser 
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10.  Minor low level damp level -2 

 

11.  Minor low level damp, boiler room 

level -3 

 



 

 

Engineering services
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1.  Heat pumps. 

 

2.  Gas fired boilers. 

 

3.  LTHW pumps. 
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4.  Water cooled chillers. 

 

5.  CHW pumps. 

 

6.  DHW calorifiers. 
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7.  CWS tank and cooling tower break 

tank. 

 

8.  CW booster set. 

 

9.  Example of AHU. 
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10.  Toilet extract fans.  

 

11.  Atrium extract fans. 

 

12.  BMS controllers (roof MCP). 
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13.  MCP (basement). 

 

14.  BMS head end and CCTV monitors. 

 

15.  Example of main switchboard. 
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16.  Diesel generator. 

 

17.  PV panels.  

 

18.  Example of office floor lighting. 
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19.  Main fire panel and refuge 

communication panel. 

 

20.  Sprinkler tank. 

 

21.  Example of sprinkler pump. 
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22.  Six car group of passenger / goods 

lifts ground floor landing lobby. 

 

1.  Six car group of passenger / goods 

lifts typical car interior. 

 

2.  Six car group of passenger / goods 

lifts typical intervention panel 

adjacent to the top floor entrance. 
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3.  Six car group of passenger / goods 

lifts typical car top view. 

 

4.  Six car group of passenger / goods 

lifts typical pit view. 

 

5.  Six car group of passenger / goods 

lifts typical under car view. 
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6.  Core 3 firefighters lift ground floor 

entrance with the firefighters 

switch to the right-hand side. 

 

7.  Core 3 firefighters lift car interior. 

 

8.  Core 3 firefighters lift intervention 

panel. 
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9.  Core 3 firefighters lift car top view. 

 

10.  Core 3 firefighters lift gearless 

hoisting machine. 

 

11.  Core 3 firefighters lift pit view. 
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12.  Passenger / goods (goods) lift 

typical landing entrance. 

 

13.  Passenger / goods (goods) lift car 

interior. 

 

14.  Passenger / goods (goods) lift 

controller. 
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15.  Passenger / goods (goods) lift 

shaft top view of structural steel 

work, suspension ropes, and 

gearless hoisting machine. 

 

16.  Passenger / goods (goods) lift 

typical car door operator. 

 

17.  Passenger / goods (goods) lift car 

top view. 

 



 

 

HCL00339-1307781914-2614\2.0 

Appendix A  Photographic schedule  70 Ref.  119279-101/SGD 

Twenty Old Bailey, London EC4M 7AN  14 March 2023 

18.  Passenger / goods (goods) lift pit 

view. 

 

19.  Accessibility platform hoist 

reception level landing entrance. 

 

20.  Accessibility platform. 

 



 

 

Appendix B 

 

Building survey cost schedules and costing 

notes   



 

Item Description Year 1 Years 2-5 Years 6-10 Totals Year 1 Years 2-5 Years 6-10 Totals

1 The demise 395,945 50,600 0 345,345 395,945 0 0 0 0

395,945 50,600 0 345,345 395,945 0 0 0 0

 Year 1 Years 2-5 Years 6-10 Risk totals  Year 1 Years 2-5 Years 6-10 Risk totals

6,325 6,325 0 0 6,325 0 0 0 0

164,450 0 0 164,450 164,450 0 0 0 0

225,170 44,275 0 180,895 225,170 0 0 0 0

395,945

Note: All costs include professional fees but exclude VAT

Summary of costs

Twenty Old Bailey, London EC4M

Medium risk

Low risk

Totals (£)

Totals (£)

Risk summary

High risk

Recoverable costs (£)

395,945

Overall costs (£)

Repairs schedule summary
Overall costs (£)

Non-recoverable costs (£)

Non-recoverable costs (£)

0

Recoverable costs (£)

HCL00339-1307781914-1838\1.0

Building survey cost schedule
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Summary of costs Ref: 119279-101/SGD
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ft.2: 245,800

m2: 22,835.60

Impact on investment

 Year 1 Years 2-5 Years 6-10  Year 1 Years 2-5 Years 6-10

SH Statutory compliance

1 Allow sum for repairs to fire 

stopping and fire doors.

Health and safety issue.  5,500.00

825.00 0.00 0.00 0.00 0.00 0.00

6,325.00 0.00 0.00 0.00 0.00 0.00

SH Engineering services

2 The goods lift will require to be 

modernised at the end of its 

economic serviceable life.

M&E lifecycle replacement. 143,000.00

0.00 0.00 21,450.00 0.00 0.00 0.00

0.00 0.00 164,450.00 0.00 0.00 0.00

SH Elevations (including windows and 

doors)

3 Replace broken glazing to atrium 

as advised by facilities.

Maintenance/programmable repairs. 27,500.00

SH Internal areas

4 Allow PS for further investigation 

and to service drained cavity to 

basement.

Maintenance/programmable repairs. 11,000.00

SH Engineering services

5 Replace the cold water booster 

pump set.

M&E lifecycle replacement. 17,600.00

6 Replace non potable booster sets M&E lifecycle replacement. 17,600.00

7 Replace the kitchenette extract 

fan.

M&E lifecycle replacement. 9,900.00

8 Replace the toilet extract fans. M&E lifecycle replacement. 28,600.00

9 Refurbish smoke extract fans. M&E lifecycle replacement. 26,400.00

10 Replace the boiler room supply 

fan.

M&E lifecycle replacement. 7,700.00

11 Replace the boiler room extract 

fan.

M&E lifecycle replacement. 7,700.00

12 The accessible platform hoist will 

require to be refurbished at the 

end of its economic serviceable 

life.

M&E lifecycle replacement. 41,800.00

5,775.00 0.00 23,595.00 0.00 0.00 0.00

44,275.00 0.00 180,895.00 0.00 0.00 0.00

50,600.00 0.00 345,345.00 0.00 0.00 0.00

0.00

Refer to report

Refer to report

Refer to report

Refer to report

Refer to report

Refer to report

6,325.00

Non-recoverable costs (£)

Lease termination:

0.00

Medium risk sub totals 

Medium risk totals 0.00

Low risk

Professional fees @ 15%

Low risk sub totals

Low risk totals 0.00

Sub totals for all items 

164,450.00

225,170.00

395,945.00

Medium risk

Totals for all items 

Professional fees @ 15%

Item Description

High risk

Professional fees @ 15%

Repairs schedule

The demise

Lease summary

Lease commencement:

Recoverable costs (£)

High risk sub totals 

High risk totals 

Area

Break date:

Repairing liability:

Schedule of condition:

License for alterations:

Twenty Old Bailey, London EC4M
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Costing qualifications

        

        

        

        

        

        

        

        

        

Risk-categorisation

Terminology

Where the following expressions are used, they generally mean:

         Short term - next 12 months

         Medium term - between 2-5 years

         Long term - between 6-10 years

Medium

Medium risk issue which may affect business operations;

Low

Low risk issue for information which will require asset management.

The figures assume that all works within the defined time periods are undertaken individually rather 

than in a single contract, except for works in a single period which all require scaffolding, in which 

cases the scaffolding cost is only included once.

The figures do not make any allowance for consequential works relating to improvements under Part 

L2B of the Building Regulations.

unless stated otherwise.

These risk-categorised tables set out a brief overview of the nature and severity of the issues, together 

with the suggested remedial work required and associated cost implications.

of the potential impact on your investment - are categorised as follows:

High

High risk issue with investment or health and safety considerations;

The figures are exclusive of VAT, financing charges and statutory fees.

have not made any judgement as to the possible non-recoverability of costs due to the proximity of 

These items are over and above cyclical decoration and maintenance and the tables do not 

represent a Planned Maintenance Programme.  We have not included decoration costs unless the 

work is obviously overdue and causing detriment to the property.
The figures have been calculated using current industry-average data.  The work has not been 

tendered.

The figures have been derived from a purely visual inspection and not detailed measurement and 

must, therefore, be viewed as estimates.

HCL00339-1307781914-1838\1.0
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Appendix C 

 

Reinstatement cost assessment 

  



 

 

Appendix E  

 

Specialist cladding report  

 

  









!"#$%"&'()*+),-.)/01-%'2)3#4.#4)567) !""#!"$%&'$())#

)

8#9):%;())*<=>+>*)
6-1%4&()?#--1@)A-#90-) ) ) !

!

!

4Z.'.K2)5Z!PM![!9&'%2&)#!)'2$W*!U)##!SZ.U$&K!SZ)''%2%6!5)&%#!)'!8%T%#!PN!

!

!

4Z.'.K2)5Z!PP!a!9&'%2&)#!)'2$W*!U)##!SZ.U$&K!SZ)''%2%6!5)&%#!)'!8%T%#!\N!



 

 

Annex 1 

 

Background to prejudicial materials 
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Alkali silica reaction 

 

This concrete defect, sometimes referred to colloquially as concrete cancer, affects a small proportion 

of concrete as a consequence of a chemical reaction between water and certain aggregates. 

 

Asbestos 

 

Guidance on asbestos can be found at www.hse.gov.uk/asbestos  

 

Brick slips 

 

Brick slips are thin faces of brickwork used to conceal structural members in order to give a visually 

uniform appearance.  They are typically bonded to the structural substrate and can suffer from loss of 

adhesion or from lateral forces caused by thermal movement. 

 

Calcium silicate brickwork 

 

Whilst calcium silicate bricks (sometimes known as sand lime bricks) are inherently a stable material, 

they should be constructed with a suitable allowance for their future thermal movement.  However, 

occasionally they are constructed in a similar way to clay brickwork, which can lead to cracking of 

larger brickwork bays. 

 

Calcium chloride additives to concrete 

 

Used to accelerate initial setting of the concrete. 

 

Composite panels  

 

Composite panels are typically either used externally as roof or elevation cladding or internally, 

typically by the food industry, to create highly insulated working or storage environments.  Composite 

panels are formed from an internal core, bonded to outer faces.  That bond creates the structural 

integrity. 

 

A number of fire events in which composite panes were considered a contributing factor had led the 

UK insurance industry to review their position in relation to composite panels.  The specification, 

design of installation and other contributing factors are relevant in assessing the associated risk. 

 

A variety of core materials have been used to create composite panels, which can have a varying 

impact on fire risk.  In broad terms, expanded polystyrene and expanded polyurethane (PUR) are 

considered to represent a risk.  However, some (but not all) polyisocyanurate (PIR) cored panels are 

certified by the Loss Prevention Council (LPC) as being suitably fire resistant for either internal or 

external applications. 

 

The only way to be certain of the specification of a composite panel is to review the specification or by 

testing of the core material. 

 

It is also possible that early composite panels incorporate CFC or HCFC gasses, used as blowing 

agents to introduce the insulant. 

http://www.hse.gov.uk/asbestos
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High alumina cement (HAC) 

 

HAC based concrete is almost exclusively found in pre-cast concrete elements.  There is potential for a 

reduction in strength over time as a consequence of a process known as conversion.  This can be 

more significant where the concrete element is exposed to moisture. 

 

Hollow clay pot and concrete beam composite floors 

 

This form of construction allowed for lighter weight structures and is inherently stable if well 

constructed.  However, it is possible that the concrete beams (which were cast on site between the 

hollow clay pots which created a formwork) can suffer from poor compaction and voiding. 

 

These problems, whilst unlikely to have structural significance, can expose steel reinforcement bars to 

low concrete cover levels which itself can reduce the fire integrity of the structure. 

 

Often it is difficult to identify such lack of concrete cover, particularly if the clay pots were spaced 

using clay tiles, which remain in-situ and conceal the underside of the poured concrete. 

 

Lead 

 

Typically used for pipework and paintwork.  It should be noted, however, that the use of lead roofing 

and waterproofing details is not considered prejudicial. 

 

Loose mineral fibres 

 

Loose mineral fibres can represent a health risk when the fibres measure below a certain threshold 

width, because of the effect on the lungs.   

 

Mosaic tiles 

 

Mosaic tiles are used as a decorative finish but can be affected by a loss of adhesion or thermal 

movement within the building. 

 

Mundic blocks 

 

Mundic blocks were used principally in the southwest of England and can lead to deterioration of 

concrete over time, if used as aggregates in concrete. 

 

Nickel sulphide inclusions 

 

Nickel sulphide inclusions are impurities in toughened glass that can, over time and when exposed to 

increased environmental temperatures, cause spontaneous cracking of the glazing panels. 

 

In order to reduce the risk of such cracking, toughened glass is usually heat-soaked, to recreate that 

environmental risk.   

 

Polychlorinated biphenyl (PCBs)  

 

PCBs were historically used (amongst other applications) as coolants in electrical equipment.  It is 

highly toxic and classified as a persistent organic pollutant. 
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R22  

 

A HCFC refrigerant gas currently being phased out of use.  From 1 January 2015 it will no longer be 

legal to "use" R22 in the maintenance and repair of air conditioning equipment.  This means that 

certain repairs will not be possible and effectively mean the equipment has to be converted to use 

another gas or replaced.  A landlord or tenant with a repairing obligation may be liable for system 

replacement if such a failure occurs. 

  

Sea dredged aggregate 

 

Such aggregates were occasionally used and increased the risk of salts affecting steel elements within 

concrete.   

 

Thin stone panels 

 

There are circumstances where stone panels (and particularly marble) are thin enough to allow 

thermal movement significant enough to cause curling of the stone. 

 

Woodwool slabs used as permanent formwork 

 

When used as permanent formwork for concrete structures, woodwool slabs do represent a potential 

risk.  It is possible for: excessive and concealed voiding to be present in the concrete and for 

reinforcement to be exposed as a consequence; cement fines to leach into the woodwool before the 

concrete sets (reducing strength), compromising the inherent fire integrity of the structure. 
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Background to statutory issues 

 



 

HCL00339-1307781914-2614\2.0 

Annex 2: Background to statutory issues 1 Ref.  119279-101/SGD 

Twenty Old Bailey, London EC4M 7AN  14 March 2023 

England and Wales 
 

Approved Document L2B 

In contrast to the remainder of the Building Regulations, Approved Document L2B adopts a different 

approach in order to encourage thermal and energy efficiency of existing building stock as well as of 

new construction. 

 

Non-domestic buildings with a useable area of over 1,000m2 which are materially altered, extended, 

any fixed building services will fall within the new requirements. 

 

Part L2B may require consequential works to be completed, which are expected to relate to 

retrospective improvements in the thermal or energy performance of existing elements or systems.  

For example, replacement of single glazed windows with more efficient double glazed units or 

improvements to heating controls could be required in order to obtain Building Regulations Approval.   

 

Building Act 1984 

Because the building is not new, it is unlikely that it will comply with current Building Regulations.  

Whilst the Building Regulations are generally not retrospective (but see below) any material 

alterations carried out to the building will need to comply with the Regulations current at the time of 

the alterations. 

 

Construction (Design and Management) Regulations 2015 (CDM) 

Under the terms of the CDM Regulations certain construction operations attract the requirement for 

the preparation of a Health and Safety File.  Amongst other things this document records details of the 

works completed in order to assist safe and appropriate repair in the future.  The Client (as defined by 

the CDM Regulations) is required to retain the Health and Safety File and to allow appropriate access 

to it. 

 

Control of Asbestos Regulations 2012  

Under the terms of these Regulations a Dutyholder is required to manage asbestos in non-domestic 

premises.  Typically, this encompasses a positive obligation to assess the likelihood of asbestos 

containing materials (ACMs) being present at the premises.  This can be achieved either by reference 

to bone fide statements confirming that ACMs were not incorporated into the construction of the 

building, or by commissioning an asbestos survey.  The results of that survey would then be 

interpreted, acted upon and recorded in an Asbestos Management Plan. 

 

Energy Efficiency (Private Rented Sector) (England and Wales) Regulations 2015 

These regulations  also known as the Minimum Energy Efficiency Standards (MEES)  set out (subject 

to a number of exceptions) that: 

 

▪ From 1 April 2018 it will be unlawful to grant a new lease for a privately rented building with an EPC 

 

▪ From 1 April 2023 this will be extended to all privately rented property, including properties rented 

under existing leases. 

 

Landlords failing to comply with this legislation are open to prosecution by the local authority, who will 

enforce the provisions under Trading Standards. 
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Energy Performance of Buildings (Certificates and Inspections) (England and Wales) Regulations 

2007 (as amended) 

Vendors are required to prepare and make available an Energy Performance Certificate (EPC) for the 

property prior to the sale. 

 

EU Regulations concerning the use of Ozone-depleting substances 

Under EU Regulation (EC) No.  1005/2009 the maintenance and servicing of air-conditioning systems 

containing an HCFC gas that involves breaking into the refrigerant circuits is now prohibited.  R22 is 

the most commonly used HCFC gas.  Refurbishment (involving replacing the R22 with another 

refrigerant) could be considered although one of the most common R22 refrigerant replacements - 

R422D  is (amongst a number of other gases) itself now subject to the EU F-Gas Regulations 2014.  

These regulations introduce controls on the use of refri

(GWP) of over 2500 the equivalent amount of CO2.  These controls will culminate in 2030 in a ban on 

the use of reclaimed refrigerant in existing systems which will mean that systems containing such 

gases will no longer be capable of being fully and properly maintained.  This is of particular concern 

as there are now increased leak detection requirements for refrigerants with a high GWP.    

 

Composite cladding panels installed prior to 2004 may incorporate CFC or HCFC gasses.  

Consequently, these panels might be subject to regulatory control if removed or during any demolition 

phase.   

 

Equality Act 2010  

Under the terms of the Equality Act 2010, employers or service providers are required to take 

reasonable steps to avoid discrimination.  Typically this encompasses the preparation of an Access 

Audit specific to the requirements and nature of the service provider and/or employer, and the 

implementation of the recommendations. 

 

Health and Safety Legislation  

A variety of statutory instruments and supporting legislation govern the health and safety of people in 

the context of the built environment. 

 

Planning (Listed Buildings and Conservation Areas) Act 1990 

Legislation covering the recognition, protection and management of Listed Buildings and buildings in 

Conservation Areas.   

 

Regulatory Reform (Fire Safety) Order 2005  

Under the terms of the Regulatory Reform (Fire Safety) Order 2005 a Responsible Person is required 

to assess the fire risk and to take reasonable precautions.  Typically this encompasses the preparation 

of a Fire Risk Assessment and the implementation of the recommendations contained therein. 

 

Rights of Light Act 1959 

ON).  LONs serve to 

prevent a building acquiring a right to light where the necessary time period for acquisition by 

prescription (i.e.  20 years) has not yet accrued.   
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