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Outline
• an outline of building conservation and approaches to the 
care of old buildings

• an overview of traditional materials and building 
construction techniques

• specialist advice on common building problems such as 
damp and timber decay

• top tips on how to manage maintenance and who to turn 
to for help

Introduction



There are also:
• 19,717 scheduled ancient 
monuments 
• 1,601 registered historic 
parks and gardens 
• 9,080 conservation areas 
• 43 registered historic 
battlefields 
• 46 designated wrecks 
• 17 World Heritage Sites 

Listed Buildings
There are more than 374,081 listed building ‘entries’ 
in England (http://list.english-heritage.org.uk/).



• Grade I buildings are of exceptional interest ~ only 2.5% of 
listed buildings
• Grade II* buildings are particularly important buildings of more 
than special interest ~ 5.5% of listed buildings
• Grade II buildings are nationally important and of special 
interest ~ 92% of all listed buildings

But many thousands of unlisted pre-1914 buildings also 
deserve special care.

Age Range of Listed Buildings
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Understanding buildings         
Traditional ~ vernacular

Presenter
Presentation Notes
Understanding buildings 1 ~ Traditional (Vernacular)
Use of locally available materials – cob, timber, lime, brick, stone, slates, thatch etc.
Breathable construction.
Adapted to the local climate.
Distinctive local character.
Design driven by function and necessity.
Generally easy to repair.




Understanding buildings         
Traditional ~ polite
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Presentation Notes
Understanding buildings 2 ~ Traditional (Polite)
Mixture of local materials and some ‘luxury’ materials – such as stone for window and door surrounds.
Decorative elements such as shell porches
More ‘ordered’ formal design – symmetry, some classical details.
Greater understanding of the history of the building and subsequent changes required.



Understanding buildings         
Modern?
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Understanding buildings 3 ~ Modern
Nineteenth or early twentieth century buildings may use traditional materials as well as ‘modern’ materials.
Experiments with new types of mortars and renders using cement.  Joseph Aspdin developed ‘Portland’ cement which he patented in 1824. 
Introduction of damp proof courses. A requirement for DPCs was enacted in 1875 but it was some years before building regulations compelled builders to incorporate some form of DPC in the footings of brick built properties. This is why it is still common to find buildings without any form of DPC as late as 1913. They could be made from lead, pitch, asphalt and slate. Not until the mid 1920s did vertical DPCs become a standard detail around openings.
A major improvement in building techniques was the introduction of the cavity wall. Some very early cavity walls (1890s) were built with a one brick thick internal wall however, by the 1920s two half-brick leaves were the norm. Both leaves were usually laid in stretcher bond although, in some cases, the external leaf was laid in Flemish bond (with snapped headers). The two halves of the wall were tied at regular intervals with steel or wrought iron wall ties. The external leaf of brickwork was laid in facing bricks, the internal leaf in commons. A few early cavity walls had an external leaf one brick thick and, in some early forms of construction, the DPC ran right across the cavity. 
Some C19 and early C20 buildings were quite cheaply built and didn’t necessarily take account of local conditions which has led to problems - drop in standards during the recessions and WWI.



The origins of the SPAB 
John Ruskin

“God has lent us the earth for our life; it 
is a great entail.  It belongs as much 
to those who are to come after us, 
and whose names are already written 
in the book of creation, as to us; and 
we have no right, by anything that we 
do or neglect, to involve them in 
unnecessary penalties, or deprive 
them of benefits which it was in our 
power to bequeath.”

John Ruskin 1849
The Seven Lamps of Architecture
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The origins of the SPAB ~ John Ruskin
In some ways the idea of conservation may be said to originate with John Ruskin and his interest in history and old buildings.  Ruskin’s belief in preservation of ancient buildings had a significant influence on later thinking about the distinction between conservation and restoration of old buildings. Ruskin was a strong proponent of the former, while his contemporary, Eugène Viollet-le-Duc, advocated for the latter.

In The Seven Lamps of Architecture, Ruskin writes, “Neither by the public, nor by those who have the care of public monuments, is the true meaning of the word restoration understood. It means the most total destruction which a building can suffer: a destruction out of which no remnants can be gathered: a destruction accompanied with false description of the thing destroyed. Do not let us deceive ourselves in this important matter; it is impossible, as impossible as to raise the dead, to restore anything that has ever been great or beautiful in architecture.” [John Ruskin (1989) The Seven Lamps of Architecture. New York: Dover Publications p194]

This abhorrence for restoration is in marked contrast to Viollet-le-Duc, who wrote that restoration is a “means to reestablish [a building] to a finished state, which may in fact never have actually existed at any given time.” [Eugène-Emmanuel Viollet-le-Duc (1990) The Foundations of Architecture. New York: George Braziller p195]

John Ruskin’s disapproval of the restoration work of the Victorian restorers such as George Gilbert Scott is well known. He considered it an interference with the visions of past craftsmen, and a corruption of their original visions for their projects. As such, surely it went against the moral principles and purpose of architecture on which Pugin had insisted? Most famously, Ruskin’s antagonism towards it resulted in his declining the gold medal of RIBA (the Royal Institute of British Architects) because its members were now “engaged in work — such as the restoration of ancient buildings — in which he had no sympathy”. [Collingwood, Book IV p237]



The origins of the SPAB 
William Morris
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The origins of the SPAB ~ William Morris
Ruskin was as influential in his own way as Pugin had been, and among those he influenced was William Morris.  What became known as the ‘Anti-Scrape’ protest movement, from its opposition to scraping the plaster off old walls, led directly to the foundation by William Morris and Philip Webb in 1877 of the SPAB (the Society for the Protection of Ancient Buildings). Various proposals for drastic restorations led William Morris to call for “an association to be set on foot to keep watch on old monuments.”

The early Society was involved in a struggle against the stripping back of ancient churches and cathedrals in an effort to return them to an imagined earlier appearance.  Many of George Gilbert Scott’s projects formed early cases for the SPAB's officers and supporters. William Morris considered Scott himself little short of a vandal when it came to his work on the fabric of old churches.

Clergy House, Alfriston,  Sussex
The SPAB also had links with the founding members of the National Trust (which continue) and in their early days the Society provided their technical advice. “I dare say you all know about the 14th century Clergy House at Alfriston in Sussex.  As I understand, it is offered to the National Trust and the question of acceptance comes up at our Executive Committee on Tuesday.  We shall/should. very naturally, be asked to restore it – as far as that odious word means preserve from decay of course we shall/should wish to do so.  Has your Ancient Monuments any information which would give an approximate idea of the cost…..?” [Octavia Hill]
Repairs to the Clergy House were eventually carried out by SPAB member Alfred Powell.



The origins of the SPAB 
St Albans Cathedral ~ before
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The origins of the SPAB ~ St Albans Cathedral (before)
One of the most notorious cases involved the 1870s restoration of the west front of St Albans Cathedral by Lord Grimthorpe. After a public meeting in 1856, restoration work on St Albans Abbey began in earnest under the guidance of Sir George Gilbert Scott. In particular, the central tower was made safe again, the listing of the south side of the nave was corrected, and St Alban's shrine was reconstructed, albeit rather crudely, from the many pieces of it which were found scattered around. All this was still in the nature of repair rather than restoration and was essential to the very survival of the building.

However, Scott died in March 1878. Just as his design for the Foreign Office in Whitehall had brought to a head the Battle of the Styles, so now his death brought the issues surrounding radical Victorian restoration to the fore. The large abbey church had recently become the cathedral for a newly formed local diocese. A new member of the restoration committee — the barrister, Low Church man and horologist, Sir Edmund Beckett — was determined to leave his stamp upon it. Beckett was an honorary member of the Royal Institute of British Architects, as well as a man of great personal wealth. His influence therefore carried considerable weight. It was at this point that the committee decided to press ahead with a new high-pitched roof for the long nave.

Morris, in his role of honorary secretary of the newly formed SPAB, was incensed. A letter of complaint was duly dispatched to the restoration committee. Morris also wrote to the Times in support of a similar complaint already made by Lord Carnarvon, chairman of the Society of Antiquities.  A further, much more detailed, unpublished letter to the Times pleaded for the church to be “watchfully, constantly and reverently repaired” rather than precipitately altered to produce what he feared would be a “feeble and lifeless forgery” (26 August 1878).



The origins of the SPAB 
St Albans Cathedral ~ after
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The origins of the SPAB ~ St Albans Cathedral (after)
Beckett, however, simply offered to foot the entire restoration bill himself if his designs were accepted. As far as the Bishop and the city fathers were concerned, the offer was irresistible. Old-fashioned even for his own time, and known for his “arrogance and bile” (Oxford Dictionary of National Biography), Beckett now became more combative and autocratic than ever. Nothing could stop him now from installing the new roof, along with a new neo-Gothic west front which many still consider to be totally disproportionate.

In fairness to both Scott and Beckett himself, a number of antiquities even in the west part of the church were in fact preserved. These include the two original side porches, and the many medieval wall-paintings which were found beneath the whitewashed interior in 1862. It is also generally accepted that as the work proceeded from west to east, Beckett became more sensitive to the beauties of the original structure.

However Grimthorpe’s case is not as unusual as it might seem. George Edmund Street’s work on Christ Church Cathedral, Dublin (1868-78) also involved radical and contentious changes. Yet it was Morris rather than Grimthorpe who expressed the true spirit of his era. While the verb ‘to Grimthorpe’ entered the English language of the time as a pejorative term for such insensitive ‘restoration’, the growing preoccupation with the creativity of pre-industrial times led not only to the establishment of the SPAB, but also to the Arts and Crafts Movement.  Besides, Morris’s views on restoration, not being as extreme as Ruskin’s, have achieved widespread acceptance in our own times.




The origins of the SPAB 
William Morris and the Manifesto
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The origins of the SPAB ~ William Morris and the Manifesto
William Morris has given us one of the most memorable phrases with which we can associate the philosophy of repair rather than restoration namely “to put Protection in the place of Restoration, to stave off decay by daily care, to prop a perilous wall or mend a leaky roof by such means as are obviously meant for support or covering, and show no pretence of other art, and otherwise to resist all tampering with either the fabric or ornament of the building as it stands... In fine to treat our ancient buildings as monuments of a bygone art, created by bygone manners, that modern art cannot meddle with without destroying.”

William Morris said, “We are only trustees for those that come after us” and instilled the idea of guardianship.  Our own actions should not have a negative effect on future generations and their ability to enjoy their heritage.

We also have the beginning of the debate about ‘value’ – existing value, past value, and future value. In dealing with historic buildings, we should try hard not to remove any aspect of value, although it may well be legitimate to add value to our old buildings with good new design, repairs and alterations.




We advise

We educate

We campaign

www.spab.org.uk
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What is SPAB? 

SPAB was the first National Amenity Society and is also the oldest building conservation charity, older even that the National Trust.  It was founded by William Morris in 1877 in response to the work being done to ‘restore’ medieval church buildings.  Over 130 years later we are still doing much the same thing – we advise, we educate and we campaign.

Basically this means that we carry out casework (commenting on LBC applications and the equivalents in the ecclesiastical systems); we run various training programmes and courses; we publish our own technical guidance and provide technical advice; and occasionally we campaign about issues relating to the conservation of the built environment (National Maintenance Week and Stop Stansted Expansion).



Traditional 
Buildings



But surely old buildings last forever…
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Presentation Notes
Lack of maintenance is one of the key reasons why old buildings deteriorate.
A lot of these problems are caused by nothing more than not keeping the weather out and allowing plants etc. to take hold.
Although old buildings can stand a fair degree of neglect there comes a point where structural problems and collapse become an issue.



Why do buildings decay?
Poor construction and/or materials
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Presentation Notes
Why do buildings decay? Poor construction and/or poor quality materials
Some construction materials are better quality and longer lasting than others i.e. granite lasts longer than clunch (chalk).
Not all old builders were well built in the first place - very old buildings may not have foundations.
The nature of some materials makes then more difficult to use i.e. rounded flints can drop out quite easily.
Some materials have inherent problems i.e. iron cramps used to secure stone will eventually rust and cause damage.



Why do buildings decay?
Inappropriate repairs or materials
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Why do buildings decay? Inappropriate repairs or wrong choice of materials
Well intentioned but inappropriate work i.e. a waterproof surface coating painted over soft sandstone in an attempt to protect it.  More harm than good.
Wrongly specified materials i.e. cement pointing instead of lime mortar.  The cement is too hard and restricts breathability.
The wrong approach to dealing with damp i.e. a chemically injected DPC may make the problem worse rather than better or may be unnecessary.
The use of ‘wonder products’ i.e. products which claim to be miracle cures have turned out to be problematic such as silicone waterproofing solutions for masonry.




Why do buildings decay?
Plants and animals…
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Why do buildings decay? Plants and animals
Tree roots causing subsidence etc.
Plants growing in the wrong places.
Animals can be a problem – bird droppings, damage by squirrels etc.





Why do buildings decay?
Weather and the environment
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Why do buildings decay? Time and environmental factors
All natural materials will start to break down through the natural process of aging.  Nothing lasts forever!
Prolonged exposure to acid rain can start to dissolve some limestones and will also corrode metal ties and fastenings.
Industrial pollution can cause a crust of salts to form on a surface accelerating decay. 
Driving rain can penetrate deep into solid walls where the pointing is missing or decayed.  
Frost can also contribute to decay as the surfaces of old bricks and tiles can shatter if water freezes and expands in their pores.
Animals can be a problem – bird droppings, damage by squirrels etc.






Why do buildings decay?
Neglect or vandalism
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Why do buildings decay? Neglect or vandalism
Blocked rainwater pipes and gullies.
Peeling paint.
Plants growing where they shouldn’t.
Lack of ventilation.
Broken windows.
Stolen lead and lightning protection systems.
Graffiti.




So maintenance is…

Maintenance is the routine 
work needed to keep the fabric 
of a building in good condition.
Looking: Inspecting the 
building to assess its condition, 
noting any problems or areas 
of concern and seeking advice 
to determine whether it might 
be necessary to carry out 
repairs.
Doing: Carrying out specific 
tasks such as cleaning drains 
and clearing debris from 
gutters and rainwater pipes.
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What is maintenance?
All buildings start to decay as soon as they are complete.  
Maintenance is therefore simply a way of slowing down that rate of decay by keeping the fabric of a building in good condition.
Maintenance is essentially the routine work needed to keep the fabric of a building in good condition.

Maintenance can be split into two activities – looking and doing.
Looking: Inspecting the building to assess its condition, noting any problems or areas of concern and seeking advice to determine whether it might be necessary to carry out repairs.
Doing: Carrying out specific tasks such as cleaning drains and clearing debris from gutters and rainwater pipes.



“Put Protection in the place of 
Restoration, to stave off 
decay by daily care, to prop 
a perilous wall or mend a 
leaky roof…

… thus only can we protect 
our ancient buildings, and 
hand them down instructive 
and venerable to those that 
come after us.”

SPAB Manifesto 1877 ~ 
William Morris

Why maintenance is important

Presenter
Presentation Notes
Preserve our heritage for future generations
When William Morris set up the SPAB in 1877 he argued that we should “stave off decay by daily care”.
By doing this we would be able to “protect our ancient buildings, and hand them down instructive and venerable to those that come after us”.
Historic buildings are some of the most important physical representations of who we are and the things that we have achieved as a nation.
They contain some of our most beautiful and most precious works of art.
If we preserve our inheritance we can pass it on to future generations.




“Good conservation of heritage 
assets is founded on 
appropriate routine 
management and 
maintenance. Such an 
approach will minimise the 
need for larger repairs or 
other interventions and will 
usually represent the most 
economical way of sustaining 
an asset.”

PPS5 Planning for the Historic 
Environment: Practice Guide

Why maintenance is important

Presenter
Presentation Notes
Prevent large repair bills
Maintenance is the most practical and economic form of building preservation.  
By carrying out basic maintenance, the expense of major repairs can often be avoided and at the least postponed.
Modest expenditure on repairs keeps a building weathertight, and routine maintenance (especially roof repairs and the regular clearance of gutters and downpipes) can prevent much more expensive work becoming necessary at a later date.
Set aside a small amount of money each year for maintenance tasks such as cleaning gutters and rainwater pipes and unblocking drains - a little yearly investment might mean that you don’t have to raise funds to tackle major repairs caused by a leaking roof.
A stitch in time saves nine.



Maintenance 
Checklist



Maintenance Checklist
Rainwater Goods
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Rainwater Goods
We start with rainwater goods because these are, without doubt, the most important element of the building. If your rainwater goods are working well there is a good chance that the rest of the fabric will remain in good condition.
The best time to inspect your rainwater goods is during or immediately after heavy rain as this will let you identify any problem areas easily.  
Use a pair of binoculars to help you see what is happening at gutter level and a hand mirror to look behind downpipes.
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Gutters
Check that eaves gutters are not broken and have not been damaged by frost.  
Check that gutters slope the right way. (Signs of washed soil or splashes of soil on the base of the walls can be an indication that the water is not being caught by the gutter.)
Check for dripping sections on a dry day – this indicates that there may be a blockage.

Gutters and downpipes become blocked by plant debris, pigeon dropping and twigs from nests as well as dead pigeons.  You must therefore clear leaves and debris from gutters and rainwater pipes regularly.
Start at the rainwater pipe and look along the gutter.  
Even if the gutter is clear drop a small pebble down the rainwater pipe to check that it is not blocked.  
Gutters should be cleaned using soft brushes and wooden or plastic shovels or trowels as metal tools can cause damage.  
Wear thick gloves and place the debris into a bag or bucket, which should be securely attached to your ladder.  
Debris should be disposed of safely (remembering that leaves can be added to the compost heap).
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Downpipes
Downpipes carry the water away from the buildings and need to be well maintained or water will saturate the wall behind and lead to internal dampness and staining.  Most places or worship will have cast iron downpipes or perhaps lead.  Both materials are long lasting but need to be looked after. Check for:
Staining or algae around joints (visible when the weather is dry) as this is a clue that the connection may be faulty/blockage. 
Broken or missing sections of downpipe.
Loose or corroded fixings.
Splits at back – use hand mirror.
Think about the need for repainting.  (Expect to have to repaint cast iron rainwater goods every 5 years.)
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Gulleys
There are different types of gulleys – establish which you have and how they work (ask your architect or building surveyor).
Trapped gulleys should have water in them in the same way that there is water in the bottom of a toilet bowl.  
If there is no water this might indicate that there is a crack at the base of the gulley, allowing water to drain into the ground near to the foundations where it can cause damage.  
Dry gulleys should be investigated and replaced if found to be broken.

Gulleys should be cleaned out regularly and any silt and debris removed to ensure that water drains away freely.
If a drain is blocked a backlog of water may appear at the gully or the gully may clear very slowly.  
If a blockage is suspected the drains should be rodded to ensure they are working properly – buy drain rods.
Wear heavy rubber gloves and take care, as it is not unusual to find hypodermic needles.



Maintenance Checklist
Roofs
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Roofs
All roofs should be checked to ensure that they are in good order.
Neglect of a faulty roof will quickly lead to damage in other building elements.
If damp patches are apparent inside they are not necessarily an indication of where the roof failure is located as water can penetrate over considerable distances before it is seen.
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Clay tiles, natural slate and stone
Tiles and slates are laid in overlapping courses so at any one place on the roof there are two if not three layers of material keeping out the weather.  If one or two slates or tiles slip the roof is still protected.
BUT try to have dislodged or missing slates and tiles reinstated before damage occurs to roof timbers or plaster ceilings. Tingles are a short-term solution.
In particular check your roofs for frost, snow and wind damage after stormy weather.
Not all colour changes, minor cracks or delamination (flaking slates) mean that the roof is in poor repair but debris on the ground from broken slates and tiles might indicate a problem.  
Avoid bitumen coatings and spray-on foam.  These hinder proper inspection, prevent the re-use of slates or tiles and, by reducing ventilation, increase the risk of timber decay.



Presenter
Presentation Notes
Clay tiles, natural slate and stone
Tiles and slates are laid in overlapping courses so at any one place on the roof there are two if not three layers of material keeping out the weather.  If one or two slates or tiles slip the roof is still protected.
BUT try to have dislodged or missing slates and tiles reinstated before damage occurs to roof timbers or plaster ceilings. Tingles are a short-term solution.
In particular check your roofs for frost, snow and wind damage after stormy weather.
Not all colour changes, minor cracks or delamination (flaking slates) mean that the roof is in poor repair but debris on the ground from broken slates and tiles might indicate a problem.  
Avoid bitumen coatings and spray-on foam.  These hinder proper inspection, prevent the re-use of slates or tiles and, by reducing ventilation, increase the risk of timber decay.
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Junctions
Junctions are often pointed with mortar which will eventually fail and drop out due to the exposed location. Check these areas carefully.
Alternatively junctions might be protected by lead or zinc flashings.  Check that these have not slipped or become damaged.
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Roof valleys and parapet gutters
Valley gutters are one of the most vulnerable parts of the building especially when they are hidden from view.  Blocked valley gutters can lead to very serious problems with the roof fabric. 
Seeds blown by the wind can quickly establish themselves in small amounts of silt.  Once established grass and plant roots can cause extensive damage to masonry as well as impeding the flow of water away from the building.  In cold weather, water which is unable to drain away will freeze, causing damage to the fabric of the building when it expands.
Remove leaves, pigeon droppings and other debris to ensure a free-flow of storm water and to prevent overflowing.  This should be done at least twice a year in spring and autumn.  During heavy leaf fall it is worth removing dead leaves on a weekly basis
During the winter, parapet and valley gutters also need to be cleared of snow to prevent melt water rising above them and causing damp internally.  Even if safe access to valleys and parapets can normally be obtained, extra caution is needed under icy conditions.  
Be aware that north facing flat roofs and gutters can be very slippery all year round.
Use wooden or plastic tools for snow clearance to avoid damage to leadwork.
If you cannot access valley or parapet gutters safely yourself employ a contractor to do the work for you.



Maintenance Checklist
Walls
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Walls
Walling materials vary hugely and may include sandstones, limestones, grit stones, flint, clunch, bricks, old Roman tiles or any combination of the above.
They may be tighlty jointed ashlar units or the walls may be rough uncoursed rubble.
For traditionally constructed buildings these will be held together by a lime or earth mortar.
All walling materials tend to behave slightly differently but within broad spectrums of problems.
However certain materials i.e. blue lias stone or magnesian limestone have particular properties than can influence how they are cared for – this is where an experienced local architect or surveyor who knows the local materials becomes a definite advantage.






Traditional Construction Modern Construction
Soft, ‘breathable’, flexible 
materials

Hard, impervious, inflexible 
materials

‘Weatherproofing’ from wall mass ‘Waterproof’ materials
Moisture evaporates quickly and 
naturally 

Moisture movement prevented by 
a physical break
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Traditional mass wall construction
Built with soft, ‘breathable’, flexible materials.
Relies on the mass of the wall for ‘weatherproofing’.
Absorbs moisture and allows quick, natural drying.
Relies on natural ventilation to control the internal environment and prevent condensation and mould growth etc.

Modern cavity wall construction
Built with hard, impervious and inflexible materials.
Relies on ‘waterproof’ materials.
Physical break (cavity) required to prevent moisture transferring to the inside of building.
Relies on mechanical extraction and physical ventilation to control the internal environment and prevent condensation and mould growth etc.

Damp proof courses: A requirement for DPCs was enacted in 1875 but it was some years before building regulations compelled builders to incorporate some form of DPC in the footings of brick built properties. This is why it is still common to find buildings without any form of DPC as late as 1913. They could be made from lead, pitch, asphalt and slate.
Cavity walls: Some very early cavity walls (1890s) were built with a one brick thick internal wall however, by the 1920s two half-brick leaves were the norm. The two halves of the wall were tied at regular intervals with steel or wrought iron wall ties. The external leaf of brickwork was laid in facing bricks, the internal leaf in commons.
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Damp
All old buildings will be damp to a certain degree. They are designed to accept moisture and to allow this moisture to evaporate when the conditions are right.  In a sense, good maintenance is simply a question of managing the level of dampness to ensure that the building remains comfortable and usable. However, alterations to the fabric of the building through the years can affect its equilibrium, leading to excessive levels of dampness.

If there is a possibility of damp, it needs to be very carefully investigated to determine the cause. Damp will often be the result of a failure of rainwater goods or the build-up of ground levels around the building but it may be less straightforward. Begin by eliminating any obvious causes such as leaking pipework or a failed roof covering and work systematically through the potential contributory factors. The important point is to aim to treat the cause rather than symptoms. Once the cause has been identified, appropriate remedial action can be taken. 
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Plants

Plants may enhance the appearance of buildings, but consider seeking advice about the control or removal of trees or climbers if there is evidence that they are damaging walls or blocking gutters.  
Tree roots can disrupt foundations
Climbing plants, such as mature ivy, can be strong enough to force rainwater pipes away from the wall if allowed to grow behind them. Ivy can force joints open and also damage the cores of solid masonry walls.  Hinders maintenance of wall behind and will destroy integrity or mortar.

Take care to clear away plant growth from around the base of the walls of the church and in particular from the drainage channel.  The roots of plants and grasses can damage the integrity of the channel and impair its ability to carry water swiftly away from the building.
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Ground levels
High ground levels can encourage dampness in the walls and care should be taken to prevent earth building up against the wall bases.  
Ideally, external ground levels should be at least fifteen centimetres (six inches) below the internal floor level.  
In the case of older buildings where the ground levels have risen considerably action to reduce the levels may not always be possible.  







The Lime Cycle
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Repointing – Technical issues

Traditional mortars 
Traditional mortars are generally lime based and are softer than modern cement mortars, which can be extremely dense and impenetrable.
Lime mortars are breathable – moisture evaporates through the joints rather than through the masonry units.
Lime mortar is therefore sacrificial – it is cheaper to repoint than to replace stone or brick.

Cement mortars
Joseph Aspdin developed ‘Portland’ cement which he patented in 1824. (Lime mortar was still commonly used into the 1920s and beyond in some areas.)
Cement mortars are designed to be impervious and will crack if there is any movement in the structure.  
Cracks will allow rain to penetrate the wall where it can become trapped and may promote decay.
If the cement mortar is harder and more impervious than the stone or brick the water will tend to evaporate through the masonry leading to its premature decay.
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Repointing – Aesthetic issues

The appearance of brickwork and stonemasonry is easily disfigured by the wrong type of pointing.
With buildings we should ‘read’ the brickwork or stonework, not the pointing.
Old pointing needs to be very carefully removed by hand to avoid damage to the edges of the bricks or stones.
Traditionally lime mortar is flush pointed or even ‘buttered’ over the surface.  Ribbon or strap pointing is a recent style and is not appropriate.






Maintenance Checklist
Doors and Windows
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Doors and Windows

There is no need to assume that a damaged door or window will automatically need to be replaced.
Most historic doors and windows can be adequately repaired at far less cost.
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Timber decay

There are two types of rot – all are fungi.  Wet rot is the most common; dry rot is less common.
There is only one dry rot fungus (Serpula lacrymans) and the spores are present in almost every environment.  However it will only take hold, germinate and spread if the environmental conditions are favourable i.e. damp.
If you suspect that there is timber decay seek advice from your architect or surveyor, rather than someone with a vested interest in a method of treatment.  It is usually possible to treat problems sympathetically.  
Wholesale timber treatment with chemical preparations is rarely necessary but independent advice from a timber specialist (rather than a treatment company) may be required.
Most rots can be controlled by controlling the environment – eliminating the sources of damp and introducing ventilation.
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Insect attack

If you suspect that there is possible insect infestation seek advice from your architect or surveyor, rather than someone with a vested interest in a method of treatment.  It is usually possible to treat problems sympathetically.  
Wholesale timber treatment with chemical preparations is rarely necessary but independent advice from a timber specialist (rather than a treatment company) may be required.
Also, remember to ask the cleaning team if they have swept up any insect debris.  Evidence of insect attack is often cleaned away and not reported.






Presenter
Presentation Notes
Timber windows

Generally they will be painted and the paint needs to be kept in good condition to ensure that the timber does not rot.
If some parts of the window are rotten these areas can be cut out and replaced with new matching timber.
The quality of the softwood used in old windows is often better than the material available today.
Windows sometimes stick and can be eased by a joiner if need be.
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Doors

Many buildings have fantastic old doors which need to be carefully looked after. However, timber is vulnerable and may deteriorate more quickly than other parts of the building. 
Timber door and window cills are especially vulnerable – cracks or open joints may need to be filled to prevent water getting in and causing rot.
Decayed sections of timber can often be cut away and replaced with new matching timber by a skilled carpenter or joiner.
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Paint

You should inspect all the external timberwork including fascias and bargeboards, checking particularly for cracked and rotten wood.
Painted external joinery can deteriorate rapidly if finishes are not maintained.
Blistered or flaking paint will also allow water to penetrate the timber and become trapped, leading to decay.
You should expect to have to redecorate external joinery every three to five years.  
Take advice about the best choice of paint.  Linseed paints can offer good durability and traditional lead-based paints are still available for use on grade I and grade II* listed buildings.
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Ventilation

Make sure that you can open windows and hoppers so that you can ventilate the church on dry days during the summer.
If excess moisture is not removed it will condense on cold surfaces and may encourage damp and mould growth.




Managing 
Maintenance



Looking after old buildings      
Preventative maintenance

Presenter
Presentation Notes
Looking after our old buildings ~ Preventative maintenance
The SPAB endorses regular maintenance as the most effective and economic means of repair.
Clearance of gutters and gulleys in the spring and autumn.
Annual removal of ivy and plant growth from masonry, brickwork etc.
Regular checks to roofs and roof spaces - replacing slipped slates etc.
Repainting windows and other softwood, metalwork.
These are all simple jobs that can be carried out very easily, but may lead to devastating consequences if left unchecked. 



What can I do?
Carry out regular building 
inspections

• Routine inspection at least 
once a year.
• Quick check after wet, windy 
or stormy weather.
• Use SPAB maintenance 
checklists as a guide: 
www.ihbc.org.uk/publications/s 
titch/stitch.html
• Use binoculars to help you 
inspect the roof and chimneys.
• Get advice if you suspect a 
problem.
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Presentation Notes
What can I do? Carry out regular building inspections

 At least once a year and also after wet, windy or stormy weather.
 Use SPAB maintenance checklists as a guide.
 Use binoculars to help you see the roof and chimneys.
 Take photographs and make notes about what you see.
 Get advice if you suspect a problem.




If you have any doubts as to whether you can carry out a 
task safely – DON’T DO IT – seek further guidance or 

employ a reputable tradesperson or professional.
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Stay Safe ~ the Key Message
The key point to remember is that if you have any doubts as to whether you can carry out a task safely – DON’T DO IT!
Seek further guidance or employ a reputable tradesperson if in doubt.
For specialist tasks such as those concerning electrical or heating services always engage a fully qualified professional.



Looking after old buildings 
Getting the right professional help



What can I do?
Choosing a professional

• For repairs use either an 
architect or building surveyor.
• Choose carefully ~ ask about 
their training, knowledge and 
experience.
• Ask for references and talk 
to other clients.
• Accreditation?
• Are they the right for you and 
for your building?
• Fees are money well spent.
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Working with Architects and Building Surveyors

Choose carefully ~ ask about their training, knowledge and experience. Requires experts with special knowledge of traditional building materials and construction techniques.
Not all architects or building surveyors have the appropriate experience in historic buildings (lack of education).
Ongoing relationship ~ building up a detailed understanding of your building and its needs.
Continuity, consistency, trust and respect.
Fees are money well spent – no need to ‘start from scratch’ every time, help prioritise repairs etc.



What can I do?
Keep good records

• Record all your repair and 
maintenance activities in 
your logbook.
• Include details of all routine 
inspections and all work 
carried out by tradespeople 
or professionals.
• Keep drawings and reports 
from professionals and 
specialists.
• Take photographs for 
comparison.
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Keeping records
This is a key part of a maintenance planning and will save time and money in the long run.
You will not have to keep ‘reinventing the wheel’ because you will already have access to records and useful information.

Keep the following in your building log book:
Dates and details of all inspections and work carried out.
Notes about any defects and how they were remedied.
Relevant information such as measured plans; historical and archaeological assessments; reports by specialist conservators; periodic reports on service installations; operating instructions; and routine maintenance records.



Looking after old buildings 
Valuing craftsmanship
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Craftsmanship
Craftsmanship in historic building repair is essential.  Without it a great deal of damage can be done.
Crafts skills should therefore be valued and nurtured.
Well executed repairs are beautiful in their own right and can add to the historic interest of the building in the future.



Looking after old buildings 
Using the right materials

Presenter
Presentation Notes
Materials
Specifiers need to understand the difference between traditional ‘breathable’ construction and modern ‘waterproof’ construction.
Many modern materials are not suitable for use in the repair of historic structures.
Traditional materials tend to be gentle and compatible with existing fabric.
Detailed knowledge of materials, their availability and performance is necessary to make the right choices in terms of specification.
These slides show two stages in the production of lime putty for mortar – burning in a kiln to produce COH and slaking.
Limewash remains at least 15 times more porous than any other bound paint (source: Bruce Induni), including modern masonry paints which claims to be 'breathable'.




Looking after old buildings      
Thinking about the little things…

Presenter
Presentation Notes
Details
Original features which still survive are important – may be joinery, services etc.
Provide clues about dating and use.
Part of the character and history of the building.
Can be altered and adapted for modern needs.



Looking after old buildings 
Sources of guidance

Sources of maintenance advice on the internet:
• www.maintainyourbuilding.org.uk
• www.spab.org.uk
• www.english-heritage.org.uk/your-property
• www.ihbc.org.uk/publications/stitch/stitch.html

SPAB helpline: 020 7456 0916
Monday, Tuesday, Wednesday, Thursday ~ 9:30 - 12:30

SPAB National Maintenance Week
16 – 23 November 2012
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