Falkirk’s
Traditional
Buildings
Maintenance
Guide

This guide has been produced
by the Falkirk Townscape
Heritage Initiative, to help
property owners understand
the importance of regular
maintenance, the methods of
inspecting a property, organising
repairs and how to plan ahead for
future care and maintenance.
The character of Falkirk lies
not only in its people but in
the town itself, a town which is
rich in heritage. The buildings
you see as you walk around
are part of the history and the
future of Falkirk. They shape
the way we see our town. They
are part of our conversations
on the where and the when and
are part of our memories. The
level of craftsmanship seen in
the smallest of details or the
building as a whole is generally
unmatched in today’s modern
construction.
This rich heritage should be both
celebrated and preserved for
generations to come. It is vital to
retain this heritage by resisting
inappropriate repairs and
alterations.
A brief overview of key
maintenance issues are covered
by this guide and sources for
further information are available
at the end of the publication.
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Detail of stonework
at 9-11 Vicar Street
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Anatomy of a typical traditional* building
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Glossary
1. Slates or tiles

These protect the roof from rain,
usually fixed to timber boards
called ‘sarking’.

2. Ridge

The point where two roofs
meet at the top, usually topped
with ridge tiles or a metal ridge
capping.

3. Hip

A sloping section of roof which is
usually at right angles to the main
direction of a roof.

4. Valley

Where roofs meet at their lower
edge, water runs down the
valley into a gutter or rainwater
downpipe.

5. Skew

The top part of a sloping wall,
usually covered with protective
stones (called skew stones).

6. Flashing

A piece of waterproof material
which keeps water out of a
junction between different
parts of the roof. E.g. where two
roofs meet, a flashing is used to
cover the gap at the junction. In
traditional buildings this is usually
made from lead.

7. Skylight

A window in the roof.

8. Chimney stack

The part of a chimney that
projects above a roof.

9. Chimney pots and
flaunching

Flaunching is a mortar, packed
around chimney pots and sloping
away from the pot, so that water
runs off and does not sit on top
of the chimney. It helps keep the
chimney pots in place.

11. Crow-stepped gable
This describes the stepped
arrangement at the top of a
gable wall.

12. Gutter (or rhone)

These are fixed to the building
with brackets, which usually go
under the roof slates.

13. Downpipe
(or conductor)

15. Window cill

Found at the very bottom of the
window; the window sits on top
of it and the cill it is designed
to shed water away from the
building.

16. Door recess/lobby

Lobbies are a typical feature of
traditional shops.

17. Fanlight

Downpipes take water away from
the building.

A window that is above a
doorway.

14. Window sash

18. Stringcourse

This is the top or bottom section
of a traditional sash and case
window. Traditional mastic
is used on the outside of the
window, between the window
frame and the building itself. This
makes a watertight seal between
the building and the window.

A horizontal, projecting line
which usually shows where
the floor or ceiling level is
within the building.

19. Skewputt

This stone helps to keep the skew
stones in place.

10. Cope

The cope protects the top of a
wall or a chimney, usually made
from stone and sometimes brick.

*In general, a traditional building is one that has been built before 1919

Introduction
Water entering the building fabric is the main cause of most forms
of decay. You can help avoid costly future repairs by keeping on
top of maintenance.

What is a traditional building?

A building built before 1919 is generally
called a traditional building; those built after
that date can broadly be described as of
modern construction. Traditional buildings
are typically characterised as having solid
masonry walls, lime mortar and/or render,
timber windows and a natural roof finish
(such as slate, pantiles, lead). They are said
to ‘breathe’ as opposed to a modern building
which is impermeable to water (the ‘exterior
walls’ section provides more detail on this).
Most of the photographs shown in this guide
are of buildings in Falkirk town centre.

Why is maintenance important?

Your building is probably the single biggest
investment you have made; it is important
to keep your investment healthy so that you
can continue to enjoy it. Like us all, buildings
require a little TLC from time to time. Lack
of maintenance considerably contributes to
building decay. Basic maintenance carried
out in a timely manner may limit the major
expense of repair for those issues left
unattended.

What do you mean by
maintenance?

Good maintenance is about planning ahead
and carrying out routine tasks such as gutter
cleaning and general painting. It is dealing
with an issue you notice before the problem
grows. Recognising and recording a problem
is the first step, aiming to rectify it as soon as
possible. Try to review your property at least
once a year, paying special attention before
the onset of winter.
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You should always recognise your own
limitations, e.g. can you carry out the works
safely and with sufficient skill, or do you
need to bring in a tradesperson? If external
maintenance is required, is the weather and
temperature suitable? If you have to delay
repairs, try not to leave it too long. Adopt a
‘stitch in time’ approach, rather than ‘out of
sight, out of mind’.

Why do buildings decay?

There are many reasons for this but
most commonly: lack of maintenance,
inappropriate repairs or modifications and
change in the environment (pollution /
subsidence / vegetation).
Lack of maintenance to your building may
appear superficial at first but it can quickly
lead to greater problems.
For example, if your rainwater drainage
system has blocked or broken gutters and
downpipes, water will damage the fabric of
your building. This is not only the nuisance
of water staining and damp but the more
serious effects of deterioration to your
stonework, brickwork and timberwork, all of
which can have a structural consequence.

Did you know:
Modern materials are often
unsuitable for historic
buildings e.g. modern cement.
Historic buildings can be
permanently damaged by such
materials and they can cause
your building to become damp.

What happens when buildings
are not maintained?

Leaks, falling masonry, damp, cracks,
draughty and broken windows can all be
caused by poor maintenance.
The lack of maintenance of any building,
especially older buildings, will inevitably
lead to its deterioration. Problems found
in buildings get worse as time goes by and
often can affect other parts of your building.
Look around Falkirk or just about any town
and you will probably see a building that
has not been cared for, a building which has
the tell-tale signs of damage (sagging roof,
blocked gutters, cracks in the walls, broken
windows).

A blocked gutter and a plant growing out of a
building. This vegetation will cause water to start
leaking into the building, if it isn’t already. The plant
growth will cause damage to the wall.

Over time, these buildings will require
an ever increasing amount of money to
remedy the problems they face. In the most
extreme circumstance, they will become
uninhabitable.
To avoid this situation in your building,
get ahead of the problem as soon as you
can and spend a little to save a lot. If there
are other owners in the building, involve
them as soon as you notice a problem. It
is their investment too and their shared
responsibility.

This building has been affected by a blocked
gutter. Simply clearing out the gutter would have
prevented this staining. It is likely that water is
coming into the roofspace of this property.

“Regular maintenance reduces the risk of urgent and expensive
repairs. Making inspections as part of a maintenance plan helps to
identify issues before they become problems.”
Historic Environment Scotland
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Roofs
Falkirk’s varied roof types

‘To have a roof over our head’ is a common phrase, indicating safety,
security and shelter from the elements. The roof is a critical part of our
building with many elements which all work together to keep out the
wind and the rain.
Falkirk has a varied roofscape, ranging from
traditional materials such as slates, clay tiles,
lead and asphalt, to modern materials such as
concrete tiles and felt.
Get to know your roof, or as much of it as
you can see. Especially notice its junctions,
changes in directions, chimneys, flashings,
rooflights and any other element it has.
Each of these working appropriately are
critical to keeping the roofspace dry. Take
photos once a year of the roof so that you
can monitor any changes.

Your roof covering

Slates, clay tiles, lead, copper, zinc, asphalt;
you may have one or more of these materials
on your roof. Regular inspection of the roof
can identify if something has or is about to go
wrong.
Checking roof coverings can be difficult if
you do not have clear line of sight. If so, do
you have neighbouring properties which
overlook your roof? Where possible, consider
contacting a neighbour who can see your roof
and ask them to keep an eye out for loose or
slipped roof finishes.
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Nail sickness

The two images below show that some
slates have slipped from the roof. This could
either have been caused by failure of the
nails which fix the slate (sometimes called
‘nail sickness’) or by the slate breaking up
and falling out (but the nails remain in good
condition).

A well-maintained traditional slate roof
should last for 100 years or more.
If you find slipped slates, replace these as
soon as you can. Delaying this can lead to
water ingress, damp and leaks. You will need
to ask a contractor to safely carry this work
out for you.
If you find you need to repair your roof
frequently, or if you notice larger areas
of loss, get professional advice (from an
architect or building surveyor) as to the
health of your roof.

A slipped slate, which should be relatively simple to
reinstate.

Ridge and hip tiles can be dislodged in
high winds and should be replaced or rebedded as soon as possible to protect the
timbers below. They are typically bedded
on a mortar. If gaps appear between the
roof finish and the ridge / hip tiles, re-point
in mortar before water starts to penetrate
below.
There is a temptation to make minor repairs
with inappropriate materials such as bitumen
tape, mastics and expanding foams, however
these should never be considered as a
sustainable option of repair.

A few slates have slipped from this roof and should
be replaced.

A general indicator of nail sickness can be
found if you look at the slates that have fallen
out; if they have an intact hole (or two) at the
top then this shows that the nails might have
failed (nail sickness). However, if the nail
holes are broken then it is more likely that
the problem is with the slate itself. In this
instance the slate could have failed because
it is poor quality, or it has been damaged by
the weather, or someone walking over it, or
just due to age.

Other roof coverings such as lead, copper,
zinc and asphalt may also be on your roof,
however the condition of these roofs
are best assessed by a specialist. Whilst
these materials are more robust, periodic
maintenance or replacement may be
required to extend their lifespan.

Key actions:
Check your roof after a
storm, get any missing
slates reinstated.
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Roof flashings
Lead flashing

Pieces of lead can be fitted at a junction.
Check to see if they are coming loose and if
so, ask a roofer to rectify this.
Failures in a roof flashing may not be
apparent when you view them externally.
If safe to do so, check in the roofspace to
see if water staining or dampness is present
anywhere. Water damage in one area does
not necessarily mean that the problem is
directly above – water travels, and so further
investigation to other areas may be required.

The sliver grey metal is a lead flashing, between a
roof and a chimney

Valley gutter

Valley gutters can silt up, especially at
the base. Regularly brush down any loose
material and dispose of it (don’t let it flush
down the downpipes as it can cause a
blockage).

Mortar fillet

Debris is collecting at the base of this valley gutter;
if left unattended it will eventually block the gutter
and start leaking into the roof.

A line of mortar can be fitted at a junction
with a skew (with or without lead
underneath) but over time this can crack and
fall away, leaving the roof vulnerable to leaks.
You may be able to see cracking or
there might be water staining inside
your roofspace and your property
(see images to right).
Mortar which has cracked or become
detached should be replaced.

Key actions:
Check your flashings regularly
to see if they are cracked or
have come loose. Repair them
as soon as possible.
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The mortar fillet on the image above has cracked
and come loose. The image below shows water
coming in directly below this area.

Chimneys
1. Stack
2. Cornice
3. Cope
4. Flaunching
5. C
 himney pots
(cans)
6. Ventilator
It is important to fit
these rather than
permanently block
off a flue. This will
allow the flue to
ventilate.

Chimney flues which once provided the
only source of heat within the property are
now commonly unused. If the chimneys are
formed in stone, lack of air movement can
lead to internal erosion of the stonework via
the acid held within the soot-laden stone.
If left unchecked, this may mean that the
chimney becomes unsafe.

Do not cap off the chimney head, but instead
install a ventilator, both on top of any pots
which remain and within the room which
it serves. If you can see the stack either
through binoculars or by a zoom lens camera,
check to see if there are gaps in the pointing
to the chimney stack and pots, as this is a
prime source of water ingress.

It is important that ventilation is either
maintained, or introduced if there is none.

If rendered, check that it is not cracked as
this can help water penetration and also be
a handy location for vegetation to grow, the
roots of which can cause structural damage.

The vent on the wall is fitted at the location of an
old fireplace. It helps air move through the chimney,
which is very important.

Key actions:
If a chimney is unused, it is
important that ventilation
is either maintained, or
introduced if there is none. Fit
vents at the top of the chimney
and within the room.
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Rainwater
goods
(gutters, downpipes, hoppers and supporting brackets)
The best time to inspect rainwater goods is during or immediately after
heavy rainfall as this is when any leaks will appear.
Use binoculars or a camera with a good zoom. A hand mirror can be used
to look behind downpipes to see if there are any cracks or rusting.
Downpipes

Cast iron gutters and pipes are relatively
brittle. Blockages in pipes or gutters can
allow trapped water to freeze, expand and
crack (or shatter) the downpipes. During or
after rainfall, take a coin and gently tap on
the downpipes. If the sound is hollow, the
pipe is most probably free running. If a dull
noise is heard, there may be a blockage in
the pipe or underground drainage which is
backing up. Leakages at pipes joints are an
indication that the pipe is blocked.

This downpipe is completely blocked and water
has been leaking out of the joints. It has made the
stonework wet, allowed moss and ferns to grow and
will be causing damp inside the building.

Water has been leaking out of the joints of this pipe.
The stonework has become stained and the pipe is
rusting (the red colour shows this).

Key actions:
Clear any blockages, keep
paint maintained, replace any
missing brackets. Don’t allow
any vegetation to grow.
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Vegetation growing out of this gutter will be letting
water seep into the roof space.

Gutters

Aim to clear your gutters at least twice
a year: in spring and after leaf fall in the
autumn. Clear any silt that has built up as this
will allow windblown seeds to grow.
Gutters are frequently jointed at their
‘unions’, which are sealed joints. If the union
is open, water streaks may be noticed below.
These leaks will lead to staining externally, or
damp patches internally if left unattended.

Roof structure

Below the slates or roof tiles, there is usually
timber boarding (sarking). If a leak is quickly
repaired the timber will dry out without
problems but over a longer period of time
this can rot the timber and ultimately can
affect the main structural timbers of your
roof.

Gutters should fall/slope towards the
downpipe. If they don’t, this can lead to
water flowing onto the wall below or straight
to the ground.
Splash marks at the base of the wall may
indicate that the gutter is overflowing.
Check the mortar joints below the gutters as
overflowing gutters can wash out the mortar.
If a bracket which holds the gutter breaks,
replace it as soon as possible to prevent
further damage.
When re-painting gutters, paint the inside
too to help prevent corrosion.
Poorly maintained cast iron rainwater goods
will corrode. This can be due to a lack of paint
or scratches in the paint. A good quality paint
finish should last at least five years, but be
prepared to touch up any scrapes and chips
as soon as they become apparent to help
prevent corrosion.

These sarking boards have rotted because water
has come through at the junction between the
slates and the stone skew to the left. Slates have
been removed to expose the timber so that it can be
replaced.

Insulation

Increasingly, roof spaces are becoming
insulated to conserve energy, but you must
ensure that ventilation is maintained to the
roofspace. Keep insulation back from the
eaves as it is normally here that fresh air
enters. This air helps remove moisture from
the roof space and minimises the build-up of
condensation.
If you are going to insulate your roof space,
get advice from a specialist about how
to ensure that the roofspace is kept well
ventilated. Otherwise it can become damp.

Remember:
Gutters and downpipes can’t
clear themselves out of dirt and
debris. They need to be checked
and cleared at least twice a year
to stop debris building up.

Keep stored materials in the roof space
to a minimum. Storing timber furniture,
especially older furniture, can introduce
woodworm and furniture beetles to an area
where there previously was none.
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Exterior walls
Properly maintained, your external walls will
keep out the elements. Traditional stone
buildings are commonly made from solid
masonry held together with lime-based
mortars.
These porous materials allow the transfer
of moisture more readily than modern brick
constructions. The stonework is therefore
said to “breathe”.
Moisture passes through traditional walls
from the outside (the rain) and from the
inside (from cooking / heating / us).

The grey colour of this pointing tells us that it is
cement rather than traditional lime mortar.

It is important to keep this process moving
and not to allow anything to hamper it.
Wall surfaces will dry externally by wind
and sun exposure, whilst internally, good
air movement is key to the evaporation of
moisture.

Pointing

Most of the traditional stone buildings you
see have pointing (the mortar between the
joints) which is a traditional lime and sand
mortar which readily allows the passage of
moisture. This is a good thing.

Ultimately the wall will end up looking like this:
stones eroded but the pointing still standing.

Cement mortar on the other hand can
actually slow down or even stop the passage
of water. You may think that this is a good
thing, but it is not as it accelerates the decay
and failure of the stone.

Modern cements do not
‘breathe’, if they are used to
repair a traditional wall they
will not absorb any moisture.
This forces the stone to
absorb extra moisture and
in winter this may mean that
the moisture in the surface
of the stone will freeze and
force the stone to erode at an
accelerated pace.
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The texture and pale ochre colour of this pointing
tells us it is a lime mix. The colour comes from the
sand.

Key actions:
Fix any render or pointing
which is cracked or missing.
Don’t use modern cement.

Harling

Lime harling is a protective exterior coating
applied to masonry walls. It is traditionally
made with a lime base.
Repairs to lime harling should never be
carried out in modern cement as the two
materials have significantly different rates of
water absorption.
Always repair with “like for like” materials,
meaning that you should try to match the
historic materials that were used.
If the stonework has a modern cement
render, is painted or has a modern wall sealer
applied, these can all damage the underlying
stone – permanently.

Cement render falling off a stone building, showing
stone decay behind.

If a modern cement or render is used on a
traditional building, water will not be able to
move through the wall.
Whilst this might initially seem like a good
idea, it actually traps moisture in the wall and
you will start to see it coming through the
internal walls as damp.
Over time the modern cement can crack and
this lets water in behind. This water is then
forced into the stonework. In winter the
water can freeze and damage the stonework
behind.

Lime harling used to protect a gable.

A lime harl should always be used on a
traditional wall as this allows water to move
through it.

Remember:
A modern cement will
almost never be suitable for a
traditional building and can
cause more harm than good.
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Windows and doors
The doors and windows to your property
may have changed over the years. They were
commonly replaced when decay appeared or
where a greater degree of heat retention or
noise reduction was sought.
This is understandable, however if you are
lucky enough to have the original windows
and doors still in place, they can be brought
up to a good standard without losing the
traditional appearance which is a strong part
of the character of your building.
Cost-effective repairs to replace timber
decay are easily achieved by a good joiner
using appropriate products.
You should aim to replicate the original
design and where necessary, use hardwood
to areas such as cills and the base of your
door as these are most affected by weather.

Windows don’t open
or stay open?

Sash and case windows operate by ropes,
pulleys and weights. If the cords break it will
be extremely difficult (or impossible) to open
the window. A joiner will be able to replace
the cords for you so that it can open again.
If it has been painted shut over the years,
the window can be made to open again by
cutting out the paint.
If the window opens but doesn’t stay open,
it may mean that the weight is not heavy
enough to keep it open (it should just about
balance). A joiner would be able to put a
heavier weight in for you; this will generally
be required if you put double glazing in (as it
is heavier than single glazing).

You may find that your doors or windows have
historic glazing such as cylinder or sand cast
glass, often identifiable by its imperfections
and slight waving. This glass has become quite
rare. If the glass is intact and in good condition
you should leave it in place.

Ironmongery

Traditional ironmongery used on doors and
windows should be retained and serviced
wherever possible. If you need to replace
ironmongery due to a defect, try to source
a replacement which closely matches or
replicates the original.
A vast array of ironmongery is still
manufactured to traditional profiles, but
the character of the door or window is best
served by retaining original components.
Timber windows and doors, properly
maintained and painted, will have a
considerably greater lifespan compared with
their modern equivalent.

Rim lock and an ebony door knob and escutcheon.

Draught seals and thin double glazing can
potentially be introduced to existing windows
to aid energy conservation, however you
should seek advice from a reputable contractor
and also Falkirk Council Development
Management before proceeding.

Key action:
Repair rather than replace!
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Brass letter box in a traditional panelled door.

Key elements of a traditional
sash and case window

A typical sash and case window.

Interior view showing
a shutter knob, sash lift
and sash fastener.

A typical sash lift.
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Paint
A first line of defence

Paint is not just decorative, it is a protective
layer which will extend the life of all joinery,
rainwater goods, railings and gates. Windows
are often made from softwood and therefore
require periodic painting to help preserve
them.
If your windows have multiple coats of
paint which require to be removed before
re-painting, first ensure that the underlying
paint is not lead based, which is toxic and
was commonly used in the past. If there is no
need to remove lead based paint, leave it in
place and overcoat it.
Lead paints should only be removed with
care and respiratory masks must be worn.
Test kits are available to help determine this.
Painting cast iron, whether rainwater goods
or railings and gates, will help prevent
corrosion. Removal of any corrosion with a
stiff bristle brush will expose the cast iron
below. Use the highest quality primer and
topcoat available to you as this will last
longer.

Lack of paint maintenance has caused this
downpipe to turn red from rusting.

Key action:
Keep paint maintained.
Only use a breathable paint on
traditional masonry or harl.
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With any painted surface, be prepared
to periodically touch up blemishes and
damaged areas as this will preserve the
underlying surface until you next fully repaint.

Limewash

Limewash was a common feature of external
walls, typically over a lime harling. Modern
equivalents include silicate paints.
Both limewash and silicate paints are
breathable and work with the surface below
to help let moisture out.
Modern, film-forming masonry paints and
waterproofing products are only suitable
for use on cement renders. Whilst they
help keep out the rain, they also hold in
the moisture already in the walls. Be sure
to research and select the most suitable
paint for your use, as the wrong paint can
accelerate the deterioration of the wall
fabric.

Cracks in paint let water through; this window has
rotted for this reason. If you see cracked paintwork
you should rub it down and re-paint the surface, to
protect what is below.

Rot and damp
Excess water in your building

The primary solution to addressing rot and
damp is to remove or reduce the source
of water which is fuelling it. Contact an
impartial professional for advice in the first
instance, such as a building surveyor, rather
than a company that sells damp proofing
products.
Too much water can come from the following
areas:
Roof: the timbers are vulnerable to decay
from water coming into your roof. Refer to
previous sections for detail on this.
Floors and walls: The floors of your property
can be at risk from water coming though the
walls or from rising damp.
Rising damp is the wicking action of ground
moisture which rises through the ground
floor walls, sometimes as far as one metre
above ground level. This is commonly caused
by high ground levels next to the walls, a
breach in your water main or by poor natural
drainage surrounding the building.

The arrows show
water rising through
an external wall,
from ground which is
higher than originally
intended.

outside

outside

This can be remedied by lowering ground
levels externally or by repairing any defect
in the water supply. Chemical injected DPCs,
despite claims to the contrary, rarely provide
an effective barrier to groundwater and
should be avoided.

From within your property: The plaster
surfaces on walls, around windows and
doors, next to sinks / baths and toilets and
close to ground level can be affected by
dampness caused by condensation.
Condensation occurs when warm, moist
air meets a colder surface and is typically
found around windows, doors and within
unventilated insulated roof spaces. In the
past when open fires were commonplace,
condensation was controlled in part by
ventilation through open fireplaces. The air
moved around the property and was then
drawn up the flue. Fresh air replaced this via
open gaps in window / door frames and from
below the floor.
Most homes now have central heating,
with open fireplaces becoming less and
less common. Ventilation of buildings is
much reduced from the past and can lead to
increased condensation and mould growth,
commonly on external walls or near cold
window surfaces.
Wherever possible, re-introduce ventilation
to your building, by adding ventilation grilles
to your covered-over fireplaces, keeping the
outside air inlets to your underfloor area free
and clear, and making sure that insulation to
your roof is not tightly packed into the eaves.
It may seem contradictory in this modern
world of energy conservation, but if possible,
open a window when cooking or after
showering, even if only for a short time.
Or fit an extractor fan. You will lose heat
but will have helped get rid of some of the
vapour-laden air throughout your building. It
is important to find a balance that you (and
your fellow occupants) are happy with.

This sketch shows that
lowering the ground
back to its original level
can reduce rising damp.
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Rot

This refers to a series of different forms of
timber decay which can cause significant
damage if left un-treated. Rot in timber
is caused by a range of fungi, all of which
require moisture to live.
Of these, dry rot is the most aggressive in
its capabilities to destroy timber. It is often
found in hidden, unventilated areas with a
moderate moisture source. It grows with
wispy strands and may look a little like
cotton wool, predominantly accompanied by
coloured spots (orange / rust coloured).
Wet rot forms in areas of high or continual
damp. It softens the timber in contact
with moisture and can form in floor joist
ends, rafter ends and in joists affected by
drips from faulty plumbing. Eliminating
the moisture source may arrest the issue,
depending on how far the rot has spread.
Rot in timber is a rich source of nutrients for
beetles and wood boring insects. Woodworm
is a common term, but is only one of these
decay loving insects.

The dry rot shown above was caused by water running
down a rafter and coming through a leaking skew.

The effects of rot in timber and wood boring
insects may require the treatment or even
partial replacement of the timber affected.
You should seek impartial advice from a
building professional, such as a surveyor,
prior to contacting a rot contractor.

The white, fluffy substance is dry rot which is growing
behind a timber window.

Wet rot has caused this timber to crumble.
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How to inspect your building and carry
out repairs / maintenance works
How to carry out an inspection
of your property

Selecting a contractor

•	Emergency: Immediate attention required
to keep the building watertight or to rectify
some other failing which would put you or
your building at immediate risk;

It is important that any contractor or
tradesperson carrying out works to your
property is suitably experienced, especially
when working on traditional buildings, as
the skills required are normally out with the
abilities of general builders. Thankfully there are
reputable skilled tradespersons in the Falkirk
area, however please ensure that you ask for
references or ask to review previous works
before accepting a quotation. A good contractor
will welcome this approach and will have no
issue confirming the quality of their work.

Carrying out routine inspections on a
regular basis will help identify what (if any)
maintenance is required. Set aside a date in
either spring or autumn to take stock of the
condition of your building. Try to keep the
same date annually so that temperature and
lighting conditions are similar. Be systematic
- plan your inspections around a checklist of
building elements tailored to suit your building,
and rate any defects found. You may wish to
categorise defects found as:

•	Urgent: Works to be carried out within one
year to prevent deterioration;
•	Necessary: Works to be carried out between
two and five years to prevent deterioration; and
•	Desirable: This will enhance or improve the
buildings appearance whilst safeguarding the
original features.
A basic Property Survey Checklist is enclosed
under the section ‘Useful Documents’ and
can be used as a model for your survey. It
is important that the checklist reflects your
property. To make it relevant to you, remove
any elements which are not present or add in
anything which is missing.
Even if your inspection does not identify
immediate works, it will record conditions found.
Future inspections can be compared to help
identify if there has been any notable change.
In addition, consider thoroughly photographing
your property during an inspection. You can
reflect on these during the following inspection
and more easily compare any changes found (try
to re-photograph in the same way as before – you
can then build up a timeline of change over the
years).

If you require to carry out repair works to your
property, it is important that you consider
using the services of a professional advisor
such as an architect or building surveyor, as
they would be able to clarify the extent of
works required, help you choose a contractor
and inspect works on your behalf. Whilst this
is an additional cost, it may save you money in
the long run. If your property is listed or within
the Falkirk Conservation Area, it would be
preferable that your professional advisor has
conservation experience.

When carrying out works, you may be living
in a live building site, so you need to be
mindful of the health and safety implications
of this. The contractor is duty bound by law to
work in a safe fashion, both for the protection
of the workforce and for you. During the
works, you may need to be flexible in how you
use your property or put up with disruption,
but remember it is only temporary and you
will benefit from the result. Speak to your
contractor regularly, especially if you have any
concerns or do not understand their approach
to working on your house. A quick chat can
often set your mind at ease.
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General maintenance guidelines 5 year maintenance plan:

If you have inspected your property, you may
have developed a list of works which you need
to carry out immediately or in the near future.
Whilst your inspections may have familiarised
yourself with the elements and conditions
present on your building, you should now plan
ahead in a structured way. To help you set your
goals, you should develop a maintenance plan
for your building. An example of a maintenance
plan can be seen in ‘Useful Documents’. It
is a helpful list of the general elements of
your building set out in a timeline to record
when you should attend to either regular
maintenance works or identified repairs in
manageable stages and will also help you
forecast any costs for which you may need to
budget.

Falkirk Council has designated two areas
which sufficiently show special architectural or
historic interest and the buildings, monuments
and public realm within these areas are worthy
of protection to preserve or enhance the
environment. These are Falkirk Town Centre
Conservation Area and Arnothill and Dollar
Park Conservation Area.
If you require either Planning Permission or
Listed Building Consent, you may need to seek
advice from an architect or building surveyor
as the application process may be beyond
your capabilities. If you do need professional
advice, the architect or building surveyor will
guide you through the process, prepare the
information required for an application and act
on your behalf. Where possible it may be best
to involve a conservation-accredited architect.

Regularly update this document as the need
arises. Use this document to record the
contact details of any tradespersons that you
intend to use, record your expenditure, project
the next expenditure to plan ahead, record
the works carried out to date and record any
useful information such as paint colours or
manufacturer used during maintenance.

In addition to planning applications, if the
work involves either structural alterations or
changes to the layout of your property, you
may also require a building warrant. Consent to
proceed with building works can be obtained
from Falkirk Council, however as with planning
permission or listed building consent, it is
advisable to seek professional guidance before
proceeding with any works.

The maintenance plan will be invaluable to you
and to whomever purchases the property in
the future; they will see how well the building
has been cared for and that their continuing
stewardship need not be expensive.

Further guidance can be found at
www.falkirk.gov.uk/services/planning-building/
building-standards and
www.falkirk.gov.uk/services/planning-building/
development-management

Get permission:

Is your building listed or in one of the Falkirk
Conservation Areas? If so, you will need to
be mindful that carrying out works on your
property, no matter how small, may require
the permission of Falkirk Council before you
proceed. This is to ensure that the heritage
of your area is sensitively preserved.
You can check to see if your building is either
listed or in a conservation area by visiting
www.pastmap.org.uk or
http://bit.ly/2r3i42s or
by calling Falkirk Council on 01324 504 950 or
e-mailing Planning and Development at
dc@falkirk.gov.uk.
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If you carry out works without
authorisation from Falkirk
Council, they have the authority
to insist that the works are
either returned to the original
state or are carried out to a
suitable standard - it may
be expensive to alter works
already carried out if the quality
of work is not satisfactory.

Useful documents

A general guide for inspecting your property
When to make an inspection of a traditional building
After a storm

Every 6
months

Every year

Every 5 years
(Quinquennial)

What to do if
something is wrong
(contact relevant type of
builder to carry out the work)

Roof slates or
tiles

Check for loose Check for moss
slate/tiles.
growing on the
roof.

Roof flashings
and mortar
fillets

Thorough
check

Fix missing slates /
tiles. Carefully remove
any moss.

Check for loose Check for loose
flashings.
flashings and
mortar fillets.

Thorough
check

Fix slipped flashings
and replace mortar
fillets.

Roofspace

Check for
any signs
that water is
coming in.

Check for
any signs
that water is
coming in.

Thorough
check

Ask a surveyor or
reputable roofer to
inspect the roof to
identify the source of
the water.

Chimneys

Check the
chimney pots
are still fixed
in place. Check
if chimney has
any cracks or
appears to be
leaning over.

Check if
chimney has
any cracks or
appears to be
leaning over.

Thorough
check

Re-fix the chimney
pots if missing. If
chimney is cracked
or leaning, speak to a
structural engineer.

Rainwater goods Check for leaks

Look for
evidence
of water
staining on
the building might be green
coloured.

Check for moss
growing on the
roof.

Check for
Thorough
peeling paint or check
cracks.

Fix any broken
rainwater goods
and unblock any
blockages. Remove
any plants growing
in the gutters or
downpipes.

Windows and
doors

Look at the
paint to see if
it cracking or
peeling. Check
windows still
open and close
smoothly.

Check timber
to see if it is
rotten (it will
be soft if you
push it).

Remove loose
and flaking paint,
repaint joinery. Fix
any broken window
cords. Replace rotten
sections of timber.

External walls

Check for
cracks in
render, missing
pointing. Look
for any plants
growing from
the walls.

Thorough
check

Get cracks repairs,
re-point wall if
necessary. DO NOT
use modern cement.
Remove any plants
growing from the
walls.

Thorough
check

If you can’t identify
where the damp is
coming from, ask an
experienced building
surveyor for an
opinion.

Interior

Look for
evidence of
damp.
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Survey Checklist
Date of survey:
Survey Interval:
Elevation:

Address:
After storm / 6 monthly / 12 monthly / Other (delete as appropriate)
North / South / East / West / Other (delete as appropriate)

Priority Rating (1 to 4):
1 (Emergency repair)
2 (Urgent repair)
3 (Necessary repair)
4 (Desirable repair)

Element
ROOF
Slates / tiles etc.
Ridges
Hips
Valleys
Skews
Flashings
Skylights
Other
CHIMNEYS
Stacks
Pots and flaunching
Copes
Ladders
Other
RAINWATER GOODS
Gutters
Hoppers
Downpipes
Brackets
Other
EXTERNAL WALLS
Stonework general
Stone features
Brickwork
Brick features
Pointing
Render / harling
Other
WINDOWS
Frame
Cills
Glazing
Ironmongery
Paint work
Mastic
Other
DOORS
Frame
Glazing
Ironmongery
Paint work
Mastic
Other
Boundary walls
Railings
Steps
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Immediate attention required to keep the building watertight or to rectify some other failing which would
put you or your building at immediate risk.
Works to be carried out within one year to prevent deterioration.
Works to be carried out between two and five years to prevent deterioration.
This will enhance or improve the buildings appearance whilst safeguarding the original features.

Defect (Y/N)

Priority

Comments on condition or defects
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Timescale
(when)
Resources /
Cost

Who

Access

What and How

Leadwork is present in the following locations:
1)
2)
3)
4)
5)
6)

Things to look for:
Check the slate roof for frost, snow and storm damage
after winter or after a heavy storm. Binoculars or zoom
lens camera are adequate to assist inspection.

Gutter clearance by
Check lead gutters every 5 years by

1) After a storm. 2) Annually at end of March in line with
gutter clearance schedule.

Storm damage not forecastable, therefore allow £200.00
per annum for minor slate repairs. Review every 5 years.

Phone:
e-mail:

Action Needed? ☐
(go to “who”)

Phone:
e-mail:

Checked ☐

Insert any special requirements for access, i.e. is access
freely available, is scaffolding required, do you need to use
the services of a steeplejack?
Name:

Action Needed? ☐
(go to “who”)

Any defects to be photographed and communicated with
leadworking contractor and maintained in logbook.

Remove vegetation, silt and general detritus. Check for
birds’ nests. Clear drainage discharge points.

Check for splits and holing to leadwork, which can usually
be repaired. Cracks will require replacement. Mastic or
tape repairs only as temporary measure. Repair to be
made as soon as possible.

Insert any special requirements for access, i.e. is access
freely available, is scaffolding required, do you need to use
the services of a steeplejack?
Name:

Checked ☐

Record areas of moss build up. Moss promotes water
retention and can diminish the lifespan of the slates. Moss
can be removed with a soft brush during access works for
gutter cleaning if present.

Record the position of slipped slates in a logbook.
Reinstate without delay before damage occurs to roof
timbers and ceiling.

Things to look for (Defects to be entered into logbook):
Preferably, all lead to be checked by a competent leadwork
contractor every 5 years.

Historic codes of lead used. Traditionally detailed.

Origin: e.g. Scottish / Welsh / Cumbrian?.
e.g. Single head nailed and laid in random diminishing courses
with every second course double nailed to allow for maintenance.

Are there any loose, slipped or missing slates? Slates on
the ground or in the gutter will show the approximate
location above from which the slate probably came.

Leadwork

Roof Slates / Clay tiles or other covering

1) start of Spring (end of March),
2) end of Autumn (end of November).
Gutter / Downpipe Clearance: £……. for each visit.
Re-paint every
x years (depending on condition):
Approx. £……….

Twice a year:

Phone:
e-mail:

From manufacturers recommendations, inspect paintwork
every 3-5 years, with an allowance for re-paint on average
every five to eight years (depending on conditions found),
both to the inside and outside surfaces of the gutter.
Checked ☐
Action Needed? ☐
(go to “who”)
Insert any special requirements for access, i.e. is access
freely available, is scaffolding required, do you need to
use the services of a steeplejack?
Name:

Chips or cracks in paintwork should be touched up as soon
as apparent with paint to match existing as noted above.

Does the downpipe discharge into the sewer
appropriately? Periodically, during or immediately after
heavy rainfall, gently tap the base of the downpipe. Does
it sound hollow? If not, the underground connection may
be blocked or slow to drain. Is an access point positioned
at the base of the downpipe for ease of rodding?

Check for corrosion. Check for breaks in the unions,
gaskets or sealing compound.

Do the gutters slope correctly in a uniform line, or has an
undulation appeared? Are fixings secure?

Are there any stains / vegetation growths on adjacent walls
suggesting blocked or damaged sections? Check to see if
joints are saturating surrounding stonework / render /
brickwork.

Check during or immediately after heavy rain. Use a hand
mirror to check behind accessible downpipes for fractures.

Things to look for (Defects to be entered into logbook):
Clear leaves, silt and detritus from all gutters and outlets
regularly and check for damage. See “timescale” below.

Regular attention will extend the life of cast iron goods and
will preserve adjoining timber and external walls. Check
during or immediately after heavy rain. Use binoculars or
zoom lens camera to check gutters, downpipes and joints.
Check for water staining.

Cast iron gutters, downpipes, hoppers and earbands / brackets.
Painted with:
Colour:

Gutters, Downpipes and Hoppers
Windows to:
Painted with:
Colour:

Windows and Doors

Maintenance Schedule

Useful contacts
Falkirk Council
(Planning and Building Control)

www.falkirk.gov.uk/services/planning-building

Historic Environment Scotland

www.historicenvironment.scot/advice-and-support
www.engineshed.org

The Royal Incorporation
of Architects in Scotland
www.rias.org.uk

Royal Institute
of Chartered Surveyors
www.rics.org/uk

Society for the Protection
of Ancient Buildings
www.spab.org.uk

Scottish Lime Centre
www.scotlime.org

Institute of Historic
Building Conservation
www.ihbc.org.uk

Under One Roof

newtenementhandbook.scot
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This booklet has been produced by
Falkirk Townscape Heritage Initiative,
to offer guidance and advice on how
to look after a traditional building.
It aims to help owners and tenants
understand the importance of regular
maintenance and how this can save
money in the long-term. A brief
overview of key maintenance issues
are covered and sources for further
information are provided.

Falkirk Council

