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BRIEFING 
 
 
This company was instructed by Mr K****** of M******* Building Contractors Ltd, 
******* Road, ********, West ******  to undertake a  non-intrusive survey of roofing 
and cladding works at the above retail park. 
 
By instruction our inspection was restricted to the following 
 
Unit 8A (****)           Wall cladding to shop frontage including parapet wall, cappings, 

flashings. Ridge fillers to roof, all cladding associated with the 
walkway canopies, cladding to shop front bulkheads, replacement 
rainwater goods. 

  
Unit 8B (****)   Wall cladding to shop frontage including parapet wall, cappings, 

flashings, all cladding associated with the walkway canopies, 
cladding to shop front bulkheads, replacement rainwater goods. 

  
Unit 8C (****)          Wall cladding to shop frontage including parapet wall, cappings, 

flashings, all cladding associated with the walkway canopies, 
cladding to shop front bulkheads, replacement rainwater goods. 

  
Unit 9a (*****)      Wall cladding to shop frontage including parapet wall, cappings, 

flashings, all cladding associated with the walkway canopies, 
cladding to shop front bulkheads, soffits. Wall cladding to rear 
elevation of unit. Wall cladding to Service yard elevation (now 
JJB elevation), replacement rainwater goods. 

                                     
Unit 9b (****)          Wall cladding to shop frontage including parapet wall, cappings, 

flashings, all cladding associated with the walkway canopies, 
cladding to shop front bulkheads, soffits. Wall cladding to rear 
elevation of unit. Over cladding existing roof, replacement 
rainwater goods. 

  
Unit 10a  (Void)         All roof/wall cladding including all rainwater goods. 
  
Unit 10b  (Void)        All roof/wall cladding including all rainwater goods. 
  
Unit 11    (*****)          All roof/wall cladding including all rainwater goods & rear 

canopy. 
 
 
A non-intrusive inspection was undertaken on 3 February 2006 for this purpose. 
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DRAWINGS 
 
Prior to our inspection the following drawings had been issued to us : 
 
********* Ltd   ( Roofing Subcontractor )    
 
20  un-numbered drawings,  Most of these  do not have sufficient information in their 
title to indicate their position. Several are for fabrication purposes only 
 
Architect’s drawings 
 
2004-176 / 203b,  205g,  210,  211c,  401b,  402b,  403b,  404,  410a ( superseded by 
417),  411b,  412b,  413a,  416a, 417, 407a 
 
2004-175 / 202f,  203e,  301b,  302c 
 
2004 - 231 / 326 
 
2004 - 173 / 307 
 
( please note 2004-231 / 202h, noted on your submission sheet was not received ) 
 
 
SPECIFICATION 
 
No specification has been received 
 
 
CONSTRUCTION 
 
The structure consists of a steel framed portal frame, forming a series of terraced retail 
units. A site plan is annexed to the rear of this report 
 
The new works Roof comprised of a profiled Composite panel sheet, believed to be that 
of  Kingspan ( unconfirmed )  and the walls of a " micro rib " type flat panel laid 
horizontally. 
 
The high level fascia were believed to be Polyester Powder Coated Aluminium, though 
it was not possible to test this as steel was placed immediately behind causing a magnet 
to hold anyway. However, as areas of damage were found that had not rusted, it is 
assumed that these flashings are Aluminium. 
 
The from canopies were single skin sheets with aluminium bull noses front flashings 
and a Luxalon soffit 
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WEATHER 
 
The weather was overcast but dry throughout the day, with temperatures ranging from 
approx -2  C  to + 4 C 
 
 
 
COMPOSITE PANELS 
 
 
a) There are a number of issues relating to composite panels at present.  Some 

insurance companies have been reported to request heavy premiums to insure not 
only the building, but also building contents.  It is strongly advised that your 
client checks with their insurer's, that this panel is acceptable to them. 

 
We attach a copy of a report by AON, ( pages 38 to 41 of this report )  which can 
also be found at http://www.aon.com/uk/en/pdfs/tech_composite.pdf for your 
information. 

 
You will note from this report that the insurance companies consider PIR foam 
panels combustible.   It is therefore recommended that the foam is not exposed 
to enable a fire access to it, either from within the building, or from any external 
source. 

 
Furthermore, there are other recommendations made by AON, that you may find 
useful, to minimise both the client's and *******'s liability and risk. 

 
b) Unless you have negotiated a project specific warranty with the Kingspan, you 

will note that within their standard warranty  (page 42 & 43 of this report) that 
an annual inspection is required to fulfil the conditions of the warranty. 
(Paragraph 4)  Our understanding is that the HSE are beginning to frown on the 
practice of specifying such products requiring annual inspections, when 
alternative materials and construction methods are available that do not require 
this risk to be taken. 

 
c) As part of the Kingspan warranty conditions, all fixing screws are to be stainless 

steel with approved washers.  ( Obligation 7b)  
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OBSERVATIONS 
 
ROOF    (UNITS 10a, 10b & 11 ) 
 
 
The faults found were generally typical through out the project, we therefore report in 
general terms rather than unit by unit 
 
 
 
1) Side lap mastic could not be found in several areas tested. 
 
2) End lap mastic could not be found within the length of a feeler gauge in several 

areas tested. In one location, where the corner of the sheet has been lifted, no 
side or end lap mastic could be found whatsoever. 

 
The sheet manufacture recommends three  runs of mastic in endlaps, one of 
which should be within 20mm from the end of the sheet. 
 
( see Kingspan standard detail drawing 191a included on page 35 of this report. 

 
 

 
 

  
 please also observe that the end lap crown stitchers have been omitted  
 
3) When inspected internally, it was discovered that some 40% or so (guessed, not 

measured)  of the purlins had not been fixed to through the Bhs  building. 
Access to view in other units was not possible. 

 
 

Side lap mastic and 3 runs 
of  endlap mastic omitted 

End lap stitchers 
omitted 
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4) There were two specific areas on Unit 11, where the endlaps have been retro-

spectively sealed. These are in two areas where the staff of Bhs are reporting 
leaks. 

 
One is  about 16m long , the other 3m long   
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Approx 3m sealed 
thus 

Approx 16m sealed 
thus 
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5) A few sheets were found to be punctured. 
 
 

 
 
 

6) Some of the flashing connections have not been designed, but have been 
"patched" insitu with what appears to be flashband, which has been painted to 
colour match the roof.  If this is flashband,  this should not be considered a 
permanent solution/ Flashband has a very limited life expectancy 
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7)  The foam fillers should be set back approx 80mm from the edge of the ridge and 
hip flashings. This generally was not found to be the case. Evidence of bird 
attack was already evident and some fillers had already been pulled out of 
position. 

 
The fillers should be mastic sealed both top and bottom. Mastic was found to 
some fillers, but missing on many, and where mastic was found this was to one 
side only 

 
In several instances the fillers had been heavily and excessively mastic sealed, 
but even then poorly, in some instances sufficient gaps were found to enable us 
to pass a plastic ballpoint pen passed the filler without any resistance what so 
ever.  
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Pen passed easily 
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8) The ridge and hip flashings were incorrectly fixed, the mastic ( when found) 
being on the "dry side" of the fixing. Therefore enabling water penetration to the 
screw position.  Insufficient fixings have been applied in most locations. 

 

 
 

Mastic should be 
on other side of 
fixings 

Missing fixings 

Expanding 
foam used 
extensively to 
seal fillers 
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9) On the parapets foam fillers were missing in several locations especially the rear 

elevation of the BHS unit (11) 
   
 

 
 

 
 

 
 
10) It can also be noted that these sheets are not fully fixed. ( should be every pan) 
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11) The fascia to capping detail is one that has caused several leakage problems in 
the past. Given that this details is not mastic sealed, save, what is perceived as  
poorly applied retrospective sealing,  future leakage here is almost  certain. 

 
 

 
 
 
 
12) Some of the corner flashings for the parapet cap were installed upside down. 

This means that the internal wash coat is exposed as the weather face, which is 
totally unsuitable for this application 

 

 
 

Flashing 
upside down 
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13) Providing the assumption that the fascias are aluminium is correct, there are 
several issues to be addressed here. 

 
a) No mastic could be found at the junctions.   
 
b) In most positions insufficient gap has been left between the flashings for 

expansion 
 
c) Some examples of poor cutting were discovered. 
 
d) In many instances, the flashing is connected via the butt strap on both sides. This 

prevents thermal expansion and will result in the bowing of the flashing. Over 
the longer term, lose fixings may result and in consequence the flashings could 
fall off. 

 
e) No barrier tape was installed between dissimilar metals. 
 
f) The contractor should be asked to confirm and prove that stainless steel fixings 

have been used.  This is essential not only to comply with kingspan warranty, but 
also as the only compatible screws suitable to the aluminium and steel grounds 

 
g) Several screws were found to be incorrectly installed, either over or under 

tightened 
 
 
 
 
 

Flashing upside 
down 
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No Filler, or fixing 
visible in pan 

Insufficient gap 

Under tightened 
screw 

No mastic to butt 
strap 

No barrier tape 
 

Poorly cut edge 

Butt strap and 
flashings locked, no 
provision for 
expansion 
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14) The parapet return was found not to be fully fixed.  No foam fillers were found 

at the base and inconsequence thereof , one assumes that the parapet is not air 
sealed, as indicated on AMMEX's own drawing ( added after point 10)  

 
 

 
 
 

15) Where the sheets could be prised apart enough to peek inside the cavity, no 
insulation or liner sheet could be observed. It is therefore assumed that the 
parapet return is single skin. This would appear contrary to AMMEX's own 
drawing shown here 

 

Corner not sealed 

No fillers or barrier 
tape or mastic seal  
found 
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DRAWING OMITTED FROM SAMPLE REPORT 
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The lack of insulation would tend to be confirmed by the projection of the drip at 
the base. Given that the gutter is 80mm thick, there is still a considerable 
projection of the drip into the gutter. Had the wall been insulated, then the sheet 
would be proud of the internal gutter face, as is indicated on Ammex's drawing 

 
16) There are areas where flashings have just been forced to fit. In most positions 

where this has occurred, distortion has resulted. Without detail drawings, it is 
difficult to see if there is a reason for this, but irrespective of the cause, the 
presentation of this works is not good 
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17) The bolts used to connect these gutters seem smaller than one would expect. In 

some instances Tek screws have been used. This is not acceptable 
 

Is there a reason that these coverings 
are different ? 
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18) Mastic seals have been omitted from most flashings on the parapet walling 
 
 
 

 
 
 



RETAIL PARK,   XXXXXX  XXXXXX,  WALES                             4 FEB 06 
                  

 
 

21 

 
 
 

 
 
 

 
19) The gutters are somewhat puzzling. There are several " baffles" through and the 

gutter runs with holes drilled through, presumably to allow water out. 
 

Within the " link" between Units 11 & 10b, there are sections of gutters holding 
deep water; this can never fully drain away. 

 

No mastic seal 
behind flashing 
 
Insufficient 
fixings 
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What is this ? 

What is this ? 
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What is this ? 

What is this ? 
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20) Note, according to AMMEX's drawing, the gutter insulation is 80mm thick. This 

makes the gutters as thermally equal to the main roof. It is generally accepted 
that the U value of inboard gutters should be nominally worse than the roof. This 
is to allow any ice / snow within the gutter to thaw and drain before the main 
roof area 

 
 
 

 
21)  A number of loose flashings were found throughout the job 
 

 
 

What is this 
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22) A number of dektites have been installed, some of which block the pans of the 
roofsheets preventing water draining away.   
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23) Also noted here is that some fixings screws are already showing signs of rust, 

which suggests that stainless screws have not been used. 
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WALL CLADDING 
 
 
24) No AWP fillers (or similar) could be found at any of the several positions tested.   

See Kingspan standard detail;  457a,  which is appended as page  37 of this 
report 

 
25) No mastic could be found behind the top hats at any of the positions tested 
 
26) Panel bearers appeared to be wider apart than the maximum 1500mm specified 

in the manufacturer's literature. See drawing 451 BS on page 38 of this report 
 
 
WALKWAY CANOPIES 
 
27) The bullnose flashings ( which are assumed to be aluminium ) do not have 

sufficient gaps at joints to accommodate expansion. 
 
 

 
 

 
28) In a number of places the Luxalon soiffit was missing. We were unable to 

establish if this was for the benefit of following trades or if they had not yet 
installed 
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29) No barrier tape could be found between dis-similar metals 
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30) A few flashings are poorly aligned 
 

 
 
 

31) As with the main roof areas, there are similar " baffles" within the gutters.  It is 
difficult to undertand the purpose of these without detail drawings 
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32) The gutters appeared to be fixed with Tek Screws as opposed to gutter bolts 
 

 
 
 

33) The gutter outside Unit 8b / 8c was dammed with two mounds of gravel / sand 
and a heavily coated joint was observed. 
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34) Examples of fixings being used with the drill point on the wet side of  the gutter 

was found. These cannot be deemed watertight. ( The washer and seal needs to 
be on the wet side ) 

 

 
 
 

 
35) Architect's drawing No 2004-176/401 b,  section 1-1 states the gutters should be 

membrane lined.  This is not the case on site. If the gutters are not to be 
membrane lined, then they should at least have a protective coat of TCN550 or 
similar 

 
 
REAR CANOPY TO BHS ( UNIT 11 ) 
 
 
36) Technically this is incomplete, there are no apron flashings, reversed barge 

flashings and insufficient fixings. The flashings are not mastic sealed.  
 

The gutters are flashings, tek screwed together 
 
 Loose flashings have been left in the gutter 
 

However, the criticism of this will depend greatly upon the specification 
requested 
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No reversed barge flashing 

No apron flashing 

Loose flashings left in 
gutter 
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CONCLUSIONS 
 
There are a substantial amount of basic errors on this project, some are easy to correct,  
e.g missing fixings, awp fillers etc, some are not  ( missing lapping mastic  as an 
example) 
 
The Panel bearers are of serious concern and a closer examination should be undertaken 
to ensure these are correct or incorrectly installed as is believed 
 
There are also a number of minor faults that we have not included within this report, e.g 
the flashing into the gutter along Halfords appears to be positioned to offer water ingress 
possibilities through capillary action. 
 
We were unable to establish if the internal mastic seals were installed, either due to lack 
of access,  or by being hidden behind other materials or finishes 
 
The occupants of Unit 11 reported leaks in a number of places, two where retrospective 
sealing has taken place ( point 4 ) adjacent to the entrance area of the shop,  one to the 
right hand front hip are ( under the link to the adjoining  unit ) and one under a gutter 
joint in the stock room. 
 
There may be some justifiable reason why we have found some of the items we have, 
but this is a very poor installation, both in workmanship and technically. . Remedial 
works will be essential if continuous problems are to be avoided 
  
RECOMENDATIONS  
 
There are some real " show stoppers" here.  Before  we can provide suitable 
recommendations, we will require sight of the specification and a full set of sub 
contractor's as built details. 
 
At this point in time a rather extensive schedule of works can be produced to correct 
these works. Removal of roof and wall panels may be necessary to affect these 
corrective works. Most of, if not all of the aluminium will have to be removed and 
correctly installed. 
 
Serious discussions will be necessary before these proposals can be finalised as one 
would need to discuss the possibility of vacating the occupied units or devising a 
method of working whilst the unit is still in operation. 
 
It may be prudent to employ a contractor to assist in a more detailed intrusive survey to 
establish if the findings of this report are extensive or limited in area. From this exercise 
a full scope of works can be established and priced. 
  
The cost of rectifying these works, assuming our assumptions are correct, which can 
only be verified with contractor's drawings, will be extremely high, 
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Kingspan drawing No  191A 
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Kingspan  drawing  192 A S 
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Kingspan  drawing   457a 
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Kingspan  drawing   451 B S 
 

 

Although this detail is not as site situation, it is 
shown to confirm that panel bearers should be at 
1500mm max centres.  From the areas tested, this 
would not appear to be the case on site 
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End of Report 
 
 
 

Disclaimer 
This report is based on a general visual inspection only and results of random tests. 
It should not be construed as a 100% check of all matters. 
 


