
Order of Works

Order of Works
156 West End Road, Southall
This is a description of the work done to date, which does not require special permissions. Planned work that will require permission is also discussed.
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1 Description

When purchased the property could only be described as being in run-down condition, due to no substantive rebuilding or redecoration for a considerable time. This was reflected in the initial purchase price, which was a little below the going price for similar properties in the street.

The existing stove, refrigerator, central heating and hot water facilities were decrepit: in fact the replacement of these items was driven by terminal failure. For example, the door fell off the refrigerator, so I replaced it with a Bosch fridge / freezer. The stove ignition system was erratic, then stopped completely “fubar”: then two of the top burners disintegrated from corrosion. This stove was replaced with a six-burner De Longhi with an oven suitable for a proper-sized roast. The horrible boiler with the storage tank under the stairs, and hot and cold water header tanks in the loft, had a maze of plumbing: the pump failed and was replaced as a temporary expedient.

The bathroom and toilet was a combined room, with an adjoining cupboard. The back door access was through the kitchen and thence to the interior of the house. The facilities were cramped, uncomfortable and cold in winter, with the clash of bathroom and toilet facilities, and backyard access through the kitchen making life difficult. The area outside the kitchen window was unattractive, and was effectively just a dumping ground for junk before we moved in.

The front yard was difficult to access except on foot, with a grotty “decorative” fenestrated concrete block fence. This has got to go!

1.1 Aims and Intentions

Overall, the aim is to upgrade the property to be suitable for use by an extended family, with typically six adults resident at any time. There were issues of fire safety, because of the impossibility of exit through the existing windows, especially from the first floor bedrooms, unless the person exiting had the flexibility of an eel.

The next aim is to substantially reduce the costs involved in maintenance of a comfortable environment, such as electricity and gas. Replacement of the windows with better-performing units would also help improve overall insulation.

A further aim is to increase the utility of existing spaces and improve the appearance of the place (not hard, given the awful wallpaper). Also, the idea is to improve the outside lifestyle in the summer. The existing aluminium double-glazing units had opening portions in the centre, which inhibited ventilation to an unacceptable extent. The frames made very bad “cold breaks” in the winter, with condensation apparent.

1.2 Overall Plan

First, we have fixed the appalling plumbing: a new 37 kW Vaillant 837E in the bathroom replaced the previous old-style Potterton in the kitchen, the unlagged maze of pipes and the storage tank. There was £ 47 worth of scrap copper from this exercise! The improvement in the gas bill was noticeable.

Next, the combined bathroom and toilet, and the cupboard adjoining this, have been converted to separate these facilities, with noticeable improvement in convenience and comfort.

The kitchen has been retiled and refurnished.

Access to the back yard is now through double doors from the living room, leading to a patio area. The concrete here will be cleaned and painted, and a patio deck made alongside the full length of the annex. If a barbeque is built at the end of the annex, then the deck will be extended over the existing concreted area near here.

When the tool shed can be removed, the concrete pad in the back yard will be trimmed to make a path to the conservatory, thus increasing the size of the lawn area and the planting area.

The conservatory will have a full bath and shower facility, for “overflow” use, and a good long soak where a shower is not enough! Also, another toilet would be useful: the use of a macerator pump makes the plumbing much less complicated, as this can use much smaller pipe bundled into a duct along with the other plumbing between the house and conservatory, and the armoured electrical cable, telephone and networking cables.

1.3 Problem Areas

Generally, most mortar and plaster was very friable, and a lot of the finishing work was of poor quality. Redecoration was the aim anyway, so this was just a short-term nuisance.

In some places, there were wooden rather than concrete or steel lintels.

Some of the double-glazing had already packed up and had water inside. The windows were or poor design and construction, with wide aluminium frames that both obscured incoming light and acted as very efficient cold breaks.

The ground floor was quite damp: this was improved by setting the thermostat up on the heating to dry things out. However, for a proper repair, it would be best to fix things from the foundations up, and put concrete floors in.

The foundations … aren’t really. When the ground floor is being replaced, some extra underpinning and definitely waterproofing would be a good idea!

Chimney breasts supported with wooden lintels are not really “fireman-friendly” …

The plumbing got airlocks if you turned the bath on too hard. Generally, the heating and hot water system was a very poor job. This was spotted during the visit before purchase, but accepted as one of the necessary things to fix.

Layout of the kitchen and bathroom annex was bad, including the back door (which itself was in a very poor state).

The flat roof on the annex needs some improvement and remediation work.

Fascia and guttering is mostly decrepit. Some of the outside plasterwork needs replacing.

A good water-blast, wire-brush, sanding, and repaint would not go amiss.

2 Standards of Practice

The general “3F’s” (Function, Fit and Finish) are applied at each stage of construction.

Things such as the main kitchen bench are put into place and tested, then when the location is confirmed as suitable, final fitting is done so that full use can be made of the new facility.

When all the components are in place and correct, then a final completion of the finish to the required standard can be done. This is important especially in the kitchen, where the fitting tolerances are measured in millimetres, and many items have to be exactly placed and adjusted before finally fixing them into place and caulking edges to prevent leaks.

2.1 Brick and Block Work

On exposed corners, engineering bricks or galvanised steel mouldings should be used. Inside, wooden trim should be used to prevent damage to plaster.

Where possible existing bricks are to be reclaimed, as these are for the most part good quality.

All new walls are to be 100 mm thick brick or dense concrete block. Exterior block work is to be covered by concrete plaster and painted.

For the existing soft mortar, where possible, during the course of work, this should be cleaned back behind the surface of any bricks or block and painted with PVA bonding solution, then plastered again with a high-strength concrete plaster.

2.2 Wood

All existing beams, joists, ceiling joists, rafters and battens that are exposed or accessible are to be brushed and vacuumed to remove any dust and debris.

Any damaged wood is to be replaced. Embedded lintels are to be checked, and if of doubtful integrity, they should be replaced. If lintels are exposed (that is, not protected by concrete or plaster) they are to be unconditionally replaced, in case of fire.

Any existing wood that shows signs of the presence of water (such as salting, or dampness), should be painted with Cuprinol, even if it looks sound.

New wood is to be Tanalised, or if suitable material is not available, it should be painted with Cuprinol or equivalent preservative prior to installation, especially on joints and edges. Structural timber that is not Tanalised shall have a damp course membrane applied to prevent contact with brick or concrete.

Plywood should be hardwood (for example, Brazilian meranti), preferably 18 mm unless there is a good reason for any thinner variety. Where it comes in contact with brick or old wood, it must also be painted with Cuprinol.

2.3 Fastenings

All fixings are to be galvanised or exterior-grade passivated. Screws are to be used by preference, to minimise the effects of impact and vibration on the building structure, and for strength.

Unused old fastenings are to be removed completely, and any surfaces cleaned of resulting detritus.

2.4 Plaster and Mortar

Wherever there is likely to be a structural benefit, the plaster should be made from sharp sand, using high-strength chromate cement to form a strong concrete plaster. For decoration, this can be skimmed with multi-finish plaster. The surface, if not a new one, should be painted with PVA bonding agent.

Similarly, this is the preferred kind of mortar for brickwork and block walls.

For existing mortar, pointing or plastering using the high-strength cement should be done when possible in the course of upgrade works.

2.5 Painting

After surface preparation with multi-finish plaster, any further repairs should be done using waterproof Polyfilla by preference for new work. The white Polyfilla should only be used for rework where the complete regimen of new painting is not appropriate.

An initial primer coat of white permeable emulsion is to be used. If the surface is generally in acceptable condition, then the first undercoat can be put on after this is dried. If not, then any filling and sanding of surfaces should be done before the undercoat. If there may be movement or other damage during further works, then the repairs can be made to the undercoat afterwards, and a second undercoat applied, and touched up after drying.

The final coat will have any colour that is required.

Exterior wood is to be painted at least twice with Cuprinol or equivalent Ronseal preservative, then either stained with an oil-based stain (such as those from Wickes), or painted with an oil-base paint.

Interior wood similarly, but only one coat of Cuprinol (or none if it is Tanalised).

2.6 Heating

The central heating will eventually be of the underfloor kind.

An overall control is to be applied using a timer on the combi boiler, an exterior thermostat and a thermostat in the dining room. It is intended that the entire ground floor will be replaced with a concrete floor, covered with 300 mm square terracotta tiles matching the kitchen, except perhaps the ground-floor bedroom, which will have parquet or hardwood flooring, or possibly carpet.

The heating water temperature will be set to not exceed 60 C. So far, it has not been necessary to use over 55 C, even without any radiator in the dining room area. When the patio is in place, with a clear awning over it, it is quite possible that this area will not require any special provision for heating at all.

Each room with a heater or underfloor heating will have its own temperature control, subject to the master settings.

The combined towel rails and heaters in the toilet and bathroom of about 1200 W output each have been found to comfortably exceed any foreseeable requirement for heating in what was a cold and dank area. Usually it is necessary to turn the thermostat in the toilet well down. The new window also has helped in the utility room. Consequently, there was no need to heat the kitchen at all, as there are no losses to that end of the annex, and just the normal activity in the area seems to maintain sufficient warmth, even on the coldest days.

2.7 Insulation

This will be provided to meet the required “new build” standards, even if retrofit is needed.

So far, the sloping part of the annex roof meets 0.25 W/sq.m/K, better than the required 0.30 W/sq.m/K. Existing walls appear to be cavity brick, and are only on the east and west sides.

Replacing the windows with new units has substantially improved the insulation rating on the outside walls. The north and south walls are party walls of double brick construction, and are not exposed to the outside air temperatures.

The roof of the annex, when it is repaired, should have 100 mm foam applied to the top of the already-existing roof, after stripping the covering, then a damp-course on top and a waterproof reinforced-concrete slab.

2.8 Lighting

Where possible, provision is to be made for CFL lighting (Compact Fluorescent), as this has the best efficiency for the price and good quality light. Standard ballasted fluorescents can be used in areas where intermittent lighting is required. Standard incandescent lamps are to be avoided if possible.

Where structural changes are being made, take account of the possibility of improved natural lighting.

2.9 Plumbing

All pipes should be at least 15 mm, preferably 22 mm. They should also be lagged with 25 mm foam, or at least with felt if they are for cold water.

Any pipes embedded in plaster or concrete should be lagged to allow for movement without damage.

Exterior plumbing, which might be exposed to freezing temperature, should be plastic.

2.10 Wiring

All power wiring should use at least 2.5 square mm. All lighting wiring should use at least 1 square mm.

ACE (All Copper Earth) practice should be applied. Earth wiring is to be identified with the green and yellow spaghetti.

Worn or damaged switches and sockets are to be replaced.

“UK”-style light switch wiring is to be changed to “NZ”-style, where only BROWN(RED) wires can become live and switches cut the live circuit. For example, the light switch should be the place where the electrical feed is interrupted, so that no live wire goes to a fitting when the switch is off NOT the place where a BROWN(RED) live wire is connected to a BLUE(BLACK) wire to supply the light fitting!

3 Annex

3.1 Replacement Boiler

Apart from the inconvenience of the location in the kitchen, the exhaust fumes from the boiler blew into the upstairs bedrooms, and the heat had damaged the plastic guttering. The removal of the old boiler also made space for an extractor hood over the stove, in its new location next to the sink bench. The incredible uninsulated pipe runs for the storage tank beneath the living room floor to under the stairs, meant that the boiler was continually running to just make up the heat losses, and the pipe run from the tank to the bath was the width and length of the living room, then the entire length of the annex and then across the width of the bathroom.
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The combi boiler was installed over the original location of the toilet, which was later removed. There is now provision for the washing machine under the combi boiler, which will be contained by a built-in cupboard. The pipe runs to the hand-basins, the shower, and to the kitchen are now only metres. All are fully lagged with foam for hot water and heating pipes, and felt for cold pipes, so that any movement can be accommodated without damage. The hot water pipe here will be lagged, but NOT the heating pipes, to ensure that there is no condensation in winter next to the washing machine. The group of pipes to the left (except the cold water pipe) is lagged and boxed through the toilet and behind the kitchen cupboards.
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3.2 Bathroom and Adjoining Cupboard

These have been converted to a separate toilet and a utility room containing a shower and handbasin. The shower cabinet is on the left in the picture. Hardwood doorframes were installed, together with large solid doors recovered from building refurbishment. These will be stripped and stained. The rotting linoleum floor was replaced with terracotta tiles, and the wall tiles were replaced. The pipe runs were optimised significantly to minimise the length of hot water runs, and also laid under the floor in such a fashion that when the central heating is in use, it effectively provides a thermal barrier so the bathroom floor does not get as cold as it did before. During the work, we discovered the previous floor about 250 mm lower, covered in ballast and a screed: this has the effect of insulating the floor somewhat, so bare feet on the tiles is not uncomfortable in summer.
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The washing machine was moved out of the kitchen. Notice the original tiles behind the combi boiler, which were retained to keep a hard surface on the wall when it was installed. Otherwise, all the old tiles were stripped before mounting new ones using waterproof CTF.
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The old aluminium-framed window was replaced with a high-quality wooden-framed double-glazed unit with bronze fittings, manufactured in Poland to exceed German standards. One of the panes is frosted for privacy, but allows for natural lighting. It is big enough for me (112 kg, 1.83 m frame) to climb through for fire exit purposes. A marble windowsill was installed. The edge of the shower cabinet is on the right: it fills the corner and has a handbasin and 1200 W towel rail and heater next to it, which is supplied by the central heating.

Notice that in the preceding picture, the window is opened on its vertical axis, for cleaning, or full-scale ventilation in the summer. In the next picture, the window is opened on its horizontal axis, for controlled ventilation and security against access. The plastic pipe overhead is the exhaust duct from the toilet, to prevent the air from mixing inside the cupboard. The automatic extractor fan is behind the combi boiler: it is a 50,000 hour rated brushless industrial fan exhausting into a grating and 110 mm pipe with a gravity flapper valve on the outlet, to ensure one-way airflow. It will also extract any leakage from the boiler, and will draw air through the cupboard via a small vent near the piping below the boiler. The idea is to prevent condensation and stagnation of the air in the cupboard, in what would otherwise be a cold corner of the annex in winter. The central heating pipes in this area are deliberately without lagging for the purpose of warming this corner in the winter.
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The toilet was separated from the bathroom by moving it forwards about a metre, and building a wall using 100 mm blocks. The doorway uses what was the cupboard space opposite the back door. The box around the piping makes a useful shelf.
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It has significantly more elbowroom than the previous location beside the bath, and contains its own handbasin and 1200 W towel rail heater. The box around the pipe and electric wiring runs, made from 18 mm plywood, has been painted inside and out with Cuprinol and tiled. The manhole lies in the doorway to the utility room, and the new soil pipe drops straight down to a 92.5 degree supported bend, then leads via a 135 degree bend to a point directly over the original pipe. The old pipe has been capped with an adaptor for three 40 mm pipes, one from the toilet handbasin and washing machine, one from outside, for waste from the summerhouse, and one for the handbasin and shower in the utility room.
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The main 9 W fluorescent light is activated by a passive IR unit over the storage cabinet, which also triggers the extractor fan behind the combi boiler, and runs for a few minutes afterwards. The shaver light fitting dangling from its wires in the picture above will run across the top of a 600 – 800 mm square mirror when it is installed. The switch for this light and shaver transformer is outside the toilet, next to the larder refrigerator.

3.3 Kitchen Refurbishment

Access from the living room is now via a rectangular archway, made from the existing doorway, but significantly larger because of the removal of the (decrepit) frame. 
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The back door that was originally between the kitchen and bathroom has been closed off with a single layer of blocks, to become a “cold pantry” area containing the refrigerator freezer and wine racks. The extractor fan ducted through this wall is linked to the fridge motor, so that it removes any warm air, thus improving the efficiency of the refrigerator, and simultaneously ventilating the area according to the actual usage: opening the fridge a lot will make it run longer, and this will also ventilate the area more.

There is a wall and double sliding door set to be installed between this area and the kitchen, next to the fridge, both for thermal control and to provide the two doors that should be between the kitchen and toilet.
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The original decrepit, double-glazed window unit with large and small opening windows, and aluminium frames was replaced. The new one is a fixed double-glazed unit with 50 % more glass area. Consequently, there is significantly more natural light. The airflow is now controlled: from the living room through to the extractor hood over the stove, or through the fan behind the refrigerator on the right. This is to stop cooking fumes travelling throughout the house. The prevailing wind is from the southwest, and the usual airflow was originally from outside, inwards through the previous window, then via the living room and up the staircase, thus ensuring that all inhabitants knew exactly what had just burned in the kitchen.

To the right of the sink bench, between it and the stove, there will be a 600 mm square by 30 mm thick granite slab. The cupboard beneath has a rubbish bin attached to the door, so any kitchen waste can be wiped or dropped directly off this surface into the bin, and it can be easily cleaned. There will also be a similar, narrower slab to the right of the stove. These slabs are intended to allow hot items to be easily and safely moved from the stove, and will also provide durable and hygienic working surfaces for food preparation.

The main working top on the other side is 2400 mm x 700 mm, and will be covered by 300 mm square granite tiles supported by a sheet of 18 mm plywood made of Brazilian hardwood, as used for floors in the loft and bedrooms. A row of fluorescent lights is fixed under the wall cupboards, each with its own switch for individual selection. A protective RCB wall unit supplies the two distribution strips fastened under the cupboards, proving 10 individually switched power points. Slotted conduit fixed under the cupboards will provide a tidy place to put the excess lengths of the electrical leads to items on the bench, also keeping them clean.
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3.4 Floor

The entire floor area in the annex has been levelled and covered with 300 mm square terracotta tiles. The cupboards and stove stand clear of this on stainless-steel legs, providing space for cleaning, storage, and for the cat to lurk underneath, to ambush and exterminate rodents!

The pipe runs are lagged and boxed along the wall behind the floor-standing cupboards. The box contains the main electrical feeds through this area (next to the cold-water pipe), and also two ordinary single power outlets accessible under the cupboards.

3.5 Walls

These have been covered with linen-pattern white glazed tiles 200 mm x 250 mm. The exceptions to this are behind the main bench cupboards, above the box containing the pipe runs, and behind the wall-hanging cupboards, which are separated from the wall by battens. These insulation spaces are plastered and white-painted with matt emulsion to reduce the prospect of condensation behind and inside the cupboards in winter. There is air circulation behind the lower cupboards because of the void behind the larder refrigerator, which should also be slightly warmer when the central heating is operating.

A lot of the original plaster on the walls fell off during the removal of previous cupboards and tiles, and enthusiastic “testing” of hollow sounding or other dubious parts with a steel bar. This was made good, by painting with PVA bonding agent and plastering with a concrete plaster made using high-strength chromate cement. All tiles were attached using a waterproof CTF grout. The gaps between the tiles were dressed with an antibacterial grout.

Various holes were repaired or filled using concrete blocks or fragments as necessary. The mortar was made using the same high-strength cement as that used for the concrete plaster.

4 Back Parlour (Living Room) and Patio

The back parlour, now the living room, has been changed so that access to the kitchen is through a rectangular archway, not a door. The doorway from the entrance hall to the living room is now wider as well.

4.1 Double Door Access to Back Yard

The outside window was replaced with a Wickes double door arrangement of exactly the same width, but providing much better access to the area outside the kitchen, which will be made into a patio with a wooden deck at the same level as the house floor. The next picture shows the window and back door before the changes.
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A lintel and blocks will fill the unused window space over the new doors. Foam insulation will be put behind them, to improve the thermal characteristics of the room. The doors have glazed double-insulated panels that match the style of the other windows.
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We plan to plaster and paint the party wall white, after getting permission from the neighbour in 158. The idea is to use it for wall-hanging plants and shelves of pot plants, and perhaps a small table and chairs.

A clear plastic awning would be useful, to deflect water from the entrance during heavy rain. The guttering will be replaced with the fascia, after roof repairs.

The light switches inside, for both the main light and the wall sconces, have been put on the wall plate by the main doorway next to the entrance hallway, for ease of access.

4.2 Redecoration

The horrible textured ceiling has been skimmed and the wallpaper has been replaced by PVA bonding agent and plastered as well. The initial coats of paint are done, with final finishing to come.

5 Small First-Floor Bedroom

5.1 Floor

This had some boards under the carpet, which broke when stepped on while stripping the wallpaper! Lifting the carpet revealed something not really unexpected, but certainly unwanted: where the chimney from downstairs had been, the floor space was filled with a patchwork of particleboard, MDF, and worm-eaten untreated pine boards. The entire floor was discarded, the joists (and ceiling below) were brushed and vacuum cleaned, and where necessary, extra fixings and coach-screws added. A 100 mm x 50 mm batten was fastened alongside the joist supporting the interior partition between this room and the adjoining bedroom, to support the edge of the floor. All timber was painted with Cuprinol, both in place, and additional pieces before they were nailed or screwed into place. A replacement floor was made using sheets of 18 mm Brazilian hardwood ply, painted with two coats of Cuprinol, and fixed using zinc-coated screws. On this, new carpet fixing strips were laid around the room perimeter, a new underlay was installed, and a new carpet of 80 % wool and 20 % nylon was put down.

5.2 Window

This was replaced with a new double-glazed unit from the same supplier as the utility and kitchen units. The plaster surrounding the window is supported with metal corner strips. A new inside windowsill was commissioned from Poland, of plastic-impregnated oak.
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5.3 Redecoration

The ceiling and walls were stripped and made good with PVA bonding agent and finishing plaster, with waterproof Polyfilla for any residual damage or cracks. The wall plaster was extended to the floor, and the whole painted white, to improve the brightness in the room, turning what was originally a dingy grey-blue like mildew from Gormenghast into something much more bright and cheerful.

6 Front First-Floor Bedroom

6.1 Windows

These were replaced with the same kind of units. This has the effect of providing a breezeway between the new double doors in the living room, via the stairwell, and through the fully opened windows, which proved very useful during the hot summer days! The acoustic insulation is noticeably better than the old units were, as well. They have the same double hinge arrangement as the window in the utility room.

The windows also proved very useful in providing access for 1200 mm x 2400 mm x 18 mm plywood sheets for the loft floor, that would otherwise have been cut up to get them up the stairwell. Also, bringing in the insulation sheets and disposing of rubbish was much easier.

The windows provide easy exit for fire escape, albeit from the first floor level, and also about 20 – 30 % more glass area, so the room is much brighter.
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The downstairs windows (which have not yet been replaced) show the kind of unit that was previously in place. Only the centre section of the three actually opens!

The new windowsills match the other rooms, made of plastic-impregnated oak.

6.2 Redecoration

The room has been stripped, coated with PVA bonding agent and plastered. The first coats of paint are on, ready for sanding and filling, before the final coat.

For now, the original floor is to be retained, with a new 100 % wool carpet of much better quality.

It is intended to put a plywood floor in later, with underfloor heating, but this will be after work is done on the stair to the loft, which is being converted to an atelier.

7 Back First-Floor Bedroom

7.1 Window

This was replaced with a new double-glazed unit from the same supplier as the utility room and kitchen units. The plaster surrounding the window is supported with metal corner strips. A new inside windowsill was commissioned from Poland, of plastic-impregnated oak.

This room will be significantly changed, to make provision for a new lower landing area for the staircase to the loft, with storage over it. The room size will be slightly reduced, to a little larger than the other back bedroom, however, the safe access to the top floor is necessary.

7.2 Redecoration

For now, only the walls and ceiling will be stripped and painted, until the other works are done.

8 Front Ground-Floor Bedroom

This was originally the front parlour, but has been found more useful as a bedroom!

When time and finances permit, the windows will be replaced with units matching the rest of the place.

This will be stripped and repainted sometime in the next few weeks.

9 Chimney Breast Removal

When the property was originally purchased, a condition of the purchase was that the WOODEN supports for the chimney breasts should be replaced.
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Given the planned development of the loft space, it was decided that complete removal of the structure was better.

The existing welded steel gallows brackets seemed sturdy enough, being made of substantial angle and bar. On removing the Rawlbolts, we decided to replace these with longer ones. Two courses of the bricks were removed, leaving the internal baffles in place for the moment. A new galvanised steel lintel was wedged in place, and a concrete beam was poured in place on top of it, and bricks mortared into the gap. The concrete, mortar (and later, plaster) was all made using high-strength chromate cement. After several days curing, some of the chimney breast structure was removed, and the gallows bracket secured in place using 150 mm x M10 galvanised steel bolts, that passed through to the second course of bricks on the other side of the wall. The Rawl fixings were reused, with an added tube to ensure expansion in the correct position. The bracket was located precisely and washers used to evenly distribute stresses.
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The procedure was repeated step by step to replace all the brickwork with brackets. The flue space was cleaned and painted with PVA bonding agent, and any missing or damaged brickwork made good (notice the hole!). The wall was then covered with thrown concrete plaster, and when this had cured, more plaster was spread on, to fair up the wall and fill in the half brick thickness required.
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Notice the 100 mm new glassfibre insulation covering the ceiling of the first floor main bedroom. This is to absorb noise from the hardwood ply floor, and retard the spread of fire.

Afterwards, the entire wall was brushed and cleaned again, and a coat of concrete plaster used to cover all the brickwork. Note that the bolt heads are also covered, as is the angle part of the brackets against the wall.
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Finally, the hard concrete plaster was skimmed with gypsum multi-finish plaster, and a primer and first undercoat applied.

10 Loft Conversion to Atelier

Part of this work is done, to the extent possible without building permissions. The rest will be commenced when we have the architect’s drawings and the necessary permissions.

10.1 Loft Floor

The existing insulation was significantly contaminated with ash, dust, pollen, and assorted other rubbish: so much so, that it was all lifted, bagged and disposed of at the tip. The entire area was brushed and vacuum cleaned.

The support plates at the outer ends of the rafters were painted with Ronseal preservative (similar to Cuprinol), as were any other timbers that showed signs of having been wet at any time, or that might be in a place where moisture could collect due to condensation.

The ceiling space over the bedrooms was then refilled with new 100 mm glassfibre insulation, primarily for sound deadening, but also as a fire retardant measure.
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Over this was laid sheets of 18 mm Brazilian hardwood ply, across the ceiling joists. All these were painted with the Ronseal or Cuprinol preservative, especially the edges. They were fastened to the joists using 60 mm galvanised or exterior-grade passivated screws at 250 mm centres, 100 mm from the edges. The central joints were gusseted using butt straps of the same material, fastened with 40 mm screws in a zigzag pattern, so that tension or compression forces across the width of the building could usefully be contained by the strength of these sheets.
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On the road side of the building, where the large bedroom runs the full width, the existing strongback had developed about 30 – 40 mm permanent set, so the ceiling sagged noticeably. Similarly, although there was a centre strut, the roof beam in the middle of the rafters also had a significant set. We had already decided to put a cupboard along the space where the ceiling ran down to the floor, so decided to put the wall under the roof beam, and modify this to make a nail-plate truss, to support and stiffen both the loft floor, and the roof.

The first step was to jack up the ceiling from the room below. A single plank was used at the top so that a slight hump was developed. The roof beam was also jacked up from the floor above.
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A 100 mm x 50 mm bottom plate was screwed to the floor, using 100 mm fasteners through the plywood into each of the ceiling joists below. A nail plate was used to reinforce the butt join between the two pieces, offset from the joint in the plywood sheets.

Studs were fastened to the wall using 2 x 120 mm Rawlplugs and 150 mm Rawlbolts. The timber was painted with preservative, and a damp course inserted between the timber and the brick wall.

A diagonal compression brace extended from the foot of these studs to support the roof beam, which also became the compression member of the truss in the centre of the roof. The tension load at the bottom of the truss was taken by the bottom plate, and also distributed from that into the plywood floor sheets.

The jack studs were screwed to the matching rafters, or a coach screw was used through the roof beam, and the bottom of the studs was tied to the plate on the floor using galvanised steel straps nailed to the studs. This ensures that substantial loads can be supported in tension as well as compression.

Where the rafters would become part of this structure, special nail plate fasteners were put into place, formed as appropriate so they didn’t interfere with the placement of the jack studs.
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Large nail plates were used each side of the compression braces, top and bottom.

Initially, only a single jack stud was placed in the centre of the truss, so that foam insulation sheets and plasterboard panels could be moved into the cupboard to make the ceiling. When that was completed, another two such jack studs were installed. These connected to the rafters each side, and space for two cupboard doors remained.
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When the truss was completed, the jack was removed. The floor sagged into place about 10 mm and is now flat, and does not spring noticeably even when I walk on it near the centre of the room below. Prior to installing the truss, it sagged about 50 mm.

10.2 Loft Ceiling

This was insulated with 100 mm insulation between 85 mm x 50 mm rafters that had been extended to 150 mm depth using 65 mm x 40 mm Tanalised battens, thus retaining 50 mm ventilation space above the insulation. In the ceiling space of the main room, this was done using glassfibre insulation blankets.
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In awkward spaces, such as the ceiling in the cupboard, and where a ventilation channel from the cupboard to the chimney flue was made, sheets of 50 mm foam with the same thermal characteristics were used. Two sheets thickness were placed such that a 50 mm piece was between every rafter, then another 50 mm went between the extended rafters. See the next picture, which clearly shows the structure. A single sheet was used where the ventilation channel was required, leaving a 100 mm ventilation space leading from the top of the cupboard to the chimney, but the lower portion had the doubled foam as shown.
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Once the insulation between the rafters was in place, then sheets of 50 mm foam were placed under the joists, giving a continuous cover from wall to wall. The result was then 150 mm insulation, interrupted at alternate rafters with 115 mm insulation under the rafter in the glassed areas, or 100 mm foam, and at each other rafter extended with a batten, with 50 mm insulation between the rafter and the ceiling.

The entire ceiling was covered with 12.5 mm gypsum plasterboard with aluminium foil backing for a damp course. These were fastened using 90 mm or 100 mm galvanised or exterior-grade passivated screws, as were used for fastening the floor.

The edges of the gypfoil boards were supported by nailing them to 50 mm x 25 mm battens that were fastened to the walls at each end of the ceiling.

A frame was made in the roof structure to provide for the location of a Velux window in the roof when the permit is received, using 150 mm x 50 mm Tanalised timber. The foam insulation and plasterboard has been run past this frame. When the window is put into place, then suitable timber can be used to dress the edges and protect them.

The cupboard walls were covered with 10 mm plasterboard, leaving only the space for the cupboard doors. Wiring for the power sockets was run before the board was put in place.
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The walls and ceiling were skimmed with multi-finish plaster after the joints were taped, then painted with emulsion as a primer and first undercoat, preparatory to final filling and sanding. The interior of the cupboard has been carpeted using a nylon cut-pile carpet with a built-in foam underlay. Four double power sockets have been installed, two inside and two outside the cupboard. Under the floor at the south end of the cupboard is where the telephone line enters the building via a removable panel, and this has become the location for all the communications equipment, such as the ADSL modem and switching hub for the local area network.
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A slotted cable conduit will be installed under the roof beam, to carry LAN and telephone cables across the building, and for easy access and cable control when a desk is built in.
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The remainder of the roof space, where it is intended to have a flat roof for the atelier, has been dressed with bubble wrap until further work is done, to control draughts and dust.
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For the present, a loft ladder is used for access: this space will be replaced with a landing for the staircase.
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10.3 Staircase

Within the structural constraints imposed by the existing building, it will not be a difficult job to put in a staircase from what is now the end of the second bedroom (as the lower landing on the first floor), parallel and above the existing staircase to the upper landing, which will be located where there is currently a large access hole. The second bedroom interior wall will need to be moved, making it somewhat smaller. The space above the first floor landing will be very useful for making a large storage cupboard, suitable for holding the roof box for the car, or large suitcases.

After the staircase is in place, it will be possible to change the roof on the yard side, away from the street. Ideally, this should be a full width flat roof, thus allowing for brick firewalls at each end of the room, to prevent the spread of fire to or from either of the neighbours.

10.4 Windows

On the street side, a Velux roof light and ventilator can be installed. After the flat roof is installed, then four large window units matching those in the rest of the house should make the atelier a bright and cheerful space in almost any weather. A roof light or hatch adjacent to the chimneystack would be useful for access to the flat roof for inspection or repair, and for maintenance of satellite or other aerials.

11 Summerhouse (Conservatory)

11.1 Existing Foundation

The base of a building that was built to the boundaries of the property is still present, and will form the basis of any new structure.

11.2 Initial Discussions with Neighbours

The people at 154 are putting a storage shed into their back yard, and have also offered some leftover materials, such as brick and ballast. This could be used to build the bottom part of a proper boundary fence. We will need to exchange letters, but it looks like the works would be acceptable to them.

11.3 General Description

The structure will have a nearly flat roof, either of the aircell extruded clear plastic sheets that provide some degree of insulation, or if this proves impractical, then 18 mm plywood with glassfibre insulation beneath and a bituminous roofing cover protected by painted decking timbers.

The walls will therefore be restricted to the maximum height of three metres from the ground. These will be 100 mm high-density concrete block cavity walls, with a foam-filled cavity of 100 mm, totalling 300 mm thickness. The existing screed will be repaired, then coated with a damp course, and foam insulation. On top that will be a reinforced concrete floor containing plastic pipes for heating, which can be supplied by the existing 37 kW combi boiler.

A toilet using a macerator pump will be installed on the south side, with discharge into the 40 mm piping provided at the annex. This will have a door into the adjacent bathroom containing a bath / shower unit, with access from the main room.

A kitchenette unit will also be installed, for use with the brick barbeque facility adjoining the conservatory. The remainder of the structure will have a door set matching that of the living room, but with extra opening panels (or perhaps two double door sets).

A full-length storage cupboard or racks will be built along the north side.

The only windows will be on the east-facing wall. The main natural lighting will be through the roof.

12 Fencing and Yard

12.1 Materials

A concrete footing, and low wall of brick should form the base of the fences, with wooden panels above to the maximum legal height.

12.2 Layout

A grassed area about 2.5 metres wide will lie on the south side of the yard between the annex and the conservatory, and a planting area (currently sunflowers) of about 1 metre on the north side. The existing concrete pad will be tidied up and strengthened along the edges.

A patio deck will be built to the house floor level, extending from the back door to the end of the annex. If a barbeque is built there, then the deck could be extended another metre or so, to keep the work area at the same level. The concrete beneath should be water-blasted and painted to improve drainage and make it easier to keep the deck clean and dry. The garden wall opposite the annex should be built entirely of brick to the full height.

12.3 Barbeque Facility

We have heaps of bricks … Two possible locations come to mind: either at the end of the annex, against the wall, or adjoining the conservatory. The advantage of the annex is accessibility to water supply, to make an exterior worktop with a sink underneath the bathroom window, which could drain into the existing external sump. The pipes could be run under an extended patio deck.

12.4 Water Supply

There are currently both hot and cold taps outside: the piping should be rationalised, to supply any outside worktop, and also for multiple hose connections.

12.5 Tool shed

This will be demolished when the summerhouse (conservatory) is built, as it is intended to have suitable storage cupboards built in that.

12.6 Front Fence

This is partially demolished right now. It is to have an asymmetric double gate, 1 metre wide for pedestrian access and 2 metres wide (to make a 3 metre access way) for trailer or a vehicle.

13 Appendix

13.1 Other Documents

____________________
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