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This Schedule has been prepared by P G Bingham FRICS FBEng, Carter Fielding 
Associates Limited, 19 Dryden Court, Parkleys, Ham Common, Richmond, Surrey, 
TW10 5LJ upon the instructions of the Landlord.  It was prepared following P G 
Bingham’s inspection of the premises known as Sample 4 on Date. 

 
It records the work required to be done to the premises in order that they are put 
into the condition the premises should have been put if the Tenant had complied 

with the covenants contained within its lease of the premises dated 28 March 1980 
between Landlord and Tenant.  
 
The covenants of the said lease with which the Tenant should have complied are as 
follows: 
 

Clause Number Lease Clause 

6 During the continuance of the said term to keep the glass in the 
windows of the Demised Premises clean 

7 From time to time and at all times during the said term well and 

substantially to repair renew and clean the interior and exterior of 
the Demised Premises including the structure thereof and to keep 
the same in good and substantial repair and condition together 

with all additions thereto including (without derogating from the 
generality of the foregoing) the shop front fasciaboard and 
showcases (if any) all glass in the windows doors showcases (if 
any) and other lights of the demised premises and the sash cords 
window fastenings and all Landlord’s fixtures and fittings and 

appurtenances of whatsoever nature there unto belonging 

8 (a) In the year 1983 and thereafter in every third year of the said term 
and in the last three months thereof howsoever determined to 
decorate the inside of the Demised Premises with two coats of 
good quality paint or polish and with paper for those parts normally 
papered or other suitable and appropriate materials of good quality 
in a workmanlike manner such decorations in the last three months 
of the said term to be executed in such colours patterns and 
materials as the Landlord may reasonable and properly require 

8 (b) In the year 1985 and thereafter in every fifth year of the said term 

and also in the last three months thereof howsoever determined to 
decorate the shop front fasciaboard showcases (if any) and doors 
and exterior of the Demised Premises normally so decorated with 

three coats of good quality paint or polish or other suitable material 
of good quality in a proper and workmanlike manner provided that 

no part of the architectural decorations or the external colour of 
the Demised Premises in front thereof shall be altered covered up 
or changed without the consent in writing of the Landlord 

10 At the expiration of sooner determination of the said term quietly 

to yield up the Demised Premises decorated repaired cleaned and 
kept in accordance with the Tenant’s covenants herein contained 
together with all additions and improvements thereto and all 
fixtures which during the said term may be fixed or fastened to or 
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Clause Number Lease Clause 

upon the Demised Premises (Tenant’s fixtures and damage by the 

insured risks accepted unless the insurance relating thereto shall 
have been vitiated by any act or default of the Tenant or the 
Tenant’s agents servants or visitors) PROVIDED that the Tenant 

shall if so required by the Landlord at the Tenant’s own expense 
prior to or upon the expiration or sooner determination of the said 
term remove all or any of the following which the Tenant may have 

installed namely:- 
 
(i)    Partitioning whether of a demountable nature or otherwise 

(ii)   False ceilings 
(iii)   Floor coverings on the screed or otherwise 
(iv)  Improvements and additions 
(v)   Electric and other wiring and 
(vi)  Tenants and trade fixtures 

 
and shall make good all damage caused to the Demised Premises 
by such removal and restore the same to their original condition to 

the reasonable satisfaction of the Landlord’s Surveyors 

11 (b) Not without the Landlord’s consent to make any alteration or 
additions whatsoever structural external internal or otherwise to 
the Demised Premises or any part thereof 

17 Not at any time during the said term to place in any passages 
corridors staircases lifts lavatories access ways forecourts and 
service areas serving or demised within the Demised Premises any 
goods mats containers empties rubbish or other obstruction 

18 (a) Not to erect nor install in the Demised Premises any engine furnace 
or machinery whether driven by steam oil or electric energy or 

otherwise other than inoffensive office and/or shop machines 

18 (i) Not to allow containers and empties to accumulate upon the 
Demised Premises nor permit the drains to be obstructed by oil 
grease or other deleterious matter but to keep the Demised 
Premises and the drains thereof thoroughly cleaned and 
unobstructed 
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Clause Number Lease Clause 

19 Not at any time without the written consent of the Landlord (such 

consent not to be unreasonably withheld) to erect paint affix attach 
or display any placard advertisement advertisement board 
illuminated sign bill inscription or other sign or anything whatever 

in the nature of an advertisement (by display of lights or otherwise) 
in or upon the Demised Premises or any part thereof (including the 
windows thereof) other than a fascia illuminated or otherwise 

(PROVIDED THAT no illuminated sign may be of an intermittent 
character) setting forth the name of the Tenant and the purposes 
for which the Demised Premises are used which in the opinion of 

the Landlord is of a reasonable size and of a character appropriate 
to such trade or business and PROVIDED FURTHER that nothing in 
this clause shall be construed as prohibiting any proper display 
inside shop windows and PROVIDED FURTHER THAT the Tenant 
shall with the previous written consent of the Landlord as aforesaid 
at its own cost be entitled both to have the name of the Tenant or 
any permitted sub-Tenants placed on the entrance doors or door 
pillars of the Demised Premises in a uniform and tidy manner 

20 Not at any time during the said term to make any substantial or 

material alteration or addition to the electrical installation of the 
Demised Premises without the consent in writing of the Landlord 
first obtained such consent not to be unreasonably withheld or 
connect any apparatus thereto which might endanger or overload 
the said installation or part thereof PROVIDED ALWAYS that any 

alteration or addition whatsoever to the said electrical installation 
by the Tenant shall be carried out in a proper and efficient manner 
and in accordance with any recommendations or regulations issued 

from time to time by the Institute of Electrical Engineers 

21 Not without the consent in writing of the Landlord such consent not 
to be unreasonably withheld to increase the number of appliances 
or hot water taps or the heating surfaces served by the heating or 
hot water systems of the Demised Premises or otherwise place any 
additional burden on such heating or hot water systems 

22 Not to damage or interfere with the said lifts the water and 

sanitary apparatus and heating and hot water systems pipes wires 
ducts fittings and cables connected with or relating to the services 
in the Demised Premises 

 Description of the Demised Premises 

 ALL THOSE premises (but not the airspace above the building now 
existing) known as Sample 4. 
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The following Schedule contains: 
 
Reference to the specific clause (quoted above) under which the repairing obligation 
arises, 

 
The breach complained of, 
 

The remedial work suggested by the Landlord’s Surveyor P G Bingham FRICS FBEng 
as suitable for remedying the breach complained of.   
 
The Schedule contains the true views of P G Bingham FRICS FBEng being the 
Surveyor appointed by the Landlord to prepare the Schedule. 
 
Upon receipt of this Schedule the Tenant should respond as required by the Protocol 
to enable the Landlord to understand clearly the Tenant’s views on each item of 

claim. 
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SCHEDULE OF DILAPIDATIONS – SAMPLE 4 
 

 
Reference:   
 

 
All directions are given as if facing the property from the road. 
 

 

Item Number Clause 

Number 

Breach Complained of Remedial Works Required 

Externally 

 
Roof 

   

1 7 and 10 Redundant aerials and wiring lying on roof covering. Remove redundant TV aerials and wiring and make good to 
disturbed surfaces. 
 

2 7 Timber framed roof hatch in poor condition with damaged 
lead and hinges. 

Replace roof hatch with a new hinged timber hatch covered 
with code 4 lead sheet. 
 

3 7 Cracked and loose render on front parapet. Hack off loose and damaged render and re-render with 
suitable cement : lime : sand render smooth and level with 

surrounding work. 
 

Rear Flat Roof    

4 7 and 10 Redundant electrical equipment and cabling on roof. Remove debris, redundant cabling etc and make good 
finishes and parts of structure disturbed in materials to 

match existing. 
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Item Number Clause 
Number 

Breach Complained of Remedial Works Required 

Front Elevation    

5 7 The parapet and cornice at the top of the front wall have 
deteriorated and cracked.   

Erect scaffold to front elevation. 
 
Remove all cracked, loose and otherwise defective 

stonework and render.  Form new cornice to match original 
profile constructed of stone or alternatively glassfibre and 
securely fixed to wall. 
 
Make good existing render where damaged with cement: 
lime: sand render smooth and level with surrounding work. 
 
Prepare and bring forward render, stone, glassfibre etc 
ready for decoration. 
 

6 7 Small areas of pointing have decayed. Repoint areas of defective pointing with cement : lime : 

sand mortar finish to match existing. 
 

7 10 An aluminium-framed canopy has been fixed to the front 
elevation. 

Remove canopy and framing.  Make good finishes disturbed 
with materials to match existing smooth and level with 
surrounding work. 

 

8 7 General deterioration of stone surface to balcony. Repair balcony with epoxy mortar smooth and level with 

surrounding work ready for decoration. 
 

9 7 The stucco work around the windows has cracked and in 

places has come away from the underlying brickwork. 

Hack off loose stucco.  Replace removed stucco and make 

good sections of damaged stucco to profile to match 
existing with suitable epoxy mortar and/or cement : lime : 
sand render ready for decoration. 
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Item Number Clause 
Number 

Breach Complained of Remedial Works Required 

10 7 The asphalt covering to either side of the front bay has 
cracked and deteriorated allowing water to penetrate 

below. 

Take up and re-lay asphalt and form upstand at junction of 
asphalt and walls and around downpipe.  Reinstate wall 

finishes. 
 

11 7 The stone and cement granolithic finish to the front steps 
has cracked and is loose in places. The base of the metal 
railings have corroded. 

Remove all loose and cracked granolithic finish.  Repair to 
match existing.  Remove rust and corrosion from base of 
railings.  Provide new lead sockets around base of railings.   
 

12 6 Glass in windows, mirrored glass below shop front and 
basement lights are soiled. 

Clean and polish all external and internal glazed surfaces. 
 
 

13 7 The timber sliding sash windows are showing signs of 

general wear.  Sash cords are worn and broken/missing.  
Some panes of glass are cracked. 

Remove all broken panes of glass.  Clean rebates and 

install new glass bedded in putty or glazing compound.   
 
Replace sash cords. 

 
Ease and adjust windows to open and close freely. 

 

14 7 and 8 (b) The paintwork has deteriorated. Prepare, bring forward and decorate all new and previously 
painted stucco and render etc. two coats masonry paint, 
colour to match existing. 
 

Prepare, bring forward and paint all previously painted 
wood and metalwork two coats oil paint finished gloss, 
colour to match existing. 

 

15 7 and 8 (b) External door furniture on front entrance door is tarnished. Clean and polish door furniture. 
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Item Number Clause 
Number 

Breach Complained of Remedial Works Required 

Rear Elevation    

16 7 Repairs are required to the rear elevation. 
 

Erect scaffold to rear elevation. 
 

17 7 Small areas of pointing have decayed. Repoint areas of defective pointing with cement : lime : 

sand mortar finish to match existing. 
 

18 7 The stucco work around the windows has cracked and in 
places has come away from the underlying brickwork. 

Hack off loose stucco.  Replace removed stucco and make 
good sections of damaged stucco to profile to match 
existing with suitable epoxy mortar and/or cement : lime : 

sand render ready for decoration. 
 

19 6 Glass in windows is soiled. Clean and polish all external and internal glazed surfaces. 
 

20 7 The timber sliding sash windows are showing signs of 

general wear.  Sash cords are worn and broken/missing.  
Some panes of glass are cracked. 

Remove all broken panes of glass.  Clean rebates and 

install new glass bedded in putty or glazing compound.   
 
Replace sash cords. 
 
Ease and adjust windows to open and close freely. 
 

21 7 and 8 (b) The paintwork has deteriorated. Prepare, bring forward and decorate all new and previously 
painted stucco and render two coats masonry paint, colour 

to match existing. 
 

Prepare, bring forward and paint all previously painted 
wood and metalwork two coats oil paint finished gloss, 
colour to match existing. 

 
 
 



Schedule of Dilapidations – Sample 4 

          Page 10 

Item Number Clause 
Number 

Breach Complained of Remedial Works Required 

22 7 and 10 The window at the rear of the first floor stairwell has been 
replaced with a single sheet of glass. 

Remove existing pane of glass and sections of window 
frame.  Install new timber double hung sliding sash window 

glazed to current FENSA requirements and provide 
certificate from FENSA approved contractor.  Decorate 
woodwork inside and out including priming all surfaces 

prior to glazing.   
 

Internally 
 
Roof Space 

   

23 7 The roof space is not adequately ventilated.  There is 
debris and rubbish within the roof space. 

Remove all rubbish and debris from roof space. 
 
Install 2 No. ventilation slates. 
 

 

24 

 

7 

 

The cold water storage tank is not fitted with a lid.  The 
insulation around the tank has fallen away.  Some of the 

pipes are not insulated. 

 

Install new lid on tank.  Supply and install new insulation to 
top and sides of tank.  Insulate uninsulated pipework. 

 
 

25 7 There is debris within the water tank. Clean out water tank. 
 

First and Second Floor Office Areas and Stairs and Landings from Ground Floor to Second Floor 

26 10 The Tenant has installed shelves and cupboards and 
sundry fittings.  On expiry of the lease these are to be 

removed. 

Remove all Tenant’s fixtures and fittings, shelves, 
cupboards etc. 
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Item Number Clause 
Number 

Breach Complained of Remedial Works Required 

27 7 and 8 (a) The internal painted surfaces have deteriorated. Prepare, bring forward as necessary all previously painted 
surfaces smooth and level with surrounding work. 

 
Paint ceilings, covings, soffits and undersides of stairs etc 
two coats emulsion paint, finished matt, colour white. 

 
Prepare, bring forward as necessary and paint wall surfaces 

two coats vinyl silk emulsion, colour to match existing. 
 
Prepare, bring forward as necessary and paint all previously 

painted woodwork one undercoat, one topcoat oil paint 
satin finish, colour white. 
 

28 7 Paper and plaster to ceiling are damaged. Take down paper from first floor front office ceiling.  
Remove all loose plaster.  Replaster ceiling including 

installing new metal lath, bonding out and skim finish.  
Repaper ceiling ready for decoration. 
 

29 7 Fireplace in rear first floor office is damaged. Reinstate fire basket and repair broken sections of cast 
iron.   
 
Reinstate missing detailing on painted fireplace surround, 
make good ready for decoration. 
 

30 8 (a) Decorations to fireplaces have deteriorated. Polish cast iron fireplaces.  Redecorate fireplace surrounds 
with one undercoat, one topcoat oil paint satin finish, 

colour white. 
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Item Number Clause 
Number 

Breach Complained of Remedial Works Required 

Ground Floor Sales Area 

31 7, 8(a) and 
10 

Under the terms of the lease the Landlord is entitled to 
request removal of all the Tenant’s shop fittings at the end 
of the lease.  The right to request this is reserved, but for 

the purposes of this Schedule of Dilapidations, repairs are 
required rather than removal and making good. 
 

 

32 7 Broken mirror below stairs in lower basement area. Replace broken mirror. 
 

33 8 (a) The metal balustrading and hand rail around the stairs and 
lower sales area are soiled. 

Wash down and redecorate previously painted metal 
balustrading and hand rails one undercoat, one topcoat oil 
paint. 

 

34 7 Door from common parts into shop unit binds on floor.  
Glass and stainless steel are slightly soiled. 
 

Adjust door.  Clean and polish glass and stainless steel 
framing. 

35 7 The door leading to behind the counter within the shop 
unit is of stonework and has broken adjacent to the hinge. 

Replace stone door and hinge with new stone door and 
hinges to match existing. 

Concealed WC off Sales Area 

36 7 and 8 (a) Deterioration of edges of rear panel.  Repair or replace panel behind WC ready for decoration to 
match existing.  
 

37 7 and 8 (a) Sanitary fittings are slightly soiled. 
 

Thoroughly clean sanitary fittings. 
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Item Number Clause 
Number 

Breach Complained of Remedial Works Required 

38 7 and 8 (a) Decorative condition has deteriorated. Prepare, bring forward and paint ceilings and walls two 
coats emulsion paint to match existing. 

 
Prepare, bring forward and paint previously painted 
woodwork and metalwork one undercoat, one topcoat oil 

paint to match existing. 

39 7 and 8 (a) Stone floor is slightly soiled. Thoroughly clean stone floor. 

Ground Floor and Basement Common Parts 

40 7 Boarding has been fixed to the inner face of the front 

entrance door. 

Remove boarding from inner face of front entrance door.  

Refurbish door including all filling and making good, 
replacement of mouldings etc.  Prepare and decorate two 
undercoats, one topcoat oil paint satin finish. 

 

41 7 and 10 The tender has erected a stone column next to the door 
into the shop. 

Remove stonework with shop name adjacent to door from 
common parts into shop unit. 
 

42 7 and 8(a) The internal painted surfaces have deteriorated. Prepare, bring forward as necessary all previously painted 
surfaces smooth and level with surrounding work. 
 
Paint ceilings, covings, soffits and undersides of stairs etc 
two coats emulsion paint, finished matt, colour white. 
 

Prepare, bring forward as necessary and paint wall surfaces 
two coats vinyl silk emulsion, colour to match existing. 
 

Prepare, bring forward as necessary and paint all previously 
painted woodwork one undercoat, one topcoat oil paint 
satin finish, colour white. 
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Item Number Clause 
Number 

Breach Complained of Remedial Works Required 

Basement WC Area 

43 7 Cistern handle is damaged. Replace damaged cistern handle and valve. 

44  
7  

 
Deterioration of edges of rear panel. 

 

 
Repair or replace panel behind WC ready for decoration to 

match existing. 
 

45 7 and 8 (a) Sanitary fittings are slightly soiled. Thoroughly clean sanitary fittings. 
 

46 7 and 8 (a) Decorative condition has deteriorated. Prepare, bring forward and paint ceilings and walls two 
coats emulsion paint to match existing. 
 

Prepare, bring forward and paint previously painted 
woodwork and metalwork one undercoat, one topcoat oil 
paint to match existing. 
 

47 7 and 8 (a) Stone floor is slightly soiled. Thoroughly clean stone floor. 
 

48 7 and 8 (a) Decorative condition has deteriorated. Prepare, bring forward as necessary and redecorate 
previously painted ceilings two coats emulsion paint 

finished matt, walls two coats emulsion paint, finish vinyl 
silk, all previously painted wood and metalwork one 
undercoat, one topcoat oil paint finished gloss/satin, 

colours as existing. 
 

Stairs from Basement to Upper Ground Floor 

49 10 Carpets are worn. Remove carpets 
 

50 7 Several stair treads creak. Repair and strengthen stair treads. 
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Item Number Clause 
Number 

Breach Complained of Remedial Works Required 

51 8 (a) Decorative condition has deteriorated. Prepare, bring forward as necessary and redecorate 
previously painted ceilings two coats emulsion paint 

finished matt, walls two coats emulsion paint, finish vinyl 
silk, all previously painted wood and metalwork one 
undercoat, one topcoat oil paint finished gloss/satin, 

colours as existing. 
 

52 7 Damaged plaster on wall leading from basement to upper 
ground floor adjacent to stairs. 
  

Fill and make good damaged plaster ready for decoration. 

Area below Stairs at Bottom of Stairwell in Basement 

53 7 Evidence of significant dampness at the base of the walls 

causing deterioration of the plaster and finishes and rot 
attack to skirtings, architraves, door frames and door 
below stairs. 

Determine full extent of dampness and damage to plaster 

and woodwork.  Remove all damaged and rot affected 
internal joinery and all internal joinery fixed to or adjacent 
to damp sections of wall.  On completion of remedial damp 

proof treatment reinstate internal joinery ensuring that it is 
all isolated from the damp sections of wall and floor. 

 
Hack off all damaged and damp affected plaster. 
 

Install new damp proof course in damp affected walls.  
Serve notices under Party Wall etc Act on adjoining owners 
as required.  Replaster or tank/treat internal surfaces of 

walls with waterproof render or other treatment.  All work 
to be carried out by suitable damp proofing/timber 
treatment contractor and guaranteed for a minimum of 

twenty five years with an insurance backed guarantee.  On 
completion of remedial damp proof treatment works 

decorate plastered surfaces, internal joinery etc as 
previously specified. 
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Item Number Clause 
Number 

Breach Complained of Remedial Works Required 

54 7 The door leading to the cupboard under the stairs is rotten 
and broken. 

Supply and fix new timber panelled door, frame and 
architraves, primed ready for decoration.  Isolate timber 

from damp affected walls 

Basement Storage Area 

55 7 and 10 Timber shelves are erected around and within the 
basement storage area together with kitchen units.  Many 
of these are adjacent to damp sections of walls and floor. 

 

Remove all Tenant’s fixtures, fittings and other items, take 
up floor coverings. 

56 7 Numerous signs of dampness affecting plaster and internal 

joinery throughout basement area. 

Determine full extent of dampness and damage to plaster 

and woodwork.  Remove all damaged and rot affected 
internal joinery and all internal joinery fixed to or adjacent 
to damp sections of wall.  On completion of remedial damp 

proof treatment reinstate internal joinery ensuring that it is 
all isolated from the damp sections of wall and floor. 
 

Hack off all damaged and damp affected plaster. 
 

Install new damp proof course in damp affected walls.  
Serve notices under Party Wall etc Act on adjoining owners 
as required.  Replaster or tank/treat internal surfaces of  

walls with waterproof render or other treatment.  All work 
to be carried out by suitable damp proofing/timber 
treatment contractor and guaranteed for a minimum of 

twenty five years with an insurance backed guarantee.  On 
completion of remedial damp proof treatment works 
decorate plastered surfaces, internal joinery etc as 

previously specified. 
 



Schedule of Dilapidations – Sample 4 

          Page 17 

Item Number Clause 
Number 

Breach Complained of Remedial Works Required 

57 7 and 10 The kitchen unit is in poor condition. Renew kitchen unit.  Reinstate kitchen sink, clean sink and 
refix cold water tap.  Reinstate hot and cold water services 

and wastes to sink. 
 

58 8 (a) Decorative condition has deteriorated. Prepare, bring forward as necessary and redecorate 
previously painted ceilings two coats emulsion paint 
finished matt, walls two coats emulsion paint, finish vinyl 
silk, all previously painted wood and metalwork one 
undercoat, one topcoat oil paint finished gloss/satin, 
colours as existing.  
 
Redecorate internal surfaces of under vault areas with two 
coats masonry paint. 
 

59 7 The steel beams at the front of the basement have 

corroded 

Remove corrosion from beams, passivate steel and isolate 

from damp walls.  Prepare ready for decoration 

Services 

60 7,10, 20, 
21 and 22 

Under the terms of the Lease, the Landlord could request 
removal of the services and for full reinstatement within 
the shop and basement areas.  In lieu of this, the following 
work is required. 
 

 

Electrical Installation 

61 7, 10, 20 

and 22 

The electrical installation has been extended throughout. Provide current NICEIC electrical certificate for the electrical 

installation throughout the building, together with all 
information, wiring diagrams and installation details for the 
electrical and security and fire alarm installations.  
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Item Number Clause 
Number 

Breach Complained of Remedial Works Required 

Air Conditioning and Heating 

62 7, 10, 21 
and 22 

The heating and air conditioning system has been altered 
and extended. 

Provide servicing and installation details of the heating and 
air conditioning systems.  Arrange for installations to be 
serviced and provide certificates of servicing. 

 

Drainage    

63 18 (i) The drains are to be kept clear and unobstructed. Rod through all drains to ensure that they are clear and 
free running. 

 
 
Dated   

 
 
 

Signed ……………………….…………. 
 

Peter G Bingham FRICS FBEng 
 
Carter Fielding Associates Limited 

19 Dryden Court 
Parkleys 
Ham Common 

Richmond 
Surrey 
TW10 5LJ 

 
 


