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Property Details 

Tenants Halls, Avondale Road, Barton Hill, Bristol, BS5 9SR 

Brief Description 

Tenants Hall is a Victorian building, which is believed to date from the early 1900’s and has been used as a Community 
Centre.  The property comprises a detached building with a main function space incorporating a bar and stage and smaller 
ancillary rooms and basement to the rear.  The site is located within the Barton Hill area of Bristol close to the City Centre. 

Tenure / Ownership 

We understand that the freehold is owned by Bristol City Council. 

Main Findings 

The following are the principal observations and comments arising from the inspection of the property and includes 
recommended works required to put it back into use as a Community Centre.  It should be noted that the text of the full 
report may contain information on other, more minor issues which should, nevertheless, be referred to and considered. 

 

Structure and Fabric 

(i) The roof is overgrown with vegetation and in disrepair and is allowing water penetration. We recommend that 
the roof is replaced and upgraded thermally. 

(ii) Existing rainwater goods are in poor condition and require replacement. 

(iii) Extensive areas of the building are overgrown with ivy and vegetation which should be removed. 

(iv) There is cracking and structural movement to the masonry walls which will require repair/rebuilding.  Further 
deteriorated areas are likely to be found when the vegetation is removed. 

(v) The dressed stonework to the building is weathered and some of this will require replacement. 

(vi) There is deterioration to the masonry pointing and we recommend that this is renewed. 

(vii) The external joinery, windows and doors are in a poor deteriorated condition and are poor thermally and require 
complete replacement. 

(viii) Internally there is extensive water damage, deterioration and timber decay. The property will require specialist 
treatment to eradicate the decay. 

(ix) The ceiling finishes are deteriorated and in a poor condition throughout and will require complete renewal. 

(x) The plaster wall finishes are in a poor condition with extensive moisture damage and fungal penetration into 
masonry.  We recommend that they are completely removed to allow treatment of the walls prior to them being 
re-plastered.  The opportunity should be taken to improve the thermal performance of the walls at the same 
time. 

(xi) There are areas of defective internal masonry which will require rebuilding. 

(xii) The floors to the property are of mostly timber construction and have suffered extensive timber decay with large 
areas missing and collapsed.  The floor is a safety risk in its current condition.  Floors should be completely 
stripped out and replaced and this should incorporate insulation to upgrade the thermal performance.   

Executive Summary 
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(xiii) Internal joinery is generally in poor condition and decayed and we recommend complete replacement. 

(xiv) The sanitary accommodation is in a very poor condition being partly destroyed through decay and general 
damage and requires complete renewal. 

(xv) The existing bar and stage facilities would need to be replaced in conjunction with other works. 

Building Services 

(xvi) The building services have not been used for some time and are in a poor condition. We do not anticipate that 
any of these can be salvaged and complete replacement should be allowed for. 

(xvii) The mains electricity supply appears to enter at the front into a cupboard adjacent to the entrance lobby.  We do 
not know the condition of the incoming supply and we anticipate that this would need to be renewed and 
upgraded as part of any refurbishment works. 

(xviii) There appears to be a gas supply which enters through the right-hand side of the building.  Again, we do not 
know the condition of this and would recommend that renewal be allowed for should this be required for future 
use. 

(xix) We do not know the condition of the incoming water supply but again recommend that a new supply be allowed 
for. 

Drainage 

(xx) We have not carried out a survey of the underground drainage, however given the general condition of the 
building, we suspect that this is in disrepair and recommend an allowance for repairs/replacement. 

External Areas and Boundaries  

(xxi) External areas are generally in poor condition being overgrown and covered in debris and rubbish.  These should 
be cleared. 

(xxii) There is cracking to the concrete yard area to the front which requires remedial works, although the whole area 
would benefit from resurfacing to improve the appearance. 

(xxiii) The external area to the rear and side is in a poor condition and would benefit from re-surfacing. 

(xxiv) There is localised deterioration and cracking to boundary walls which require localised repairs.   

Environmental Issues 

(xxv) We have not arranged for an environmental assessment of this site and cannot report on any potential issues 
with contamination etc. 

Legal and Regulatory Matters 

(xxvi) We have not seen any legal or title information for the property and have assumed that the freehold is owned by 
Bristol City Council. 

(xxvii) The works required to the property will potentially require both Planning and Building Regulation approval.   

Sustainability and Energy Efficiency  

(xxviii) The existing construction of the building does not incorporate any energy saving measures and we recommend 
that these be considered in relation to any future scheme. 

Legal Queries  

(xxix) We recommend that the ownership and liabilities in relation to boundary structures be established. 
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Health & Safety 

(xxx) The floor inside the building is extensively decayed and is at risk of further collapse. 
(xxxi) There is extensive decay and deterioration in the rear ancillary rooms which pose a risk of collapse. 
(xxxii) The brick arch over the front entrance has dropped and is a potential risk. 
(xxxiii) There is asbestos in the building which will need to be disposed of safely as part of any works. 

(xxxiv) There are discarded needles on the site which are a health and safety risk. 
(xxxv) The loose debris and rubbish around the site create trip hazards. 

Further investigations, information or statutory inspections required 

(xxxvi) Further investigations into the availability and condition of the existing gas, electricity and water supplies to the 
site are required to establish the extent of work required. 

(xxxvii) Further investigations in relation to the condition of the underground drainage should be undertaken to 
establish the condition of the installation. 

(xxxviii) We were unable to gain access to view the roof void and this requires a more detailed inspection. 

(xxxix) We were unable to access the basement and this requires a further investigation. 

(xl) There is a shed/store to the rear which is boarded up and which we could not access. 

Costs and Capital Expenditure 

Below is a summary of costs associated with the works required to put the building back into use as a Community Hall.  

 Cost 

TOTAL WORKS £1,087,000 

Fees  £163,000 

Total (Exclusive of VAT) £1,250,000 

We have made a number of assumptions and include provisional sums for certain items which will be dependent on the final 
specification and therefore recommend that you a allow a budget of £1-1.25M excluding VAT. 

Conclusions and Recommendations 

Overall, we consider the building to be in very poor condition and apart from the external masonry walls, we doubt that 
much of the existing construction, finishes or services can be salvaged and therefore recommend that complete 
replacement of these elements be allowed for. 
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Brief Description 

Section 1:  Introduction 

Client Name Bristol City Council 

Client Address City Hall, PO Box 3399, 100 Temple Street, Bristol, BS1 9NE 

Property Address Tenants Hall, Avonvale Road, Barton Hill, Bristol, BS5 9SR 

Date of Inspection 26 March 2021 

Surveyor Involved  Andrew Davies, Director  JLL 

Weather Conditions Weather conditions at the time of survey were wet. 

Purpose of Survey We are instructed to undertake a Building Survey and report on repairs required on behalf of 
our client, as identified above. We have also made comment on alternative uses in Section 8. 

Extent of Survey Our inspection has covered all internal and external parts of the property that could be safely 
accessed at the time of our visit. Please also refer to Section 10 below. 

We have inspected the main roof areas from ground level. Underground drainage is outside the 
scope of our survey unless a CCTV survey report has been specifically requested. 

Terms and Conditions Our report has been prepared in accordance with our proposal email, and our Engagement 
Agreement. 

Approximate Age: Early 20th Century, Victorian building. 

Description: The property comprises a single storey detached, Victorian building and has been redundant 
for some time.  The building has a main function hall with ancillary accommodation and a 
basement to which we were unable to gain access.  There are external areas surrounding the 
building which are partly paved and enclosed by masonry walls and there is a shed/store to 
the rear.  The building has solid stone masonry walls a timber roof with a tiled finish and 
timber floors.  There is a mixture of timber and UPVC joinery.   

Site location: The property is located in the residential area of Lawrence Hill just east of the City Centre and 
is close to public transport links.  The surrounding area is mainly residential.   

Occupiers / Use of 
Building 

The building has previously been used as a community centre/social club.  It has been 
redundant for some time.   

Repairing Obligation We have assumed that the Council is solely responsible for the maintenance of the building.   
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Site Description 

The site is relatively compact around the building and includes a small forecourt at the front with Avonvale Road and external 
space to the left-hand side and rear adjoining neighbouring residential properties.  There is an overgrown area to the 
righthand side which is enclosed by a metal fence which we understand does not form part of the site. The ground slopes 
away from Avonvale Road towards the rear.  

Rights of way, Easements and Shared Services 

We did not notice any obvious rights of way, or easements or shared services for the site but recommend this be checked 
before any works be undertaken. 

Site Risks 

Contaminated Land Risk 

We have not undertaken any surveys, site assessments or desktop environmental assessment to determine the presence or 
otherwise of contaminants on the site, which may arise naturally or from previous use. It may be necessary to undertake this 
depending on future proposals. 

Flooding Risk 

We have not carried out a flood risk assessment, however, we have reviewed the Environment Agency website which shows 
the property is not located in a flood plain. 

 

Section 2:  Site and Related Matters 
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Foundations 

During the course of our inspection we did not carry out any intrusive investigations to determine the form of foundations or 
the nature of the sub-surface ground bearing strata and in the absence of any drawings or documentation we have been 
unable to verify the construction or their condition.  

■ From our visual inspection of the buildings and external areas we did not observe any indications of any significant 
problems that might suggest defects in the foundations or problems with ground conditions. 

Substructure/ Basements 

There are steps at the rear of the property leading down to a basement area, however this was boarded up and we could not 
gain access. 

Our observations are as follows: 

■ Given the overall condition of the building we would also expect the basement to be in a dilapidated condition. 

Main Superstructure 

The property has a load bearing masonry structure which supports timber trusses and the roof covering.   

Our observations are as follows: 

■ There is localised cracking and structural movement to the masonry structure and defective areas will potentially require 
rebuilding.  

■ We were unable to gain safe access to fully inspect the roof structure, however there is water penetration and 
deterioration evident. We suspect timber decay, possibly dry rot to be present and expect that extensive replacement will 
be required. 

Ground Floor 

The ground floor is of timber construction with some solid areas to the lobby and ancillary spaces.   

Our observations are as follows: 

■ The timber floors are in a very poor condition with extensive timber decay, which we believe to be dry rot, and missing 
sections.  We expect that decay has spread to other areas and the floor represents a health and safety risk with the 
possibility of further collapse.  We recommend the floor be completely replaced in association with timber treatment 
works.  

■ The thermal properties of the floor should be upgraded in conjunction with the above. 

Section 3:  Foundations and Structure 
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Cracking & Structural Movement to Wall 

Source: JLL 

Decay to Internal Timber Floor 

Source: JLL 
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Exterior of Building 

Roofs & Rainwater Goods 

The roof has a double Roman clay tile covering which appears to be fixed to boarding supported on timber rafters supported 
on purlins which are in turn supported on main structural timber trusses.  We were not able to access the roof void to 
examine the structure. There is a double pitched section over the function hall with smaller pitched gables over the ancillary 
accommodation to the rear.  There are a mixture of lead flashings to valleys and parapets. 

Roofs drain to cast iron gutters and UPVC gutters at eaves level. 

Our observations are as follows: 

■ The roofs are heavily overgrown with vegetation and there is water penetration and deterioration particularly to the rear. 

■ We were unable to gain access to the roof void to undertake an inspection of the structure; however, we suspect decay 
will be widespread and recommend that complete replacement of the roof coverings should be allowed for. 

■  Upgrading the thermal properties of the roof should be undertaken at the same time. 

■ Rainwater goods have deteriorated, and these should be completely replaced.  

External Walls  

The external walls comprise solid random rubble stone with brickwork and dressed stone around openings, to parapets and 
other features. 

Our observations are as follows: 

■ There are localised areas of cracking to the masonry walls including to some of the brick arches.  Some re-building will be 
required.  It should be noted large areas of the wall are overgrown and it is probable that further deterioration will be 
encountered when these areas are cleared. 

■ Much of the pointing to the exterior of the walls is soft and deteriorated and extensive re-pointing will be required. 

■ There is weathering and deterioration to the dressed stonework and some replacement will be required to parapets etc. 

■ Fungal decay appears to have penetrated the walls and some form of treatment should be considered to eradicate this 
possibly in conjunction with damp proofing measures. 

Windows and External Doors 

There are a mixture of timber and UPVC windows and timber doors to the property.   

Our observations are as follows: 

■ The windows and doors are generally in poor condition and complete replacement should be allowed for. Some of these 
have been blocked up. 

 

Section 4:  Exterior of Building and External Areas 
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Overgrown Roof Fungal growth through lobby ceiling 

  
Part Rear Elevation 

Source: JLL 

Part Rear Elevation 

Source: JLL 
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External Works 

External Areas 

To the front of the property adjacent to Avonvale Road is a small concrete forecourt enclosed by rendered masonry walls. 

There is an overgrown undeveloped area to the righthand side enclosed by a metal fence, which we understand does not 
form part of the demise. 

There are external areas to the left-hand side and rear which appear to be unsurfaced although finishes may be concealed by 
a layer of debris. These areas are also enclosed by masonry boundary walls and adjoin neighbouring residential properties. 
There is a storage shed to the rear which was boarded up and could not be accessed. 

Our observations are as follows: 

■ The concrete surface to the forecourt has localised cracking and generally presents as a low-quality finish in front of the 
building and would benefit from re-surfacing.  

■ The side and rear areas have been overgrown and whilst this has been cut back, they are full of rubbish and these would 
benefit from clearing and proper surfacing. 

■ There is localised cracking, damage and deterioration to boundary walls which would benefit from repair along with the 
provision of new access gates. 

■ The external store is likely to require significant works and it may be better to demolish this. 

 

  

Front Forecourt 

Source: JLL 

Rear External Area 

Source: JLL 
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Generally 

Generally, the internal areas are in a very poor condition and extensive repair and refurbishment is required. 

Internal Walls, Partitions and Doors 

There is a suspended tile ceiling to the main function area and plastered ceilings to ancillary accommodation.  Walls 
generally have a plastered finish and there is timber joinery, doors etc. 

Our observations are as follows: 

■ The internal ceilings, wall finishes and joinery are all in poor condition with damp, decay and general deterioration and 
we believe that complete replacement will be required. 

Sanitary Accommodation and Fittings 

There are male and female toilets in the ancillary accommodation to the rear.   

Our observations are as follows: 

■ The toilets are dilapidated and require complete replacement. 

 

 

 

Functions Space 

Source: JLL 

Rear Ancillary Room 

Source: JLL 

 

Section 5:  Interior of Building 
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There are typical electrical services including lighting and small power at present.  The main electrical intake appears to enter 
through the front into a cupboard adjacent to the lobby.   

There is a gas supply which appears to enter on the righthand side. 

We were not able to identify the location of the incoming water services.   

Our observations are as follows: 

■ The mechanical and electrical services are in very poor condition and have not been used for some time and complete 
replacement will be required. 

■ We do not know the condition of the incoming mains services and new supplies should be allowed for. 

■ Given the condition of the building we suspect the underground drainage to be in a poor condition and recommend 
repairs/renewal be allowed for. 

 

Section 6:  Mechanical and Electrical Services 
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Asbestos/Deleterious Materials 

We have been provided with a Management Asbestos Survey dated May 2014 which identifies low risk asbestos materials in 
the building. 

There may be other asbestos containing materials that have not been identified, particularly in concealed areas and a 
Refurbishment and Demolition Survey will be required before any works are undertaken. 

Asbestos materials should be stripped out in conjunction with any works. 

We have not undertaken any testing to determine the presence of other deleterious materials. 

Given the age of the building it is considered possible that lead-containing paint products may have been used in its 
construction or could have been subsequently used in its maintenance. Such materials can present a hazard to health if 
disturbed and suitable personal protective measures should be used as a precaution when undertaking invasive 
maintenance or demolition works.  

 

 

Section 7:  Asbestos and Deleterious Materials Risk 
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We have provided commentary on alternative uses for the site, specifically residential. 

Conversion of Existing Building 

In order to convert the building to residential use we believe that repairs similar to those identified for returning it to 
Community use will be required. We have seen a Site Appraisal which includes an option to convert the space to five houses 
plus a community space and in summary works to create this are likely to include: - 

 The strip out and treatment of any retained parts; 

 New roof; 

 Extensive repairs and alterations to existing external walls; 

 New party walls between units; 

 New floors and staircases; 

 New windows and doors; 

 New services to each unit; 

 New internal fit out; 

 Basement removal or repair; 

 External works; 

Whilst it would be possible convert the existing building to an alternative use all that could potentially be retained would be 
the external walls and these would require extensive repair and alterations. Their retention would also put restrictions on the 
layout resulting in a less efficient use of the space on site and the cost of the works would be comparatively expensive. 

The residential plans provided also incorporate a community space, however this is relatively small and we would question 
the use/value of this. 

Redevelopment of the Site 

Given the limited amount of the existing building which can be reused, the costs associated with its retention and repair and 
the constraints in relation to the layout, we believe that it would be a more cost effective to demolish and redevelop the site. 

We have provided some indicative budget costs in the appendices and recommend that a more detailed feasibility and cost 
assessment be undertaken to provide more cost certainty in relation to the different options. 

 

 

Section 8:  Options for Change of Use 
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Statutory Matters 

Health and Safety 

■ Whilst a significant part of the floor is already removed it is not possible to be certain on the condition of the remaining 
areas which are potentially suffering from decay and could be at risk of collapse; 

■ The loose debris both inside and externally creates trip hazards; 

■ There is significant water penetration and decay in some of the back rooms, where parts of the structure have collapsed, 
and which are potentially not safe to enter; 

■ The arch over the front entrance has dropped and is a potential risk; 

■ There are asbestos materials present which are identified as a low risk in the report provided; 

■ We do not know the condition of the mains services and assume they have been disconnected and this should be 
confirmed. 

Building Regulations 

Building Regulation approval will be required for both the renovations and also any conversion or redevelopment.  

Planning, Listed Buildings and Conservation Area 

We do not believe that the building is listed or in a conservation area, however planning approval is likely to be required for 
any works which alter the building. 

Legal Queries 

Repairing Obligation 

We have assumed that the council owns the freehold and are responsible for the site and that there are no restrictions on 
development. This should be confirmed by your legal team. 

Site Boundaries – Definition and Ownership 

There are walls around the building which follow the boundaries and we recommend that your legal team confirm 
responsibility for these. 

Party Wall and Neighbourly Matters 

Any redevelopment will need to consider party wall and neighbourly matters. 

 

Section 9:  Legal and Regulatory Matters 



 
 
 

 

  

Building Survey | Tenants Hall, Avonvale Road, Barton Hill, Bristol 

© 2021 Jones Lang LaSalle IP, Inc. All rights reserved 19

You will appreciate we could not inspect parts of the property and grounds which are covered, inaccessible or not exposed.  
We cannot therefore report that they are free of any defect which may subsequently become apparent.  

We have been unable to inspect the building(s) in the following locations:  

■ The roof void was inaccessible 

■ The basement was inaccessible  

■ A number of cupboard and stores in the ancillary areas were inaccessible 

■ The rear store was inaccessible  

 

Section 10:  Inaccessible Areas 
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In accordance with our standard practice we must state this report is confidential to the party to whom it is addressed and 
their professional advisors, and no responsibility is accepted to any third party whether under the Contracts (Rights of Third 
Parties) Act 1999 as amended or otherwise for the whole or any part of its contents. 

Neither the whole, nor any part of this report, or any reference thereto, may be included in any document or statement, nor 
published or reproduced in any way, without our prior approval in writing as to the form or context in which it will appear. 

 Prepared by: Approved by: 

Name Andrew Davies Christopher Paasch 

Position Director Director 

Signature  
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General Photos 
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Schedule of Costs  

Please note that where we have provided costs, these are indicative budget costs only and do not include any allowance for 
inflation. They are based on the items being carried out as a substantial package of works during normal working hours. The 
costs include an allowance for preliminaries, contractor’s profits and overheads, and professional fees but are exclusive of 
VAT.  

Table of Repair Costs  
Item Work Cost / £ 
1.0 Exterior  
1.1 Replace roof and rainwater goods £135,000 
1.2 Repairs & repoint external walls £62,500 
1.3 Replace external windows, doors and joinery £40,000 
1.4 Replace the internal ceilings £15,500 

1.5 Repairs & re-plaster internal walls £53,500 
1.6 New floors and rot treatment £71,000 
1.7 Internal joinery, including provisional sum for stage and bar  £125,000 
1.8 Toilets & kitchen  £40,000 
1.9 Internal finishes including decoration and floor finishes £30,000 
1.10 New mechanical & electrical services £135,000 
1.11 External Works £52,500 

 Contingency £110,000 
 Net Total £870,000 
 OHP  £217,000 
 TOTAL WORKS £1,087,000 
 Fees  £163,000 
 Totals £1,250,000 

 
Below is a comparison of costs for residential conversion and redevelopment based on options in the site appraisal. We 
recommend that a detailed feasibility and cost assessment be undertaken to provide more cost certainty.  
 

Table of Costs to Convert to Residential Use  
Item Work Cost / £ 
   
1.0 Cost to convert existing building to residential use  
 5 units plus community space 496 sq. m @ £2,300 £1,140,800 
 Contingency £115,000 
 Fees £188,400 
 Total (Exc VAT) £1,444,200 
   
2.0 Cost to redevelop site as 5 new build terrace houses  
 Demolition £65,000 
 Allow area of 115 sq. m each total 575 sqm @ £1,750 sqm  £1,006,250 

 Contingency £107,250 
 Fees £177,000 
 Total (Exc VAT) £1,355,500 
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