JCA DILAPIDATIONS BROCHURE

JONATHAN CORNES
ASSOCIATES:
THE EXPERIENCED,
EXPERT PERSONABLE
CHARTERED BUILDING
SURVEYORS.

CONTENTS
Page 1: About Us and Dilapidations
Page 2: Why you need us
Pages 3-4: The process of a dilapidations claim/interim reports and their
need

Pages 5-9: Case Studies
Page 10: What else we do, Values, Contact.

ABOUT US
About Us
At Jonathan Cornes Associates (JCA), we offer bespoke, outstanding commercial core services in Design
and Commercial Project Management, Building Surveying, and Dilapidations.
Since 2004, we’re proud to have worked successfully alongside our
clients on a number of projects. We pride ourselves on the superb
professional relationships we have built with those we work with.
Because Jonathan Cornes Associates isn’t just about buildings - it’s
about people, too.
Our headquarters are based right in the heart of Staffordshire and
we also have offices in Manchester, Birmingham and London.
So we’re in the perfect position to work closely with you to ensure
you get an outstanding, professional, co-ordinated service.

What are dilapidations and how can they affect me?
A dilapidation is basically a term used when referring to the condition of a property during it being occupied
or at the end of the lease.
Dilapidations affect you because they are part of a legal process based on any breaches of covenant in the
lease relating to the condition of the property. The repairs required during or at the end of a commercial
lease are referred to as dilapidations and can include:
•
Repair
•
Redecoration
•
Full reinstatement back to the original layout
•
Statutory covenants
Because dilapidation issues occur when tenants are found to be in contravention of their leasehold
obligations, these can often be lengthy, costly, and contentious processes. And it’s a process where we
know that protection and peace of mind are of paramount importance. That’s where we come in.
With dilapidations, you’ll need a company with a depth of knowledge with regards to leases and building
legislation, case law and protocol. A company with experience, expertise and an outstanding track record in
this field. That’s company is Jonathan Cornes Associates.
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WHY YOU NEED US
Dilapidations: Why use Jonathan Cornes Associates?
By using Jonathan Cornes Associates, you gain peace of mind by knowing that your interests are protected
to the highest level by a team of experts. What we do allows you to evaluate your position clearly, ensuring
that successful conclusions are reached when there is a claim for dilapidations.
Your investment can be both expensive and stressful. Don’t you want to minimise possible costs
and reduce worry?
Have you considered worst case scenarios for your property at the start, during, or coming
towards the end of a lease?
Do you really want to be looking at extensive and lengthy property repairs?
….and how difficult would it then be to get new tenants in there because of this?
Many landlords are now implementing an Interim Schedule of Dilapidations to make sure the chances of the
scenarios above happening is minimised. Are you?
And with regards to dilapidations, shouldn’t you be working alongside a company that has a depth of
knowledge and understanding in the relevant property legislation and case law? One that works specifically
to the Royal Institution of Chartered Surveyors (RICS) code of practice, ensuring that you’re fully compliant?
Because dilapidations are extremely complex, you’ll need a chartered building surveyor with the experience
to help you through the process. One with a track record of success in these matters. That company is
Jonathan Cornes Associates, where peace of mind and protection come as standard.
At Jonathan Cornes Associates, we have a superb in-house project management team that will oversee
and manage the dilapidations process for you, including experienced and specialist RICS chartered building
surveyors to prepare or defend dilapidation schedules.
We are proud to base our work on having excellent communication/collaboration with various stakeholders –
this is vitally important in this process. We work with investors, developers and occupiers in both the public
and private sectors and have experience of both large and small scale dilapidations.
Take a look at our core company values on the back page. We hope that we are the type of company that
you would want to work alongside.
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THE PROCESS OF A DILAPIDATIONS
CLAIM/INTERIM REPORTS
The 5-Step Dilapidations Claim Process
Whilst we really hope that it doesn’t come to this for you, the landlord, breaches of contract are actionable
in law. That’s why for dilapidations you’ll need Jonathan Cornes Associates alongside you, to ensure the
process is handled expertly, skilfully, and promptly.
Step 1: The landlord appoints us to prepare a detailed Schedule of Dilapidations – typically served in the last
six months of a lease, but can be up to two years before the end of the lease.
Step 2: This Schedule of Dilapidations is served on the tenant by the landlord or their solicitor. This outlines
the work the landlord deems necessary including a claim for damages.
Step 3: The tenant instructs a building surveyor to assess the claim on their behalf.
Step 4: The tenant instructs the building surveyor to either organise for the work to be undertaken (and at
JCA, we can assist with this) or agrees a financial settlement.
Step 5: Completion of the dilapidations process.
As you may know, the process can be lengthy and contentious.
That’s why as chartered building surveyors, our role at JCA can also
include being an advisor, dispute resolver or expert witness, with a
deep experience and knowledge when it comes to preparing or
defending Schedules of Dilapidations, too.
But don’t worry – when it comes to dilapidations, you really are in
expert hands. No matter the building, sector, company, or tenant
- take a look at the case studies over the next few pages for some
great examples of the outstanding dilapidations work we undertake
for our clients.

Interim Schedule of Dilapidations
We’re big fans of these. Why?

Well, it’s a little like having a midterm service carried out on your car. It gives you peace of mind or alerts you
to problems at an early stage in the leasing process.
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THE PROCESS OF A DILAPIDATIONS
CLAIM/INTERIM REPORTS
Interim Schedule of Dilapidations
Is the building being adequately maintained?
Have there been complaints from other occupiers?
Is there a risk of the tenant going insolvent?
Will there be a potential loss in value?
Will my insurance be invalidated?
As a landlord, you can serve an Interim Schedule of Dilapidations at any point during the term of the lease.
As we said before, it’s a really good, cost-effective way of gaining information and peace of mind.

Jervis v Harris clause
A clause that you need to be aware of: Within a lease, this clause provides for a landlord to re-enter the
property to remedy breaches of the lease the tenant has failed to rectify after an express notice period.
The landlord recovers the cost of repairs as a debt, thus removing some of the defences available to the
tenant under interim dilapidations claims.
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CASE STUDIES
It’s easy to say how we’re successful and the experts you need to work with when it comes to dilapidations. But we have a track record of providing outstanding protection, peace of mind and conclusions when it comes to this particular area of our work.
As a landlord, you’ll want to work with dilapidations experts who will ensure that a successful conclusion is reached - that’s why, over the next three pages, we’ve provided a range of different case
studies highlighting five different dilapidation situations. Indeed, we’ve even put a cheeky one in
there when we acted on behalf of the tenant!
Each case study came with its own set of challenges and sometimes obstacles. Each was concluded exactly how our client wanted it. Indeed, we don’t just reach expectations, we often exceed
them!

Case study 1:
Sector: Banking & Finance

Our client: Landlord

65% achieved

Every dilapidations process is different. That’s because people are different, companies are different,
stakeholders are different, and buildings are different…..
In this case the building, used as a bank, was over 150 years old, and located just on the edge of a bustling
Midlands town. We worked on behalf of the landlord who was (and still is) an existing client who holds a
huge portfolio of property. This was a detached office block that was around 50,000 ft2 in size and split over
four floors. The tenant was a company that had occupied the building for well over two decades.
This was a more complicated and lengthier dilapidations process and took over twelve months before it was
successfully concluded. Once again, our expertise, professionalism and communication skills were key as,
unbeknown to the landlord, much of the property had been mothballed. When they drove past the property
it looked well decorated and in good condition, and also when they went into the main part of the building
there was no reason to doubt that the rest of building wasn’t being maintained to the same standard.
This shows the real need for having an Interim Schedule Dilapidations – because if a property is falling into
disrepair then works can be undertaken by the landlord and charged back to the tenant. It’s a way of gaining
protection and peace of mind during the lease, not getting a big surprise near the end of it! This landlord has
now asked for Interim Schedules of Dilapidations on all properties – it’s something we think should be taken
on board by all clients.
We paid the site numerous visits and both the landlord and tenant had Section 18’s prepared – with a big difference in the two costings! A real problem was that the building had been marketed for some time, to numerous potential tenants, but they quite rightly wouldn’t entertain a full repairing and insuring lease because of the
condition it was being left in.
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CASE STUDIES
The landlord was even considering rent-free periods to attract incoming tenants!
The landlord was extremely happy with our proactive stance during this dilapidations process, and they now
know that the work being completed gives any new tenant immense peace of mind. Major work has already
been carried out to make the property an attractive one for potential tenants, including work on the roof,
windows, rewiring, the old air conditioning being taken out and replaced, new plumbing and central heating
installed.
The landlord used Jonathan Cornes Associates’ expert services further by ensuring we project managed the
works to this building – so everything has been done under the JCA umbrella.

Case study 2:
Sector: Waste Management

Our client: Landlord

100% achieved

Once again, we were acting on behalf of the landlord who asked us to prepare a Schedule of Dilapidations.
The tenants in the property, were a waste management company who had been in this depot for over 25
years and had decided that the site was no longer required, weren’t going to renew their lease, and gave the
landlord 3 months’ notice.
We prepared a full Schedule of Dilapidations for the landlord, but held fire with costing it then as the tenant’s
surveyors were going to complete all the relevant work afterwards. Those acting on behalf of the tenant
didn’t challenge our approach and accepted all works that were required to be completed, and then set
about having those works undertaken.
For this, we had to work collaboratively with various stakeholders, and communicate professionally and effectively – because of this those contracted to complete the work went over and above the levels expected. For
example, we asked for the depot floor to be degreased and have two coats of industrial floor paint applied,
and the contractors did so, but put four coats on to ensure that this was satisfactory for the landlord.

During the process, we also found that there was ground contamination, too. The relevant agencies were in-

volved and we called external consultants in who completed a series of environmental tests and samples. They
proved that any contamination was from the current tenant and ongoing – and because of this relevant mediation work was carried out. The landlord was delighted with us.
As stated before, the key to this satisfactory conclusion was communication and collaboration, working together to produce an outstanding result. All works were completed to an extremely high standard, the landlord
gave us outstanding feedback, and the property had no outstanding works and was let out immediately. For
an incoming tenant it was akin to getting a newly refurbished building, including a full photographic record that
can be used to the benefit of the landlord at lease-end.
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CASE STUDIES
Case study 3:
Sector: Retail		

Our client: Landlord

100% achieved

The property in question was a ladies’ fashion shop. Notice was given to the tenant and we were asked
by the landlord to prepare a Schedule of Dilapidations. The tenant wasn’t represented in this process, but
accepted what we asked her to do with regards to the work that was needed.
We were delighted with how the dilapidations process went, as was the landlord. They didn’t think the
tenant would undertake any of the work that was needed and that it would be a battle to either get the
works completed or to agree a financial settlement. Our communications with the tenant were both regular
and positive, and we talked extensively about their legal obligations in this matter, which all tenants really
do need to know. The tenant’s solicitor actually asked afterwards who had prepared the Schedule of
Dilapidations, and said that JCA were extremely thorough but fair in the negotiations.
Once again, our client - the landlord - was delighted with our work, as they had their unit back in a good
condition and this was actively marketed immediately.

Case study 4:
Sector: Commercial Offices

Our Client: Landlord

100% achieved

This is a 1980’s-build modern office within a block of six offices, just off a busy highway. The landlord owned
the whole block of offices. The tenant had been holding it over and discovered that they didn’t need this
office so were now disposing of it. This was an internal repairing lease only, so any external works were
covered under a service charge.
The landlord wanted our expertise in the area of dilapidations, so we immediately prepared a Schedule
of Dilapidations. The previous tenants had made a lot of internal alterations with the landlord’s approval.
They weren’t structural ones, but had helped to create five internal offices within one large open plan office,
meaning that several partitions had to be removed.
We prepared the Schedule and were asked by the tenant (which is a little unusual) to prepare the Schedule
and put it out to tender. They were more than happy for us to do this, and as a matter of course the landlord
was regularly kept up to speed of any new developments, and knew they’d get the building back in really
good condition.
The tenant was advised by their own surveyors to accept our Schedule of Dilapidations and it was not
disputed. We put it out to tender and agreed that we would go for the most competitive quote. However,
because the property couldn’t be marketed whilst work was being done (8 weeks), we managed to secure 8
weeks of rent, service charge and insurance for the landlord which is quite unusual. Plus, we gained the full
settlement for the landlord.
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CASE STUDIES
Case study 5:
Sector: Steel Production

Our client: Tenant

73% saving

On this occasion we were working for the tenant who had leased a 50,000 square foot industrial unit. They
were served a Schedule of Dilapidations by the landlord which we reviewed, checked all the costings and
had it tendered by contractors, checking if the works were legitimate in the course of the lease and if not we
asked the relevant questions.
As part of the process representing our tenant, we met with the landlord’s surveyor and agreed what we
thought was fair and reasonable regarding what should and shouldn’t be done to the property. We then
checked costings again and put it out to tender. The process from start to end took six months to settle,
and this dilapidations case study was based on our negotiating skills and working with key stakeholders to
ensure successful completion of the process. The landlord had originally claimed for £450,000 of works,
but our work helped the tenant settle at £120,000 - saving them a massive £330,000.
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OTHER SERVICES
As well as dilapidations, our other services include…..
Project Management: What we do allows you to do what you do! At JCA, we will project manage, from
start to finish, or perhaps just one part. And we manage all the dynamics too, be they technical, risk, costs,
or people - giving you the ultimate peace of mind.
Building Surveying: JCA will give you the knowledge to make informed decisions as we cover all aspects
of your building and provide an explanation of the key defects, alongside recommendations on how to
repair.
With a strong presence across the country and with highly-skilled staff, we are the preferred choice of
Buildings and Project Consultants for a number of commercial landlords and tenants in UK towns and cities
who want to amplify the value and worth of their properties.

Jonathan Cornes Associates: Our five core values
Integrity: We provide clear commercial advice and make conclusive decisions to look after the needs of our
clients.
Accountable: We carefully consider the advice we provide to our clients and take ownership over the
decisions we make.
Professional: Without compromise we are proud to provide the highest level of professional expertise.
Collaborative: We work closely with our clients and business partners to ensure we provide a co-ordinated
service.
Customer Focused: Our client’s commercial objectives remain at the heart of everything we do
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Let JCA provide you with the expert service and support that you need
from a chartered building surveyor.
Please contact us or arrange an appointment to discuss how we really
can make a difference.
JONATHAN CORNES ASSOCIATES LTD (JCA)
HEAD OFFICE
9 Brindley Court, Lymedale Business Park, Dalewood Road, Newcastle-under-Lyme, Staffordshire ST5
9QA
Phone: 01782 209203
Email: info@jcassociates.co.uk
London Office
207 Regent Street, 3rd Floor,
London W1B 3HH
Phone: 0203 362 9441
Manchester Office
111 Piccadilly,
Manchester M1 2HY
Phone: 0161 714 4352
Birmingham Office
Cornwall Buildings,
45 Newhall Street,
Birmingham B3 3QR
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