


Introduction
Building surveys are important for multiple reasons, they allow people and companies to make informed decisions about properties. A survey ensures the safety and compliance of properties and ensures they comply with fire regulations, building codes and other standards within the construction industry. They also give property owners and prospective buyers of property piece of mind that the building they own or are about to buy is structurally sound and is not going to need any costly repairs, this also can increase property values or ensure prospective buyers are paying a fair price for properties.  It also allows people to see things such as the age of the property and whether the property is of listed status which can massively restrict the plans for future development and repairs of the property.
Digital technology plays an integral role in modern building surveys, as advancements in technology have allowed much more thorough and accurate surveys to be carried out and can give property owners or buyers much more understanding of the property. Digital technology also has also increased the speed at which surveys can be carried out.
The purpose of this report is to explore the various technologies used to carry out a building survey and to be able to plan and describe the methodology of a modern building survey and identify any challenges faced during a building survey and any potential solutions to these problems.
Survey objectives
The objectives of a building survey is to inform property owners, potential buyers and contractors on the state of a property. A building survey can cover a wide range of aspects of the property such as whether the property has any damp problems. This is important as damp issues can be a very expensive and time-consuming problem to fix and can have knock on effects on other areas of the building. A building survey can also check for any hazardous materials used inn past construction or renovations of the property such as asbestos. This is important because asbestos must be removed by specialist contactors and can be a health risk if disturbed. A building survey also allows and defects in the property to be identified and can also help find the cause of these defects. The survey also allows recommendations to be made about the property such as any repairs needing to be made, any future risks to the property and what can be done to minimise these risks and what repairs need to be made. Surveys also give people an overview of the land the property resides on and can identify things such as flood risks, previous land use that could affect the property or future developments such as mining or other heavy industries. They also allow owners or prospective buyers to see if the land or property has any listed status or things such as tree protection orders.
Tools and technology
There are a vast number of digital tools and technologies that can be used to carry out building surveys, each with their own benefits and drawbacks. An example of one of these technologies is arial photography using drones, drones are a very useful tool as they allow surveyors to view parts of the building that would have been inaccessible in the past. Drones allow the surveyor to get an overview of a site much more quickly and allows them to view hard to reach areas of the property without putting a person at risk and reduces the number of people needed to conduct a survey which in turn reduces costs. Drones aren’t only used to photograph the exterior of properties they can also be used to survey hard to reach internal aspects of properties such as rafters, crawl spaces and ducting. There are potential challenges of using drones in surveying such as, weather, availability of trained staff, and potential no fly zones. The weather can have a substantial effect on using drones for surveys as high winds can make it dangerous to fly them causing a risk to the operator and anyone else on or around the site. It also risks damaging the drone which can be expensive to replace or repair. The availability of trained staff is also an important factor as a drone operator’s licence must be held by the person using it and if a person with such qualifications isn’t available the drone cannot be used as a survey tool. Another major problem that can be encountered by using drones as a survey tool is the possibility of  no-fly zones that restrict when and where drones can be flown, these no fly zones are usually around airports, government buildings, military bases and prisons and this means that any properties within these no fly zones would not be able to be surveyed using drones without special permissions which can be a lengthy process.
Another tool that can be used is electronic distance measurement, this allows the surveyor to accurately measure the size of the property by using electromagnetic waves, usually laser or infrared light. This method allows accuracy and precision over long distances usually up to 100km. SurvipodTM (2024). This method can also be used on a much smaller scale to measure internal distances using handheld electronic distance measures.
A further tool that can be used is laser imaging scanners. Laser imagine scanners are a handheld device that allows the surveyor to walk around the site and generate a 3d image of all aspects visible to the device. The advantages of this device are that they capture very detailed and accurate measurements, they are much more time efficient compared to other methods which leads to faster surveying time and cost savings. Another advantage is that they can be used to produce detailed and interactive 3d models which allows for better visualisation and analysis. There are also disadvantages to consider with using laser imaging scanners including high initial costs for the device which can make it unfeasible for some companies to use them, furthermore these devices can be quite complicated and require staff to have the necessary training and expertise to use them. These also need to be regularly maintained and calibrated in order for them to continue to work accurately. (Fibrox3d.com, 2024)

Survey planning 
The first step in planning a survey is to liaise with the client find out what kind of survey the client requires and what best suits their needs whether it is a damp survey, a flood risk survey, full building survey etc. its important to follow guidance from a relevant professional body such as RICS and IStructE. Once this information is received the instructions should be confirmed in writing to ensure the client and surveyor both understand what survey is to be carried out.
The next step would be to carry out a desk top survey to find out as much relevant information about the property or site as possible before conduction the survey. This should include examination of all documentation available on the property. This includes as-built plans of the building’s original construction, ordinance survey and geological maps of the area, any previous building control planning permissions and approvals or past major changes to the property and any other local authority records such as any objected schemes by neighbours and statutory notices. Another thing to look for in the desk top survey is to see if the building is of listed status and any things such as tree protection orders on the sites and weather there are any obvious risks on the site such as past heavy industry use.
The next step should be to plan what equipment, PPE, staff and methodology are needed to complete the on-site survey. For example, if a drone is being used for a survey you need to ensure the drone is in full operating order, batteries are charged and spares are available depending on the size of the proposed survey site. Most importantly the drone requires a trained operator with the relevant qualifications and licenses. The weather forecast should also be checked from a reputable forecasting service to ensure the conditions are optimal for the drone to be used. If a laser imaging scanner is being used then the surveyor needs to ensure that a trained and experienced operator is available to assist with the survey and that the device is inn full working order, charged and calibrated to ensure accurate results. The surveying team also need to wear suitable PPE such as high-vis clothing, hard hats and safety boots. Also supporting equipment needs to be considered such as adders to access things at height and some form of note taking device such as a pen and notepad or a tablet computer.
The next step is the on-site survey, The three stages of a building survey are exterior overview, interior inspection and review of exterior and surrounding site. before entering the site the physical context of the property should be noted along with any major obstacles and natural formations that might have an impact on the property such as large trees near the property which could have an effect on foundations or the property being situated on a large hill/cliff. The next step would be to briefly examine the surrounding properties for signs of problems caused by subsidence or other topological problems. Then the site should be measured using electronic distance measurement and it should be stated if there is space for future extensions to the building.
The next step is to begin the exterior survey in which dimensions should be measured to ensure they match the as-built plans. Then a survey of the various aspects of the exterior should begin in a top-down method. Starting with the roof, the roof should be checked for visual ques that its structurally stable, complete and watertight. This can be done using drone surveying. Any discrepancies should be noted such as loose or missing roof tiles. Next the walls and brickwork should be inspected to ensure that it is structurally stable, and any cracks or damage should be noted, then windows and doors should be inspected to ensure they are watertight an in good condition and finally foundations and the surrounding areas should be checked for any obvious damage.
The next step is to inspect the interior of the property, and this is usually done by going room to room in a clockwise fashion to ensure no part of the property is missed. Any exterior defects should be checked in relation to their interior location to ensure the damage hasn’t spread inside. Each room should be measured using handheld laser measures and then photographed. 
The final step is to compile a clear and comprehensive report to give to the client and to ensure that any verbal feedback given to the client is brief and matches that of the written report. This is to avoid overlooking important issues which can leave the surveyor liable to negligence claims. This report should include all findings and any recommendations for rectification works if required.
The key points of the survey plan are the initial goals and objectives that the client requires to ensure you deliver exactly what is asked for. Another key point is the planning of equipment and staff to make sure the surveying team is prepared and able to fully complete the survey to the best of the clients needs and to be able to minimise any challenges in the surveying process. The final most important point of the survey plan is to produce a comprehensive report to fully inform the client of the buildings condition.







 References 
SurvipodTM (2024). What Is EDM In Survey? (Electronic Distance Measurement) | SurvipodTM. [online] Suvipod. Available at: https://survipod.com/what-is-edm-in-survey-electronic-distance-measurement/#iLightbox [Accessed 16 Dec. 2024].
Fibrox3d.com. (2024). Advantages and Disadvantages of 3D Laser Scanners. [online] Available at: https://fibrox3d.com/advantages-vs-disadvantages-of-3d-laser-scanner.
Powerpoints provided by Hannah Williams UWTSD

‌

‌









