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Important  

In this report your attention may have been drawn to some areas of the property I was unable 

to inspect. For reasons explained in detail in the report I may have recommended further 

investigations before your purchase proceeds, or at least made you aware of matters which 

you should fully consider before you purchase. 

 

It may well be that further investigations may reveal the need for additional repairs which could 

alter the figure at which you should purchase the property. I strongly recommend that you read 

all the report and then consider, with my help if you wish, the wisest course of action.   

Personal circumstances and the nature of the property under consideration are very often 

relevant in the purchase decision. 

 

My aim has been to give you as much information as I am able at this time to allow you to 

make up your mind, possibly to bring some matters to the attention of your solicitor and to help 

you to keep the property in good condition if you decide to purchase. 
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1 Introduction  

1.1       Scope of Instructions 

This building survey report has been prepared in accordance with the signed Terms and 
Conditions of Engagement.  It is pointed out that this is a general building survey report on the 
property and not a Schedule of Condition which would list every minor defect.  It is a report 
intended to give a general opinion as to the condition of the property, and to enable you to 
plan for future maintenance. 

Most clients find it useful to read the óSurveyorôs Overall Assessmentô, (Section 4) of the report 
first, to gain a general 'overview' of the most significant matters.  It is, however, essential that 
the whole report is read and considered in detail.  Prior to exchange of contracts, you should 
conclude all of the further investigations I have recommended and have these and all the 
repairs priced so that you are fully aware of the financial commitment you will be entering into 
when purchasing the property. 

A spare copy of the report is provided, which should be passed to your Legal Advisor with a 
request that the points mentioned within the report, particularly those under Section 9 (Matters 
for Legal Advisorôs Attention) are researched as necessary, together with the normal 
searches. 

This report has been prepared solely for the benefit of the named client and their professional 
advisors and should not be reproduced in whole or in part or relied upon by third parties for 
any use without the express written authority of the surveyors.  No liability is accepted to any 
third party. 

No formal enquiries have been made of the Statutory Authorities or investigations made to 
verify information as to the tenure and existence of rights or easements. 

Where work has been carried out to the property in the past, the surveyor cannot warrant that 
this has been done in accordance with manufacturers' recommendations, British and 
European Standards and Codes of Practice, Agrément Certificates, and statutory regulations. 

1.2       Property Address 

150 Sample Road 
London 
NW3 ABC 

1.3      Clientsô Name and Address 

Mr Smith 
123 Sample Street, 
London 
SW5 ABC 

1.4      Date of Survey 

Monday 1st November 2010 
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1.5       Weather 

The weather at the time of my inspection was dry and cold. This followed a period of 
changeable weather. 

1.6       Limitations of Inspection  
These limitations are additional to any imposed in the conditions of engagement and are a consequence of both 
the building and the circumstances of the inspection. These are, therefore, additional items that are drawn to the 
attention of the client and may  include:- extent of fitted floor coverings, extent to which the property is furnished, 
areas where the amount of stored goods is heavy, areas to which access was not available, exceptional limitations 
(e.g. snow, parked vehicles, building works, dogs, babies).  

Comment cannot be given on areas that are covered, concealed or not otherwise readily 
visible.  There may be detectable signs of concealed defects, in which case recommendations 
are made in the report.  In the absence of any such evidence it must be assumed in producing 
this report that such areas are free from defect.  If greater assurance is required on these 
matters, it will be necessary to carry out exposure works.  Unless these are carried out prior to 
exchange of contracts, there is a risk that additional defects and consequent repair costs will 
be discovered at a later date. 

Each room has been inspected in detail. Damp meter readings have been taken where 
possible without moving heavy furniture. Fitted carpets have not been raised unless 
reasonably practicable at the edges. 

The roof surfaces were viewed through binoculars from ground level. 

It should be noted that there was a limited view of the rear roof slopes due to the extreme 
slope of the site and I am unable to comment fully on the unseen areas. 

The inspection of the services was limited to those areas which are visible.  No comment can 
be made as to the soundness of any services which are not visible. 

It should also be appreciated that some service pipes and cables are covered and any 
opening access panels cannot be opened without disturbing decorations.  Therefore a full 
inspection was not possible.  Also some service pipework is below flooring, including solid 
flooring, making inspection impracticable.  In such circumstances the discovery of leakages, if 
any, may not be possible. 

Services have not been tested but where appropriate, specific advice has been made as to 
the advisability of having the services inspected by a specialist contractor. 

No beams, lintels or other supporting components were exposed to allow examination. 

Consequently, I am unable to comment fully upon the condition of these concealed areas and 
therefore you must accept the risk of unseen defects should you wish to proceed without 
further investigation. 

It should be appreciated that parts of the property are some 100 years old.  Accordingly, such 
parts of the structure and fabric should not be expected to be 'as new' and due regard has to 
be given to natural deterioration due to the elements and usage.  Restoration to a condition 
'as new' particularly of brickwork, stonework, ironwork, joinery and roofing materials can prove 
uneconomic.  The report has been prepared having due regard to the age and type of the 
building. 

This report reflects the condition of the various parts of the property at the time of my 
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inspection.  It is possible that defects could arise between the date of the survey and the date 
upon which you take occupation. 

In some cases window and door frames built from unseasoned or defective timber deteriorate 
gradually from within the timber itself even though fully protected on the surface and at the 
joints.  In such circumstances, detection of rot may be impossible. 

It should be appreciated that other infestations or defects may be present or may arise if those 
already discovered remain untreated in a proper manner. 

It must be accepted that this report can only comment on what is visible and reasonably 
accessible to the surveyor at the time of inspection. 

1.7      Information Relied Upon In This Report  
The surveyor will undertake a desk study and make appropriate enquiries of the owner or occupier. The outcome 
of these enquiries together with the source of information is reported in this section.  

In preparing this report I have relied on the following information:- 

I have relied on information provided to me by the Vendor and the Vendors agent. I have also 
consulted a number of web sites such as Home Check UK and the Environment Agencyôs 
Flood Map. 

With regard to my opinion of Market Value I have consulted a number of local agents as well 
as a number of commercial web sites, such as Rightmove. 

 

 



Peter Barry Chartered Surveyors Building Survey Report 
 

Property Address: 150 Sample Road, London, NW3 ABC 
 

Inspection Date: 1
st
 November 2010 

 

Survey Ref: PBS0001 
 

 

 
 

Page 

9 
of 41 

 

2  Description of Property  

2.1      Type and Age 

The property is a semi detached house of traditional design and construction and would 
appear to have been built in the latter part of the 19th Century. 

2.2 Accommodation 

Lower Ground Floor Kitchen, dining area and wc. 

Ground Floor Living room, bedroom and bathroom/wc. 

First Floor Two bedrooms and en-suite shower room. 

Second Floor One bedrooms and bathroom/wc. 

Other Floor NA 

Outbuildings There are no garages or outbuildings. 

Grounds There is a small garden to the front of the property and a sloping 
garden to the rear.  

Garage and Parking There is no garage at the property. There is limited parking in the 
roadway outside the house. 

2.3 Tenure and Occupation 

I understand from the Vendor that the property is being offered for sale on a Freehold basis 
with vacant possession being provided on completion. You should ask your Legal Advisor to 
confirm this point. 

The property was occupied at the time of my inspection. The property was furnished and the 
floors were covered at the time of my inspection. 

2.4 Further Comments  

As noted above the rear garden was not clearly defined at the time of my inspection and 
before exchange of contracts you should ask your Legal Advisor to confirm the position of the 
rear boundaries to the site. 

There is no garage or off road parking to the property and there is limited parking in the 
roadway outside the house. Parking could be difficult at various times of the day particularly as 
the property is fairly close to a secondary school. 

 



Peter Barry Chartered Surveyors Building Survey Report 
 

Property Address: 150 Sample Road, London, NW3 ABC 
 

Inspection Date: 1
st
 November 2010 

 

Survey Ref: PBS0001 
 

 

 
 

Page 

10  
of 41 

 

3  Location 

3.1      Location 

The property is situated in a residential road that consists mostly of other large houses of 
similar age and type. 

The property is in fairly close proximity to most local amenities including local shops, schools 
and bus services. 

As noted above, the property is adjacent to a school and this could lead to some noise 
nuisance and parking difficulties at various times of the day. 

3.2 Orientation  

The front of the property faces approximately south-west. All directions and room locations in 
this report are given as though facing the property from the main road. 

3.3 The Site and Surrounding Areas 

The property occupies a sloping plot with the rear section of the house being one storey lower 
than the front section. There are steep steps to the left-hand side of the house leading down 
into the rear garden and there are a number of retaining walls in the rear garden which form 
small terraces. 

Your attention is drawn to the fact that the subsoil in this district is predominantly clay.  Clay 
sub-soils are susceptible to shrinkage during periods of extremely dry weather as the volume 
of the clay changes in proportion to its moisture content.  The risk of foundation damage 
increases significantly when trees or shrubs are planted near buildings.  As a general policy it 
is recommended that no shrubs or trees with high water demand be planted close to any 
buildings.  It should be ensured that your buildings insurance policy includes adequate cover 
for subsidence and heave damage. 

Care will therefore be needed when planning any future planting within the boundaries. 

Roots of trees, hedges and shrubs can cause damage to foundations and services.  It is 
generally believed that pruning of branches helps to reduce root growth, and it would be 
prudent therefore to keep the vegetation regularly pruned to a reasonable height. 

3.4 Local Factors 

As noted above the property is situated in a predominantly residential area and is adjacent to 
a local primary school. The property is also within walking distance of local shops and bus 
services. 

As noted previously the location of the primary school could lead to some parking difficulties at 
peak times of the day and could also give rise to occasional noise nuisance. 

No other particular adverse factors were noted at the time of my inspection. 
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3.5       Trees and Hedges 

The property occupies a steeply sloping site where the sub-soil is believed to be 
predominantly shrinkable clay. As noted above trees roots can cause damage to building 
foundations and services and shrinkable clay sub-soils. 

There is evidence that the building has been affected by differential movement in the past and 
there is evidence of previous crack repair. 

In view of the nature of the site and the sub-soil it is recommended that no significant trees or 
shrubs are planted closer to the building than their expected mature height. 

The existing vegetation to the site should also be regularly pruned to maintain the trees at 
their present size. 

Prior to carrying out and tree pruning work you should ask your Legal Advisor to confirm that 
none of the trees in the vicinity are protected by a Tree Preservation Order. 
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4  Surveyorôs Overall Assessment 

4.1      Surveyorôs Overall Opinion 
The surveyor will provide the client with a clear summary of the property and its main positive and negative 
features. This comprises an overview of the key issues which may include. 

¶ The nature of the property its construction and design  
¶ The adequacy of the structural framework and fabric  
¶ Adequacy of services 
¶ A comparison of the condition of the subject property with others of similar age and style  
¶ Conformity with modern requirements  
¶ The likely scale of maintenance required 
¶ Any special client requirements 

The property has been reasonably well maintained and improved by the present owners but 
there are a number of factors that I would like to bring to your attention. 

As mentioned previously the property is situated on a very steeply sloping site where the sub-
soil is believed to be clay. There is evidence of previous differential movement to the property 
and evidence of past repair. In view of the nature of the sub-soil and the steep slope of the site 
no guarantee can be given that further movement will not occur in the future. 

Although there was no evidence of ongoing or progressive movement at the time of my 
inspection you should make sure that your building insurance provides adequate cover 
against subsidence and heave. 

The property is of traditional construction for its age and type and is similar to other properties 
in the road. 

Evidence of significant dampness was noted to the external walls in the dining area on the 
lower ground floor. This type of defect is fairly normal in a property of this age and could 
indicate that there is no adequate damp-proof course. This is discussed in more detail in 
Sections 4.3 and 5.15 of the report. 

The services to the property have largely been renewed and electrical installation appears to 
have been last tested in 2009. 

The property will require some repair particularly to remedy the dampness at lower ground 
floor level. There are also a number of cracks in the external render which require repair. 

A number of the external pipes to the bathrooms do not have adequate rodding access and 
some alterations will be required to these areas. 

Once repairs have been carried out I would recommend that allowance is made for 
redecorating the house externally. 

On the whole the property has been reasonably well maintained and is in a condition 
consistent with its type and age. 

4.2 Areas of Concern 
The surveyor will comment on any main areas of concern other than in respect of condition, whether related to site 
location, design, structural framework, fabric or services, nature of construction, or planning, noting any defect 
that could be the subject of a claim under a buildings in surance policy. 

The main concern with this property is that it is situated on a very steeply sloping site on a clay 
sub-soil. There is evidence of past differential movement to the house and as noted previously 
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no guarantee can be given that further movement will not occur in the future. 

It is therefore important that you should make sure that your building insurance policy will 
provide adequate cover against future subsidence and heave on normal terms. 

4.3 Summary of Repairs 

It is important that the report should be considered in its entirety before proceeding.  If there 
are any points in the report which require clarification or on which you require further advice, 
please do not hesitate to contact the writer.  Whilst I do not attempt here to reiterate all of the 
points contained in the main body of the report, the following synopsis of the more significant 
matters (in the opinion of the surveyor) may be of some assistance. 

¶ Evidence of significant dampness was noted to the external walls at lower ground floor 
level and it is likely that remedial works will be required which could include the 
injection of a chemical damp-proof course and internal replastering. 

¶ There are a number of areas of loose and cracked rendering to the exterior of the 
property and these will have to be repaired or replaced. 

¶ There is an original cast-iron water pipe to the front corner of the house which should 
be replaced in the near future. 

¶ Some of the waste pipes to the bathrooms do not have adequate rodding access and 
some alterations will be required. 

¶ There is a disused window to the bathroom which should be removed and bricked up 
externally. 

¶ The external decorations to the house are deteriorating and once the above repairs 
have been carried out I would recommend that the exterior should be redecorated. 

The repairs required are typically found in properties of this age and design.  This of course 
does not mean that they can be ignored, since more serious problems could otherwise 
develop. 

4.4 Cost Guidelines 
For use only where the service as agreed with the client includes cost guidelines. 

The damp-proofing, external render repairs and external decorations will be relatively 
expensive due to the sloping nature of the site and the height of building. It will be necessary 
to provide scaffolding to carry out some of the external repairs and decorations and this will 
obviously add to the cost. 

I feel that it would be wise to budget for expenditure between £15,000 and £17,000 in order to 
carry out the basic repairs detailed in Section 4.3 above. 

4.5 Further Investigations  

You are made aware in the report of certain risk areas relevant to the property, which have not 
been fully investigated at this stage.  You proceed to purchase in full knowledge of these risks.  
You are made aware that in circumstances where essential repairs or works by specialists are 
not carried out further deterioration and damage may occur with subsequent increased risk 
and increased costs. 

Where further investigations have been recommended in this report, it is very important that 
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you pursue these matters before proceeding with the purchase, since they may reveal the 
need for substantial expenditure.  If you are aware of these costs before exchange of 
contracts, then at least you will have the opportunity to renegotiate the purchase price. 

The following further investigations are recommended before exchange of contracts. 

You should arrange for a full inspection and report to be carried out by a reputable damp-
proofing contractor with regard to the dampness noted in the external walls. The contractor 
should be a member of the Property Care Association who can offer an insurance backed 
guarantee for their work. 

You should ask your Legal Advisor to obtain a copy of the latest test certificate for the 
electrical installation prior to exchange of contracts. 

You should ask your Legal Advisor to obtain service records for the boiler and central heating 
system prior to exchange of contracts. 

In view of the age of the property and the evidence of previous movement I feel that it would 
be advisable to commission a closed circuit TV (CCTV) inspection of the underground 
drainage system prior to exchange of contracts. 

The further investigations recommended above should be concluded and quotations for 
repairs obtained before exchange of contracts in order that all potential liabilities may be 
known before a legal commitment is made to purchase the property. 
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5 Construction and Condition ï Structural Frame, 
Exterior and Interior  

5.1      Constructional Principles  

The property is of conventional construction for its age. The external walls are of solid brick 
construction varying in thickness from 337mm at the lower levels to 225mm at the upper 
levels. 

The roofs to the property are of traditional timber pitched construction and are covered with 
concrete interlocking tiles. 

The floors to the property are partly of suspended timber construction and partly of solid 
concrete. 

In a property of this age the majority of the internal partitions will be load bearing as they 
support the weight of the floors and part of the roof loads. Care will therefore need to be taken 
if you are considering carrying out any significant structural alterations to the property. 

5.2      Main Roof  
The following subheadings assume a pitched and tiled (or slated) roof  and the surveyor will report as appropriate 
on: 

¶ structure, 
¶ coverings, 
¶ valley gutters, 
¶ fascias, soffits and bargeboards, 
¶ roof windows, 
¶ parapets, 
¶ flashings, and 
¶ insulation and ventilation.  

Not all items in this list will be relevant all of the time and adaptation may be required if, for example, the main 
roof is flat.  

The main roof is of traditional timber pitched construction consisting of softwood rafters, struts 
and purlins. 

Some unevenness can be seen in the roof slopes, but this is within normal tolerances for a 
building of this age and is not sufficient to indicate significant weakness. 

Access to the main and rear addition roof voids is provided by loft hatches in the ceilings of 
the top floor accommodation. The roof structure was inspected as far as possible and the 
roofs were found to be in sound structural condition. 

Both roofs have been strengthened by the addition of timber struts and collars and it seems 
likely that this was carried out when the roof coverings were renewed. 

The main roof slopes are now covered with modern concrete interlocking tiles and I would 
anticipate that the roof timbers have been strengthened to support the weight of the new tiles. 

The roof tiling was found to be in good condition at the time of my inspection although there is 
some evidence of slight moss growth to the rear elevations. 

There is no evidence of cracking or loosening of the verge mortar or roof tiles, but the verges 
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should be checked regularly and repointed if necessary. 

It is now standard practice to insulate lofts in order to conserve energy and reduce heating 
costs.  With the increase in insulation it has become necessary to reduce the risk of 
condensation problems by ventilating roof spaces.  This can be achieved in a variety of ways, 
including the provision of ventilation grilles in eaves and air bricks in gable walls, as well as 
roof ventilators in the slopes.  A reputable roofing contractor will be able to undertake this 
work, and it is recommended that quotations should be obtained before exchange of 
contracts. 

The undersides of the roof slopes have been lined with a modern reinforced sarking felt in 
order to provide a secondary defence against water penetration. The underfelt is in 
satisfactory condition where visible. 

The parapet wall to the property is of brick construction and was found to be in satisfactory 
condition at the time of inspection. 

Modern lead flashings have been provided where the roof abuts the parapet wall and chimney 
stack and again these appear to be in satisfactory condition at the time of inspection. 

The roof spaces are insulated with approximately 10mm of fibreglass quilt at present. This is 
not up to modern standards which recommend that roof insulation should have a minimum 
thickness of 270mm. Ideally the roof insulation should be upgraded in the near future. 

5.3      Other Roofs 
Where other roofs are present the surveyor will comment under similar headings as for the main roof.  

There is a small flat roof over the two storey bay window on the front of the property. This is 
not fully visible form ground level but appears to be covered with felt. 

Felt coverings to flat roofs have limited durability and can require patch repairs at any time.  
Full stripping and refelting is normally needed at 10-15 year intervals.  Modern elastomeric 
felts are available which have better durability and resistance to splitting than traditional felt 
and although more expensive, should be specified when seeking estimates for refelting.  
When the flat roof is next refurbished, the insulation and ventilation to the roof structure should 
be checked and upgraded if necessary. 

The condition of this roof should be checked when maintenance work is carried out to the 
roofs or gutters. 

5.4 Chimneys 

The main chimney stack to the property is of brick construction and is on the party wall with 
the adjoining house. 

The chimney is weathered commensurate with the age of the building but is in reasonable 
condition at present. 

The flues that are redundant should be ventilated at the top either with air bricks or special 
chimney pots which allow ventilation and at the same time prevent rain penetration. 

The chimney stack to the rear addition has been reduced in height and has been capped and 
rendered however there do not appear to be any airbricks in the sides of the chimney stack to 
ventilate the redundant flues. 

The mortar flaunching which forms the bedding to the chimney pots at the top of the stack 
could not be seen and should be checked when the chimney is next overhauled. 
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The flashings around the chimney stack consist of lead. These are in satisfactory condition. 

The soakers (underflashings) that provide watertightness to the roof edges beneath the visible 
cover flashings, are concealed and could not be viewed.  However, there is no evidence of 
internal leakage at these positions to suggest that they are defective. 

Chimney repairs tend to be expensive due to the associated scaffolding costs 

5.5      External Walls  

My inspection of the external surfaces of the main walls was made from ground level with the 
aid of binoculars, a spirit level and a standard surveyor's ladder. The inspection was also 
facilitated via readily accessible windows. 

The foundations have not been exposed.  Whilst there is a risk of unseen defects, there are no 
above ground signs of defective foundations. 

Your attention is drawn to the fact that the subsoil in this district is predominantly clay.  Clay 
sub-soils are susceptible to shrinkage during periods of extremely dry weather, as the volume 
of the clay changes in proportion to its moisture content.  The risk of foundation damage 
increases significantly when trees or shrubs are planted near buildings.  As a general policy it 
is recommended that no shrubs or trees with high water demand are planted close to any 
buildings.  It should be ensured that your buildings insurance policy includes adequate cover 
for subsidence and heave damage. 

In a property of this age, it is probable that the foundations are shallow by modern standards 
and in shrinkable soils such as are found in this area, the risk of structural movement is 
greater when foundations are shallow.  This risk increases as the soil shrinks in hot dry 
summers.  Roots from trees and shrubs can also have a significant contributory effect. 

Roots of trees, hedges and shrubs can cause damage to foundations and services.  It is 
generally believed that pruning of branches helps to reduce root growth, and it would be 
prudent therefore to keep the vegetation regularly pruned to a reasonable height. 

The external walls are of solid construction.  These are structurally robust, but can be prone to 
problems of rain penetration in severe weather conditions, and condensation can also be 
greater than with modern cavity walls. 

As noted previously the external walls are approximately 337mm thick at the lower floor levels 
reducing to 225mm thick at the upper levels. This is fairly normal in a building of this age and 
type. 

The front and flank wall to the property are predominantly rendered whilst the rear elevation is 
in facing brickwork which has partly been painted. 

There is evidence of previous movement to the property and also evidence of previous crack 
repair. 

In particular, evidence of slight differential movement was noted between the rear addition and 
the main building. This is fairly normal in a property of this age and often occurs due to the fact 
that the foundations are at different levels particularly on a sloping site such as this. 

There is evidence of a significant crack repair to the flank gable wall and it appears that a 
modern expansion joint has been built into the render in this area. 

As noted earlier in my report, there is no evidence of ongoing or progressive movement but in 
view of the age of the property and the nature of the sub-soil no guarantee can be given that 
further movement will not occur in the future. 
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It is important therefore that you should make sure that your building insurance provides 
adequate cover against subsidence and heave and that insurers will cover the building under 
normal terms and conditions. 

As noted above, the external walls have been partly covered with rendering which obscure 
defects such as movement cracks and defective brickwork. The existence of such defects can 
only be established by hacking back the render which is beyond the scope of this survey and 
therefore the risk of defects existing must be accepted. 

Rendering is vulnerable to shrinkage which can cause cracks to appear.  Cracking will lead to 
damp penetration problems and to loosening of the render.  The rendering should therefore be 
checked over in detail and any necessary repairs should be carried out.  We recommend that 
this work should be done in the near future by an experienced contractor. 

The external surfaces of the walls have been partially painted.  Painting of external wall 
surfaces can increase the risk of dampness and frost damage.  This is because rainwater can 
find its way through tiny cracks in the paint to saturate the wall but it is then prevented from 
freely evaporating into the atmosphere by the paint film, which acts as a cloak to entrapped 
moisture.  High levels of internal humidity can also lead to a build up of entrapped moisture in 
painted external walls, increasing the risk of spalling in the brickwork. 

As the external surfaces have been partially painted, this will be an ongoing 
decoration/maintenance burden in the future. 

5.6 Damp-Proof Courses 

Walls require a damp-proof course to prevent moisture travelling up through the structure 
which can lead to internal dampness, perished plaster, spoilt decorations and rot in skirting 
boards and other timbers. 

Damp can penetrate if there is no damp-proof course, or if the damp-proof membrane in the 
flooring is not properly bonded to the wall damp-proof course at the edges. 

Water will rise in porous materials, against the force of gravity, by means of capillary action.   
Since most building materials are porous, water from the ground will rise up in the walls unless 
prevented by a damp proof course. 

Damp walls will create unhealthy living conditions. Plaster on the walls will deteriorate due to 
salts being carried up into the walls from the ground by the rising moisture.   These salts are 
hygroscopic (i.e. attract moisture) and as the moisture evaporates, the salts are deposited on 
the wall surface.   Considerable concentrations can form which attract moisture from the air, 
thereby increasing the signs of dampness, particularly under humid conditions. 

As the walls have been rendered and painted there is no visible evidence of a damp-proof 
course. 

Evidence of dampness was noted to the external walls of the dining area on the lower ground 
floor and it is possible that this area does not have an effective damp-proof course. This is 
dealt with in more detail in Section 5.15 of my report. 

5.7      Floor Ventilation  

Sub-floor ventilation is necessary to properties with suspended timber floors at ground level.  
This is to ensure that there is an adequate flow of air beneath the timbers which is important to 
reduce the risk of rot. 

There appear to be sufficient air bricks in the external walls to ventilate the space under the 
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timber ground floor. 

Adequate ventilation underneath timber floors is important to reduce the risk of damp which 
can lead to serious rot damage.  Accordingly, as an annual maintenance measure, all air 
bricks should be inspected and cleaned. 

5.8 Internal Walls and Partitions  

The walls and partitions have been inspected within the rooms and no opening up has been 
undertaken. The precise composition of the wall structures, linings and finishings cannot be 
ascertained without damage being caused. 

The internal walls and partitions are partly of solid masonry construction with a plaster finish 
and partly of timber stud construction covered with plasterboard. 

The internal walls and partitions were found to be in generally sound condition with no major 
defects being noted. 

A number of minor shrinkage cracks were noted to isolated areas but these are not indicative 
of any significant structural movement and can be filled during the course of normal 
redecoration. 

The internal plasterwork is in reasonable condition for its age but some of the plasterwork will 
now be in excess of 100 years old and it must be anticipated that some repairs will be required 
during the course of normal redecoration. 

Over the years the bond between plaster and the masonry can become weak and loose.  This 
often occurs around window and door openings that are subject to vibration. 

With respect to stripping paper from the walls, it should be noted that steam strippers have 
been found to cause damage to some types of plaster. 

5.9 Fireplaces and Chimney Breasts 

The original chimney breasts to the property are in place, although a number of the orginal 
fireplace openings have been bricked up. There is, however, a fireplace to the front bedroom 
at first floor level. 

The fireplaces and chimney breasts appear sound.  However, it was not possible to inspect 
the flues in detail. 

The chimney flues, where redundant, should be ventilated in order to prevent condensation 
occurring within the disused flues.  Vents should be fitted within the rooms and at the head of 
the flues to provide adequate air circulation. 

Flues could not be examined internally and it is recommended that all flues be swept prior to 
use. 

Where open fires are used flues must be regularly swept to remove soot and birds' nests.  
With older properties this can sometimes dislodge the brickwork between the flues which over 
the years may have perished due to the action of the acids deposited by flue gases. 

Flues which are in use need to be swept regularly.  This should be done at least once a year.  
Chimney fires can occur if flues are not properly and regularly swept. 
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5.10 Basements and Cellars 

There are no cellars or vaults to the subject property. 

5.11 Floors 

It should be noted that there are practical limitations on the inspection of floors, whether bare 
or covered by fitted coverings and furniture.  Where it is possible to raise floorboards, this can 
only be done on a random basis, and inevitably there are areas which cannot be seen.  
Floorboards have not been lifted where this could cause damage or where the vendor's 
permission has not been given.  In cases where floorboards could not be lifted only a general 
comment can be made and complete assurance cannot be given that there are no concealed 
defects. 

Fitted coverings and furniture inevitably restrict the detail of inspection.  Comments are 
therefore based on selected areas where the edges of carpets could be turned back, with the 
vendor's permission, to give an indication of the method of construction used and its condition. 
The risk must be accepted that concealed defects may exist beneath the floor coverings. 

The lower ground floor to the property is of solid concrete construction throughout. 

The upper ground and first floors are of traditional suspended timber construction consisting of 
softwood boarding supported on timber joists. 

The lower ground floor is generally reasonably firm and level. It appears to be capable of 
bearing normal domestic loads. 

The upper floors are reasonably firm and flat and again should be capable of bearing normal 
domestic loads. 

It should be noted that floor joists within the original parts of the building are bedded into solid 
walls which are vulnerable to penetrating dampness (rain penetration) and as such, without 
protection, could suffer from decay.   

The flooring beneath the bath and shower could not be inspected as this would involve 
damaging investigations which are beyond the scope of a normal survey.  If there has been 
leakage, such as from concealed pipework or through gaps in the wall tiles, or around the bath 
and shower, dampness may have caused serious rot in the floor. 

5.12 Ceilings 

The ceilings have been inspected from within the rooms and no opening up has been 
undertaken.  The nature of the ceiling materials cannot be ascertained fully without damage 
being caused. 

The ceilings are partly of modern plasterboard and partly original lath and plaster with 
decorative cornices and roses to a number of the rooms. 

The ceilings have been inspected from floor level only, and also from within the accessible 
roof space, where random sections of the roof insulation were lifted on a sampling basis. 

Before the introduction of plasterboard, lath and plaster ceilings were formed by applying 
plaster over narrow wooden strips known as laths, fixed to the underside of the ceiling joists.  
The quality of the plaster was variable, often being reinforced with horse hair.  Depending to 
some extent on the quality of original workmanship, these ceilings are vulnerable to cracking 
and loosening as they age.  Due to the relatively fragile nature of this type of ceiling, failures 
can occur suddenly, without warning.  The risk of failure will increase with time, and you must 
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anticipate the need for future repair and replacement work. 

Cracks along the lines of plasterboard joints are not unusual.  These cracks are not 
structurally significant and can be filled when redecorating. 

The ceilings were found to be in generally sound condition at the time of my inspection and no 
significant defects were noted. 

5.13 Windows, Doors and Joinery 
The surveyor will check joinery, where accessible, from ground level externally, and open windows, where 
practicable, to examine vulnerable areas at closer quarters. Internally, comment will be made on built -in 
cupboards, kitchen fitments and joinery near damp areas, solid floors and sanitary fittings. The Surveyor will 
include the following in their considerations:  

¶ windows, 
¶ external doors, 
¶ internal doors, 
¶ stairs, 
¶ skirtings and architraves, 
¶ kitchen cupboards, and 
¶ other fitted cupboards.  

The windows to the property have mostly been renewed and now consist of modern uPVC 
double glazed units. 

The windows were in sound condition at the time of my inspection and no significant defects 
were noted. 

There were no signs of condensation between the double glazing panes at the time of 
inspection.  It should be noted, however, that double glazing can be prone to this problem, 
which is caused by failure of the hermetic seals at the edges of the panes of glass.  The seals 
will deteriorate, eventually causing unsightly condensation between the panes.  When this 
happens, there is no remedy other than to replace the affected double glazed panes. 

There is an original timber window to the flank elevation of the rear addition which has been 
sealed internally. Ideally I would recommend that this window is removed and the opening 
brick up externally. 

The front door to the property is fairly modern and was found to be in good condition at the 
time of inspection with no significant defects being noted. 

uPVC double glazed casement doors have been provided to the rear elevation of the dining 
area on the lower ground floor and these were also found to be in good condition with no 
significant defects being noted. 

The remaining external joinery to the property such as fascias and soffit boarding was 
inspected from ground level and appears to be in reasonable condition for its age. 

The internal doors are partly modern and partly original. The modern doors are in sound 
condition. The original doors are in reasonable condition for their age but have obviously 
suffered some wear and tear. 

The door surrounds and skirtings are of timber construction and appear adequately fixed in 
position. 

The kitchen is provided with a satisfactory range of units, cupboards and worktops which were 
found to be in generally sound condition. 

No inspection has been made of built-in appliances.  If the condition of these is important to 
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your purchase, then they must be fully serviced and tested by an appropriate engineer before 
exchange of contracts. 

It should be remembered that I have not taken out any of the kitchen appliances and cannot 
verify the adequacy of connections.  Leaks can occur at any time between the date of survey 
and your taking occupation.  If leaks are found when you take up occupation, you should not 
assume that they were visible, accessible, or indeed in existence at the time of survey.  Any 
such leaks should be promptly rectified.  Removal of appliances can reveal or cause defects in 
plasterwork and services.  This must be accepted when proceeding with your purchase. 

The staircases to the property are of traditional timber construction and were found to be in 
generally sound condition at the time of my inspection with no significant defects being noted. 

5.14 Finishes and Decorations 
This is a general commentary only. It may need to emphasise the importance of external decoration as protection 
to the building fabric.  

The external decorations are beginning to show signs of deterioration. 

As noted earlier in my report there are a number of areas of cracked and defective rendering 
and once these repairs have been carried out I would recommend that allowance is made for 
redecorating the exterior of the building completely. 

The external woodwork will need regular redecoration, typically on a 3-5 yearly cycle, 
depending on the quality of paint or stain coatings, exposure factors, and condition of the 
surfaces beneath. 

The internal decorations are considered to be in reasonable condition at present but it is likely 
however that some surfaces will be found to be marked and faded when furniture and pictures 
are removed. 

It should be noted that stripping of existing decorations will carry a risk of bringing down areas 
of loose plaster.  In this connection it is worth noting that steam strippers which have recently 
become popular have been found to cause substantial damage to some types of wall and 
ceiling plasters. 

5.15 Dampness 
Dampness can occur for a variety of reasons (including rising damp, penetrating damp, trapped and displaced 
moisture, salt contamination, service leaks and condensation). Moisture may be on the surface of the fabric or 
concealed in the structure. 
 
The surveyor will check methodically for dampness visually and with a moisture meter at pertinent locations being 
mindful of how readings from such instruments may sometimes be affected by salts, metals or other conductive 
material. 
 
The surveyor will suggest the likely origins of any dampness and provide advice on how to overcome dampness 
that is considered (in the context of the building type) to be a problem to the building fabric and living conditions. 
The surveyor is not expected to conduct tests for salts or conduct calcium carbide tests unless this service is 
considered necessary by the surveyor and has been agreed with the client and the property owner (in the latter 
case, in writing). The surveyor will warn the client of any risk that the presence of dampness may have caused 
problems such as rot in concealed timbers. 

Tests were conducted with an electronic moisture meter at appropriate positions throughout 
the property (except where impermeable surface finishes, furniture, fitted cupboards and 
stored goods prevented access to take readings). 

Rising dampness is caused by the natural effect of moisture from the ground rising up through 
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a structure by means of capillary action.  This will occur where there is failure or lack of a 
damp-proof course.  Rising dampness will inevitably lead to spoilt decorations, defective 
plaster, and rot to timbers, and creates an unhealthy environment in which to live. 

As noted previously evidence of significant dampness was noted to the external walls at lower 
ground floor level in the dining area. 

The readings obtained indicate that the damp-proof course may either be bridged or 
ineffective. 

Before exchange of contracts you should arrange for this area to be inspected by a contractor 
who is a member of the Property Care Association and who can provide an insurance backed 
guarantee for their work. 

From my inspection it is likely that a chemical damp-proof course will have to be injected to 
the external walls in this area. 

It is unlikely that an injection treatment will create a completely impervious barrier in a truly 
damp wall.  The success of these systems in treating a case of genuine rising damp lies in 
reducing the moisture flow up the wall to such an extent that the dampness diminishes to an 
acceptable degree. 

All injection techniques are likely to be less effective in non-uniform materials and where 
moisture contents are quite high at the injection level.  Fortunately in practice the latter 
condition is rare.  Evidence suggests that most cases of rising damp involve low enough 
moisture levels for an injection technique to have a significant effect.  As rising damp is a 
seasonal occurrence, injections are best carried out in late summer when water tables are at 
their lowest and the walls relatively dry. 

At the time of inspection there was no evidence of damp related damage to decorations or 
skirtings.  It cannot be categorically stated, however, that no defects exist in hidden parts of 
the structure and therefore, the risk must be accepted that such defects may exist. 

It is critical for the success of a damp-proofing operation that the appropriate type of plaster is 
used when refurbishing the affected walls.  Specialist advice should be obtained to ensure that 
the correct type of plaster is used to replace the defective areas of plaster. 

Solid external walls can be prone to rain penetration.  Leaking gutters and driving rain can 
cause rainwater to soak through the masonry.  Persistent water penetration can cause 
damage to plaster and decorations, as well as timber decay.  The risk can be minimised by 
maintaining gutters and downpipes in good condition. 

At the upper levels of the accommodation the chimney breasts and external walls were tested 
for dampness, such as rain moisture soaking down through the masonry, and no significantly 
high readings were obtained. 

The control of condensation involves maintaining surface temperatures above the dew point 
(the humidity related temperature at which water vapour turns into moisture), and the provision 
of adequate thermal insulation and proper ventilation.  Unfortunately, the modern emphasis on 
draught proofing reduces ventilation in dwellings, increasing the risk of condensation. 

The extent of condensation in a dwelling will depend not only on its orientation and 
construction, but on variable factors such as weather conditions, lifestyle, and how the 
property is heated and ventilated. Adequate heating and ventilation will help to keep 
condensation to a minimum. 

Evidence of very slight condensation was noted to the glazing on a number of the windows at 
the time of my inspection. 

The condensation was relatively slight however and should be adequately controlled by proper 
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heating and ventilation of the property. 

5.16 Timber Defects 
The surveyor will inspect exposed timbers, both externally and internally, for signs of rot or insect attack and will 
consider all aspects of the construction and condition including dampness, to assess the potential for damage to 
hidden timbers. 
 
Similarly the surveyor will examine exposed timbers for the presence of active infestation by wood -boring insects 
and also determine the likelihood of infestation in the hidden stru cture. In both instances the surveyor will advise 
about remedial works. 

Dry rot is a fungus which develops in damp timber usually under conditions of dampness and 
inadequate ventilation.  The fungus does not like light and often grows between materials 
where light is excluded.  This characteristic can conceal an outbreak at the development 
stage.  Poorly ventilated, damp sub-floor and roof voids are places at high risk from dry rot 
attack. 

The fungus produces strands which can extend for several metres over and through such 
materials as plasterwork and brickwork, allowing secondary outbreaks to occur.  It is possible 
for a dry rot outbreak to pass between adjoining dwellings.  Eradication can be difficult, 
disruptive and expensive to achieve. 

Wet rot is usually associated with neglect or poor detailing in buildings, occurring in timbers 
which are definitely wet, or having a persistent moisture content in excess of around 20%.  
Wet rot can occur in internal as well as external timbers.  It is often limited in extent and does 
not extend beyond damp timbers.  In addition to external joinery exposed to the weather, 
areas particularly at risk include timbers built into damp walls, and floors beneath leaking 
sanitary fittings.  Damp roof timbers and ground floor timbers are also vulnerable. 

There is no evidence of timber decay in the accessible timbers.  All reasonable care has been 
taken but hidden decay may be present in parts of the structure which are inaccessible. 

In a property of this age and type it is probable that there are concealed timbers built into the 
external walls, including purlins, lintels and the ends of floor joists.  If these timbers have been 
exposed to dampness for any length of time they may have been weakened by fungal attack 
and wood-boring beetles.  This cannot be established without opening up the structure, which 
is beyond the scope of this survey and therefore, the risk of such defects must be accepted. 

Evidence of old attack by wood-boring beetle was noted to a number of the floorboards in the 
property where these were accessible. This is fairly normal in a property of this age and type 
and there was no evidence of active wood-boring beetle at the time of my inspection. 

It is possible that timber treatment work has been carried out to this property in the past and 
you should ask your Legal Advisor to check if any current guarantees are available prior to 
exchange of contracts. 

Excessive use of chemical treatments could be injurious to health, particularly to those with 
respiratory disorders.  Unnecessary repeated treatment should therefore be avoided.  If this is 
a particular concern, you should request your Legal Advisor to ascertain which chemical 
treatments have been used within the property in the past. 
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5.17 Structural Movement  
Individual manifestations of structural movement will have been described for each element in the relevant section 
above. This section will be used to collate the surveyorôs advice. 
 
Evidence of structural movement affecting the property or individual comp onents will be reported, including 
cracking, deflection, bulging, bowing and verticality. Given the circumstances of each case, the surveyor will 
describe the evidence available and provide an opinion as to the most likely cause of the movement, whether th e 
movement would seem to be recent or of long standing, and, in either case, whether it is thought to be continuing. 
Advice will be given as to whether or not repairs are necessary. 
 
The report may also need to consider past remedial work and whether it ha s been effective. 

As noted earlier in my report, the property has been affected by historic structural movement. 
There is evidence that there has been slight differential movement between the rear addition 
and the main building. This is fairly normal in properties of this age and type and in this case is 
probably due predominantly to the sloping nature of the site and the fact that the foundations 
at the rear of the building may be shallower than those at the front. 

There is also evidence of previous cracking to the flank gable wall of the property and 
evidence of a relatively recent crack repair to this area. 

There was no evidence of ongoing or progressive movement at the time of my inspection. 

As mentioned previously however, the property is located on a very steep site in clay sub-soil. 

There are also a number of mature trees in fairly close proximity to the property and this could 
have an adverse effect on the foundations and underground services. 

Although there is no evidence of ongoing or progressive movement at this time no guarantee 
can be given that movement will not occur in the future. 

It is extremely important, therefore, to make sure that your building insurance policy will 
provide adequate cover against subsidence and heave on normal terms. 
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6  Services 

As far as possible, all building service installations, whether mains or privately supplied, will be visually inspected to 
the extent sufficient for the surveyor to form an overall opinion on the type of installation, the materials used, its 
apparent age, its visible condition and the need for further investigation. The surveyor will not be expected to 
carry out testing of the installations or appliances other than normal operation in everyday use. The surveyor is not 
expected to perform or comment  upon design calculations. The inspection will be carried out without the risk of 
causing injury to the surveyor or damage to the property. Where access is limited, this will be recorded in the 
report.  In respect of all services, the client is advised tha t further tests will be required by appropriate specialists if 
assurance as to the condition or capability is required. 

Services and specialist installations have been visually inspected only.  It is impossible to 
examine every detail of these installations without partially dismantling the structure.  Tests 
have not been applied as these can only be undertaken by suitably qualified engineers.  It is 
strongly recommended that you commission your own specialist testing of all services prior to 
exchange of contracts. 

For the purposes of this report, only significant defects and deficiencies readily apparent from 
a visual inspection are reported.  Compliance with regulations and adequacy of design, 
condition or efficiency can only be assessed as a result of tests. 

6.1      Electrics 

It is impossible to fully assess the condition of an electrical installation on the basis of a visual 
inspection only.  There are many factors relating to the adequacy of electrical installations 
which can only be identified by a test which covers matters relating to resistance, impedance 
and current, etc. 

The property is connected to a mains electricity supply. 

The electric meter and fuseboard are situated at the bottom of the staircase leading to the 
lower ground floor. 

The fuseboard is of a relatively modern type incorporating miniature circuit breakers and a 
residual current detector. 

The fuseboard indicates that the system was last inspected on the 27th May 2009. 

Prior to exchange of contracts you should ask your Legal Advisor to obtain a copy of the last 
test certificate. If the test certificate is not available it would be advisable to have the system 
tested again prior to exchange of contracts. 

The Institute of Electrical Engineers (IEE) recommend that electrical installations should be 
tested every 10 years or upon change of ownership. 

It is important not to allow wiring to become buried by insulation since this can cause 
overheating.  PVC sheathing also should not come into contact with any polystyrene materials 
since there is a chemical reaction between these plastics which results in degradation of the 
sheathing of the wires. 

Where testing or indeed any work is carried out to the electrical installation, I recommend that 
you use a contractor who is affiliated to the NICEIC. 

6.2 Gas 

The property is connected to a mains gas supply. 

The gas meter is situated in the wc compartment on the lower ground floor of the property. 
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The whole installation should be tested annually, and this must only be carried out by British 
Gas or a óGas-Safeô registered engineer.  The system should therefore be fully tested if there 
is no recent test certificate. 

6.3 Water Supply and Plumbing 

The property is connected to a mains water supply. 

Every property with a mains water supply requires both internal and external stopcocks for 
proper control of the incoming water supply.  It is important to know the position of the 
stopcocks so that the water can be turned off in an emergency and when carrying out 
alterations to the plumbing system.  They should be checked regularly to ensure that they 
open and close properly.  All occupants of the house should be aware of the stopcock 
locations. 

The external stopcock is situated in the footpath outside the property. 

The internal stopcock is situated in the dining area on the lower ground floor. 

Stop taps can become stiff and difficult to operate.  It would be prudent therefore to 
periodically open and close the valves to ensure their effectiveness in an emergency. 

There is a disused plastic tank in the main roof space to the property. There is therefore no 
cold water storage and the appliances are connected directly to the mains. This means that 
there will be no water available if the supply is turned off. The water flow rate from the taps will 
be vulnerable to changes in mains pressure and demand. 

The sanitary fittings to the property are fairly modern and were found to be in generally 
satisfactory condition at the time of my inspection. 

The internal supplies where visible are run in copper pipework and appear to be in satisfactory 
condition. 

The water pressure at the taps was satisfactory at the time of the survey. 

The floor beneath the bath and shower could not be inspected as this would involve damaging 
investigations which are beyond the scope of a normal survey.  If there has been leakage, 
because of defective pipework, gaps in the wall tiles or at the junction between the wall tiles 
and the sanitary fittings, dampness may have caused serious rot damage in the floor.  Further 
investigations prior to exchange of contracts are recommended to establish whether such 
defects exist. 

With respect to showers generally, they should be regularly cleaned, including the heads, to 
prevent the harbouring of bacteria such as Legionella. 

It is very important to ensure that the seals to the sanitary appliances, in particular baths and 
showers, are maintained in good condition to avoid water penetration to the floors below, 
which could result in serious decay problems developing.  As a precautionary measure it 
would be advisable to open up, by removing panels as necessary, to check the condition of 
the floors beneath these fittings. 
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6.4 Private Water Supplies 

There is no private water supply to the property. 

6.5 Space Heating and Hot Water 
It is advised that these services are inspected visually and, where practicable, to check physical operation, the 
owner or occupier is asked to activate the central heating, air conditioning or mains switchgear. The client is 
advised that the purpose of activating the system is to check basic operation and not  to test its efficiency or 
safety. If, from what is apparent to the surveyor, he or she has safety concerns, these will be recorded with 
reasonable prominence and further investigations and suspension of use (if appropriate) recommended.  

The property is centrally heated by a Baxi, gas-fired, combination boiler which is situated on 
the external wall of the dining area. 

This is a modern appliance which was operating satisfactorily at the time of inspection. 

This type of system usually removes the need for cold and hot water storage, thus reducing 
energy consumption. 

Typically with combination boiler domestic hot water systems, the flow rates through the hot 
taps are not particularly good, especially when more than one tap is in use 

The output of hot water from this type of boiler can vary with changes in water pressure and 
demand.  When hot water is needed, it can only be supplied at the speed at which the boiler 
can heat the water.  Accordingly, filling of baths can take a long time in comparison with a 
conventional system where stored hot water can be drawn off from a hot water cylinder. 

In hard water areas, combination boilers are prone to furring up.  Just as limescale builds up in 
a kettle, the same process takes place within the workings of the boiler.  Usually the heat 
exchanger becomes furred up resulting in a slow flow rate of hot water.  Ultimately complete 
failure of the boiler occurs, resulting in considerable expense and inconvenience to the 
occupier. 

In addition to the reduced efficiency caused by gradual furring up within the heat exchanger, a 
poor flow rate will occur when there is low mains water pressure, often exacerbated during 
peak demand times or where two dwellings share the same supply.  This can be improved by 
installing a new 22 mm diameter supply pipe, which will be costly. 

Alternatively a poor flow rate may be due to the boiler not having sufficient capacity for the 
needs of the dwelling, in which case it will need to be replaced with a more powerful unit. 

Modern combination boilers are more reliable than those installed in the early 1990ôs.  
Nevertheless, combination boilers are prone to sudden malfunction.  A main cause of this is 
failure of the printed circuit board (PCB) which governs the operation of the boiler.  When the 
PCB fails the boiler can no longer provide hot water or central heating.  Whilst replacement of 
the PCB is straightforward, diagnosis of its failure is often overlooked by some heating 
engineers. 

There was a reasonable flow of hot water through the taps to the sanitary appliances. The 
water was hot at the time of inspection. 

Space heating is provided by pressed steel water filled radiators. The boiler is connected to 
the radiators by 15mm copper pipework. 

The radiators, visible pipework and valves appear satisfactory with no significant corrosion or 
leakage noted. 

The thermostatic radiator valves have not been tested.  It should be noted that these can be 
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temperamental and are not always fully effective. 

It is recommended that service records be obtained and if the boiler has not been serviced 
recently, a óGas-Safeô registered heating engineer should be instructed to undertake a full 
service including checking the ventilation to the boiler and checking and cleaning out the flues 
as found to be necessary. 

6.6 Drains 
The surveyor will attempt to open all reasonably accessible, lightweight, inspection chamber covers within the 
grounds of the property and report their general condition based on a visual inspection. 

Inspection of the drainage system was limited to the readily accessible chambers.  The 
underground pipes could not be seen.  The absence of any obvious problems within the 
chambers does not necessarily mean that the concealed parts are free from defect.  In the 
absence of a full inspection by a drainage specialist, you must accept the risk of such defects 
existing. 

The property appears to be connected to a mains drainage system but you should ask your 
Legal Advisor to confirm this point prior to exchange of contracts. 

In a property of this age the drainage system is likely to be of the combined type where both 
the foul and surface water discharge into the same sewer. 

This is fairly normal in properties of this age and type where there were no separate foul and 
surface water drains. 

In view of the age of the property and the evidence of previous structural movement I would 
recommend that it would be advisable to have a closed circuit TV (CCTV) survey of the 
drainage system carried out prior to exchange of contracts. This will identify the route of the 
drains and will also give an indication of their internal condition. 

6.7       Foul and Surface Water 

Defective rainwater goods are a very common cause of dampness which can lead to 
deterioration in building fabric and the development of rot in timbers.  Regular inspection and 
adequate maintenance are therefore essential if serious problems such as dry rot are to be 
avoided. 

The gutters should be inspected at least once a year and accumulated leaves, silt and other 
debris be removed to prevent blockages. 

It was not raining at the time of inspection. Therefore the watertightness of the joints of the 
rainwater goods could not be checked. The gutters and downpipes should be observed during 
rain and any leaking joints resealed or replaced as necessary. 

The gutters and downpipes to the property have mostly been replaced in PVC although there 
is one remaining cast-iron rainwater pipe on the front left-hand corner of the building. 

The plastic gutters and downpipes are in generally sound condition but I would recommend 
that allowance is made for renewing the cast-iron rainwater pipe in the near future. 

Plastic gutters are relatively maintenance free but do require regular cleaning out and periodic 
resealing of their joints.  Downpipes need to be checked regularly to ensure that the joints 
have not come apart. 

The main soil and vent pipe is on the rear wall of the property. It is partly run in PVC and partly 
in cast iron. The pipework is in reasonable condition at present, but the cast iron sections are 



Peter Barry Chartered Surveyors Building Survey Report 
 

Property Address: 150 Sample Road, London, NW3 ABC 
 

Inspection Date: 1
st
 November 2010 

 

Survey Ref: PBS0001 
 

 

 
 

Page 

30  
of 41 

 

likely to require renewal in the longer term. 

The external waste pipes are run in PVC. Although the pipework is in reasonable condition, 
there are some quite long runs and many of the bends do not have rodding access. This 
means that the pipes will be difficult to clear if blockages occur. 

Ideally the pipework should be altered so that rodding access points are provided at major 
changes in direction. 

6.8 Private drainage Systems 

There are no private drainage systems to the property. 

6.9 Other Services 

There are no other services. 
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7 Environmental and Other Issues 

7.1      Orientation and Exposure  
The impact of orientation upon the property will be clearly stated.  

The front elevation of the property faces in a south-easterly direction. This means that the rear 
of the property will face approximately north-west and the rear garden area immediately 
behind the house will receive little direct sunlight, particularly during the winter months. 

The property is situated in an established residential area and is in a relatively sheltered 
location. 

7.2      Thermal Insulation and Energy Efficiency  
The surveyor will:  

¶ describe the thermal shell of the building including external walls, windows, roofs, exposed floors and 
ground floors, taking into consideration the layout, location and orientation of the property and any 
porches or external lobbies; 

¶ consider the nature of the heating system and heating controls;  
¶ consider the nature of natural and artificial lighting and, where ap propriate, advise upon the use of 

energy efficient bulbs; and  
¶ provide advice on practical methods of upgrading insulation and on measures to reduce any associated 

risk of condensation. 

The external walls to the building are of solid brick construction and their insulation levels will 
be relatively poor when compared with modern cavity walls. It is however not feasible to 
significantly increase the insulation level at an economic cost. 

The roof space has been insulated with 100mm fibreglass quilting.  Current recommendations 
are that a 270 mm thickness be provided and therefore it is recommended that the present 
thickness be increased as necessary. 

The heating system to the property is relatively modern and the majority of the radiators are 
fitted with thermostatic radiator valves. No upgrading is considered to be essential at present. 

Natural daylight to the property is considered to be satisfactory. Energy savings can however 
be made by fitting energy saving bulbs to the living and circulation areas. 

The windows to the property have been replaced with modern double glazed units and their 
insulation levels are satisfactory by current standards. 

Apart from the upgrading of the roof insulation and the fitting of energy saving bulbs no other 
major works are considered essential at present. 

7.3      Ventilation  
The surveyor will consider the availability of natural, passive and rapid ventilation to all habitable areas (including 
kitchens, bathrooms and shower rooms) and the ventilation of the building fabric.  

The ventilation to the property is considered to be generally adequate at present, although 
consideration should be given to improving the insulation to the main roof void once the 
insulation levels are increased. This is to prevent a build up of condensation occurring in the 
roof spaces. 
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7.4      Noise and Disturbance 
The surveyor will consider the effect of noise from external sources on living conditions within the subject property 
and its grounds. 

Any other possible nuisances, for example, smells that are known to or have become apparent to the surveyor 
whilst carrying out the inspection, will be noted.  

The property is situated in a mostly residential area although as noted previously it is adjacent 
to a local primary school. 

The presence of the school could give rise to some noise and disturbance particularly at the 
times when parents are collecting or delivering children to the school. 

No other particularly adverse factors were noted at the time of my inspection. 

7.5      Means of Escape 
The surveyor will provide general advice on means of escape and fire precautions having regard to the age, size 
and type of the property.  

Fire is always a danger but I see no abnormal risks in this property.  It is recommended that a 
fire drill is agreed with all occupants and regularly practised so that they know what to do in 
the event of a fire.  Further advice can be obtained from the local fire and rescue service. 

All doors should be kept closed at night to ensure that the escape route is protected from fire 
in order to minimise the risk to sleeping occupants. 

Smoke detectors should be maintained at each landing level to give the earliest possible 
warning of fire. Ideally, I would recommend that these are the mains operated type with a 
battery backup. 

7.6      Other Health  and Safety Concerns 
Features in the property, arising from inspection, that may pose a health and safety hazard, and any apparent 
health and safety issues are highlighted in this section of the report. 

No significant health and safety issues were noted at the time of my survey within the 
property. 

There are, however, a number of external steps in the garden and these could be slippery in 
wet or icy conditions. 

7.7      Hazardous Materials 
The surveyor will provide advice where there is visual evidence of, or reasonable grounds to believe, that a material 
or technique has been used in the construction that is known to be hazardous to living conditions when worked 
upon, e.g. lead, asbestos or timber treatment. 

No evidence of any hazardous materials was apparent at the time of my inspection. however, 
in a property of this age there is always a possibility that asbestos based materials could be 
present in concealed areas. 

Although the manufacture of asbestos based building materials has now generally ceased, 
many products containing asbestos can still be found on and within buildings.  These can 
include roofing felt, roof sheetings and slates, thermoplastic floor tiles, Artex surface coatings, 
ceiling tiles, fireproof linings, roof edge verges and eaves soffits, soil and vent pipes, 
drainpipes, hoppers and waste pipes, gutters and downpipes.  Asbestos waste has also been 
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found in lofts and floors, sometimes installed by owners as insulation. 

Asbestos is a hazardous material and removal is expensive.  Safe removal of asbestos 
requires trained expertise and we recommend that such work should only be done by a 
licensed asbestos removal contractor.  There are regulations controlling the removal and 
disposal of certain types of asbestos.  If you require further information as to the register of 
licensed contractors you should consult the local environmental health officer. 

Depending on its condition, asbestos cement found on and within domestic property can, in 
many cases, be left alone without causing any undue risk to the occupants.  This, however, is 
strictly on the basis that the material is left undisturbed and unbroken, thus avoiding release of 
fibres.  It is also normally advisable to have the surfaces sealed and it would be sensible for 
them to be marked to indicate the presence of asbestos. 

Problems arise, however, when asbestos based materials need to be removed for reasons 
such as maintenance or repair, and when alterations are made to a building.  Depending on 
the function of the material, certain notifications have to be given, followed by removal, by 
registered operatives, to disposal sites allocated specifically for this type of contaminated 
waste.  Asbestos removal is expensive due to the substantial safety precautions which have to 
be taken. 

7.8 Security 
The surveyor will consider basic security aspects affecting the property, e.g. the presence or lack of adequate 
window locks, door locks and alarm system. 

The property is relatively secure and there are adequate locks to the external doors and 
windows. 

The site is open at the rear however and once the full extent of the boundaries has been 
established you may wish to consider providing secure fencing to the rear of the site. 

You may also wish to consider the provision of security lighting to the exterior of the building. 
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8 Outbuildings, Grounds and Boundaries 

8.1      Gardens and Grounds 
A brief general description of these features is given, and visible defects in paths, patios, steps, handrails, drives, 
etc. will be reported. 

Timber buildings such as sheds and summer houses are considered as temporary buildings 
and are beyond the scope of the report.  They have not been inspected. 

There is a small front garden to the property. This is separated from the roadway by a brick 
boundary wall surmounted by a hedge. The boundary wall is of some age and is leaning 
slightly and is likely to require some maintenance in the relatively near future. 

The rear garden to the property slopes down very steeply and, as noted previously, the 
boundaries to the garden were undefined at the time of my inspection. The rear garden is 
separated into a number of terraces with brick and stone retaining walls. These will be dealt 
with more fully in Section 8.6 below. 

There are a number of conifers in the rear garden and the land beyond the rear garden is 
extensively covered with mature trees and shrubs. 

The affects of tree roots on building foundations and services have been discussed earlier in 
my report. 

The rear garden was generally neglected at the time of my inspection. 

8.2 Garage 
The surveyor will outline the construction and design and also report on any defects revealed by visual inspection. 
Any special client requirements in respect of anticipated usage will be considered. 

There is no garage to the property. 

8.3 Conservatory 
The surveyor will outline the construction and design and also report on any defects revealed by visual inspection. 
Any special client requirements in respect of anticipated usage will be considered. 

There is no conservatory to the property. 

8.4 Porch 
The surveyor will outline the construction and design and also report on any defects revealed by visual inspection. 
Any special client requirements in respect of anticipated usage will be considered. 

There is no porch to the property. 

8.5 Boundaries 
Where identifiable, a general description of boundary fences, walls, and other structures will be given. 

As noted above, the boundary to the front garden consists of a brick wall surmounted by a 
hedge. The boundary wall is of some age and is leaning slightly at present. It is likely to 
require some repair within the relatively near future. 

The rear boundaries to the property were undefined at the time of my inspection and as 
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discussed earlier in the report you should ask your Legal Advisor to confirm the extent of the 
rear garden before exchange of contracts. 

As discussed above you also wish to consider constructing adequate boundary fences once 
the extent of the land has been established. 

8.6 Retaining Walls 
The surveyor will outline the construction and design, consider the consequence of failure and draw attention to 
any implications for household insurance and rebuilding cost. Any defects revealed by visual inspection will be 
described. 

The rear garden is separated into a number of terraces with brick and stone retaining walls. 

It is important that these are maintained in good condition as they are supporting the paving to 
the various terraces within the rear garden. 

The retaining walls are of some age and are showing signs of deterioration. In particular, there 
is some loose brickwork to the highest retaining wall immediately to the rear of the house and 
this is likely to require some repair in the near future. 

The cost of repairing or rebuilding retaining walls can be high due to the need to temporarily 
support the paving and subsoil whilst repairs are carried out. 

8.7 Shared Areas 
The extent of inspection actually carried out in shared areas and their general condition will be described. 

There are no shared areas to the property. 
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9 Matters For Legal Advisorôs Attention 

In addition to the legal advisorôs usual pre-contract enquiries, legal issues may arise from the survey inspection 
itself. In such cases, the surveyor will alert the client to physical or other issues which could affect the property that 
may need investigation or clarification. Where the inspection reveals that there are areas of particular concern or 
relevance these will be appropriately highlighted. 

A copy of the report should be forwarded to your legal advisor with a request to investigate the items detailed 
below. 

9.1      Statutory  

Confirmation should be obtained from the local authority that Building Regulations and town 
and country planning approvals have been obtained in respect of the:- 

Installation of the en-suite shower room at first floor level and the installation of the wc at lower 
ground floor level. 

Confirmation should be obtained from the highways authority that there are no proposed road 
developments within the vicinity of the property. 

As far as I am aware the property is not within a Conservation Area, but you should ask you 
legal advisor to confirm this point. 

You should ask your legal advisor to check whether any of the trees on or adjacent to the site 
are covered by Tree Preservation Orders. 

If it is proposed to alter or extend the property, it is recommended that you should discuss 
your proposals with the local town planning and building control officers. 

9.2 Rights of Way Easements and Shared Services 

Your legal advisor should check: 

That the property is connected to the main sewer. 

That the access road has been adopted by the local highway authority. 

As noted previously the boundaries to the rear garden are undefined and there are no fences 
at present. Your Legal Advisor should check that there are no rights of way that affect the rear 
garden to the property. 

9.3 Boundaries 

Your legal advisor should determine: 

Ownership of perimeter fences. 

Ownership of perimeter walls. 

The exact position of the rear boundary to the property. 

9.4 Environmental  

The property is situated in an area where there is no apparent risk of flooding under normal 
circumstances. 
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9.5 Guarantees and Warranties 

Your legal advisor should: 

Check whether guarantees exist in respect of the double glazing and damp and timber 
treatment and whether such guarantees will transfer with the ownership of the property. 

Obtain the testing and service records for the electrical, gas and heating installations. 

Where work has been carried out to the property, it is recommended that guarantees are 
obtained.  These should ideally be indemnified against eventualities such as the contractors 
going out of business, and should cover workmanship as well as materials.  Guarantees are 
worth little if not backed by insurance.  Confirmation should also be obtained that the residue 
of the guarantees will transfer with the ownership of the property. 

Where any work is carried out now or in the future it is recommended that only reputable and 
indemnified contractors, installers or specialists are used.  At least two competing firms should 
be asked to quote for the work.  Before deciding, you should ask to see examples of recent 
work and references should be sought.  Companies should be affiliated to recognised trade 
associations.  Examples include Chartered Building Companies, The Property Care 
Association, Arboricultural Association, International Institute of Arboriculturists, National 
Inspection Council for Electrical Installation and Contractors, Confederation of Registered Gas 
Installers, etc.  Whilst these affiliations do not necessarily guarantee good workmanship, in 
most cases they do provide a greater likelihood of satisfactory work. 
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10 Additional Services 

10.1 Insurance Rebuilding Cost Assessment 
The surveyor will provide an insurance rebuilding cost assessment using published BCIS (Building Cost Information 
Service) indices. 

I would recommend that the property should be insured for a sum of not less than £197,000 to 
cover the cost of rebuilding including demolition and professional fees. 

The property has an external floor area of approximately 106m2. 

10.2 Market  Value 
The surveyor will provide an opinion of the Market Value of the freehold/leasehold interest in the property, where 
this service has been requested by the client. The valuation will be carried out in accordance with the provisions of 
the RICS Valuation and Appraisal Standards. 

Market Value is defined as:  The estimated amount for which a property should exchange on the date of 
valuation between a willing buyer and a willing seller in an armôs-length transaction after proper marketing wherein 
the parties had each acted knowledgeably, prudently and without c ompulsion. 

In my opinion the Market Value of the Freehold interest in the property on 1st November 2010 
in its current condition with full vacant possession was £290,000 

Amount in words: (Two Hundred and Ninety Thousand Pounds). 

 

 

 

Signed: -  éééééééééééééééééééééé. 

       Ian G. Burden, Dip. BS, FRICS 
      Peter Barry , Chartered Surveyors 
 
Date: -  1st  November 2010. 
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