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GENERAL  

 

 

1. Introduction .  

 

In carrying out this survey I would draw your attention to my agreed Conditions of 

Engagement enclosed with my letter of ?? confirming your instructions and signed 

and returned to me by you. In particular, I have not inspected parts of the structure 

which are covered, unexposed or inaccessible and I am therefore unable to confirm 

that such areas are free from rot, wood boring insect infestation or other defects. You 

must accept that such defects not evident at the time of my inspection may 

subsequently become apparent. 

 

 

2. Name and Address of Clients. 

 

xxxxxxxxxxxxxxxxx 

xxxxxxxxxxxxxxx 

xxxxxxxxxxx 

xxxxxxxx 

 

3. Property Address. 

 

xxxxxxxxxx 

xxxxxxxxxx 

xxxxxxxxx 

Photograph 1. Front. 
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Photograph 2. Rear (distortion due to composite photograph) 

 

4. Date of Inspection. 

 

My inspection of the property was carried out on ??. 

 

5. Weather. 
 

The weather was partially dry and partially raining (fine light rain). This followed a 

period of unsettled showery weather including some periods of unusually heavy 

rainfall. 

 

6. Limits to Inspection 

 

The property was occupied and fully furnished with some floors covered with fitted 

floor coverings and floor finishes. Floor coverings were not lifted but wherever 

possible corners were peeled back to allow identification of floor materials. 

 

The vendor was present at the inspection and provided some limited information on 

the property. 

 

7. Orientation. 

 

The front of the house faces approximately north-west and any references to compass 

points in this report should be interpreted accordingly. 

 

8. Tenure and Rights of Way: 

 

I understand that the property is freehold and there do not appear to be any adverse 

Rights of Way etc.  
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You should ask your solicitor to ensure that responsibility for boundaries is defined. 

According to the vendor the front and rear boundaries and the south-west boundary 

belong to the property. 

 

9. Description and Age of Property. 

 

The property is a detached house built about ??. The single-storey section to the rear 

of the house may be a later date but is of considerable age.  

 

10. Accommodation. 

 

Ground Floor. Hall, Living room, Kitchen, Utility room, WC. 

 

First Floor. Landing, Bedroom 1 (W), Bedroom 2 (S), Bedroom 3 (E), 

Bathroom/WC. 

 

11. Gardens and Grounds. 

 

There are small gardens lying mainly to the front and rear of the house. It is apparent 

that the original gardens were much larger but parts to the rear have probably been 

sold off where modern development has taken place. 

 

There is a moderate downward slope from south-east to north-west. 

 

12. Outbuildings and Parking. 

 

There is off-street parking space for 2 cars in the front garden area. 

 

There are no significant outbuildings. There is a small timber garden shed which, 

being of a temporary nature, has not been inspected. 

 

13. Location and Amenities. 

 

The property is situated close to the centre of ?? and is within easy reach of the good 

range of amenities available in the town. 

 

There is an area of semi-derelict land opposite the property and it is likely that this 

will be developed in some way in the future. It would be prudent to make enquiries as 

to whether any planning applications or planning consents have been granted in 

respect of this land and to satisfy yourself that your enjoyment of the property will not 

be adversely affected by any future development. 

 

The property is situated in a Radon-affected area. Please see my further comments in 

Section 41. 

 

I am not aware of any other environmental matters that affect the property. You, or 

your Solicitor is strongly recommended to obtain an Environmental Search report on 

the property and the locality. If this report raises any issues of concern I will be 

pleased to discuss them with you. 
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14. Guarantees. 

 

There is evidence to suggest that timber treatment works may have been carried out in 

the house in the past, works of this type are normally covered by a long-term 

guarantee. You should ask your solicitor to check this and to ensure that any existing 

guarantees are transferable to you. 

 

The window and door on the south-west side of the kitchen are recent and may be 

covered by guarantees. You should ask your solicitor to make enquiries. 

 

15. Previous works and alterations. 

 

The single-storey section to the rear of the house may have been added at a later date 

but is of considerable age and probably predates any requirement for planning 

permission or building regulation approval. 

 

Updating and improvement works have been carried out in recent years. The main 

items are as follows: 

 

 The main roof has been stripped and re-covered. 

 

 The central heating system is about three years old.* 

 

 An original entrance porch has been incorporated within the entrance hall and 

the main entrance door opening has been modified.* 

 

 Original windows have been replaced. 

 

 The window and door to the south-west side of the kitchen are recent.* 

 

 A partition wall to the south-east side of the bathroom has been relocated. 

 

 Internal walls have been removed in the living room.* 

 

 Internal linings and insulation material have been added in the kitchen.* 

 

Items marked with an asterisk (*) will have required Building Regulation Approval or 

alternative certification and you should ask your legal adviser to check that this was 

obtained. 

 

16. Overview. 
 

This house is in generally satisfactory condition for its age and type. It has been 

updated and improved in recent years and the majority of the improvement works 

have been carried out to a reasonable standard. 

 

Some maintenance and repair is advisable. The defects and deficiencies described in 

this report are fairly typical of houses of this age and type of construction. 
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Photograph 3. 

Loose pointing to 

roof edge. 

EXTERNAL CONSTRUCTION  
 

 

17. Roofs and Roof Spaces. 

 

Main roof.  

 

The main roof is of traditional design comprising a timber framework with slopes 

covered with natural slates.  The ridges are covered with clay ridge tiles. Sloping 

valleys (formed at the intersection between roof slopes) are lined with lead. 

 

My inspection of the north-east facing roof slope was limited to a rather oblique view 

from the road and inspection using an inspection mirror. 

 

The main roof slopes have been stripped and re-covered in recent years. They now 

have an underlining which is largely of breathable felt and which provides a 

secondary line of defence against water penetration. 

 

The roof slopes are even and the slate covering is generally in satisfactory condition. 

Second-hand slates have been used to re-cover the roof so inevitably there will be 

some variation in their condition and quality. There is one broken slate to the north-

east facing slope.  

 

Cement pointing to the sloping edges 

of the "dormer" roof section is loose 

in places. In particular a piece of 

cement pointing to the dormer above 

the south-west window of bedroom 1 

is loose, projecting and could fall 

causing injury or damage (photograph 

3). 

 

The sloping roof edges are underlined 

externally with building board. I 

understand that this roof was re-

covered within the last four years so 

it is unlikely that the building board is asbestos-cement. Nevertheless it would be 

prudent to take appropriate health and safety precautions when carrying out repair and 

maintenance works. Please see my further comments in Section 42. 

 

Roof Space 
 

Access to the roof void is through a hatch in the bathroom ceiling. 

 

My inspection of the roof space was restricted by insulation material laid at first floor 

ceilings, boarding (some loose and some fixed) together with stored items. In addition 

lower ends of the sloping roof timbers are concealed behind sloping first-floor 

ceilings. 
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From the inspection that I have been able to make the roof framework is generally 

satisfactory. The sloping roof timbers (rafters) and horizontal timbers (ceiling joists) 

are of relatively thin size which is typical of a house of this age and type. As a 

consequence some minor distortion has occurred but this is not excessive and no 

repairs are necessary. 

 

I found general evidence of old wood boring insect infestation in the roof timbers but 

I could not see any signs of recent or continuing activity. 

 

There is an old copper hot water cylinder and a plastic cold water cistern in the roof 

space which are now redundant and have apparently been drained. 

 

I have previously commented that an underlining of breathable felt has been 

incorporated below the slates when the roof was stripped and re-covered. The felt 

provides a secondary line of defence against water penetration and also allows 

ventilation of the roof structure which is good practice and helps to prevent 

condensation. One section of felt to the south-west facing slope is bituminous felt 

which suggests that the roofing contractor ran out of breathable felt. This is not good 

workmanship but is unlikely to cause any problems in practice. 

 

Recessed light fittings have been installed in the bathroom ceiling. The fittings 

together with associated transformers give off heat which must be allowed to dissipate 

to prevent risk of fire. It is very important that insulation material is not laid over the 

fittings. Cages of some description should be installed around the light fittings and 

transformers to keep the insulation clear. At present some fittings are partly covered. 

 

There is, at present, approximately 75 mm of semi-rigid fibreglass board and 

fibreglass quilt insulation in the roof space which is not adequate and improvements 

are advisable. 

 

Single-storey roof. 

 

The single-storey roof is of timber-frame construction. The slopes are covered with 

natural slates (small slates to the north-east facing slope) and the ridge is covered with 

clay ridge tiles. 

 

There is some slight distortion to the roof slopes but this is not excessive and 

generally the slopes are reasonably even.  

 

It is apparent that the roof slopes have been stripped and re-covered at some time in 

the past and it appears that second-hand slates have been used. The slates are 

generally in satisfactory condition but four broken or slipped slates should be 

replaced. In particular there is one loose slate and one broken slate above the kitchen 

external door which are a potential hazard.  

 

At the north-west end of the roof the joint with the rear main wall of the house is 

covered with a cement fillet. Cement fillets do not form an ideal joint covering. They 

tend to crack due to normal thermal movement and cracks can allow rainwater to 

penetrate. 
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Photograph 4. 

Cracked  fillet 

and loose slate. 

Photograph 5. 

Ki tchen  roof 

space 

The fillet to the south-west facing slope 

is particularly thick and may cover lead 

"soakers" incorporated within the 

roof/wall joint. This fillet is cracked 

and now requires repair (photograph 4). 

Internally I found no evidence of 

current damp penetration below the 

cracked fillet. 

 

It would be safest to assume that 

external underlinings to the sloping 

roof edges are asbestos-cement board 

and to take appropriate precautions 

when carrying out repairs and 

maintenance. 

 

Roof space 

 

Access to the roof space is through a hatch in the kitchen ceiling and a second hatch in 

the utility room ceiling.  

 

The roof spaces are small and my inspection was limited to a view from the hatches 

(photograph 5). Very thin joists have been fitted to support the existing ceilings and 

the roof spaces should not be entered without using crawling boards for safety. 

 

The roof slopes have an internal lining 

of soft board or plasterboard, in 

addition lower ends of the roof timbers 

are concealed behind sloping ceilings 

so my inspection of the roof framework 

was very limited. I saw no evidence of 

any significant defects. 

 

The roof slopes have an original 

underlining of softwood boarding 

(known as close-boarding) beneath the 

slates and this provides some secondary 

protection against water penetration. I 

could not see whether an additional 

underlining of felt had been fitted 

between the slates and the boarding when the roof slopes were re-covered. 

 

There is no insulation in the roof spaces at present and pipework running through the 

roof spaces is also un-insulated. Adequate insulation should be provided. 
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Photograph 6. 

External  

chimney 

breast. 

18. Chimney Stacks (including Flues and Fireplaces). 

 

Main chimney.  
The chimney stack is of brick construction. The joint between the chimney and the 

roof slopes is covered with lead. The chimney stack is generally in satisfactory 

condition; some patching repairs have been carried out to brickwork in the past.  

 

From ground level it would appear that at least three of the chimney pots have been 

sealed or plugged with cement. If you intend to use any of the fireplaces then it is 

absolutely essential that the flues are swept and the chimney pots checked to ensure 

that they are clean and clear of obstruction before any fires are lit. 

 

Slightly high moisture readings were recorded in the chimney flue construction within 

the roof space but this was not excessive and timbers in contact with the chimney/flue 

construction were dry. 

 

Flues serve fireplaces as follows. 

 

Living room (front): The fireplace has been removed and the chimney breast opened 

up. From a limited internal view of the old flue lining is in poor condition which is 

typical of a house of this age and may require repair depending on the type of fire (if 

any) you intend to use. 

 

Living room (rear): The fireplace has been removed and the chimney breast opened 

up. At the time of my inspection the fireplace opening housed a free-standing multi-

fuel stove. There was no flue pipe 

fitted to the stove to connect it to the 

existing flue and no flue closure.  

 

Multi -fuel stoves of this type are high 

output appliances. If the stove is to be 

retained and used then it will be 

necessary to line the flue with a 

suitable flue liner and to fit a flue 

closure. The existing original flue 

lining is in poor condition. 

 

Bedroom 1 & 2: The fireplace 

openings have been blocked up. I am 

not able to say whether any parts of 

the original fireplace construction 

remain. 

 

Single-storey flue. 

 

There is an old external chimney 

breast on the north-east side of the 

kitchen (photograph 6). Chimney 

stack construction above the external 

chimney breast has been removed and 










































