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* Please read the entire report in order.
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RICS is the world's leading qualification when it comes to professional standards in land, property
and construction.
In a world where more and more people, governments, banks and commercial organisations demand
greater certainty of professional standards and ethics, attaining RICS status is the recognised mark of
property professionalism.
Over 100,000 property professionals working in the major established and emerging economies of the
world have already recognised the importance of securing RICS status by becoming members.
RICS is an independent professional body originally established in the UK by Royal Charter. Since 1868,
RICS has been committed to setting and upholding the highest standards of excellence and integrity 
providing impartial, authoritative advice on key issues affecting businesses and society.
The RICS Building Survey is reproduced with the permission of the Royal Institution of Chartered
Surveyors who owns the copyright.
© 2012 RICS
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This Building Survey is produced by an RICS surveyor who has written this report for you to
use. If you decide not to act on the advice in this report, you do this at your own risk.
The Building Survey aims to help you:
help you make a reasoned and informed decision when purchasing the property, or when
planning for repairs, maintenance or upgrading of the property;
provide detailed advice on condition;
describe the identifiable risk of potential or hidden defects;
where practicable and agreed, provide an estimate of costs for identified repairs; and

D

make recommendations as to any further actions or advice which need to be obtained
before committing to purchase.

Section B gives an outline description of what the inspection covers. A more detailed
description is contained in the 'Description of the RICS Building Survey Service' at the end of
this report.
Any extra services provided that are not covered by the terms and conditions of this report
must be covered by a separate contract.

r

After reading this report you may have comments or questions. If so, please contact the RICS
surveyor who has written this report for you (contact details are given in section L).
If you want to complain about the service provided by the RICS surveyor, the surveyor will
have an RICScompliant complaints handling procedure and will give you a copy if you ask.
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Surveyor's name

Surveyor's RICS number

Company name

Date of the inspection

0839992

Craig Rennolds Surveyors

30 April 2014

Report reference number

CR07052014182247
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Related party disclosure

Craig Rennolds

We are not aware of any conflict of interest.

Full address
and postcode
of the property

When we inspected the property the weather was dry and this follows a period of
changeable weather.

The property was occupied and furnished at the time of inspection. No destructive testing
was undertaken.

a

The status of the
property when the
inspection took place

r

Weather conditions
when the inspection
took place

We have carried out a visual inspection which is restricted to ground level or by the use of
a surveyors 3 metre ladder. No part of the structure has been opened up which is beyond
the scope of this report. No destructive testing was undertaken. No building materials or
obstacles were moved.

ft

Legal advisers to confirm planning/building regulations for all internal and external
alterations. We can only comment on changes to the original property which can be clearly
distinguished from visual inspection. Extensions or building works where walls have been
removed are to be confirmed by your legal advisers.
No tests were undertaken to services to include central heating/hot water systems.

We have described the property from Maxse Road, with left and right hand elevations
orientated accordingly.

It has not been possible to determine whether materials which contain asbestos are
present in the building. Asbestos is a natural mineral whose fibres have been used in
thousands of building products. Asbestos fibres are a significant health hazard if inhaled.
Fibres are not visible to the naked eye. Should you have a concern regarding Asbestos
your legal advisor or Agent may be able to help you to find a suitable specialist firm.
Legal adviser should confirm rights and liabilities for any shared pathways, walls, garage
areas, service road etc. We cannot comment on condition of boundary walls if there is no
access to neighbouring properties.
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Legal advisers to carry out searches such as a coal mining search as the property is within
a mining area and we recommend they also assess any risk of flooding.
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We inspect the inside and outside of the main building and all permanent outbuildings. We also
inspect the parts of the electricity, gas/oil, water, heating, drainage and other services that can
be seen, but these are not tested other than through their normal operation in everyday use.
To help describe the condition of the home, we give condition ratings to the main parts (the
'elements') of the building, garage, and some parts outside. Some elements can be made up
of several different parts.
In the element boxes in parts E, F, G and H, we describe the part that has the worst condition
rating first and then outline the condition of the other parts. The condition ratings are described
as follows.

D

Defects that are serious and/or need to be repaired, replaced or investigated urgently.
Defects that need repairing or replacing but are not considered to be either serious or urgent.
The property must be maintained in the normal way.
No repair is currently needed. The property must be maintained in the normal way.
Not inspected (see 'Important note' below).

r
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Important note: We carry out a desktop study and make oral enquiries for information about matters
affecting the property.
We carefully and thoroughly inspect the property using our best endeavours to see as much of it as is
physically accessible. Where this is not possible an explanation will be provided.

ft

We visually inspect roofs, chimneys and other surfaces on the outside of the building from ground level
and, if necessary, from neighbouring public property and with the help of binoculars. Flat roofs no more
than 3m above ground level are inspected using a ladder where it is safe to do so.
We inspect the roof structure from inside the roof space if there is safe access. We examine floor
surfaces and underfloor spaces so far as there is safe access and permission from the owner. We are
not able to assess the condition of the inside of any chimney, boiler or other flues. We do not lift fitted
carpets or coverings without the owner's consent. Intermittent faults of services may not be apparent
on the day of inspection.
If we are concerned about parts of the property that the inspection cannot cover, the report will tell you
about any further investigations that are needed.
Where practicable and agreed we report on the cost of any work for identified repairs and make
recommendations on how these repairs should be carried out. Some maintenance and repairs that
we suggest may be expensive. Purely cosmetic and minor maintenance defects that have no effect
on performance might not be reported. The report that we provide is not a warranty.

Please read the 'Description of the RICS Building Survey Service' (at the back of this report) for details of what is, and is
not, inspected.
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This section provides our overall opinion of the property, highlighting areas of concern, and
summarises the condition ratings of different elements of the property (with only the worst rating
per element being inputted in the tables). It also provides a summary of repairs (and cost
guidance where agreed) and recommendations for further investigations.
To make sure you get a balanced impression of the property, we strongly recommend that you
read all sections of the report, in particular the 'What to do now' section, and discuss in detail
with us.

D

Our overall opinion of the property
The purchase price of £xxxx is reasonable, providing you accept the cost of repairs needed.
These are not unusual for a property of this age and construction. If repairs are carried out there
are no problems on resale.
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Externally the main elements are in average condition overall. The roof, rainwater fittings and
chimneys will need to be maintained in the normal way. As discussed after the survey, there
are current problems from damp penetration below the valley gutters within the loft conversion
and rising damp to the rear reception and kitchen walls, which has been repaired in the past.
Potential problems could occur in the form of damp penetration from poor weathering to the
chimney stacks and parapet walls as well as from areas of loose and cracked render finishes to
the rear of the property. Rendered and painted finishes to the front stone elevations will also
encourage damp to the front bay and front walls.

a

Internally the property is in average condition, with the loft conversion to the second floor
meeting building regulations. Current problems include damp penetration to areas noted above
and there will be a need to maintain and improve timber elements affected by the dampness,
some works of internal re decoration will be required as a result.
The following is a list of recommended repairs in the short term.

G: Services

Section of the report

E: Outside the property

F: Inside the property

Element
Number

G1
G2
G4
G5

Element
Number

E1
E2
E4
E8
F1

ft

Section of the report

Element Name

Electricity
Gas/oil
Heating
Water heating

Element Name

Chimney stacks
Roof coverings
Main walls
Other joinery and finishes
Roof structure
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H: Grounds(part)

Section of the report

E: Outside the property

F: Inside the property

F3
H2

Element
Number

D

E3
E5
E6
F2
F4
F5
F6
F7
F8

Walls and partitions
Permanent outbuildings and other structures

Element Name

Rainwater pipes and gutters
Windows
Outside doors (including patio doors)
Ceilings
Floors
Fireplaces, chimney breasts and flues
Builtin fittings (e.g. wardrobes)
Woodwork (e.g. staircase and joinery)
Bathroom and kitchen fittings
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Summary of repairs (and cost guidance)
Formal quotations should be obtained prior to legal commitment to purchase the property
Repairs

Cost guidance (where agreed)

Repairs to valley gutters
Repair or replace eaves joinery to introduce soffit ventilation and
replace rainwater fittings
Rectify damp to ground floor kitchen and rear reception, under
guarantee

D

Confirm condition of joinery by areas of damp penetration
Lower external ground levels and provide a 'land drain' if necessary
Replace under subfloor ventilation, particularly to the rear
Overhaul of chimney stacks is recommended to include renewal of
flashing details
Repair areas of cracking to rendered parapet walls
Repair rear areas of cracked and hollow render to elevation walls

r

Repair areas of stonework and remove paint to stone elevations
Repair boundary walls

Confirm installation of services such as gas and electricity and
update as necessary

a

Further investigations

Further investigations should be obtained prior to legal commitment to purchase the property
(see 'What to do now')

ft

We recommend further investigation of chimney stacks and parapet walls together with
condition of valley gutters once scaffolding has been erected to repair damp penetration under
the valley gutters, as seen within the loft interior to the front of the property.
We also recommend further investigation of the damp to the rear reception and kitchen walls,
as this has been repaired on three occasions  and should be covered by guarantees. Re
positioning of vents and repairing of render finishes should be part of these recommendations.
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Type of property

The property is a mid terraced house dating from the 1900's, laid over two floors. The
property has a long standing rear two storey extension as well as a loft conversion into the
loft, providing additional accommodation.
The property is not known to be Listed or to be of Special Architectural or Historic interest,
not is it situated in a Conservation Area.

Approximate year
the property
was built

The property dates from circa 1900, a precise dating of the property is not possible.

D

The property appears to have been extended not long after it was built, as were
neighbouring properties.

Approximate year
the property
was converted

The loft conversion was undertaken in approximately 20012002, the completion certificate
is dated 2002.

Information
relevant to flats
and maisonettes

Not applicable.

r

Approximate year
the property
was extended

a

Accommodation

The accommodation comprises of:

Ground floor: 2 Receptions, 1 Kitchen
First floor: 2 Bedrooms, 1 Bathroom
Second floor: 1 Bedroom

ft

Construction

The property has solid masonry walls under a pitched tiled roof. Extension walls are also of
solid masonry construction and the rear extension 'lean to' roof is pitched and tiled. Parapet
walls were noted to either side of the roof and to the rear extension roof.
Chimney stacks and chimney breasts appear to be of brick construction. Freestone inserts
were noted to front bay and window/door reveals, with rubble stone panels to the front elevation.
To the rear walls have been finished with a rough cast render and painted.
The loft has been converted and Velux roof lights were noted to both the front and rear roof
elevations.
Windows have been replaced with PVCu double glazed units.
Doors are of timber construction, with folding timber door to the rear kitchen.
We noted a small enclosed patio garden to the front of the property and a rear terraced raised
lawn/patio to the rear garden, with masonry built boundary walls to the front and rear.
Property address
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Means of escape
We noted front and rear doors providing means of escape. Building regulation requirements
change regularly regarding means of escape and further information can be found on Bristol City
Councils website, under building control. As the loft conversion has passed Schedule 1 of the
Building Regulations 2000 edition, building control would have checked that means of escape
was adequate at the time of inspection.
We would recommend the introduction of a fire door between the rear reception room and
entrance hallway. Fires tend to start in the kitchen and this would isolate any smoke/fire to the
rear and allow escape from the first floor and second floor bedrooms via the front door.

D
Security

The property has standard window and door locks. We noted a burglar alarm box to the front
wall but no internal PIR sensors  we would recommend the full installation of a burglar alarm for
your safety. Legal advisers should confirm if the alarm has ever worked in the past or if the box
outside is a deterrant.

r

Energy

a

We have not prepared the Energy Performance Certificate (EPC). If we have seen the EPC, then
we will report the 'Current' rating here. We have not checked this rating and so cannot comment
on its accuracy. We are advised that the property's current energy performance, as recorded in
the EPC, is:

Energy Efficiency Rating

The agents will have a copy of this.

ft
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Services
Gas
Mains

Other

Electricity
Mains

Other

Water

D

Mains

Other

Drainage
Mains

Other

Please see section K for more information about the energy efficiency of the property.

Gas

r

Central heating

Electric

Solid fuel

Oil

None

Other services or energy sources (including feedin tariffs)

a

No other services or energy sources were noted to this property.

Grounds

Location

ft

We noted a small courtyard garden to the front of the property with masonry boundary walls. To
the rear we noted an enclosed terraced garden with raised patio area. Rear access to a lane
was noted and legal advisers should confirm any easements/access rights for the rear lane
together with any repair obligations in regards to boundaries.

The property is located in the Knowle area of South Bristol, within walking distance of the city
centre.
The lack of parking may affect future saleability.

Facilities
The property is in reasonable distance of usual amenities.
State schools are in reasonable travelling distance.
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Local environment
The property is located on a sloping site, with higher ground levels to the rear.
The property is located close to a mining area, Legal advisers should carry out a mining search.
Further enquiries can be made to: reports@bristolcoalminingarchives.co.uk.

Other local factors
Knowle is a district and council ward in the south east of the city of Bristol in England, United
Kingdom. It is bordered by Filwood Park to the west, Brislington to the east, Whitchurch and
Hengrove to the south and Totterdown to the north.

D
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Broadwalk shopping centre provides the majority of the shopping facilities. The Wells Road runs
through Knowle from Totterdown to Whitchurch. Broadwalk is a tree lined boulevard that heads
westwards towards Filwood. Redcatch Park is the main green space with football pitches,
children's play area, a MUGA (Multi Games Area), tennis courts and a croquet club. This is
supported by The Friends of Redcatch Park, a group of local residents helping Bristol City
Council to enhance and protect this valuable local open space and who organise events in the
park for local people. The library has recently reopened and is accessible from the roof car park
of, as well as within, Broadwalk shopping centre.
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Limitations to inspection
The main chimney stacks and parts of the roof could not be completely seen from ground level,
due to limited access in the garden and the height/configuration of the roof. We were able to
inspect these more closely from the Velux roof lights now installed within the loft conversion.
As explained above, we have carried out a visual inspection which is restricted to ground level
or by the use of a surveyors 3 metre ladder. No part of the structure has been opened up which
is beyond the scope of this report.

D

E1
Chimney stacks

Stability and Masonry
There are two chimney stacks located to the left of the main building. They are shared with
the adjoining property. Neighbouring properties appear to have a third stack to the rear
extension and this has been removed to the subject property.
Both stacks are of reasonable proportions, plumb and true with no significant lean,
cracking or other evidence of structural inadequacy.

r

Past repairs were noted to the front chimney stack, where masonry repairs are in poor
condition. Poorly laid mortar has been applied between bricks and under cement flaunching
as well as to corbelled brick detail. You should budget for general repairs of repointing in
the short or medium term. This will help reduce the risk of dampness inside and will ensure
the bricks remain secure.

a

The rear chimney stack masonry is more damaged. Old and damaged bricks should be
cutout and replaced and weathered pointing rakedout to 25mm and renewed. This will
maintain watertightness and avoid structural problems in the future.
This work should be carried out by a good builder in the short term. Scaffold access will be
required and this will add to the costs.

ft

Where chimneys are shared with neighbouring property they should be maintained in
conjunction with the neighbour and in accordance with the Party Wall etc Act 1996.

Chimney stacks are particularly exposed to the weather and they will require periodic
maintenance and repair. This will reduce the risk of dampness inside the property and
further damage to the masonry, for example through frost action.
Flaunchings and Chimney Pots

We noted the front stack has one clay chimney pot and the rear stack has a tile cap,
intended to prevent water entry into the chimney flue. Mortar flaunching details appear
adequate where seen. Flaunchings should be regularly checked as damage can cause
moisture penetration and dampness. The chimney pot should have cowlings or a raincap
and birdguard to prevent water entry and deter nesting birds. The pots should be bedded in
traditional mortar flaunchings to ensure they remain secure and also protect the upper
brick courses of the chimneys.
If you wish to use the rear fireplace/chimney breast you will need to replace the tile cap
with a Chimney pot, have the chimney breast swept and confirm the internal condition of
any flue lining.
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Flashings and Other
Where visible, the flashings are of metal construction. These prevent moisture ingress at
the base of the stacks. Due to the loft conversion we were unable to view the base of
chimney stack within the roof space. No internal indication of staining or damp penetration
was noted within the loft bedroom ceilings/walls.
Summary

D

The condition of chimney stacks is adequate for their age and construction. The front
chimney stack has benefitted from some works of maintenance but these have been poorly
carried out. Both stacks are in need of repointing in the short to medium term, to prevent
future deterioration of finishes and any damp penetration. When this work is carried out we
recommend you confirm the condition of flashings, flaunching and confirm the clay pot is
secure. This will require the use of scaffold which will increase the costs of repair.
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Front Chimney stack and flashing details to parapet

D
r
a

Rear chimney stack with flashing details
E2
Roof coverings

Roof Structure

ft

The roof structure is assumed to be of conventional timberframed construction with a
bitumen underfelt and clay tile coverings. The main roof structure has been converted to
provide additional accommodation. We noted clay tile coverings to the front differ to the
rear elevation roof, in character with neighbouring properties. Parapet walls were noted to
either side of the roof.
We have assumed an adequate steel beam/strengthened timber support would have been
introduced to support the roof when the loft was converted.We noted there is a building
regulation completion certificate for the loft conversion, which means the work carried out
conforms to building regulations. This is an important document as it is proof that the
contractor had regular inspections carried out by the local Building Control department at
different stages of construction. We have therefore assumed adequate construction of the
loft conversion. Legal advisers should be able to provide you with original planning
documentation. Velux roof lights were noted to the front and rear loft roof.
We noted no distortion of the roof frame or other evidence of structural inadequacy and the
roof timbers where seen are in satisfactory condition given the age of the property.
Bay Roof
We noted an ancillary pitched tiled roof above the front two storey bay, with valley gutters
Property address
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to either side. The valley gutters are unevenly laid and tiled finishes to the right hand valley
gutter have not been cut inadequately, which will lead to damp penetration. Internally we
noted stained timbers below the valley gutter to this area and also by the front fascia/gutter
and recommend this is repaired to prevent any further damp penetration. At the time of
inspection the upper timbers were noted to be dry and this area of damp penetration may
have been repaired. However, timbers at a low level by rainwater goods were damp when
tested with a damp meter.
Extension Roof

D

We noted an additional ‘lean to’ pitched tiled roof to the rear long standing two storey
extension. This roof also has a dwarf parapet wall. Neighbouring properties have additional
chimney stacks/chimney breasts to their rear extensions and we cannot rule out the
removal in the past of an additional chimney stack/chimney breast to this extension. We
noted no internal access to the roof structure of the extension.
The rear two storey extension roof was noted to have a slight sag to the middle. Whilst this
appears secure at the time of inspection it may require strengthening in the future. With no
internal access to the internal structure of this roof no further comment can be made. We
would recommend monitoring this over time. No internal indication of a defect was noted to
ceilings below.

r

Coverings & Underfelt

Typically traditional roof coverings last between 60 and 70 years with intermediate repairs
usually being required midway through. It is estimated that the roof was last recovered in
around 2002, the date when the loft was converted. We were able to only view small parts
of the under felt due to the loft conversion.

a

Given the age of the property the underfelt is in adequate condition and will provide a
reasonable secondary defence against driving rain. Only localised deterioration or minor
damage was noted due to the damp ingress below the valley gutter to the right of the bay
roof.

ft

Underfelt should lap over the gutters in order to direct penetrating water away from the
walls and eaves timbers effectively thus reducing the risk of internal dampness and rot. It is
in the exposed eaves areas that deterioration of the felt often occurs, as noted above.
Removal of the lower tile courses will permit localised renewal of the felt or the installation
of proprietary plastic sheets.
The tile coverings will perform adequately and will only require replacement if they are
affected by more significant weathering in the future.
Parapets

We noted parapet walls have been rendered and have coping stone finishes. Areas of
render were noted to be cracked in places and poorly laid coping stones were noted to the
rear right hand parapet wall. Adequate metal flashing detail was noted with abutment to
roof tiles and no indication of a defect was noted to ceilings below.
We were informed that previous work was undertaken to repair front parapet wall, to the left
side. We noted partial replacement of flashing detail and small repair to gutter lining. No
internal indication of a defect was noted to this area.
We recommend regular maintenance to parapet walls, as these are prone to surface
cracking due to weathering and this will eventually lead to damp penetration. We
Property address
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recommend condition of parapet finishes is checked when carrying out repairs to the valley
gutter.
Roof Ventilation
We noted roof tile vents to the rear roof cover. The provision of formal ventilation to the roof
space will reduce the risk of condensation and assist the evaporation of any slight
penetrating moisture. This makes rot and woodbeetle infestation less likely. Two or three
proprietary vented tiles should be fitted within each roof slope.Typically this type of loft
conversion would have adequate ventilation and insulation, with storage to the eaves as
show in the following diagram:

D

However we noted inadequate soffit ventilation present to allow efficient ventilation of the loft
conversion. This has led to increased condensation within the loft and deterioration of
Velux roof light finishes. We would recommend the introduction of front tile vents as well as
introduction of additional soffit ventilation.
Summary

r

The main roof structure was generally found to be in satisfactory condition, with no
distortion to roof slopes. The loft conversion appears adequately constructed, with no
indication of structural defect. The area below valley gutters requires early repair from damp
ingress and ventilation to the roof should be increased, to prevent further problems with
condensation. The roof has been recovered when the loft was converted with the original
tiles being reused. The under felt in in adequate condition apart from the small area below
the valley gutter as discussed above, which is allowing damp penetration. Early repair is
recommended to prevent further deterioration. Scaffolding will be required for the repair
works which will increase the cost of repair.
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Front valley gutter to the right hand side of the Bay roof, poor detailing to brick
and allowing damp penetration below

D
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Left hand valley gutter and bay roof

ft
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D
r
Rendered parapet wall and poor coping stone detail

a

E3
Rainwater pipes
and gutters

Gutters and downpipes are of plastic construction.

The plastic fittings are in adequate condition although timber soffit and fascias below
gutters are in poor condition to the front and rear of the building. A close inspection should
be made during a period of heavy rain. Normal annual maintenance should typically include
resealing of joints, clearance of debris and realignment as necessary.

ft

We would recommend early renewal of the fittings when scaffold is erected to undertake
valley gutter repairs to the bay roof, as the introduction of soffit ventilation is required due to
condensation noted within the loft conversion.
Failure to maintain rainwater fittings is a common cause of dampness, damage to wall
finishes and possible timber defects.
Rainwater pipes and gutters appear adequate to the rear extension.
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D
r
No eaves ventilation noted and early replacement of gutters recommended
Construction

a

E4
Main walls

The main elevations are of solid rubble stone construction measuring approximately 250
mm in thickness to the front and rear, including the rear extension.

ft

The walls are reasonably true and plumb, openings are square and there is no cracking or
other evidence of structural problems.
We noted Freestone (sand stone) inserts to the front bay, window and door reveals, in
keeping with the age of the property. Sub floor ventilation was noted to the front and rear
walls. Additional ventilation has also been introduced to the front bay walls. Rear sub floor
ventilation should also be increased in the future, once damp has been rectified to the
kitchen and rear reception walls.
Render, Masonry & Pointing

Areas of rubble stone to the front elevation have adequate pointing.
Rendered wall finishes are often applied to provide improved weatherproofing or to conceal
damaged masonry. Unless the render contains lime it will crack as a result of slight
seasonal movement. Cracks can permit moisture penetration leading to internal dampness.
Cement render finishes prevent the walls ‘breathing’ and again this increases the risk of
internal dampness.
We noted partial rendering of stone elevations to the front of the building – which has been
poorly finished and then painted. Spalling paint work was noted to areas of freestone to the
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bay and window/door reveals. Areas of painted stonework have deteriorated and we would
recommend the early removal of paint finishes, to allow the stone to 'breathe'.
There is some superficial cracking to the rear extension walls. The cracking is consistent
with poor render composition causing loss of cohesion. The cracking is likely to be greater
due to the presence of clay subsoil and shallow nature of the foundations.
The rendered wall finishes are in poor condition to the rear elevation and extension, which
will be a contributing factor to damp found internally to the kitchen and rear reception walls.
We also noted areas of hollow render. Cracking and damage to the rendered finish is a
likely cause of moisture ingress and internal dampness. All rendered finishes should be
removed and the walls allowed to dry before renewal of rendered finishes.

D

Limebased products and finishes should be used in preference. Similarly future repairs
and repointing should be carried out using a lime mortar as this will permit the evaporation
of moisture reducing the risk of internal dampness.
Sills, Lintels & Beams
Concealed lintels above openings could not be checked. In a property of this age any old
timbers around window and door openings or elsewhere could be in poor condition requiring
renewal.

r

Damp Proof Course

Properties of this age were often built without dampproof courses. Traditionally the risk of
dampness has been reduced with the use of breathable finishes and good ventilation of the
space beneath the timber floors.

a

We noted a partial dampproof course within the rear kitchen and reception walls of this
property, as a copy of the damp proofing guarantees were forwarded to our attention.
However, we noted damp meter readings of 2530% to these walls and recommend a re
inspection by the damp proofing company.

ft

In our opinion, damp penetration has occurred due to cracked/hollow rendered finishes and
lack of sufficient sub floor vents. We also noted the adjoining boundary wall connects to
the rear reception wall, and this will allow 'damp bridging' to occur. Ideally, there should be
a space between the rear boundary wall and rear reception wall.
We also noted ground levels to the rear are high in relation to internal floor levels. Ideally
and where possible all external ground levels should be lowered to 150mm below the
position of floor levels and the dampproof course. This helps moisture within the base of
the walls to evaporate naturally and helps prevent internal dampness. The installation of a
land drain and insertion of a vertical damp proof membrane to the adjoining garden
boundary wall should help alleviate this damp problem.
Summary
The thickness of the walls indicate these are of solid masonry construction.No indication of
structural movement was noted and no significant cracks were noted. Areas of freestone
should be cleared of paint finishes and small stone repairs are recommended where
cement render has been poorly applied to stone finishes.
To the rear areas of render to the back wall and kitchen extension should be renewed due
to hollow and cracked render allowing damp penetration to internal walls. Although damp
guarantees were noted to these walls repairs in the past have been inadequate. We also
recommend increasing sub floor ventilation to the rear of the property, to allow 'through'
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ventilation, which will help with internal condensation and damp. As noted above, we also
recommend the lowering of rear patio levels and introduction of a 'land drain' to aid in the
removal of surface water. As 'damp bridging' has also occurred due to the rear boundary
wall connecting to the rear reception wall we recommend either the introduction of a vertical
damp proof membrane or the creation of a gap between the boundary and rear wall, to
prevent damp penetration in the future.

D
r
a
ft

Inadequate rear sub floor ventilation
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D
r
Addition of sub floor ventilation to the front of the property.

a

E5
Windows

Windows are of doubleglazed PVC construction. Front elevation windows are dated, with
no trickle ventilation provided. To the rear we noted replacement PVCu sash windows, in
adequate condition and with adequate ventilation.
Front seals between the window and reveals will require resealing in the future, as external
seals are starting to deteriorate, to prevent future damp penetration.

ft

There are doubleglazed Velux windows at top floor level. These were noted to have peeling
paint due to internal condensation and poor finishes. Early replacement is recommended.
As noted above, increased ventilation is recommended to the loft to prevent future problems
with condensation. This will prevent newer Velux roof lights deteriorating.
Double glazing often has a limited life due to progressive deterioration of the edge seals
and this may eventually result in misting and condensation between the panes. Each
window was carefully inspected and no such defects were noted. The units were found to
be of a reasonable quality. Not all windows were opened.
The windows should be replaced in the short or medium term by a FENSA registered
contractor or with Building regulation 'A' rated windows, to help reduce heat loss and
toughened glass should be fitted in critical locations (such as low levels).

E6
Outside doors
(including patio doors)

The front door is of timber construction. We noted the timber frame to be in poor condition
and early redecoration and resealing is recommended, to prevent future damp penetration.
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The rear door is a bifold patio door of timber construction, with double glazed panes fitted.
We noted this door is stiff to open and both the frame and door require early redecoration
and adjustment to hinges. The sliding door mechanism should be cleaned and oiled. We
noted no BS Kite marks to the glazing and this should be FENSA certified as the glazed
areas extend to floor level. Legal advisers should confirm with the vendors if there is a
FENSA certificate for the door as it appears modern. If there is no FENSA certificate we
would recommend early replacement of the folding door, for your safety.

D
r
a
ft

Folding doors to the kitchen require easing and repair together with early
redecoration.
E7
Conservatory
and porches

We noted no conservatory or porch to this property.

E8
Other joinery
and finishes

Soffit and fascia joinery at eaves level to the front of the property is of timber board
construction.The joinery appears to be in poor condition with areas of rot and deterioration
noted. The timbers should be replaced as necessary in conjunction with an overhaul of the
rainwater fittings. As mentioned above, ventilation should be increased within the loft and
the addition of soffit ventilation is recommended, due to condensation present within the loft
conversion.
These repairs should be carried out when scaffold in present to repair valley gutter to the
bay roof.
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To the rear we noted PVCu soffit boards, in adequate condition. We also recommend the
introduction of soffit ventilation to the rear roof, to prevent condensation as mentioned.
The external paintwork should be maintained to a good standard to reduce the risk of
damage and timber decay.

E9
Other

No other external elements were noted.We noted the following queries prior to inspecting
the property:
1) In February, work was undertaken to repair damage to the parapet wall and I understand
that the rear Velux window has been replaced as the old frame was damaged.

D

We noted the repair to a section of the flashing and parapet render, in adequate condition.
We noted other Velux windows have deteriorated due to past condensation and
recommend all the Velux windows are upgraded, once ventilation is increased to the loft as
recommended in E8 above.

r
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Limitations to inspection
We noted the main roof interior has been converted to provide an additional bedroom and only
two small cupboards have been left where we were able to view roof timbers to the front and rear
of the property. These areas have also been boarded and were full of stored items, preventing a
full inspection.
We further noted no access to the rear two storey extension roof cavity, as no loft hatch was
present and we cannot confirm the internal roof structure.

D

F1
Roof structure

The roof structure is assumed to be of conventional 'A' timberframed construction with a
bitumen underfelt and clay tile coverings. The main roof structure has been converted to
provide additional accommodation. Only two small areas of 'cold storage' were noted to the
eaves with exposed timbers and sarking felt.These rafters are 100mm x 50mm in size and
are in adequate condition. We noted a large quantity of stored items to the loft storage
areas, which prevented a full inspection.

r

We noted no distortion of the roof frame or other evidence of external structural inadequacy
and the roof timbers, where seen, appear in adequate condition given the age of the
property. As mentioned above in section E2, we noted there is a building regulation
completion certificate for the loft conversion, which means the work carried out conforms to
building regulations.

a

We noted no view of chimney breasts, party walls or insulation/ventilation within the roof
structure.

ft

As noted in section E2, damp penetration was evident to the front bay roof, to the
underside of the valley gutters. Staining was noted to timbers below valley gutters and
these were tested with a damp meter. Upper sections of the valley timbers are dry but
lower sections by the rainwater goods are damp. As noted in section E2, repair to tiled
finishes and valley gutter lining is recommended together with early replacement of
rainwater goods.
We noted the loft room has suffered from condensation in the past, with peeling paint noted
to Velux roof lights. Although two rear roof vents were noted these are inadequate. The
introduction of soffit ventilation to both the front and rear of the property will prevent future
condensation problems. We have attached diagrams which show how ventilation within this
type of loft conversion should be achieved.
No signs of active woodbeetle infestation were noted to accessible roof timbers. Given the
age of the property, some degree of woodbeetle infestation may be affecting concealed
floor or roof timbers. We assume loft timbers would have been checked when the loft
conversion was undertaken in 20012002.
Your solicitor should obtain full details of any past timber treatment works together with
guarantees.

F2
Ceilings

The ceilings are of both lath and plaster and plasterboard construction. The ceilings have a
plaster and papered finish.
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The ceilings are in satisfactory condition. Minor and superficial cracks, for example within
the first floor, are not of structural significance but they should be made good before next
redecoration.
All lath and plaster ceilings will have a limited and sometimes unpredictable life
expectancy as they are prone to loss of key, cracking and potential collapse.
Repairs can be carried out by refixing of laths to the ceiling joists and by providing a new
plaster finish as necessary. Often, however, the normal repair would be to fully stripout all
old lathe and plaster and replace with plasterboard and a new plaster finish. Underboarding
by fixing plasterboard beneath the existing ceilings or simply providing a new plaster finish
to an old ceiling is cheaper but less satisfactory repair.

D

F3
Walls and partitions

Construction

Internal walls and partitions are of timberframed and solid masonry construction. The walls
have a plaster and paper lined finishes. These are in adequate condition.
There is no evidence of significant cracking or other defect which may indicate structural
inadequacy to internal walls and partitions.

r

There are minor and localised areas of marked plaster/decorations. Localised or more
general redecoration will be required.
Where damp meter readings indicate rising damp, the plaster finishes will need to be
renewed when the source of dampness has been addressed and the walls allowed to dry.
Openings

a

Openings have been formed in original walls between the kitchen and the rear reception
room. It is not possible to comment upon the precise nature or adequacy of the beam
support provided although there is no significant cracking or other evidence of inadequacy;
adequate pier support is provided.
Damp

ft

We noted areas of damp penetration and rising damp to the rear kitchen wall and reception
wall, where previous damp course treatments have been carried out. Unfortunately these
repairs have not rectified the damp as we noted readings of 25%30%.
We recommend further damp injections under guarantee (as this will be free of charge) as
well as repairing external rendered walls and increasing sub floor ventilation. In our opinion,
damp has remained due to poor render, lack of ventilation and also as rear ground floors
are higher than internal floor levels, and these should be lower. The introduction of a 'land
drain' will also allow surface water drainage away from rear elevation walls. In addition, the
rear boundary wall connects to the rear reception wall, allowing 'damp bridging' to occur.
Ideally, a gap should be introduced between the rear reception wall and the boundary wall.
Alternatively, a vertical DPC should be introduced, to 'tank' this section of the wall and
prevent further damp penetration.

F4
Floors

Construction
Floors are predominantly of suspended timber construction although the floor within the
kitchen is probably of solid construction. When tested with a spirit level floors were found
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to be slightly out of level, commensurate with the age and method of construction.
Coverings
All floors were covered with carpet, tiles or laminate coverings which were not lifted and
consequently floor surfaces and subfloor areas could not be inspected in detail.
Condition
Suspended floor surfaces, where walked upon, were found to be generally firm and even to
the tread with no signs of excessive spring or distortion.

D

At ground floor level, the solid floors are slightly out of level but there is no evidence of
concealed defects, however we did not lift floor coverings. I could find no areas of hollow
concrete which would suggest poor compaction of the base layers or subsequent
settlement, but again you should be aware that the property was full of furniture and stored
items.
Further investigation is recommended of timber floors to the rear reception room, by the
rear wall, where areas of damp were identified. Due to their age and lack of ventilation there
is a risk of rot and wood beetle damage. Selected boards should be lifted to the rear
reception and the condition of concealed timbers confirmed.

r

Timber floors within bathrooms etc are frequently affected by leakage and/or condensation.
It is recommended that a close inspection of timbers be made when floor coverings are
next replaced and all mastic seals should be well maintained.

There are chimney breasts within the living rooms rising through the bedrooms at first floor
level.

a

F5
Fireplaces, chimney
breasts and flues

Specialist advice from a registered contractor should be sought prior to the installation or
use of any fireplace as the original flue linings are likely to be defective potentially
permitting the escape of harmful gases. Relining flues is expensive.
Specialist advice from HETAS (solid fuel) or GSR(gas) registered contractor should be
sought prior to the installation or use of any fireplace, to confirm condition of flues.

ft

Disused flues should always be vented at top and bottom to reduce the risk of
condensation and dampness. The fitment of cowlings or rain caps will prevent water
ingress which could also cause dampness.

It is assumed the property is located in a smoke control zone. An open grate will be
permitted only if smokeless fuel were burned and any solid fuel stove must either be
suitable for smokeless fuel or be of a type approved for use in a smoke controlled zone. A
solid fuel stove would normally be provided with a twinwall stainless steel liner.

F6
Builtin fittings
(e.g. wardrobes)
F7
Woodwork
(e.g. staircase and

We noted no builtin fittings to the property such as wardrobes. Areas of joinery such as
builtin book cases were noted to be in adequate condition.

Staircase
Only a limited inspection of the main and loft staircases was possible, however the treads
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joinery)

are level and firm underfoot. The hand rail and balusters are secure and compliant with
current regulations.
Internal Doors
Internal doors are of typical timber construction with modern and older panel doors present.
The internal doors were found to be in generally satisfactory condition.
Fitting a fire door between the rear reception/kitchen and entrance hallway would improve
fire safety along with the installation of a good quality fire detection and alarm system. This
is important as the rear reception/kitchen can then be isolated and give adequate means of
escape from the first floor and second floor bedrooms.
Skirtings, Architraves & Associated Joinery

D

The skirtings, architraves and associated joinery are of varying age and style, in generally
satisfactory condition.
Where timbers are in close proximity to damp masonry there is a risk of rot. Some
softening was noted to skirtings by the rear reception wall. There is likely to be some
damage to timbers elsewhere and possibly to the concealed rear faces which could not be
examined in detail. We recommend further inspection once damp has been rectified to the
rear reception wall, as mentioned in section F3 and F4 above.

Bathroom

r

F8
Bathroom and
kitchen fittings

a

Fittings in the bathroom at first floor level are of a modern type and appear to be in
adequate condition.
Mastic seals around the fittings should be well maintained to reduce the risk of damage to
floor timbers.
Extractor fans were functional at the time of inspection.
Kitchen

ft

Fitments in the kitchen consist of a range of units which are in adequate condition although
some damage and wear was noted. They would benefit from future renewal as part of a
programme of updating and improvement.
Fitted appliances were not tested. It is recommended that the gas hob be professionally
checked and serviced before use. We have not tested the extractor fan within the kitchen.

F9
Other

We noted the following queries prior to inspecting the property:

1) Do you know if there should be a Building Regulation Certificate for the work undertaken
to make the open plan kitchen/diner?
In response, ideally there should be a completions certificate, however the work appears to
be long standing and the extension would have been built longer than 20 years ago. As a
result it is unlikely that planning permission or a building control certificate would have
been issued.
2) Do you know if there should be a FENSA certificate for the folding patio door?
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This door appears relatively modern and a FENSA certificate should be available. However,
this may have been introduced by previous owners who may have lost the certificate. We
noted no BS safety kite mark to the door and if no FENSA certificate is available you may
wish to replace the door, for your safety.

D
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Services are generally hidden within the construction of the property. This means that we can
only inspect the visible parts of the available services, and we do not carry out specialist tests.
The visual inspection cannot assess the services to make sure they work efficiently and safely,
and meet modern standards.

Limitations to inspection
All mains services are connected, no tests have been carried out. Where no certificates have
been provided for services we recommend specialists to confirm all installations prior to using,
for your safety.

D

G1
Electricity

Safety warning: The Electrical Safety Council recommends that you should get a registered electrician to check the
property and its electrical fittings at least every ten years, or on change of occupancy. All electrical installation work
undertaken after 1 January 2005 should have appropriate certification. For more advice contact the Electrical Safety
Council.

Mains electricity is connected with the meter located within the entrance hall.
The consumer unit is located within the entrance hall.

r

Current advice is to have systems tested every 10 years and upon change of ownership. In
the absence of a recent valid safety certificate you are advised to have the system tested
by a suitably qualified contractor who will provide a written quotation for all works of
upgrading required.

a

The visible fittings are modern and there are an adequate number of power points present.
In the absence of a current safety certificate and adequate documentation the system
should be tested by a registered contractor who will provide a written quotation for any
required works of updating in order that the system may comply with the latest regulations.

G2
Gas/oil

ft

A mainswired heat and smoke detection system should be installed. We noted a smoke
alarm has been removed to the celing in the landing. As a minimum a heat detector and
smoke alarm should be fitted in the kitchen with independent smoke alarms in the
entrance hall and landing. See http://www.firesafe.org.uk/domesticproperty/
Safety warning: All gas and oil appliances and equipment should regularly be inspected, tested, maintained and
serviced by a registered 'competent person' and in line with the manufacturer's instructions. This is important to make
sure that the equipment is working correctly, to limit the risk of fire and carbon monoxide poisoning and to prevent
carbon dioxide and other greenhouse gases from leaking into the air. For more advice contact the Gas Safe Register
for gas installations, and OFTEC for oil installations.

Mains gas supply pipework is connected with the meter located within the entrance hall.
The gas meter is relatively modern supply pipework appears to be in copper. The meter
has a secure bracket fixing and no smell of gas was detected.
Although there is no reason to suspect problems, due to the safety implications and
complexity of regulations the system should be checked by the appropriate supply
company.
We would recommend the installation of a carbon monoxide detector, for your safety.
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G3
Water

Mains water supply is connected with adequate pressure. The location of the stop tap
could not be identified and we recommend you familiarise yourself with the location of all
stop taps, for use in emergencies.
Supply pipework is of plastic construction.Concealed pipework could not be checked.
Unless the incoming main has been replaced it could still be of lead construction.
Lead pipework is at risk of perforation and there are adverse health risks associated.I
recommend that any remaining lead pipework that is still in use be replaced as soon as
possible.
There are no cold water storage tanks.

D
G4
Heating

Space heating is also provided by the ‘Worcester’ boiler serving conventional hot water
radiators. The boiler was noted to be relatively modern with a timer mechanism. Fitting a
modern programmer and room thermostat will help improve the efficiency of the system
and reduce heating bills.

r

Typically modern boilers have a design life of 10 – 15 years although increasing complexity
often reduces reliability and means repairs can be difficult and expensive.
In the absence of a current safety certificate and adequate maintenance records,we
recommend that the system be checked, serviced and tested by a qualified GSR (formerly
CORGI) registered heating engineer.

G5
Water heating

Domestic hot water is supplied by the gasfired ‘Worcester’ boiler located within the
kitchen. It is a relatively modern pressurised system. As noted above, in the absence of a
current safety certificate and adequate maintenance records,we recommend that the
system be checked, serviced and tested by a qualified GSR (formerly CORGI) registered
heating engineer.

ft

G6
Drainage

a

The Gas Safe Register recommends the use of audible carbon monoxide (CO) alarms
marked with British Standard EN 50291. It should also have a British or European approval
mark, such as a Kitemark. An alarm should be fitted in each room with a gas appliance.

The property is assumed to be connected to mains drainage via a system which will be
shared with adjoining owners. The drains run to the rear of the property.
The access point within the patio is inset with paving. It was not possible to lift the cover
and so the condition and construction of the pipework could not be checked. You are
advised to have the drains checked prior to purchase. We would recommend a drainage
search by your legal advisers, to confirm the location and status of drain positions within
the property and adjacent properties.

G7
Common services

We noted no common or shared services to this property.
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G8
Other services/features

No other services or features were noted.
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Limitations to inspection
It is always sensible, when purchasing any property, to be sure about the ownership of
individual boundaries and responsibility for their maintenance. You are advised to check with
your Legal Advisers. We have not inspected temporary structures such as garden sheds.

H1
Garage(s)

We noted no garage or parking space to the property.

D

H2
Permanent outbuildings
and other structures

We noted no permanent outbuildings to the property.
The property occupies a slightly sloping plot. There is a well maintained terraced lawned
garden to the rear.

r

Geological maps were consulted indicating that subsoils in the area are shrinkable material
such as clay. Clay soils experience volume change with variations in moisture content and
this can cause structural damage. There is no evidence to suggest that the property is
adversely affected.

a

Front boundaries consist of masonry walls enclosing a small sloping patio garden. We
noted the front wall to have a large stepped crack and repair is recommended. We also
noted the left hand boundary wall to be leaning towards the neighbour and repair is
recommended. A metal front gate was noted, which requires early re decoration. We noted
uneven areas to the front path, which could be considered a ‘trip hazard’ and repair is
recommended.
Boundaries to the rear are of solid masonry construction, with retaining walls to the rear
terraced garden and raised patio area. Some areas of re pointing will be required to stone
walls.

ft

Some of the boundaries were concealed by vegetation growth. This should be removed to
permit a full inspection and to prevent damage.
We noted a timber gate to the rear boundary wall, with access to a rear lane. The timber
gate requires early re decoration.
Your Solicitor should seek to advise regarding responsibility for maintenance and repair
prior to any works of repair being carried out.

H3
Other

There are no trees growing closeby which may constitute a threat to the property.
I am unaware of any wayleaves, easements or rights of way which may affect the property.
Further enquiries will be made by your Solicitor.
Your Solicitor should confirm that there are adequate rights of access in relation to the
access lane to the rear of the property. Confirm also liability for maintenance.
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We do not act as the legal adviser and will not comment on any legal documents. However,
if during the inspection we identify issues that your legal advisers may need to investigate
further, these will be listed and explained in this section (for example, check whether there is a
warranty covering replacement windows). You should show your legal advisers this section of
the report.
I1
Regulations

We recommend legal advisers:
Confirm tenure of the property.
Confirm where possible the ownership of boundaries and responsibility for maintenance
where they are shared with neighbouring property.

D

Ensure that there are no outstanding debts in respect of credit agreements to the property,
fittings or contents remaining.
Ensure that there are no road improvement or development proposals which would be
detrimental to the property.
Obtain details of the central heating boiler installation, service records and safety
certificate.

r

Obtain service records and safety certificate for all other gas appliances within the
property.
Obtain details of any recent test of the electrical installation and safety certificate. Part P
Certification from a competent contractor or from Building Control should be obtained for
most electrical work carried out since 1st January 2005.

a

Obtain full details and guarantees relating to damp and timbertreatment works confirming
the extent of works carried out and validity of guarantees.
Obtain copies of FENSA certification or Building Control approval for any replacement
windows and doors fitted after April 2002 together with full details of any transferable
Guarantees.

ft

Confirm that there is adequate provision for all reciprocal rights in respect of drainage and
other services and for the maintenance thereof where these are shared with neighbouring
property or are not independent connections to mains serving this property.
Confirm the ownership / adoption status of all access roads.

Confirm that there are adequate rights of access in relation to the shared and unmade
access lane to the rear of the property. Confirm also liability for maintenance.
Where parts of the property for example chimney stacks, party walls and parapet walls are
shared with adjoining owners there may be a joint liability for repair. This could make
maintenance more problematic and you are advised to obtain further advice on the
implications of the Party Wall Act Etc. 1996.
http://www.legislation.gov.uk/ukpga/1996/40/contents.
It is recommended that a detailed environmental report be obtained to cover the following:
flood, land contamination, historical land use, radon and coal and other mining.
Any adverse discovery may have serious effects on the resale potential of the property and
a possible detrimental effect upon its value. It may therefore be important for you to refer
any such matter back to us before you proceed to exchange of contracts.
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I2
Guarantees

Damp and Timber guarantees.
Double glazing guarantees.
Any guarantees for the work undertaken to the loft conversion.

I3
Other matters

Limitations
Due to the position of neighbouring properties only a very limited inspection of some
elements to the rear was possible. It is not possible to comment in detail upon the
condition of the roof coverings / chimneys and parapet walls.

D

Many parts of a building such as foundations and subfloor areas are concealed during
construction and we do not disturb these.
For practical reasons, we have not inspected woodwork or other parts of the structure that
are covered, unexposed or inaccessible and we are, therefore, unable to report that any
such part of the property is free from defect.

r

No ladders were raised for the close inspection of the upper parts of the building. My
inspection was made entirely from ground level or from upper windows where available.
Binoculars were used to inspect roof slopes, chimney stacks, etc externally and a
dampness test meter was used internally.
The property was occupied and fully furnished.

a

The presence of furniture and stored items in most rooms further restricted the inspection.
The small storage areas in the loft space were full of stored items and a detailed inspection
was not possible.
Due to loft conversion only a very limited inspection of the roof timbers and underfelt etc
was possible.

ft

Where floor coverings were present floors could not be inspected in detail. Concealed joists
and other timbers were not inspected.
It is not possible to comment in detail upon the construction of the solid floors and
specifically the adequacy of dampproofing precautions.

As far as the service installations (electricity, hot and cold water, space heating, plumbing
and drainage) are concerned, our inspection was a limited superficial one and in the
absence of specific tests we cannot give warranty as to their condition, design or
efficiency. Unless adequate documentation, service records and safety certificates are
available all installations should be tested by competent and registered contactors.
Underground pipes from rainwater downpipes or gullies were not traced or tested.
In drafting this report we have limited comment to the more material matters and, in
particular, we have not listed individually such minor items as slightly loose door or window
fittings or minor decorative blemishes which have no structural significance.
This report is for the private and confidential use of the Client for whom the report is
undertaken and for the use of their professional advisers and should not be reproduced in
whole or in part or relied upon by third parties for any purpose without the express written
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authority of Edwin Lake Ltd.
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This section summarises defects and issues that present a risk to the building or grounds, or
a safety risk to people. These may have been reported and condition rated against more than
one part of the property or may be of a more general nature, having existed for some time
and which cannot be reasonably changed.
J1
Risks to the building

E2 Roof, damp penetration via valley gutter
F2 Damp penetration and rising damp to rear reception and kitchen walls
G1 Electrical installation  we recommend this is tested by a qualified electrician.
G2 Gas installation  we recommend all gas installations to be tested by a qualified heating
and gas engineer.

D

J2
Risks to the grounds

J3
Risks to people

This locality may have been subject to coal mining operations and the solicitor should
include an enquiry of the Coal Authority.

G1 Electrical installation  we recommend this is tested by a qualified electrician.

r

G2 Gas installation  we recommend all gas installations to be tested by a qualified heating
and gas engineer.
G2 There are no carbon monoxide detectors.

No other risks identified.

a

J4
Other risks or hazards

ft
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This section describes energy related matters for the property as a whole. It takes account of a
broad range of energy related features and issues already identified in the previous sections of
this report, and discusses how they may be affected by the condition of the property.
This is not a formal energy assessment of the building but part of the report that will help you
get a broader view of this topic. Although this may use information obtained from an available
EPC, it does not check the certificate's validity or accuracy.
K1
Insulation

The thermal insulation qualities of a property of this type will be average. The property is
fullydoubleglazed.

D

Loft insulation could not be inspected due to the loft conversion, this should be upgraded to
a depth of 300mm where possible. It is important that adequate ventilation is provided as
increasing the level of loft insulation will increase the risk of condensation occurring within
the loft space.
Insulating solid walls with a hemp / lime plaster can help reduce heatloss whilst
maintaining breathability.

We noted a modern gas boiler to the property. The introduction of a room thermostat is
recommended to maintain effective heating and cut costs.

K3
Lighting

Adequate provision of lighting was noted, with mainly pendant fittings. The electrical
installation appears modern and the consumer unit has been upgraded.

Inadequate ventilation was noted to the loft and we recommend the introduction of soffit
vents to external joinery, to prevent problems with condensation in the future. We also
recommend the introduction of more sub floor vents to the rear reception wall, to provide
effective 'through' ventilation.

No other items were identified.

ft

K5
General

a

K4
Ventilation

r

K2
Heating
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"I confirm that I have inspected the property and prepared this report"
Signature
Surveyor's RICS number

Qualifications

0839992

BSc MBEng MCIOB MRICS

For and on behalf of
Company

Craig Rennolds Surveyors

Address

D
Town

County

Bristol

Postcode

Avon

Phone number
Fax number

Website
Email

r

Property address

Date this report 6 May 2015
was produced

Client's name

a

RICS Disclaimers

1. This report has been prepared by a surveyor ('the Employee') on behalf of a firm or company of surveyors ('the
Employer'). The statements and opinions expressed in this report are expressed on behalf of the Employer, who
accepts full responsibility for these.

ft

Without prejudice and separately to the above, the Employee will have no personal liability in respect of any
statements and opinions contained in this report, which shall at all times remain the sole responsibility of the
Employer to the exclusion of the Employee.
In the case of sole practitioners, the surveyor may sign the report in his or her own name unless the surveyor
operates as a sole trader limited liability company.
To the extent that any part of this notification is a restriction of liability within the meaning of the Unfair Contract
Terms Act 1977 it does not apply to death or personal injury resulting from negligence.
2. This document is issued in blank form by the Royal Institution of Chartered Surveyors (RICS) and is available only
to parties who have signed a licence agreement with RICS.
RICS gives no representations or warranties, express or implied, and no responsibility or liability is accepted for
the accuracy or completeness of the information inserted in the document or any other written or oral information
given to any interested party or its advisers. Any such liability is expressly disclaimed.

Please read the 'Description of the RICS Building Survey Service' (at the back of this report) for details of what is, and is
not, inspected.

Property address
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If you are a prospective or current home owner who has chosen an RICS Home Survey you
should carefully consider the findings, condition ratings and risks stated in the report.

Getting quotations
You should obtain reports and at least two quotations for all the repairs and further
investigations that the surveyor has identified. These should come from experienced
contractors who are properly insured. You should also:
ask them for references from people they have worked for;
describe in writing exactly what you will want them to do; and
get the contractors to put the quotations in writing.

D

Some repairs will need contractors with specialist skills and who are members of regulated
organisations (for example, electricians, gas engineers or plumbers). Some work
may also need you to get Building Regulations permission or planning permission from your
local authority. Your surveyor may be able to help.

Further investigations

r

If the surveyor is concerned about the condition of a hidden part of the building, could only see
part of a defect or does not have the specialist knowledge to assess part of the property fully,
the surveyor may have recommended that further investigations should be carried out (for
example, by structural engineers or arboriculturists) to discover the true extent of the problem.

Who you should use for these further investigations

a

Specialists belonging to different types of organisation will be able to do this. For example,
qualified electricians can belong to five different governmentapproved schemes. If you want
further advice, please contact your surveyor.

What the further investigations will involve

This will depend on the type of problem, but to do this properly, parts of the home may have
to be disturbed. If you are a prospective purchaser, you should discuss this matter with the
current owner. In some cases, the cost of investigation may be high.

ft

This guidance does not claim to provide legal advice. You should consult your legal advisers
before entering into any binding contract or purchase.

Property address
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The service

Flats

The RICS Building Survey Service includes:

When inspecting flats, the surveyor assesses the general condition
of outside surfaces of the building, as well as its access and
communal areas (for example, shared hallways and staircases)
and roof spaces, but only if they are accessible from within the
property or communal areas. The surveyor also inspects (within
the identifiable boundary of the flat) drains, lifts, fire alarms and
security systems, although the surveyor does not carry out any
specialist tests other than through their normal operation in
everyday use.

a thorough inspection of the property (see 'The inspection'); and
a detailed report based on the inspection (see 'The report').
The surveyor who provides the RICS Building Survey Service
aims to:
help you make a reasoned and informed decision when
purchasing the property, or when planning for repairs,
maintenance or upgrading the property;
provide detailed advice on condition;
describe the identifiable risk of potential or hidden defects;
where practicable and agreed, provide an estimate of costs for
identified repairs; and
make recommendations as to any further actions or advice
which need to be obtained before committing to purchase.

D

Any extra services provided that are not covered by the terms and
conditions of this report must be covered by a separate contract.

The inspection

The surveyor carefully and thoroughly inspects the inside and
outside of the main building and all permanent outbuildings,
recording the construction and defects (both major and minor) that
are evident. This inspection is intended to cover as much of the
property as physically accessible. Where this is not possible an
explanation is provided in the 'Limitations to inspection' box in the
relevant sections of the report.

r

The surveyor does not force or open up the fabric without owner
consent, or if there is a risk of causing personal injury or damage.
This includes taking up fitted carpets, fitted floor coverings or
floorboards, moving heavy furniture, removing the contents of
cupboards, roof spaces, etc., removing secured panels and/or
hatches or undoing electrical fittings. The underfloor areas are
inspected where there is safe access.

The surveyor makes enquiries about contamination or other
environmental dangers. If the surveyor suspects a problem, he or
she recommends further investigation.
The surveyor may assume that no harmful or dangerous materials
have been used in the construction, and does not have a duty to
justify making this assumption. However, if the inspection shows
that these materials have been used, the surveyor must report this
and ask for further instructions.
The surveyor does not carry out an asbestos inspection and does
not act as an asbestos inspector when inspecting properties that
may fall within the Control of Asbestos Regulations 2012. With
flats, the surveyor assumes that there is a 'dutyholder' (as defined
in the regulations), and that in place are an asbestos register
and an effective management plan which does not present a
significant risk to health or need any immediate payment. The
surveyor does not consult the dutyholder.

The report
The surveyor produces a report of the inspection for you to use,
but cannot accept any liability if it is used by anyone else. If you
decide not to act on the advice in the report, you do this at your
own risk. The report is aimed at providing you with a detailed
understanding of the condition of the property to allow you
to make an informed decision on serious or urgent repairs, and on
maintenance of a wide range of issues reported. Purely cosmetic
and minor maintenance defects that have no effect on performance
might not be reported. The report is not a warranty.

a

If necessary, the surveyor carries out parts of the inspection when
standing at ground level from adjoining public property where
accessible. This means the extent of the inspection will depend on
a range of individual circumstances at the time of inspection, and
the surveyor judges each case on an individual basis.

Dangerous materials, contamination and environmental issues

The surveyor uses equipment such as a dampmeter, binoculars
and a torch, and uses a ladder for flat roofs and for hatches no
more than 3m above level ground (outside) or floor surfaces
(inside) if it is safe to do so.

Services to the property

A
B
C
D
E
F
G
H
I
J
K
L

Introduction to the report
About the inspection
Overall opinion and summary of the condition ratings
About the property
Outside the property
Inside the property
Services
Grounds (including shared areas for flats)
Issues for your legal advisers
Risks
Energy efficiency
Surveyor's declaration
What to do now
Description of the RICS Building Survey Service
Typical house diagram
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The surveyor also carries out a desktop study and makes oral
enquiries for information about matters affecting the property.

The report is in a standard format and includes the following
sections.

Services are generally hidden within the construction of the
property. This means that only the visible parts of the available
services can be inspected, and the surveyor does not carry
out specialist tests other than through their normal operation in
everyday use. The visual inspection cannot assess the efficiency
or safety of electrical, gas or other energy sources; the plumbing,
heating or drainage installations (or whether they meet current
regulations); or the internal condition of any chimney, boiler or
other flue. Intermittent faults of services may not be apparent on
the day of inspection.

Condition ratings
Outside the property
The surveyor inspects the condition of boundary walls, fences,
permanent outbuildings and areas in common (shared) use. To
inspect these areas, the surveyor walks around the grounds and
any neighbouring public property where access can be obtained.
Where there are restrictions to access, these are reported and
advice is given on any potential underlying risks that may require
further investigation.

Buildings with swimming pools and sports facilities are treated
as permanent outbuildings and therefore are inspected, but the
surveyor does not report on the leisure facilities, such as the pool
itself and its equipment internally and externally, landscaping
and other facilities (for example, tennis courts and temporary
outbuildings).

The surveyor gives condition ratings to the main parts (the
'elements') of the main building, garage and some outside
elements. The condition ratings are described as follows.
Condition rating 3  defects that are serious and/or need
to be repaired, replaced or investigated urgently.
Condition rating 2  defects that need repairing or replacing
but are not considered to be either serious or urgent. The
property must be maintained in the normal way.

Condition rating 1 - no repair is currently needed. The property
must be maintained in the normal way.
NI - not inspected.
Continued...
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The surveyor notes in the report if it was not possible to check
any parts of the property that the inspection would normally cover.
If the surveyor is concerned about these parts, the report tells you
about any further investigations that are needed.

Standard terms of engagement
1

The surveyor may report on the cost of any work to put right
defects (where agreed), but does not make recommendations on
how these repairs should be carried out. However, there is general
advice in the 'What to do now' section at the end of the report.

plan drawing;
schedules of works;
reinspection;
detailed specific issue reports;
market valuation and reinstatement cost; and
negotiation.

Energy

D

The surveyor has not prepared the Energy Performance Certificate
(EPC) as part of the RICS Building Survey Service for the property.
If the surveyor has seen the current EPC, he or she will provide
the Energy Efficiency Rating in this report, but will not check the
rating and so cannot comment on its accuracy. Where possible and
appropriate, the surveyor will include additional commentary on
energy related matters for the property as a whole in the K Energy
efficiency section of the report, but this is not a formal energy
assessment of the building.

2

The surveyor  the service is to be provided by an
AssocRICS, MRICS or FRICS member of the Royal
Institution of Chartered Surveyors, who has the skills,
knowledge and experience to survey and report on the
property.

3

Before the inspection  this period forms an important part
of the relationship between you and the surveyor. The surveyor
will use reasonable endeavours to contact you regarding your
particular concerns about the property and explain (where
necessary) the extent and/or limitations of the inspection
and report. The surveyor also carries out a desktop study to
understand the property better.

4

Terms of payment  you agree to pay the surveyor's fee and
any other charges agreed in writing.

5

Cancelling this contract  you are entitled to cancel this
contract by giving notice to the surveyor's office at any time
before the day of the inspection. The surveyor does not
provide the service (and reports this to you as soon
as possible) if, after arriving at the property, the surveyor
decides that:

Issues for legal advisers
The surveyor does not act as 'the legal adviser' and does not
comment on any legal documents. If, during the inspection, the
surveyor identifies issues that your legal advisers may need to
investigate further, the surveyor may refer to these in the report (for
example, check whether there is a warranty covering replacement
windows).

r

The report has been prepared by a surveyor ('the Employee') on
behalf of a firm or company of surveyors ('the Employer'). The
statements and opinions expressed in the report are expressed on
behalf of the Employer, who accepts full responsibility for these.

The service  the surveyor provides the standard RICS
Building Survey Service ('the service') described here, unless
you and the surveyor agree in writing before the inspection that
the surveyor will provide extra services. Any extra service will
require separate terms of engagement to be entered into with
the surveyor. Examples of extra services include:

a

Without prejudice and separately to the above, the Employee will
have no personal liability in respect of any statements and opinions
contained in this report, which shall at all times remain the sole
responsibility of the Employer to the exclusion of the Employee.

(a) he or she lacks enough specialist knowledge of the
method of construction used to build the property; or

In the case of sole practitioners, the surveyor may produce the
report in his or her own name unless the surveyor operates as a
sole trader limited liability company.

(b) it would be in your best interests to have an RICS
HomeBuyer Report or an RICS Condition Report, rather
than the RICS Building Survey.

To the extent that any part of this notification is a restriction of
liability within the meaning of the Unfair Contract Terms Act 1977 it
does not apply to death or personal injury resulting
from negligence.

If you cancel this contract, the surveyor will refund any money
you have paid for the service, except for any reasonable
expenses. If the surveyor cancels this contract, he or she
will explain the reason to you.

6

Liability  the report is provided for your use, and the
surveyor cannot accept responsibility if it used, or relied upon,
by anyone else.
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If the property is leasehold, the surveyor gives you general
advice and details of questions you should ask your legal
advisers. This general advice is given in the 'Leasehold
properties advice' document.

Complaints handling procedure

Risks

This section summarises defects and issues that present a risk
to the building or grounds, or a safety risk to people. These may
have been reported and condition rated against more than one
part of the property or may be of a more general nature, having
existed for some time and which cannot reasonably be changed.
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The surveyor will have an RICScompliant complaints handling
procedure and will give you a copy if you ask.
Note: These terms form part of the contract between you and
the surveyor.
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This diagram illustrates where you may find some of the building elements referred to
in the report.
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