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1.0 ABOUT THIS REPORT 
 
This report is a true and accurate statement of the property as we found it during our single 
visit inspection on ********* 2017.  
 
 
 
 
Signed ............................................................. 
 
Jon Battle BSc(Hons) MRICS ICIOB MCABE 
 

 

 
The aim of this document is to report on property-related risks or hazards including defects 
that need repairing or replacing, as well as issues that have existed over a long period and 
cannot reasonably be changed but may present a health and safety risk, financial risk or a 
buildings insurance risk.  
 
Our investigation included accessible and visible parts of the property, any outhouses and 
external grounds.  
 
Our inspection excluded the forcing or opening up of the fabric. We did not move furniture or 
remove the contents of cupboards or remove secured panels or undo electrical fittings. We 
carried out a visual inspection of services installations. If loose laid we will have lifted floor 
coverings. 
  
If we were not able to check any parts of the property that the inspection would normally 
cover and there is a concern about these parts, we will advise on any further investigations 
that are needed.  
  
To help describe the condition of the property, we have allocated a condition rating to the 
main parts (or ‘elements’) of the property, any outbuildings and external areas. The condition 
ratings are described in the table below: 

  

 

Condition 
Rating 

Definition 

  

  
  

A   Defects which are, or are likely to become serious and need to be repaired or   

      replaced.  

B   Or issues which require further investigation or testing to    

      enable diagnosis of severity.  

C   Not a defect as such but rather a structural issue that may be historical but   

      might compromise buildings insurance or future saleability.   

  

  

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. 

   N/I  
Not inspected 

 

  

 

1 

3 

2 
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The main parts (or ‘elements’) of the property are indicated on the diagram below. 
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2.0 ABOUT THE PROPERTY
 

Introduction 
 
The weather during the survey was 
front elevation is north-west facing.
 
The property is a 2-storey 
property was built on farmland and we estimate the time of construction as circa 1900 
The property is currently occupied with the vendor having been in residence 
 
The property is located on a 
rear patio/garden at a reduced level of say, 750mm. 
 
The property is not listed or within a 
 
 

Front elevation 

 
  
Construction overview 
 
The property has three brick chimney stacks. Two are built off the head of the gable
have been reduced in height. The third stack is shared and built off the party
adjoining property. It remains close to its original height. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

****************************************** 
 

ABOUT THE PROPERTY 

weather during the survey was cool, dry and overcast. For the purposes of orientation t
facing. 

storey (plus part basement) semi-detached with 5
property was built on farmland and we estimate the time of construction as circa 1900 
The property is currently occupied with the vendor having been in residence since 2009.

is located on a split-level site with front and side driveway at street level and the 
rear patio/garden at a reduced level of say, 750mm.   

within a Conservation area.   

 

The property has three brick chimney stacks. Two are built off the head of the gable
have been reduced in height. The third stack is shared and built off the party
adjoining property. It remains close to its original height.  

5 | P a g e  

For the purposes of orientation the 

5-bedrooms. The 
property was built on farmland and we estimate the time of construction as circa 1900 - 1910. 

since 2009.  

with front and side driveway at street level and the 

The property has three brick chimney stacks. Two are built off the head of the gable-end and 
have been reduced in height. The third stack is shared and built off the party-wall with the 
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The roof structure is formed from cut-timbers (as opposed to engineered trusses). The roof 
style is a duo-pitched with gable-end (as opposed to hipped) and the ridge runs from left-to-
right. There is a piked-gable to the RHS of the front slope, its ridge runs front-to-back abutting 
the main ridge. The pike slopes create valley gutters at the abutment with the main roof, these 
are lined with lead-sheet. 
 
To the rear, there is a 2-storey outrigger and its roof is an unbroken continuation of the main 
rear roof slope. When a roof partially continues beyond the main eaves height it is known as a 
'cat-slide' roof.  
 
There is a further projection built off the rear face of the outrigger and this roof is a mono-pitch 
or 'lean-to'. 
 
All roof coverings are Welsh blue slate.   
 
External walls are built from facing brickwork in traditional solid-wall construction (as opposed 
to cavity-wall construction). The front elevation terracotta bricks are essentially engineering 
bricks in that they are made from good quality clay and are hard-fired during production which 
makes them highly durable against weathering/frost etc. The rear elevation and gable-end are 
built in 'clay commons' bricks which remain a suitable brick but are softer, more porous and 
thus less durable than the 'reds'. Specifying a higher standard of brick for the front elevation 
was a common feature with up-market Edwardian housing.   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Traditional solid wall construction                                                     Cavity-wall construction 

 
 
To the front elevation, there is a glazed porch-canopy which is supported on both sides by 
carved wooden spindle-posts which in turn are supported off mid-height brick partitions with 
stone copings. To the RHS, the front lounge projects outward via a radiused bay. The bay is 
built off a brick base with sandstone cills, pilasters and radiused lintel-band. The head is 
finished with a castellated mini-parapet (in stone) which conceals a flat-roof.   
   
Other typically Edwardian features include terracotta floral-plaques and cornice dentil-bands. 
There is also a sandstone stringer-band at 1st floor cill level. The false window to the piked-
gable is a design feature for symmetry as opposed to a previous in-fill.  
 
Decoration to the side elevation includes brick-toothed quoins every 5th course, stringer-
bands in blue terracotta and 3-brick corbelling beneath the roof verge and chimney-stacks. 
Structural door and window openings to the side and rear elevations are decorated with 
segmental brick arches and tapered cill-tiles, all in red terracotta.  
 
Window fittings are replacement modern uPVC frames with double-glazing except for two old 
wooden framed windows to the kitchen lean-to. The front door appears to be the original 
hardwood and is set within its original wooden frame complete with side and fan-light glazing. 
The external door to the kitchen is hardwood.  
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Above ground drainage items have been upgraded throughout for modern plastic fittings, new 
gutters are conservation style profiled to replicate the original cast-iron.  
 
In addition to the entrance porch, external joinery items comprise of wooden bargeboard with 
an apex finial to the piked-gable, the void between the back of the bargeboard and facing 
brickwork is closed by T+G wooden boards, this is known as the soffit. The ends of two roof-
supporting purlins are also visible. To the main rear elevation there is an almost invisible 
fascia board, which the gutter is fixed back to. 
 
To the rear face of the lean-to is a short hardwood door and frame which leads into a part 
basement. The basement footprint extends no more than that of the kitchen directly above.  
 
 
Internals overview 
 
The ground floor construction is suspended timber which comprises of floorboards spanning 
perpendicular across timber joists which in turn span perpendicular across heavy timber 
beams. The beams are built into pockets in the brickwork of the party-wall, internal partition 
walls and gable-end wall. Where the beams span more than say 4.5m they are supported at 
intervals by mini-brick columns or 'sleepers'. Joists span front-to-back and beams left-to-right.  
 

 

 
Ground floor construction (taken beneath hall looking towards front door with party-wall on RHS of the 
photo). The smaller photo shows the brick 'sleepers' 

 
 
The exception to the above may be the vestibule which was typically formed from a ground-
bearing concrete slab, upon which either Quarry tiles or more expensive Minton tiles were 
laid.  
 
The kitchen is not formed from a ground-bearing concrete slab, which is unusual for an 
Edwardian era property. Ground-bearing concrete slabs with Quarry-tile finish were the norm 
and provided greater protection again vermin.  
 
To the 1st floor, most rooms have their coverings fixed down however we could peel back 
carpet in some corners and it looks like joists span front-to-back as per the ground floor. The 
bathroom and rear bedroom spans remain unknown. 
 
Internal partitions throughout the property are load-bearing solid masonry. The room layouts 
are almost identical on each floor which means the walls commencing at foundation level 
continue right up to the 1st floor ceiling. Only the bathroom and kitchen layouts differ. The 
bathroom is an unusual layout for this type of property, it may have been installed as part of a 
previous conversion? The partition wall between bathroom and rear bedroom is solid 
sounding when tapped however there is no means of support in the kitchen beneath. We 
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suspect it is a timber studwork partition built directly off floorboards with brick in-fills between 
each vertical stud.   
 
 

 
 
 
Externals overview 
 
The front boundary is determined by the original low-level brick wall with terracotta copings. 
The stone gate-posts are also original however the driveway posts look like alteration work. 
The RHS boundary wall that runs parallel with the driveway is original brick construction. 
Likewise the three boundary walls to the rear garden.   
 
Hard-standings around the property are formed from printed concrete and are relatively new. 
Four steps leading to the kitchen threshold are original brick with Yorkshire stone slabs.  
There is a square patio to the garden formed from pre-cast concrete copings.  
 
 
Summary of structural/alteration works: 
 
The kitchen floor-space has been increased by the partial knock-through of an internal solid 
masonry wall which on the external is actually the rear face of the outrigger (see photos 
below). On both sides of the opening masonry piers have been retained and these will 
support steel beam(s) which span across the opening supporting the retained upper portion of 
wall. 
 
At some point in the past the ground-floor construction beneath both lounges has been 
replaced with new beams, joists and floor-boards visible plus the introduction of thermal 
insulation quilt. This type of work is typically required to replace rotting timbers and the extent 
of replacement suggests there was a widespread problem.    
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Arrow shows one of the masonry piers                           Arrow shows retained portion of wall 

 
 
Other notable works include: 
 

• Re-slating of roofs 

• Re-covering of flat roof to radiused bay 

• Re-fenestration (almost 100%) 

• Re-pointing of rear elevations (adequately) 

• New above ground drainage fittings 

• Electrical re-wire (date and extent remains unknown) 

• New gas powered combi-boiler  

• Re-plastering of ceilings and walls in part  

• Overlaying kitchen floor with new Quarry tiles 

• Below ground drainage repairs and alterations 
 
 

The following internal parts were inspected:  
 
Basement:  Gnd floor:  1

st
 floor:   Loft  

Inc. sub-floor voids Vestibule  Landing  
   Hall   Beds 1 - 5 
   Front lounge  Bathroom 
   Rear lounge 
   Kitchen 
  
 
Survey Limitations: 
 
1. We were not provided with access to roof-level.     
2. We were not provided with access to the adjoining properties.  
3. The roof structure and roof space were inspected via a head and shoulder inspection 
 from the hatch. We could not view the void into the piked-gable. 
4. We could not remove fixed floor coverings or boards to allow inspection of 1st floor 
 joists and voids.    
5. We did not conduct safety testing on services installations.  
6. With no obvious visible manhole or inspection chamber we could not undertake a 
 flush-test inspection of the buried drain(s).  
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3.0  BUILDING FABRIC & EXTERNAL AREAS. 
 
A EXTERNAL ELEMENTS 

 
Element  Item Comment Photo ref: Condition 

A1  
Chimney 
stack 

1.1 
 
1.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
1.3 
 
 
1.4 
 
 
 
 

Inspected from ground level with binoculars. 
 
The two stacks to the gable-end have been reduced in height and we can see the remaining structures are 
not particularly plumb (good vertical alignment). It is a common and cheap solution to take down un-wanted 
stacks which are extensively leaning. See below for why stacks lean... 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Notwithstanding the above, brickwork and mortar pointing remains in fair condition albeit re-pointing works 
have been applied rather crudely in part.    
 
The rear stack, which is shared with the adjoining property has also been reduced in height but the reduction 
only applies to the upper corbelled courses of brick. The stack remains plumb with brickwork and mortar 
pointing in good fabric condition having recently been re-pointed to a good standard. Pots have been 
removed, we assume the head of the flue has been capped. 
 

 
  

0343 0357 
0367 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

0421 
 
 

0368 
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1.5 

Recommendations: 
 
There is still some re-pointing required to the RHS face of the rear gable-end stack but this is not an 
urgent requirement. 
 

     
A2  
Pitched 
roof 
coverings 

2.1 
 
2.2 
 
 
 
 
 
2.3 
 
 
 
 
 
2.4 
 
 
 
 
2.5 
 
 
2.6 
 
 
2.7 
 
 
 
 
 
2.8 
 
 

Our inspection of the roof was restricted to binocular viewing from the street and rear garden. 
 
The roof covering is Welsh blue slate and they could well be the original slates but the presence of black 
roofing-felt to their underside as opposed to traditional torching (a lime based mortar that was applied to the 
back of slates to prevent water ingress between joints) suggests they have been stripped and re-fixed with 
new nails at least once in their lifetime. The slates will be nailed to timber battens or boards which are placed 
over the roofing-felt and nailed back to the rafters.  
 
To the front slope and both pikes, slates have been laid in neat courses and sit flat, which is a sign of good 
workmanship. 99% of the slates remain secure however there is an isolated displaced slate on the 3rd course 
above the front bedroom window. Whilst there is no significant widespread damage those slates which have 
been cut into small 'mitred' sections along both valley gutters are fractured along their edges with some also 
displaced, this is common with smaller cuts of slate.  
 
To the LHS pike slope there are 3No. slates secured by lead clips (clips are a short term means of hooking a 
slate onto a secured one if its nail fixing has failed). Clips are fine in small quantities but the downside is that 
they put additional strain on the slave slate or in this instance the ridge. Photo 0342 shows an adjacent slate 
that needs to be clipped before it falls.   
 
The ridge-tiles are blue terracotta and sit level with all present. They are secured and 'bedded-in' on mortar 
which remains intact.  
 
The edge of the roof is known as the verge and in this instance the detail is 'closed' with mortar. Towards the 
apex, the mortar has started to perish and this will be a re-pointing job in the next couple of years.  
 
To the rear slope, the slates are known as 'randoms' which means they are of differing widths and lengths. 
This is common with older properties and is fine however the coursings are not as neat and tidy as uniform 
slates such as to the front slopes. Ignoring the untidiness, the covering remains in good condition with the 
majority of slates secured albeit there are isolated patches where a couple of slates are missing. Water-
ingress is not occurring as the under-slate and the roofing-felt beneath will provide protection.  
 
The mortar pointing to the cat-slide verge is perished in part.   
 
 

 
 
 
 
 
 
 
 

0345  
 

0343 0344 
0346 

 
 

0348  
 

0342 
 
 
 
 
 

0352 0353 
 
 

0357 0358 
0360 0361 

 
 
 
 

0369 0370  

 
 
 

 
 
 
 
 
 
 
 

2 
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2.9 
 
 
2.10 
 
 
 
 
2.11 
 
 

Recommendations: 
 
To the front slope, the displaced slate should be clipped as a precaution against falling.  
 
 
Elsewhere, no significantly urgent repairs are required. The small 'mitred' slates along the valleys can 
be re-secured by adhesive bonding to the slate beneath.... this method avoids un-settling slate 
courses above. Also, re-pointing of the verges should be planned within the next couple of years. 
Scaffold access should be allowed for.  
 
The 'random' rear slope does not give any indication that a full overhaul will be required within the 
next say, 5 years. Random/occasional spot repairs after heavy storms should be expected however.  

     

A3  
Sub roof 

3.1 
 
 
3.2 
 
 
 
 
 
 
3.3 
 

The slate covering to the lean-to roof remains in good fabric condition with slates sitting flat and adequately 
secured.  
 
The flat roof to the radiused bay has recently been overlaid with bitumen felt. The felt has been turned up the 
enclosing walls and sealed with mastic. The detailing is not the best example and the roofer has also created 
a back-lap against the natural fall of the roof by laying the LHS 2nd sheet of felt above rather than below the 
1st sheet. The roof falls to an outlet in the RHS corner. See photo 0394.  
 
Recommendations:  
 
The felt is in good fabric condition but the back-lap and mastic sealants should be regularly 
monitored.  
 

0381 0382 
 
 

0392 0393 
0394 0395 

 

     

A4 
Flashings 

4.1 
 
 
 
4.2 
 
 
 
4.3 
 
4.4 
 

Lead flashings are intended to weather-proof construction details. Flashings are present at: 
 
Abutment of chimney stacks and roof slopes: 
 
The flashing to the front face of the front stack is satisfactory however the mortar-pointing (where the lead is 
wedged into the brickwork) is a little crude. We cannot see the stepped flashing, which is concealed on the 
LHS face. 
 
The rear stack flashing is satisfactory if a little dated.  
 
The flashings to the tall stack are satisfactory but there is a small cavity in the mortar-pointing which should 
be sealed.   

 
 
 
 

 0343 
 
 

0357 
 
 

0364 0371 
 

 
 

 

3A 

2 

2 
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4.5 
 
 
 
4.6 
 
 
 
 
 
4.7 
 
 
 
 
 
 
 
4.8 
 

Lining of valley gutters: 
 
The lead remains well detailed and in good fabric condition.  
 
Apron flashing: 
 
There is an apron flashing at the base of the piked-gable, it is just out of sight due to the gutter which we 
expect it will be dressed into. Its purpose is to direct vertical rainwater run-off (down the brickwork) safely into 
the gutter.  
 
Abutment of lean-to roof and outrigger brickwork: 
 
The flashing here is formed in two parts with a lead 'soaker' lapped over the head of the slate and then turned 
up the wall. A second piece of lead (the cover-flashing) is then wedged into the brickwork and dressed down 
over the soaker, to create a water-proof detail. The sections of flashing are around 1500mm length, which is 
good practice. The flashings are also 'clipped' down to prevent wind-lift. This is modern workmanship and we 
suspect was done as part of an overhaul of the lean-to roof slates? 
 
Recommendations: 
 
None that currently warrant high-level access, but the issues raised can be picked up when more 
extensive works are undertaken.  
 

 
 

0343 
 
 
 

0399 
 
 
 
 
 

0381 0384 

     

A5  
External 
walls  

5.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The property is built in 1-brick thick traditional solid-wall construction as opposed to cavity-wall construction. 
Bricks are laid out in common bond which means there are 5 stretcher courses between each header course 
as detailed below.   
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

1 
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5.2 
 
 
 
 
 
5.3 
 
 
 
 
 
 
5.4 
 
 
 
5.5 
 
 
5.6 
 
 
 
 
5.7 
 
 
 
5.8 
 
 
 
5.9 
 
 
 
 
 
 

The difference between the two is that cavity construction comprises two separate skins of masonry, typically 
of 100mm thick which are tied together with metal wall ties. The skins are built either side of a cavity-space, in 
modern buildings the cavity contains thermal insulation. With traditional solid construction there is no cavity or 
thus insulation as the wall is a single unit of brick. As such traditional construction is less efficient at retaining 
heat within a property and in some cases with older brickwork - from preventing lateral moisture ingress.  
 
As mentioned earlier in the report the front elevation and bay are built in a strong impervious engineering 
brick similar to the 'Accrington Reds' or 'Ruabon Welsh' bricks that were common at the time. The brick is 
smooth finished which is a result of the firing process plus the quality of the clay. They are highly durable 
against moisture absorption and frost attack compared to 'commons' bricks. They were built using thin lime 
mortar joints which were pointed flush with the brick face so that rainwater ran down the surface face of the 
wall (rather than soaking in).  
 
The front elevation and bay remain structurally sound. There is no outward bulging of brickwork or significant 
cracking. Structural openings remain level and plumb. Brickwork and mortar pointing remains in good fabric 
condition. There has been no differential settlement of the bay.  
 
Sandstone details remain in good fabric condition.  
 
 
The gable-end and rear elevations are built in clay-commons brickwork. Both elevations remain structurally 
sound albeit the gable is west-facing and thus exposed to weather coming in off the coast. This has taken its 
toll and there are patches of different colour mortar across the elevation. There have also been some crude 
mortar 'repairs' to spalled bricks (the correct measure is to cut out and replace the brick).   
 
There are several patches of heavily spalled brick and perished mortar which are a possible point of water-
ingress given the orientation and the wall being only 1-brick thick. The same issue but to a lesser extent is 
present to the side face of the outrigger.  
 
The rear elevations have been re-pointed to a good standard.  
 
Recommendations: 
 
The client should set aside an allowance for re-pointing and spot replacing of spalled bricks to the 
gable-end and parts of the outrigger side face within the next couple of years. We would recommend 
the same bricklayer who re-pointed the rear elevations is employed.  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

0399 0401 
0402 

 
 
 
 
 

0410 0411 
0414 0415 

 
 
 

0416 0417 
0418 0421 

2 
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A6 Above  
Gnd 
drainage 

6.1 
 
6.2 
 
 
 
 
6.3 
 
 

Gutters throughout are modern replacement plastic fittings and remain secure and in good fabric condition.  
 
Rainwater downspouts and foul water wastepipes are also modern plastic fittings and remain good albeit a 
section of pipe to the downspout on the LHS of the outside tap is not properly secured.   
 
Recommendations:  
 
The branch connector pipe from the radiused bay roof into the local downspout is patched up with 
plumbers tape. It is probably leaking and due for repair.    

   
 

     

A7 
Windows 

7.1 
 
 
 
7.2 
 
 
 
 
7.3 
 
7.4 

Windows are modern uPVC frames with double-glazing and are in good fabric and operational condition. 
There are no signs of vapour between panes, which is good. External perimeter junctions with brickwork are 
mastic sealed and are generally good however the 1st floor rear elevation window needs attention. 
 
The two remaining wooden windows are serviceable for the time being but there are signs of wet rot to the cill 
boards.    
 
Recommendations: 
 
Rake-out and re-point perished mortar to the vertical junction of the 1st floor rear elevation window.  
 
Set aside a budget for replacement of the remaining wooden windows in the next couple of years.  
 

 
 

0423 0475 
 

0391 
 
 
 

 

     

A8 Doors 8.1 
 
8.2 
 
 
 
 
 
8.3 
 
8.4 
 
 
 
 

Both front and rear doors and surrounding frames remain in good fabric condition and operate as intended.  
 
The basement door remains in good condition and is serviceable however the detail is very poor as the 
threshold is lower than the adjacent hard-standing and this will be the primary source of water entry into the 
basement.   
 
Recommendations: 
 
None in respect of the doors and frames. 
 
Regarding the basement threshold detail this will remain exposed to water-ingress for as long as the 
threshold remains lower than the immediate adjacent ground. Raising the threshold by 6 courses of 
brickwork to 150mm above external ground-level would help but this isn't feasible without raising the 
lintel level otherwise the door would become a window.  
 

 
 

0545 0546 

 

2 

1 

2 
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8.5 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
8.6 

It may be the case that the external hard-standings need to be cut back to create a short stairwell 
down to the existing threshold. A self-draining threshold detail would need to be installed similar to 
that below: 
 
 

 
 
The client should be aware that there is still the issue of lateral penetration through external 
basement walls, which would only be resolved by tanking of the walls and basement floor. 
http://www.safeguardeurope.com/applications/basement_waterproofing 
 
 

     

A9 DPC 9.1 
 
 
 
9.2 
 
 
 
 
 

The property was built with a poured bitumen damp proof course (DPC) which is located along the mortar bed 
of external and internal walls level just below where the ground-floor joists bear onto brickwork. The DPC can 
be seen in photo 0529.  
 
In addition, we can see that external walls have been drilled and injected with a retrospective chemical DPC. 
This type of DPC works by injecting the chemical under pressure into the brick or mortar, it then disperses 
and expands to fill the pores within the masonry thus turning the brick/mortar into a physical horizontal barrier 
against the upward passage of moisture (from the sub-soil).  
 
 

0529 
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9.3 
 
 
 
9.4 
 
 
9.5 
 
 
 
 
9.6 
 
 
 
 
 
 
9.7 
 
 
 
 
 
 
 
 
9.8 
 
 
 
9.9 
 
 
 
 
 
 
 

It should be noted that the injections to the front elevation bricks are unlikely to have any significant impact in 
what is essentially a hard engineering brick with very low pore structure. The injections would have more 
chance of success if made through the softer mortar bed.  
 
The vendor advises that she inherited all injected DPC works but was not issued with any warranties or 
specification/scope of works. As such we cannot advise when the works were undertaken and to what extent.  
  
Without any scope of works or warranties we cannot determine if internal plaster up to 1000mm above 
ground-floor level was hacked-off back to bare brickwork and replaced with a salt-retardant renovating 
plaster. This is an essential part of retrospective DPC works especially if the plaster was contaminated with 
salts from ground-moisture (nitrates, sulphates etc). We will explain why in the Recommendations below.  
 
We conducted a visual and moisture-meter investigation at low-level to all accessible masonry walls. Our 
inspection was limited due to some fixed furniture and also the fitted base units in the kitchen. We recorded 
low to medium readings to the front elevation/bay only. It should be noted that decorations in this location are 
over 5 years old yet remain undamaged, which is important to note.   
 
Recommendations: 
 
First and foremost we are not concerned by the readings in the front lounge. There are no visual 
markings and decorations are over 5 years old yet remain unaffected. We suspect the readings may 
be caused by residual salts embedded within the plaster. When true rising-damp occurs ground-
moisture which contains soluble salts (nitrates, sulphates etc) migrates upwards through masonry 
pores due to capillary reaction and natural ground pressures. When the moisture evaporates into a 
warm room the salts are left behind on the plaster surface. They are often invisible to the eye but are 
hygroscopic - which means they will continue to attract and absorb humidity from the air, which then 
manifests as an 'apparent' ongoing damp problem even if the original rising-damp has been cured.  
 
This is why contaminated plaster up to 1000mm above floor-level must always be removed as part of 
retrospective DPC works. A bona-fide contractor will never provide a warranty for his work unless 
you allow him to hack-off and replace contaminated plaster. 
 
Whilst we are not concerned that the property is at risk of future rising-damp it would be interesting 
to read any historical specifications or work guarantees relating to the DPC injections and the 
structural timber replacement works. For the clients information the works were inherited by the 
vendor who does not possess any paperwork... and wasn't even aware that the floor structure had 
been replaced. 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

0516 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

3B 
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9.10 
 
 
 
 
 

In the meantime we can only suspect that because the local water-table is quite high (apparently the 
address is a high-risk of surface water flooding - see link below) the property suffered from rising-
damp over a period of time which allowed moisture to come into contact with joist-ends and created 
conditions for either wet rot, beetle infestation or dry rot to prosper, which over time destroyed the 
timber. http://www.safeguardeurope.com/search?q=wet%20rot 
 

 

     

A10 
External 
joinery 

10.1 
 
 
 
 
10.2 
 
10.3 
 
 
10.4 
 
 
 
10.5 
 

Woodwork to the front elevation piked-gable is original construction and generally remains in good fabric 
condition. The foot of the LHS bargeboard has suffered from wet rot and been cut back, the timber capping 
above looks like it has been cut back in sympathy. The problem is that it is now too short (compare it with the 
RHS side which has been supplemented with a lead-trough to direct water into the gutter). 
 
The head of both cappings at the junction with the finial is not very well protected either.  
 
Notwithstanding the above the woodwork is serviceable but is a maintenance hassle and the cost of painting 
is outweighed by the cost of scaffold access.  
 
Woodwork to the porch canopy remains in good fabric condition.    
 
Recommendations: 
 
Set aside a sum for decoration incl. scaffold hire within the next 3 years or so.  
 
 

 
0347 

 
 
 

0350 0356 

 

 

A11 Misc.  11.1 
 
 

None. 
 

 
 
 

- 
 

 
 
 
 
 
 
 
 
 
 
 

2 
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B INTERNAL ELEMENTS 
 
Element   Comment Photo ref: Condition 

B1  
Roof 
structure 

1.1 
 
 
 
 
 
1.2 
 
 
 
1.3 
 
1.4 
 
 
 
1.5 
 
 
 
 
1.6 
 
1.7 
 

The roof structure comprises of cut timber rafters which are fixed at the ridge-board and at wall-plate level 
(wall-plate level is the head of the front and rear elevations). Two sets of heavy timber purlins run beneath the 
rafters - to prevent them from sagging. The purlins are built into pockets in the gable-end and party-wall 
brickwork. The roof-structure is reinforced by a central brace which prevents deflection of the purlins by tying 
the various members together. It also helps to transfer wind loads from one side of the roof to the other.  
 
The piked-gable is of similar construction with each slope formed from rafters which are nail fixed to the ridge 
and trimmed at their base by a larger 'valley-rafter'. There is a purlin to each slope bearing off the pike 
brickwork and at the opposite end nailed to the valley rafter.     
 
The cat-slide rafters are nailed to and sit alongside the main rear slope rafters. 
 
Where visible the roof structure remains sound with no signs of deflection or over-loading. Purlin bearings off 
brickwork are satisfactory. The partition wall which divides the hall/landing from the rear lounge/2nd bedroom 
continues up into the roof-space and supports the underside of the rear purlin.   
 
Cross-ventilation to the roof-void is satisfactory and there is around 100mm of thermal insulation quilt laid 
between the ceiling joists.  
 
Recommendations: 
 
None to the roof-structure. 
 
For the clients information, the current standard for new build housing is for 300mm of loft insulation 
quilt.  
 

0445 0446 
 
 
 
 
 
 
 
 
 

0453 
 

0443 0444 
0451 0452 

0456  

 
 

     

B2  
Sub roof 
structures  

2.1 
 
 
 
 
 
2.2 

The roof structures to the lean-to and radiused bay could not be accessed for inspection however there is no 
significant damage to internal ceilings that might indicate persistent heavy water-ingress or signs of structural 
damage. 
 
Recommendations: 
 
None. 
 
 
 

 N/I 

1 
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B3 Gable 
& Party 
walls (roof 
space) 

3.1 
 
 
 
3.2 
 

Where visible, the brickwork to the party-wall and gable-end remain in good structural and fabric condition.   
 
Recommendations: 
 
None. 
 

0445 0461   
 
 

     

B4 
Ceilings  

4.1 
 
 
 
 
4.2 
 
 
 
4.3 
 
 
 
4.4 
 
4.5 
 
 
 
 
4.6 
 
 
4.7 
 

At 1st floor level the majority of ceilings are original with plastered or papered finishes and apart from some 
cosmetic cracking they remain in fair to good condition. The ceiling to the master bedroom has several 
straight-line cracks, this is not the norm with traditional lath and plastered ceilings, we suspect this has been 
overhauled at some point and the cracks are showing at the junctions of plasterboard sheets. 
 
To the master bedroom there are instances of fabric damage that could be due to minor water-ingress. The 
first is on the front elevation and its location is near the foot of the LHS external bargeboard, which we earlier 
advised had been cut back a little too far. Immediately beneath the board local brickwork is moisture stained.  
 
The second instance is on the gable-end in the corner of the LHS recess. Unlike the above issue, there is no 
staining (it could simply be down to old cracking plaster). But we have previously warned about potential for 
ingress through the gable-end brickwork.  
 
The bathroom and rear small bedroom have been recently plaster skimmed, to a good standard. 
 
To the ground-floor, ceilings are similar in that the lounges and hall are showing signs of age but remain 
serviceable. The kitchen has been plaster skimmed.  
 
Recommendations: 
 
None in respect of ceilings generally that would not be addressed by a decorator during the next 
decoration scheme.  
 
An allowance should be set aside for scaffold access to allow investigation and subsequent repair to 
the foot of the LHS bargeboard 
 

0479 
 
 
 
 

0466 0400 
 
 
 

0467 
 
 
 
 
 

0495 0496 
0511 

 

     

B5 Wall & 
partitions 

5.1 
 
5.2 
 
 
 

We have already discussed the location of solid masonry walls and studwork partitions.  
 
There are no structural concerns with walls from the sub-floor void up to the head of the 1st floor. Walls are 
directly plastered as opposed to plasterboard dry-lining. Plaster finishes remain well adhered and in good 
fabric condition.  
 

 
 
 
 
 
 

 

3A 

1 

1 
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5.3 
 
 
 
 
 
 
5.4 
 

With regards to the knock-through in the kitchen there are no concerns or issues to report. The curved 
appearance of the archway will be formed from lightweight metal studwork and beading which is lined with 
plasterboard. Vertical hairline cracks have developed at the junction between solid masonry and the 
studwork, this is simply due to the different thermal expansion rates of the two materials.  
 
Recommendations:  
 
None.  
 

0507 

     

B6 Floors 
 
 
 

6.1 
 
6.2 
 
 
 
 
6.3 
 
 
 
6.4 
 
 
6.5 
 
 
6.6 
 
 
6.7 
 
 
 
 
 
6.8 
 
 
 

We have previously discussed the form of construction for both ground and 1st floors.  
 
Where visible beneath the ground-floor, both original and replacement joists remain in good fabric condition 
with no signs of moisture damage or rot. We can see the joists have been separated from contact with their 
supporting brickwork by cut pieces of bitumen felt, which is good. Photo 0524 shows original and new joists 
together.  
 
Some brick sleepers have been damaged in part, probably during the floor replacement works. No repairs are 
required as the compressive weight of the floor-structure will hold them in place. Notwithstanding, care should 
be taken to avoid knocking into them.  
 
The sub-floor void is adequately ventilated via several air-brick vents to front and side elevations, which is 
important to maintain. 
 
Above the floor, apart from a few loose floor-boards in the hall there are no concerns, floors remain level and 
there are no undulations or areas of unusual springiness underfoot.  
 
The Quarry tiled kitchen floor was laid 8 years ago and remains in good fabric condition with no stress 
cracking to grout. The tiles will be laid over a layer of ply or MDF.  
 
The assumed ground-bearing concrete slab to the vestibule remains level and sound. Unless the floor 
construction has been broken up and replaced at some point in the past it is unlikely to include a damp proof 
membrane (DPM) between the underside of the slab and the ground. Typically in old properties such as this 
the original slab was overlaid with clay Quarry or Minton tiles. The joints between tiles were filled with a lime 
based grout (which is 'breathable' and allowed any trapped moisture to escape as vapour).  
 
Our inspection of the 1st floor structure is obviously limited however apart from some loose floorboards on 
both sides of the fireplace in the master bedroom there are no issues to report. Floors are sound and 
generally level however there is a slight fall from right-to-left in the bathroom. The bathroom tiles remain well 
bonded.  

 
 

0522 0524 
0537 0541 

 
 
 

0540 
 
 
 

0419 
 
 
 
 
 

0506 

 

1 
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6.9 
 
 
 
6.10 

Recommendations: 
 
None in respect of works but it would be interesting if any paperwork could be unearthed relating to 
the reasons behind the ground-floor replacement works. The local authority Building Control may 
have a record of such. 
 
The slight fall across the 1st floor bathroom does not cause any concern.  
 

     

B7 
Chimney 
breast 
and flue 

7.1 
 
 
 
7.2 
 
 
 
 
7.3 
 
7.4 
 
 
7.5 
 
 

There are no issues to report with chimney-breast structures which remain vertically plumb and in good fabric 
condition. There is no sign of penetrating moisture through to plaster finishes (which can often pass through 
from the internal flue (due to evaporation).  
 
The only minor issue is debris fall-out from the flues, the two at 1st floor level are only capped with pieces of 
cardboard. Those at ground-floor are properly steel capped.  
 
Recommendations: 
 
Clients preference to cap the flues from above the fire-places.  
 
Going forward, the two reduced stacks will not be suitable to return into service with open-fires as 
there would be insufficient suction up the flue (this is why chimney-stacks are so tall).  
 
They may be suitable for use with wood burning stoves but will probably require new steel flue-liners 
(if not already done) plus suitable chimney-cowls. It is worth checking with the vendor if flue-liners 
are already in-situ? If she is unaware a simple smoke-bomb test can determine if liners are required. 
 

0493 0500 
 
 
 

0477 
 
 

 

     

B8 
Kitchen & 
Bathroom 

8.1 
 
8.2 
 
 
 
8.3 
 
 
 
 
 

The kitchen and bathroom installations are modern and in good working order.   
 
Hot water to all shower and tap outlets reaches sufficient temperature and pressure however due to the 
distance between the basement boiler and 1st floor taps and a lack of an in-line hot water storage cylinder 
there is a delay of around 25 seconds before hot water reaches the taps.  
 
All waste-pipes and the WC flushes were tested and remain water-tight.   
 
 
 
 
 

 
 
 

 
 
 
 
 
 
 
 
 

3B 

1 
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8.4 

Recommendations: 
 
Clients preference. In a two person household the lack of hot water storage could probably be 
tolerated however the client may wish to discuss alternative options with a mechanical hot 
water/heating engineer.  
 

     

B9 
Internal 
joinery 

9.1 
 
 
 
 
 
9.2 

Internal doors, frames, skirting's, banister and wood panelling etc remain in good fabric condition and are 
serviceable however doors are a little dated and do not hang properly or engage into lock rebates to some 
bedrooms.  
 
Recommendations: 
 
Clients preference.  
 

 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

1 

3B 
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C SERVICES 
 

Element   Comment Photo ref: Condition 

C1 
Electrical 

1.1 
 
1.2 
 
 
1.3 
 
 
 
1.4 
 
 
 
 
 
 
 
 
1.5 
 
 
 
1.6 
 
 
1.7 
 
 
 
 
 
1.8 

The incoming supply, meter and consumer unit are located in the vestibule cupboard.  
 
The vendor advises that they have not undertaken any electrical re-wiring or new circuit installation works 
since their occupation. We have not been issued with any test certification.  
 
We can tell from the type, condition and height of power sockets and switches that the property has been re-
wired at some point in the last 30 years however without certification we cannot advise when or to what 
extent.  
 
The fuse board is circa 30 years old, maybe older and is considered to be a fire-risk. They have been known 
to overheat and set fire to the wooden pattress behind, installing such today is strictly forbidden. Circuit fuses 
have built-in MCB's (circuit breakers) but the installation is not protected by RCD. The Residual Current 
Device is a protection device specifically designed to protect against the effects of electric shock. MCB's 
protect equipment against the effects of overload either by connecting an excessive load to the system or a 
failure causing an excessive fault current. The RCD operates by the detection of a small (residual) current 
being lost from the system through a high resistance (such as a person) to ground. The latest wiring 
guidelines require RCD protected consumer units to be installed on new installations.  
 
Also, circuits are not labelled so we cannot tell if the kitchen is wired off its own ring-main or is part of the 
general power ring. Designated kitchen ring-mains are preferred to prevent circuit overloading and tripping if 
several high-rated appliances are used simultaneously.  
 
Fire detection is likely to require upgrading for a mains hard-wired system and the smoke detector to the hall 
is missing, which is bad practice. 
 
We could not get the sump-pump in the basement inspection chamber to work, typically they are 
automatically controlled when water levels reach a certain point. As such we cannot say if it works or not. 
Being pragmatic there has been sufficient rainfall of late and the basement floor is suitably dry.  
 
Recommendations: 
 
Prior to proceeding the client should instruct his own electrical installation condition report by a 
NICEIC accredited electrician. The inspection should include fittings beneath the sub-floor void, some 
of which are a little dated. Also the sump-pump and local isolation switch should be tested. 
 
 
 

0517 0530 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

0543 0544 
 
 
 
 
 
 

0533 

 

3A 3B 
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C2  
Gas 

2.1 
 
 
 
 
2.2 
 
 
 
 
 
2.3 
 
 
 
2.4 
 
 
 
 
2.5 
 
 
 
2.6 
 
 

The property is served by gas, the incoming main and meter are in the vestibule cupboard. Copper supply-
pipes serve the gas-fired hob in the kitchen and the boiler which is in the basement. It is not obvious which 
route the pipe-work takes to either, pipes to the sub-floor void are not marked with yellow tape. The client 
should verify these pipes with the vendor/vendors installation engineer?  
 
The boiler is a Baxi Duo-Tec combi 40 HE, which is a modern condensing combi boiler (directly heats hot 
water and central heating). The boiler is rated 'A' in the efficiency rating bands ('A' is best and 'G' is least 
efficient). The vendor advises that the boiler was installed circa 9 years ago. We have not been issued with 
any commissioning, service or parts repair history.   
http://www.homeheatingguide.co.uk/efficiency-tables.php?model=015290 
 
Radiators throughout the property are modern and adequately secured back to walls.  
 
Recommendations: 
 
We have not been issued with any boiler commissioning, servicing and parts replacement history and 
the client should request such from the vendor as well as internal gas supply-pipe routes. 
Notwithstanding, this model of boiler is considered to be reliable and subject to proper maintenance 
we do not envisage the need for replacement in the short term due to breakdown.   
 
Whilst the boiler has a high 40kW output and thus probably correctly sized for this size of house (with 
two bathrooms) we have previously recommended discussing options for improving delivery of hot 
water supply and storage, especially if the household will contain more than two people.  
 
As a precaution the client should not power-up any gas fired appliances without prior instructing his  
own Gas Safety tests on the incoming main and each appliance.  

0518  

     

C3  
Water 

3.1 
 
 
3.2 
 
 
 
3.3 
 
 
 
 

The location of the buildings incoming main is beneath the lounge sub-floor. The main is a lead-pipe (as 
opposed to modern alkathene) http://www.unitedutilities.com/lead-pipes.aspx 
 
Internal supply pipe-work is copper and plastic as opposed to lead, which is good. The cold tap in the kitchen 
will be mains fed which means it is potable. We can see from the sub-floor void that some but not all supply 
pipe-work is insulated.  
 
We checked hot water supplies at each tap and the temperature is hot and pressure is good... but delayed. 
 
 
 
 

0534  
 
 

0523 0537 
 
 
 
 

 

1 

3B 

3B 

3B 
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3.4 
 
3.5 
 

Recommendations:    
 
Clients preference regarding upgrading the lead-pipe for modern alkathene. 
 
Clients preference regarding additional insulation to supply pipework. 
 

     

C4  
Below Gd 
drainage 

4.1 
 
 
 

TBC subject to Dynorod report. 
 
 

  
 
 
 

     

C5  
Flood 
Risk 

5.1 
 
 
 
 
 
 
5.2 
 

The property is listed on the Environment Agency website as being in a high-risk area for surface water 
flooding.   
https://flood-warning-information.service.gov.uk/long-term-flood-
risk/map?easting=331961&northing=399109&address=41065476&map=SurfaceWater 
 
Recommendations: 
    
We would recommend chatting to long standing (but impartial) neighbours to establish how valid this 
risk actually is?   
 

  
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

3B 

3B 
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D EXTERNAL GROUNDS  
 

Element   Comment Photo ref: Condition 

D1 
Hard 
standings 

1.1 
 
 
1.2 
 
 
1.3 
 
 
 
 
1.4 
 

There are no significant issues to report with the front entrance, side drive or rear pathways which are modern 
cast concrete and remain in good fabric condition.  
 
We have previously discussed the poor threshold detail in relation to its reduced height against the hard-
standings.   
 
The original brick and Yorkshire stone steps to the kitchen door remain in good fabric condition albeit mortar 
pointing is a little tired.    
 
Recommendations: 
 
None in respect of repairs and maintenance.  
 

0419 0433 
0435 0440 

 
 

     

D2 
Brick out 
buildings 

2.1 
 
 
 
 
 
2.2 
 
 
 

The garage is clad in corrugated asbestos cement sheet. The sheets have been painted and this has 
encapsulated the asbestos fibres, which is a good thing. In its current good condition the asbestos poses little 
risk to health, only when it is disturbed or broken into are harmful fibres released.  
 
Recommendations: 
 
In its current condition the asbestos sheets do not need to be removed or disturbed.  
http://www.hse.gov.uk/asbestos/essentials/cement.htm 
http://www.hse.gov.uk/pubns/guidance/a14.pdf 
   

0436 0437  

     

D3 
Boundary 
walls 

3.1 
 
3.2 
 
3.3 
 
 
 
 
3.4 
 
 

The front boundary wall, copings and gate-posts remain in good structural and fabric condition.  
 
The side boundary wall along the driveway is structurally sound but some spot re-pointing is now overdue.  
 
Likewise the rear garden walls however these repairs could be put-back as vegetation growth restricts 
access.  
 
Recommendations: 
 
No urgent repairs are required but an allowance should be set aside for spot re-pointing.  
 

 
 

0438 0439 
0441 

 

1 

2 

1 
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D4 
Misc. 

4.1 
 
 
 
 
 
 
4.2 
 
 
 
 
4.3 
 
 
 
4.4 
 
 
 
 
 
4.5 
 
 
 
 
4.6 
 
 
 
 
 
 
 
 

There is a mature tree to the front pavement which is around 20m from the front/side elevation corner (we are 
unable to identify the species). In addition we understand a similar sized tree has recently been cut down to 
the side pathway of the adjacent RHS property? There is also a mature but smaller tree to the rear garden, 
around 4m from the lean-to rear face, the vendor advises this is a Willow tree. For the clients information 
Willow trees are known to be high extractors of water from the soil. The attached link provides recommended 
safe planting distances. http://www.subsidencebureau.com/subsidence_trees.htm 
 
There are no signs of structural damage to the property as a consequence of close proximity of trees and the 
presence of a basement to the rear will ensure that the foundations are a little deeper than if without a 
basement - which is good as the deeper the better (beneath the water-table where roots dwell). We are also 
advised that recent repairs addressed root ingress problems to the buried drains on the front/side driveway. 
 
From a single inspection we would suggest that the property appears to be unaffected by the close proximity 
of the trees but they have been planted too close and judging by the crown branch spread we suspect roots 
will be in close proximity to the property foundations. 
 
For the clients benefit, the main issue with mature tree roots is not physical damage to foundations (which 
usually divert roots in a different direction) but rather the extraction of ground-water which can affect certain 
types of shrinkable clay soil. Also of course, roots can penetrate any fissures/faults in old drainage pipes.  
 
Recommendations: 
 
The client should seek the advice of a qualified Arboriculturist prior to proceeding with purchase as 
removal or even lopping might affect ground water equilibrium which can in turn affect certain types 
of clay soil and subsequently foundation integrity. On a positive note the due diligence undertaken 
before the adjacent mature tree was removed will be helpful to determine the soil classification.  
 
The following link is a good source of information: https://www.rhs.org.uk/advice/profile?PID=225 
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4.0 SUMMARY OF RECOMMENDATIONS (costs are to be used as a guide and are exclusive of VAT) 
  
Element   Description Repairs        

0 - 2 years 
Antic. repair 

2 - 5+ years 

Other items/ 
Investigations 

 

A1  
Chimney stack 

1 
 
 

Minor re-pointing to rear stack. This could be postponed but would 
make sense to include when the gable-end is re-pointed.  
 

Incl. 
 

Incl. 
 
 

 

A2  
Pitched roof 
coverings 
 

1 
 
 

2 
 
 
 

Clip displaced slate to the LHS pike-slope and secure/replace as 
required the small mitred cuts along the pike valley gutters.  
 
Scaffold hire 
 
Recommend: Rightchoice Roofing Tel: 0151 625 2601 
 

600.00 
 
 

400.00 
 
 
 

 
 
 
 
 

 
 
 
 
 

A3  
Sub roof 

1 Routinely monitor the felt back-lap and sealant to the bay flat-roof.  
 

- - - 

A4 
Flashings 

1 
 

Address minor issues when re-pointing works are undertaken.  
 
 

 
 

150.00 
 
 

 

A5 
External walls 

1 
 
 

2 
 
 
 
 

Rake-out and re-point the gable-end brickwork plus side face of 
outrigger.  
 
Scaffold hire 
 
Recommend: The bricklayer who re-pointed the rear elevation for the 
vendor. 

 
 
 
 
 
 
 
 

4,600.00 
 
 

1,200.00 
 
 
 
 

 

A7 
Windows 

1 
 
 

2 
 
 

Rake-out and re-point perished mortar to vertical junction with 
brickwork (rear elevation 1st floor window).  
 
Set aside a budget for replacing remaining wooden windows.  
 
Recommend: MD Joinery Ltd Tel: 01704 229 471 
 

 
 
 
 

100.00 
 
 

600.00 

 

A8 Doors 1 
 
 
 

Provisional sum to excavate and form a stairwell down to the 
basement threshold level.  
 

 
 
 

 2,500.00 
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Element   Description Repairs        
0 - 2 years 

Antic. repair 

2 - 5+ years 

Other items/ 
Investigations 

 

A10 
External joinery 

1 
 
 

2 

Decoration of high-level woodwork including scaffold access.  
Recommend: Dave Thelwell Painting & Decorating Ltd 0151 426 5744  
 
With scaffold in place an allowance should be included to inspect 
(and alter as required) the foot of the LHS bargeboard and capping, 
which are suspected to be the source of water-ingress to the master 
bedroom ceiling.  
 

 900.00  
 
 

700.00 

B7  
Chimney breast 
and flue 

1 
 

2 

Enquire with vendor if flues have previously been re-lined? 
 
Smoke-bomb tests if vendor is unsure.  
 

- - - 
 

125.00 
 

B8 Kitchen & 
Bathroom 

1 Consult a hot water & heating engineer to discuss alternative options 
for improved delivery of hot water to upper floor. 

- - - 

C1  
Electrical 

1 
 
 

2 
 

3 
 

Instruct electrical condition report and test by an NICEIC accredited 
electrician.  cost is for testing only 
 
Replace consumer unit with new RCD protected installation 
 
Install new hard-wired smoke detection system  
 
Recommended: Glyn Nuttall Electrical Ltd 0151 709 7709  
  

 
 
 
 
 
 
 
 

 180.00 
 
 

400.00 
 

1000.00 
 
 

C2  
Gas 

1 
 

2 
 
 
 
 

Request certification/service and repair history for boiler from vendor.  
 
The incoming main, boiler and any other appliances should be Gas 
Safety tested prior to use.  
 
Recommended: GasElec Ltd: Contact Ray Mors 07725 057525 
 

- 
 
 
 
 
 

- - 
 

125.00 
 

C3  
Water 

1 
 
 
 

If the client wished to upgrade to alkathene pipe he would be liable for 
replacement costs on his side of the boundary (United Utilities would 
cover the cost on the public side of the boundary). 
 
Recommended: Domestic Water Main Replacement Services Ltd:  
Contact Mick Barber 07970 875 458   www.newwatermains.co.uk 

- 
 
 
 

- 
 
 
 

1,200.00 
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Element   Description Repairs        
0 - 2 years 

Antic. repair 

2 - 5+ years 

Other items/ 
Investigations 

 

C4  
Below Gd 
drainage 
 

1 TBC subject to Dynorod report. 
 

   

C5  
Flood Risk 

1 Consult local neighbours to assess risk of surface water flooding.  - - - 

D3 
Boundary walls 

1 Include a sum for minor fabric repairs/re-pointing to side boundary wall.   350.00  

D4 
Misc 

1 Include a sum for consultancy with an Arboriculturist.  
 

Alistair McLeod 

T: 0845 463 4404 

F: 0845 463 4405  

E: alistair@landscapetreesecology.com 

W: www.landscapetreesecology.com 

 

  1,000.00 

   
Total sum excl. VAT   

 
1,000.00 

 

 
7,900.00 

 
7,230.00 

       
The above costs exclude client specific cosmetic works such as decoration (unless for maintenance purposes), floor coverings and fit-outs.  
Tanking of the part basement is also excluded. 
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WHEN TO DO THE WORK 
  
The condition prioritises the urgency of the repair, replacement work or further investigations. 
The following summary may help you decide when to do the work. 
  
Condition rating 2 - repairs should be done in due course or further investigations are required to 
establish cause. Exactly when will depend on the type of problem but it usually does not have to 
be done right away. Many repairs could wait weeks or months, giving you time to organise 
suitable reports and estimates. 
  
Condition rating 3 - repairs or test and inspections should be done as soon as possible.  For 
example, repairs to a badly leaking roof or a dangerous gas boiler need to be carried out within a 
matter of hours, while other less important critical repairs could wait for a few days. 
  
Note  
  
Although repairs of elements with a Condition rating 2 are not considered urgent, if they are not 
dealt with they may develop into more serious repairs.  
 
As a result, you should regularly check elements with a Condition rating 2 to make sure they are 
not getting any worse. 
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APPENDIX A 
PHOTOGRAPHS 

(via Dropbox link) 
 

 
 

 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 


