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Introduction to the Report 
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The weather at the time of the inspection was heavy rainfall.
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1. INSPECTION GENERALLY 
 
1.1. Although vacant, there are fitted floor coverings, kitchen and 

bathroom fittings within the property which have restricted access to 
examine certain elements of the building. 

 
1.2. I would refer you to the limits of my inspection as outlined in the 

Survey Conditions of Engagement, in that no exploratory work has 
been conducted and that the inspection is not intended to be a 
Schedule of Condition itemising minor defects. There will be items of 
normal routine maintenance that will not be covered.  

 
1.3. Whilst endeavours have been made to determine the condition of all 

concealed areas, the comments in the report can only be conclusive 
for those areas inspected. Unseen areas will not be inspected, and no 
destructive testing, x-rays or thermal images are carried out. 

 
1.4. The service does not include a specific asbestos survey and falls 

outside The Control of Asbestos Regulations 2012. However, where the 
surveyor suspects the presence of asbestos-containing materials this 
will be noted for your information. If asbestos is highlighted then it is 
possible that there may be further occurrences in the property and 
you should discuss the need for a management or 
refurbishment/demolition asbestos survey with the surveyor.  

 
1.5. The photographs included in the report sometimes do not clearly 

indicate the defect e.g. where cracking is only slight.  In these 
instances, the photographs are included to indicate the area of 
damage rather than the actual damage in question. 

 
1.6. For ease of identification all descriptions given in the report will be as 

though facing the front of the property, with rear left and right being 
described accordingly. 

 
1.7. Where the expressions immediate, short term, medium term, long 

term, and very long term are used they generally mean the following: 
 

Immediate Within 1 year 

Short term Within the next 1 to 3 years 

Medium term Within the next 4 to 10 years 

Long term Within 11 to 20 years 

Very long term Over 20 years 

 
1.8. Where relating to structural damage and cracking width the 

expressions negligible, very slight, slight, moderate, severe, and very 
severe are used they generally mean the following: 

 

Category 0 Negligible/Hairline < 0.1mm 

Category 1 Fine 0.1mm - 1mm 

Category 2 Slight > 1mm but < 5mm 

Category 3 Moderate > 5mm but < 15mm 

Category 4 Severe > 15mm but < 25mm 

Category 5 Very severe > 25mm 
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1.9. In addition to the contract of this report we have included a number 

of appendices listed below: 
 
Appendix A ς Environment and Health Hazards 
Appendix B ς What To Do Next 
Appendix C ς Glossary of Building Terms 
Appendix D ς Maintenance Tips 

 
These appendices should be read in conjunction with the main body 
of the report.  
 

2. BRIEF HISTORY AND DESCRIPTION 
 
2.1. The property is the right side of a pair of semi-detached dwellings built, 

at least, 200-250 years ago although the exact date of construction 
may be confirmed by examination of the Title Deeds. 
 

2.2. The vendor purchased the property in 2004 and since then has 
undertaken full refurbishment of the original part and in 2007, added 
a two-storey extension to the side and single-storey extension to the 
rear together with a conservatory. 

 
   Photograph 1 

 
   Photograph 2 
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2.3. The habitable accommodation has been extended into an outbuilding 
to the rear. 

 
2.4. The property has had an entrance porch added to the front by previous 

owners.   I anticipate the porch to have been built at least 60 years 
ago.  

 

 
   Photograph 3 

2.5. Planning permission and building regulations approval would have 
been required for the extensions and planning permission potentially 
required for the conservatory, the documentation for which should be 
obtained by your legal adviser. 

 
2.6. The property is of traditional construction comprising load bearing 

masonry walls supporting timber framed pitched roofs. 
 
2.7. The accommodation briefly comprises:- 

 
Ground Floor 
 
Front entrance porch leading to entrance hall with stairs to the first 
floor, access to the right-side kitchen/diner with access to rear 
conservatory, left living room leading to rear-left extension currently 
housing a hot tub with access to the rear conservatory. The 
conservatory leads to the rear left utility area, in turn leading to the 
ground floor WC. 
 
First Floor 
 
Landing giving access to far-front left bedroom, rear-left bathroom, 
front middle bedroom, front-right bedroom with en-suite bathroom 
and rear-right bedroom with en-suite bathroom. 
 

2.8. The property occupies a gently sloping site, set down from the 
roadside and with a sloping garden to the rear. 
 

2.9. There are gardens to the front and rear and a single storey, detached 
garage/outbuilding to the right of the site. 
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2.10. To the front, there is a gated access onto the driveway of the left-side 
attached property. 

 
2.11. Your legal adviser should confirm what rights of way there may be. 
 
2.12. The property is located within the Yorkshire Dales National Park, the 

implications of which should be confirmed by your legal adviser. 
 

3. EXAMINATION 
 
External 
 
3.1. Roofs 
 
3.1.1. The roofs have been viewed from ground level with the aid of a pair of 

binoculars where appropriate. 
 

3.1.2. Examination of the main, two-storey, rear slope over the original part 
of the property was slightly restricted due to a lack of vantage point.  
 

3.1.3. The roofs over the original two storey part of the property, right-side 
two-storey extension and front entrance porch are of duo-pitched 
construction with ridges running parallel and perpendicular to the 
front elevation. 

 

 
   Photograph 4 
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   Photograph 5 

 
   Photograph 6 

3.1.4. Roofs to the single-storey rear offshoots are of mono-pitched 
construction. 
 

 
   Photograph 7 
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   Photograph 8 

3.1.5. The roofs are covered with natural stone slates with the exception of 
the rear right offshoot which is covered with Hardrow (concrete) 
slates. 
 

3.1.6. Hardrow slates have a life expectancy of approximately 60 years and I 
anticipate the roof to be in the region of 30 years old. 

 
3.1.7. The front porch and main two-storey roofs have stone ridges and the 

two-storey extension has concrete ridges. 
 

3.1.8. The main roof over the two-storey part of the property has been 
stripped and re-covered, at least 60 years ago.  

 
3.1.9. There are several cracked slates noted to the roof which should be 

replaced. 
 

 
   Photograph 9 

3.1.10. There is undulation noted to the roof slopes which is not unusual for a 
property of this age with this type of roof covering and is unlikely to 
become significantly worse. 
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   Photograph 10 

3.1.11. There is moss growth to the roof coverings which should be cleaned 
off as part of routine maintenance. 

 
3.1.12. Mortar pointing to the ridges is loose, eroded and missing in places.  

The ridges should be lifted, re-bedded and re-pointed. 

 
   Photograph 11 

 
   Photograph 12 
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3.1.13. The rear-left, single-storey roof incorporates a vapour permeable 
roofing underfelt which is visible at eaves level.  Polyethylene strips 
have been installed beneath the underfelt at eaves level which are 
draped into the gutters. 

 
3.1.14. The rear-left single-storey roof appears to incorporate several types of 

underfelt, including a vapour permeable, reinforced plastic and 
bitumen underfelt which are visible at eaves level.  

 

 
   Photograph 13 

3.1.15. The roof has been partially re-covered at differing times. 
 

3.1.16. There are plastic eaves trays visible at eaves level which are installed 
incorrectly, over the underfelt rather than beneath and require re-
fitting.  

 

 
   Photograph 14 

3.1.17. Underfelts to the two storey and front porch roofs are visible at eaves 
level.  

 
3.1.18. Underfelts to the original main two storey roof and porch are decayed. 

The two-storey roof underfelts are not draped into the gutters and 
there are no rainwater goods installed to the porch. 
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   Photograph 15 

3.1.19. Should any rainwater penetrate the roof coverings there is a risk of 
rainwater running down the face of the external walls.   

 
3.1.20. Traditional detailing would be to sandwich the underfelt between the 

eaves slates.  
 

3.1.21. Consideration should be given to the installation of plastic eaves trays 
which would require lifting and re-laying of the eaves slates or 
alternatively, the underfelt could be sandwiched between the eaves 
slates as per traditional detailing. 

 
3.1.22. Verges to the front porch are mortar pointed to the underside of the 

roof slates.  The mortar is missing in places and the verge should be re-
pointed as necessary.  

 

 
   Photograph 16 

3.1.23. Verges to the two-storey extension and left and right of the offshoot 
roofs are mortar pointed to the underside of the slates/tiles and are in 
satisfactory condition.  
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3.1.24. The left verge of the rear right offshoot is mortar pointed, with lead 
flashings beneath lapped onto the conservatory roof and seen to be in 
satisfactory condition.  

 

 
   Photograph 17 

3.1.25. The right-side gable of the main original two-storey part of the 
property has been rendered up to the underside of the slates and 
leadwork has been lapped beneath the slates onto the render. The 
leadwork will be commented upon later within the report.  
 

 
   Photograph 18 

3.1.26. The render appears to be in satisfactory condition.  
 

3.1.27. The left-side verge of the main original two-storey part of the property 
is mortar pointed to the underside of the slates and which is in 
satisfactory condition.  

 
3.1.28. The slates do not project beyond the face of the gable by more than 

25mm and therefore the area will be more susceptible to water 
ingress.  
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   Photograph 19 

 
   Photograph 20 

3.1.29. Ideally slates would be re-laid to project a minimum of 50mm beyond 
the face of the gable.  

 
3.1.30. There are roof windows to the rear-left single-storey roof which 

appear to be in satisfactory condition however there is vegetation 
growth to the flashings which will increase the risk of water ingress 
and should be removed. 
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   Photograph 21 

 
   Photograph 22 

3.1.31. The conservatory roof is of PVCu construction with double-glazed 
units.  There is moss growth to the glazing and a significant build-up of 
vegetation to the gutters resulting in water ingress.  The gutters should 
be cleared.  
 

 
   Photograph 23 
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3.2. Chimney Stacks and Flashings 
 
3.2.1. There is a single, stone-built chimney stack serving the property which 

is located to the left-side gable wall, situated over the ridge line, and 
terminates with a single clay pot.  The pot has a metal cowl and serves 
the front-left living room stove. 
 

 
   Photograph 24 

3.2.2. Where visible, the pot and mortar flaunching to the base of the pot are 
seen to be in satisfactory condition. 
 

3.2.3. The stack is of stone construction with a stone slate beneath the upper 
course of stonework. The slate is angled to facilitate water to run off.  

 
3.2.4. The stack has been re-pointed using a cement-based mortar. 

 
3.2.5. Cement-based mortars are hard and impervious and can exacerbate 

the erosion of stonework. 
 

3.2.6. There is no significant erosion of the stonework at present however 
this can take decades to occur and I recommend that any future re-
pointing is undertaken using a traditional lime mortar. 

 
3.2.7. Old chimney stacks can suffer extensive erosion from the flues which 

is not visible externally and potential re-building cannot be ruled out 
in the future. 

 
3.2.8. To the base of the stack there are traditional lead flashings. There are 

gaps to the rear flashing which should be made good and ideally the 
flashings would be replaced with correct sized leadwork. 
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   Photograph 25 

3.2.9. There is a metal flue penetrating the rear roof slope of the right-side 
two-storey extension.   The flue serves the AGA in the kitchen which I 
am advised is not used. 

 

 
   Photograph 26 

3.2.10. The flashing to the base of the flue is covered with vegetation growth 
and was not clearly visible due to a lack of vantage point. 
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   Photograph 27 

3.2.11. The flue is in poor condition and requires replacement.  If the AGA is 
not to be re-commissioned, the flue should be removed and the roof 
made good.   

 
3.2.12. At the abutment of the rear single-storey roofs with the two-storey 

parts of the property, there are traditional lead flashings. 
 

3.2.13. Repairs have been undertaken to the flashings at the abutment of the 
rear-right roof. 

 

 
   Photograph 28 
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   Photograph 29 

3.2.14. I anticipate that the flashings were originally installed in lengths 
exceeding 1.5m which reduces the life expectancy of the lead and 
makes it susceptible to splitting. 

 
3.2.15. A length of lead has come loose and should be replaced.   

 

 
   Photograph 30 

3.2.16. There is a gap to the flashings beneath the rear-left bathroom window.  
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   Photograph 31 

3.2.17. The height of the flashing upstand beneath the window is below the 
recommended minimum height which increases the risk of water 
penetration.  Unfortunately, this cannot be resolved without 
alterations to the window opening or offshoot roof.  

 
3.2.18. The detailing of flashings around the conservatory roof and beneath 

the rear landing window cill are to a poor standard and is reliant in part 
upon flexible sealant.  

 

 
   Photograph 32 

3.2.19. To the left and right sides of the conservatory roof, flashings are seen 
to be in satisfactory condition.  

 
3.2.20. At the abutment of the two-storey extension with the original right-

side gable, there are traditional lead soakers and flashings which have 
been partially rendered over.  This has obstructed examination. 

 
3.2.21. Where visible, the flashings are seen to be in satisfactory condition. 
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3.2.22. Leadwork has been installed to the underside of the slates on the right-
side gable of the original main roof.  The leadwork laps over the 
rendered finish and will reduce the risk of water penetration.  
Generally, the leadwork is in satisfactory condition however a section 
to the apex has come loose and should be replaced/re-fitted. 

 

 
   Photograph 33 

3.2.23. Lead flashings are provided over the right-side bedroom window 
openings and are in satisfactory condition. 
 

 
   Photograph 34 

3.2.24. At the abutment of the front porch with the front elevation, there are 
traditional lead soakers and flashings.  Mortar pointing to the flashings 
is coming loose and requires replacement.  The leadwork is coated 
with algae which should be cleaned off. 
 

3.2.25. There is water ingress noted internally to this area due to the defective 
flashings.  
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   Photograph 35 

3.2.26. To the left gable wall of the main original part of the property, there 
are lead flashings at the abutment of the left-side neighbouring 
propertȅΩǎ roof. 

 
3.2.27. The flashings do not appear to continue the full length of the roof 

around the chimney stack of the neighbouring property. 
 

 
   Photograph 36 
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   Photograph 37 

3.2.28. Water ingress to this area will result in water ingress to Gearstones 
Farmhouse.  

 
3.2.29. An overhaul should be undertaken, to repair/replace flashings to the 

rear-left offshoot and conservatory roofs, provide an additional length 
of lead to the missing area beneath the rear-left bedroom window, re-
fix the missing section to the right gable apex, re-point the porch 
flashings and clean off algae. 

 
3.3. Rainwater Goods 
 
3.3.1. The roof slopes discharge to eaves gutters which are half-round, cast 

iron fixed on traditional brackets to the original main two storey roof, 
discharging to a cast iron hopper and downpipe to the front elevation 
and cast iron downpipe to the rear. 
 

3.3.2. The lower section of the front cast iron downpipe has been replaced 
with plastic. 

 
3.3.3. Gutters serving the right-side two-storey extension and rear-left single 

offshoot roof are half-round, black plastic discharging to round, black 
plastic downpipes. 

 
3.3.4. Gutters serving the rear right offshoot roof are half-round, black 

plastic discharging to a plastic hopper and downpipe.  
 

3.3.5. The conservatory roof discharges to white plastic, eaves gutters which 
discharge to a round, white plastic downpipe. 

 
3.3.6. Inadequate disposal of rainwater can cause serious defects within a 

building, including damp, timber decay and structural movement.  It is 
therefore important that rainwater goods are kept in a well-
maintained condition.  In particular, it is recommended that gutters 
are kept clear and cleaned of any leaves, silt and rubbish on a regular 
basis.  In addition, joints and brackets should be checked periodically. 
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3.3.7. There is vegetation growth to the gutters of the two-storey extension, 
rear conservatory and rear, single-storey roofs which should be 
cleared.  

 
3.3.8. The vegetation build-up to the rear single-storey roofs is to an extent 

whereby it is causing water ingress internally to the conservatory and 
has caused the gutters to sag.  

 

 
   Photograph 38 

 
   Photograph 39 

3.3.9. Once vegetation is removed, I anticipate that these gutters will require 
replacement. 

 
3.3.10. There is a leak to the downpipe serving the rear-left single-storey roof 

resulting in water staining to the wall.  The downpipe should be 
repaired. 
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   Photograph 40 

3.3.11. There are leaks noted to the cast iron gutters which should be 
repaired/replaced.  
 

 
   Photograph 41 

3.3.12. There are no rainwater goods to the front porch.  I recommend that 
rainwater goods are installed with downpipes connected to either the 
below ground drainage system, an appropriately designed soakaway 
or at least 1.5m away from the property. 

 
3.4. External Walls 
 
3.4.1. Our inspection of the external surfaces of the main walls was made 

from ground level and from within readily accessible windows. 
 

3.4.2. The foundations to the property have not been exposed; therefore you 
must accept the risk of unseen defects.   

 
3.4.3. External walls to the original part of the property are of solid stone 

construction.  
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3.4.4. Walls to the rear left offshoot appear to be of solid stone construction 
although parts may be of cavity construction where alterations have 
been undertaken. 

 
3.4.5. The walls will comprise two leafs of stone masonry with a mortar and 

rubble filled heart, built off footing stones at relatively shallow depth.  
Consequently, these types of wall are more prone to changes in the 
below ground conditions leading to problems of 
settlement/subsidence. 

 
3.4.6. Walls to the extended parts of the property including the front porch, 

right-side two-storey extension, rear right single-storey extension and 
lower walls of the conservatory are of cavity construction. 

 
3.4.7. Cavity construction comprises outer and inner brick, stone or concrete 

block skins with a space in between.  The two skins should be 
connected at intervals with metal wall ties.  In recent years properties 
in many areas of the country have suffered from rusting of these metal 
ties.  Deterioration of the wall ties will almost undoubtedly have taken 
place to some degree and will of course continue.   

 
3.4.8. In general, all cavity walls built before 1983 and some of later 

construction will be at risk before the end of their lives.  Symptoms of 
tie failure and remedies depend on the age of the property, the type 
of tie used and the degree of rusting which has taken place.  The 
effects of tie failure may, but not necessarily, result initially in 
horizontal cracking along the mortar joints followed in extreme cases 
by bulges in the walls and eventual collapse. 

 
3.4.9. There are no outward and visible signs of corrosion of the wall ties at 

present but this is a progressive condition.  You must accept the 
possibility of having to replace rusted wall ties as part of your long-
term routine maintenance. 

 
3.4.10. To the base of the porch, two-storey extension and left single-storey 

extension walls, there are polyethylene damp-proof courses visible. 
 

3.4.11. Ground levels are the same as the damp-proof course to some areas 
which will increase the risk of penetrating damp however this is 
unusual in properties of cavity construction unless the cavities are 
bridged. 

 
3.4.12. Ground levels to the front elevation are above the internal finished 

floor level and will be a source of penetrating dampness.  
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   Photograph 42 

 
   Photograph 43 

3.4.13. The cavity walls should incorporate insulation to building regulations 
standards at the time of construction. 

 
3.4.14. To the front elevation, there are stone heads, cills and jambs to 

window openings and a stone head to the front entrance door.  
 

3.4.15. There are stone heads and cills to the openings elsewhere.   
 

3.4.16. There is a steel supporting lintel visible over the right-side ground floor 
French door opening which is corroded and should be re-decorated.   

 
3.4.17. The corrosion will not affect the structural integrity of the steelwork at 

present.  
 

3.4.18. The front entrance door and windows to the front elevation of the 
original part of the property have been installed to a poor standard.   

 
3.4.19. There are gaps to the frames of the ground floor windows which will 

allow water ingress. 
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   Photograph 44 

 
   Photograph 45 

3.4.20. An original window opening to the front elevation has been built in 
and the stone head, cill and jambs remain. The infill section of wall is 
of reduced thickness.  
 

 
   Photograph 46 
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3.4.21. An original door opening to the right offshoot has been built in to form 
a window opening.  
 

 
   Photograph 47 

3.4.22. The left-side, front entrance porch window is of timber construction 
with single glazing and is in poor condition which will allow water 
ingress. 
 

3.4.23. The head of the front-left living room window opening is laminating 
and will require replacement as part of future repairs. 
 

 
   Photograph 48 

3.4.24. The cill to the window has been extended in length. There are gaps 
around the frame which will allow water ingress and should be pointed 
up. 

 
3.4.25. The cill to the rear-right bedroom window opening does not extend 

the full width of the aperture and will be a source of water ingress. 
 

3.4.26. There are gaps to the masonry surrounding drainage pipework to the 
left wall of the rear-left extension which should be made good.  
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   Photograph 49 

 
   Photograph 50 

3.4.27. There is extensive staining to the external walls due to leaking from 
rainwater goods which will contribute to internal dampness.  
 

 
   Photograph 51 
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   Photograph 52 

3.4.28. Mortar pointing at ground level to the rear elevation is eroded as a 
result of the leaking gutters to these areas. 

 
3.4.29. There is significant staining to the front elevation and front windows 

which I anticipate to be a result of previous leaks/blockages to the 
rainwater goods.  

 

 
   Photograph 53 
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   Photograph 54 

3.4.30. The property is in a very exposed location and will therefore be subject 
to driving rainfall, particularly to the front elevation.  

 
3.4.31. There is a polyethylene damp-proof course visible to the front-left 

living room window head and the stonework appears to have been re-
built, likely at the time of refurbishment post 2004. 

 
3.4.32. To the front elevation of the original part of the property, there are 

two cast iron pattress plates, the right-side plate is visible from within 
the front entrance porch.  

 

 
   Photograph 55 
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   Photograph 56 

3.4.33. The pattress plates have been installed to provide restraint to the 
external walls, due to structural movement.  

 
3.4.34. There is a corresponding plate to the rear which is visible within the 

conservatory and the tie bar is also visible running through the 
entrance hallway.  

 

 
   Photograph 57 

3.4.35. There is no corresponding tie bar or rear plate visible to the left-side 
plate, it is possible that the plate and tie bar are concealed or have 
been removed.  

 
3.4.36. There is bulging to stonework noted to the front elevation and 

surrounding the area of the steel plate.  There is cracking noted to 
mortar particularly to the upper front window openings. 

 


