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{ǳǊǾŜȅƻǊΩǎ bŀƳŜ 
I R Johnson MRICS, Chartered Building Surveyor 
 
Inspection Date 
The property was inspected on Monday, 5 September 2022. 
 
Our Reference 
IRJ/AH/S1233/FBS 
 
Introduction to the Report 
Instructions received are to carry out a Full Building Survey of the property which were accepted and 
confirmed in my letter of the 2 September 2022. 
 
This service is delivered in accordance with Home Survey Standards (First Edition) RICS Professional 
Statement and is equivalent to a Level 3 building survey. 
 
The Royal Institution of Chartered Surveyors requires me to inform you that the report has been 
written for you to see and if you decide not to act on the advice in the report you do this at your own 
risk.  The report is also confidential to yourself and may not be reproduced or passed on without the 
written prior approval of both surveyor and yourself. 
 
Weather 
The weather at the time of the inspection was dry and bright following overnight rainfall. 
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1. INSPECTION GENERALLY 
 
1.1. The property was fully furnished at the time of inspection which has 

restricted examination. 
 
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 an asbestos inspection and falls outside 

The Control of Asbestos Regulations 2012. However, the report will 
highlight any suspected presence of asbestos-containing materials 
where possible. 

 
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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2. BRIEF HISTORY AND DESCRIPTION 
 
2.1. The property is the left side, end of terraced two-storey dwelling house 

built, according to the vendor, in the early 1900s, although the exact 
date of construction may be confirmed by examination of the Title 
Deeds. 
 

 
Photograph 1 

 
Photograph 2 

2.2. The property is of traditional construction comprising load bearing 
masonry walls supporting timber framed pitched roofs. 

 

2.3. The vendor has occupied the property for 9 years, undertaking 
significant repairs and refurbishment after purchasing it, including: 

 

¶ Stripping and re-covering of the roof 

¶ Repairs to barge board 

¶ Re-pointing gable wall 

¶ Replacement windows and front door 

¶ Lining of chimney  

¶ Insulation of loft 

¶ Installation of woodburning stove 
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¶ Upgrading electrical installation 

¶ Fitting of some electric heaters 

¶ Creation of opening between kitchen and dining area 

¶ Replacement hot water cylinder 

¶ Replacement kitchen and bathroom 
 

2.4. The accommodation briefly comprises:- 
 

Ground Floor 
 
Front entrance porch, hall with stairs to first-floor accommodation, 
front-left living room, rear living/kitchen with rear entrance door. 
 
First Floor 
 
Front-left bedroom, front-right bathroom, rear-left bedroom, rear-
right bedroom. 
 

2.5. The property occupies a gently sloping site with gardens to the front, 
side and rear. 

 
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. The main roof is of duo-pitched construction with ridge running 
parallel to the front elevation. 

 
3.1.3. The roof is covered with natural sandstone slates laid to diminishing 

courses and has mortar bedded and pointed angular stone ridges. 
 

3.1.4. There are isolated re-fixed slates evident and some broken slates, 
requiring replacement. 



 

IRJ/AH/S1233/FBS Page 5 of 57                             September 2022 

 
Photograph 3 

 
Photograph 4 

3.1.5. Pieces of lead have been slipped under some of the joints to prevent 
water penetration. 

 
3.1.6. There are three replacement Hardrow (concrete) slates to the front 

roof slope and ideally stone slates would have been fitted. 

 
Photograph 5 
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3.1.7. Mortar bedding and pointing to the ridges is in satisfactory condition, 
although some re-pointing has been undertaken since re-covering of 
the roof. 

 
3.1.8. There is mortar pointing between the underside of the ΧΦ ŎŀǇǇƛƴƎ ƻƴ 

the barge board and slates which is eroded, requiring replacement. 
 

3.1.9. There is undulation to the roof which is not unusual for a property of 
this age and type of construction and which I do not consider will 
become any worse. 

 
3.1.10. There is a single-storey bay window to the front with lead covered flat 

roof which is seen to be in reasonable condition.  There is minor 
damage where I suspect a roof slate has been dropped onto the roof 
during re-roofing. 

 

 
Photograph 6 

3.2. Chimney Stacks and Flashings 
 
3.2.1. There is a single stone-built chimney stack to the left-side gable which 

terminates in two clay pots. 
 

 
Photograph 7 
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Photograph 8 

3.2.2. There originally would have been four pots, but two have been 
removed and the flues capped off. 

 
3.2.3. There is no provision for ventilation of the redundant flues. 

 
3.2.4. The chimney stack has been re-pointed, the flaunchings replaced and 

is in satisfactory condition. 
 

3.2.5. There are lead flashings to the base of the stack which are in 
satisfactory condition. 

 

 
Photograph 9 

3.2.6. 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. 

 
3.2.7. To the front roof slope, there are two sheets of glass which are flashed 

with lead and crudely pointed with mortar.  Some re-pointing has been 
undertaken and I anticipate further re-pointing to be required in the 
future. 
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Photograph 10 

 
Photograph 11 

 
Photograph 12 

3.2.8. There is lead flashing to the front bay window which is in satisfactory 
condition. 
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3.2.9. A small section of lead tray with weep holes above has been fitted to 
one side of the flashing, indicative of previous water penetration and 
it is noted that similar detailing has been provided to the neighbouring 
properties. 

 

 
Photograph 13 

3.3. External Plumbing and Rainwater Goods 
 
3.3.1. The roof slopes discharge to eaves gutters, which are half-round, ogee 

profiled cast iron to the front, discharging into cast iron hoppers and 
downpipes and half-round, black, plastic gutters to the rear, 
discharging into cast iron hoppers and downpipes. 
 

3.3.2. The weather remained dry during the survey and therefore the 
rainwater goods were not seen under operational conditions. 
 

3.3.3. To the front, the rainwater downpipe is also the soil and vent stack, 
which is not ideal, indicating that rainwater is being discharged to the 
septic tank drainage system and which should be separated. 

 
3.3.4. To the rear, the rainwater downpipe discharges into the same gulley 

as the kitchen waste, again indicating that rainwater discharges 
through the septic tank. 

 
Photograph 14 
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3.3.5. The gutters to the front are supported on projecting stones and to the 
rear on galvanised steel rise and fall brackets. 

 
3.3.6. The rise and fall brackets are corroding and have been previously 

painted and will require re-decoration to pro-long their life. 
 

3.3.7. There is minor damage to a section of plastic guttering, but not to an 
extent whereby replacement is considered necessary. 

 

 
Photograph 15 

3.3.8. There is evidence of leaking joints to the cast iron gutters, however the 
weather remained dry during the survey and therefore the rainwater 
goods were not seen under operational conditions. 
 

 
Photograph 16 
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Photograph 17 

3.3.9. It is likely that gutter joints will require re-sealing. 
 

3.3.10. 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. 

 
3.3.11. There is a cast iron soil and vent stack to the front of the property 

which is shared with the attached property and, as previously 
mentioned, takes rainwater discharge from the roof. 

 
3.3.12. The stack has cast iron branch connections from the bathroom WC. 

 
3.3.13. The cast ironware is in need of re-decoration. 

 
3.3.14. There is a plastic hopper and downpipe adjacent to the soil and vent 

stack which takes discharge from the bathroom. 
 

3.3.15. The bathroom wastes are deteriorating and have limited life 
expectancy. 

 
Photograph 18 
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3.3.16. To the rear, there is a plastic waste pipe serving the kitchen which is in 
satisfactory condition. 

 
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.  However, there was no 
evidence to those parts readily visible that would indicate problems 
with the foundations, nor where there any above ground level defects 
that would normally have an adverse effect on the foundations. 

 
3.4.3. External walls are of solid stone masonry construction, approximately 

500mm thick. 
 

3.4.4. 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. 

 
3.4.5. The walls have been completely re-pointed with a cement-based 

mortar. 
 

3.4.6. Cement-based mortars are hard and impervious and can lead to or 
exacerbate dampness problems and erosion of stonework. 

 
3.4.7. There is no significant erosion of stonework as a result however I 

would recommend that you consider re-pointing the walls with 
traditional lime mortar as part of a programme of future repairs and 
upgrading. 

 
3.4.8. There are stone heads and cills to the window openings. 

 
3.4.9. Window reveals are mortar pointed and in satisfactory condition. 

 
3.4.10. To the front and rear entrance doors, there are stone heads and cills. 

 
3.4.11. The cill to the rear entrance door has fractured, although this is historic 

and there is no evidence of an ongoing problem. 
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Photograph 19 

3.4.12. Reveals are mortar pointed and when the front door was replaced, the 
framework is of a small section size and a resultant gap has been 
pointed with cement mortar and although is in satisfactory condition, 
is a different colour to the original mortar used. 
 

 
Photograph 20 

3.4.13. To the front-left first-floor, window opening in the gable there is a 
fractured cill but which is old standing. 
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Photograph 21 

3.4.14. A piece of lead has been slipped beneath the cill to prevent rainwater 
penetration into the fabric of the wall. 

 
3.4.15. To the bay window, there is some loose mortar pointing to the base of 

the wall which requires replacement. 
 

 
Photograph 22 

3.4.16. I would recommend that any future re-pointing is undertaken using a 
traditional lime mortar. 

 
3.4.17. There is minor cracking between the front entrance door head and cill 

of the window above but which is old standing and does not appear to 
be of an ongoing nature. 
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Photograph 23 

3.4.18. There is an air brick to the front elevation, providing sub-floor 
ventilation to the living room floor but no air bricks to the gable wall 
and therefore insulation is limited which increases the risk of fungal 
attack. 

 
3.4.19. When sighted through, the external walls were seen to be free from 

any significant bowing, bulging, although there is some distortion to 
the window openings in the rear left of the gable, but which appears 
to be an old standing problem, likely to be related to initial settlement 
and there is no evidence of any further problems since the wall was 
re-pointed. 

 
3.4.20. There will be no insulation within the external wall structure. 

 
3.5. External Joinery 
 
3.5.1. The windows, doors and external joinery were inspected from ground 

level and from within accessible windows. 
 

3.5.2. Our comments can only be of a general nature, as the presence or the 
extent of some defects can only be fully identified during the course of 
re-decoration, or following disruptive investigations. 

 
3.5.3. There is a timber barge board to the left-side gable fixed to projecting 

purlins, over which there are tongued and grooved sarking boards. 
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Photograph 24 

3.5.4. The timber is painted black and very difficult to examine. 
 

3.5.5. The barge board has been previously repaired at the time of re-roofing 
but is in need of further repair and re-decoration. 

 

 
Photograph 25 

3.5.6. To the top  of the barge board there is a timber cover lath fitted over 
the roof slates.  Mortar pointing has been provided between the lath 
and roof slates which is not standard practice and much of it has 
eroded. 
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Photograph 26 

 
Photograph 27 

3.5.7. The front entrance door is a composite door and frame with double-
glazed fan light. 

 
3.5.8. The rear entrance door is a 2-panelled PVCu door. 

 
3.5.9. Windows are vertically sliding double-glazed PVCu. 

 
3.5.10. The windows and front door have been installed during the time the 

vendor has owned the property. 
 

3.5.11. It is common for seals between the two panes of glass in a sealed 
double-glazing unit to break down, typically after about ten years.  
When this happens, condensation forms between the panes.  
Replacement of the sealed unit (but not always of the frame) is then 
necessary.  You should expect this to happen in due course. 
 

3.5.12. Legislation introduced in April 2002 requires all double-glazed 
windows and doors to have building regulations approval or be 
installed by a FENSA registered contractor. 
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3.5.13. Your legal adviser should confirm that any replacement windows and 
doors which may have been fitted since 2002 have the relevant 
accreditation. 

 
3.5.14. The windows and doors are in good condition. 

 
3.5.15. The bay window is of timber construction above the PVCu windows.  

The timber appears to be original and is in satisfactory condition. 
 

 
Photograph 28 

3.6. External Grounds and Boundaries 
 
3.6.1. The property occupies an elevated site above the public highway to 

the front. 
 

3.6.2. There is a stone-built retaining wall with gate piers for personnel and 
vehicular entrance purposes, both of which have metal gates and 
which are in satisfactory condition. 

 
3.6.3. Parking within the site is not practical given that the front boundary 

walls are at least 1-2m high and offer very limited visibility for egress 
onto the public highway. 

 
3.6.4. The piers to the personnel gate have been re-pointed. 

 
3.6.5. There are drain pipes to the base of the wall which will relieve any 

hydrostatic pressure. 
 

3.6.6. There has been slight outward movement of the wall evidenced by a 
vertical crack between the gate piers and retaining walls running 
perpendicular to the front boundary. 
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Photograph 29 

3.6.7. To the personnel gate pier, the crack has been re-pointed and not re-
opened. 
 

 
Photograph 30 

3.6.8. To the vehicular entrance gate pier, there has been no re-pointing 
undertaken for a considerable time. 

 
3.6.9. There are retaining walls to the left and right side of the front garden, 

which are in satisfactory condition. 
 

3.6.10. There are stone steps leading up to a stone flagged path which runs 
the length of the terrace. 
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Photograph 31 

3.6.11. The steps are in satisfactory condition. 
 

3.6.12. There is a metal handrail to one side of the steps, which is in 
satisfactory condition. 

 
3.6.13. The stone flagged path is in reasonably good condition for its age, but 

suffering some minor lamination to isolated areas. 
 

 
Photograph 32 

3.6.14. There are stone steps leading up to the front entrance door which are 
in good condition. 
 

3.6.15. There is a cast insitu concrete apron just inside the vehicular entrance 
gates which has suffered minor cracking. 
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Photograph 33 

3.6.16. To the left side and rear, there are stone-built boundary walls. 
 

3.6.17. There is erosion of mortar pointing to the walls and copings which 
should be programmed for re-pointing as part of ongoing maintenance 
and repairs. 

 
Photograph 34 

 
Photograph 35 



 

IRJ/AH/S1233/FBS Page 22 of 57                             September 2022 

3.6.18. There has been a gate leading from the rear left into the adjacent field, 
the timber post still remaining within the wall. 
 

 
Photograph 36 

 
Photograph 37 

3.6.19. The left-side boundary wall leans out of plumb, particularly to the front 
corner and will require partial re-building at some time in the future. 

 
Photograph 38 
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Photograph 39 

3.6.20. The ownership of the boundaries should be ascertained in order that 
repairing liabilities are known. 

 
3.6.21. There is a concrete flagged path leading from the vehicular front 

entrance gates to the rear of the property and which is in satisfactory 
condition. 

 
3.6.22. There is a natural stone flagged terrace and path across the rear of the 

property which has some eroded mortar joints, requiring re-pointing. 
 

 
Photograph 40 
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Photograph 41 

3.6.23. There is a timber vertical boarded fence and gate between the left-
side boundary and house. 
 

 
Photograph 42 

3.6.24. The gate post to which the gate closes has decayed and is wobbly, 
requiring replacement. 

 
3.6.25. There are two woven lap fence panels to the rear left of the garden 

which are in satisfactory condition. 
 

Internal 
 
3.7. Roof Void 
 
3.7.1. Access is gained to the roof void via a small hatch located within the 

ceiling above the staircase. 
 

3.7.2. The inspection has been limited to a head and shoulders inspection 
due to the amount of insulation fitted between and over the ceiling 
joists. 
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3.7.3. The roof structure is traditional, comprising two principal trusses 
supporting three rows of purlins to each roof slope, in turn supporting 
common rafters. 

 

 
Photograph 43 

 
Photograph 44 

3.7.4. The roof structure, where visible, was seen to be in satisfactory 
condition, with no evidence of any active woodworm infestation. 
 

3.7.5. Where the rafter feet are built into the wall or are not visible, although 
unlikely, there is the possibility of decay or woodworm infestation. 

 

3.7.6. There is a vapour permeable roofing underfelt draped over the rafters. 
 

3.7.7. Underfelts provide a secondary barrier to water penetration. 
 

3.7.8. There are remnants of previous bitumen felt which have been fixed to 
the underside and some areas where there may have previously water 
penetration prior to the roof being stripped and re-covered. 
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Photograph 45 

3.7.9. There are plastic trays noted at eaves level, installed at the time of re-
roofing. 
 

3.7.10. The loft access hatch is insulated but there are no draught seals and 
ideally these would be fitted. 

 
3.7.11. There is approximately 300mm thickness of insulation quilt laid 

between and over the ceiling joists which is to a good standard. 
 

3.7.12. There is a light shaft from the glass slates to Perspex glazing in the 
landing ceiling.  The shaft is constructed with timber framing and has 
a lath and plaster lining. 

 

 
Photograph 46 

3.8. Ceilings 
 
3.8.1. To the rear bedrooms, there are original lath and plaster ceilings and 

elsewhere, ceilings have been replaced with plasterboard and skim. 
 

3.8.2. The lath and plaster ceilings are showing general signs of cracking and 
undulation, typical for this type of ceiling. 
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Photograph 47 

3.8.3. Lath and plaster ceilings deteriorate over time due to corrosion of the 
nail fixings holding the laths to the joists and plaster becoming de-
bonded from the laths.  It is almost inevitable that replacement or 
overboarding of the ceilings will be necessary in the future.  

 
3.8.4. There is a textured coating to many of the ceilings. 

 
3.8.5. Textured coatings (Artex) can contain traces of asbestos and as such, 

appropriate measures should be taken when working with or 
removing such coatings. 

 
3.8.6. There is staining to the bay window ceiling as a result of previous water 

penetration, which I anticipate has been remedied by the works above 
the flashing, as noted externally. 

 
3.8.7. First-floor ceiling joists could not be inspected due to the insulation, 

however I would be surprised if there was any woodworm infestation, 
given that there was no woodworm noted to the roof timbers above. 

 
3.9. Walls 
 
3.9.1. Internal separating walls are solid masonry to the ground-floor 

accommodation and to the first-floor accommodation a mixture of 
solid masonry and timber stud partitions. 
 

3.9.2. The internal surface of the external walls and internal solid walls are 
directly plastered. 

 
3.9.3. The left-side gable wall has been dry lined at both ground and first-

floor level. 
 

3.9.4. It is unlikely that the dry lining will be insulated. 
 

3.9.5. Within the front bedroom, there is hairline cracking to the front wall, 
although this is of a very minor nature and the plaster was noted to be 
loose. 
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Photograph 48 

 
Photograph 49 

 
Photograph 50 

3.9.6. When tapped, there are isolated areas of hollow (loose) plaster noted 
to the directly plastered walls and it is inevitable that at some time in 
the future, repairs will be necessary. 
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3.9.7. There is no visible dampness noted to the walls although when tests 
were undertaken to skirtings and door linings fixed to the walls on a 
random basis using an electronic moisture, higher readings were 
recorded to some areas, in particular to the rear kitchen entrance door 
reveal. 

 
3.9.8. Problems of dampness within properties of this type are difficult to 

fully eradicate, but can be reasonably well controlled by the use of 
vapour permeable materials such as lime mortars and plasters and 
ensuring adequate heating and ventilation. 

 
3.9.9. However, some mortgage lenders may insist that damp-proofing 

remedial works are carried out for lending purposes, although in 
recent years an element of dampness in old properties has become 
more acceptable. 

 
3.9.10. There will be internal timber backing lintels to the heads over window 

and door openings.  The condition of these cannot be confirmed 
without exploratory work.  Given the age of the property there is a risk 
that there may be woodworm infestation or decay to the backing 
lintels, however there is no evidence to suggest that any of these had 
failed. 

 
3.9.11. The external pointing is not vapour permeable but there is no smell of 

dampness and I do not consider that remedial works are essential. 
 

3.9.12. There is distortion of the door opening into the rear bedrooms as a 
result of deflection of the floor onto which the partitions are 
constructed, but this does not appear to be an ongoing problem. 

 
3.9.13. Fireplaces in the left-side bedrooms have been infilled behind the dry 

lining and there has been no provision made to ventilate the 
redundant flues.  This can cause dampness but which will not affect 
the internal surface of the wall due to the dry lining. 

 
3.10. Floors 
 
3.10.1. First floors are suspended timber with carpet coverings throughout 

the bedrooms and landing and laminate to the bathroom. 
 
3.10.2. The coverings have prevented examination of the floorboards, but 

where possible to inspect within the cylinder cupboard and where 
carpets could be peeled back in the corner of the front bedroom, 
original softwood tongued and grooved boards were noted. 

 
3.10.3. There is slight springiness to the front bedroom floor which will be a 

result of slightly undersized joists but which will not become 
significantly worse. 

 
3.10.4. The floor slopes down slightly towards the left side of the property. 

 
3.10.5. There are some loose boards on the landing where these will have 

been lifted for service installations. 
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3.10.6. Given the age of the property, it is almost inevitable that there could 
be some decay and woodworm infestation to floor timbers but there 
is no evidence to suggest that there are any significant problems at 
present. 

 
3.10.7. Ground floors are solid to the front entrance lobby, hall, kitchen and 

dining area and suspended timber to the living room. 
 

3.10.8. There is some springiness to the front-left corner of the living room 
which may be due to decay or woodworm infestation and I would 
recommend and underfloor inspection. 

 
3.10.9. There are original tiles to the entrance lobby and hall. 

 
3.10.10. There is cracking of the tiles in the hall to the living room door 

threshold which is old standing. 
 

 
Photograph 51 

3.10.11. To the rear of the hall there are quarry tiles which extend into the 
rearmost understairs cupboard. 
 

 
Photograph 52 


