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Inspection Date 
The property was inspected on  
 
Our Reference 
IRJ/AH/S1551/L2 
 
Introduction to the Report 
Instructions received are to carry out an RICS Level 2 Building Survey of the property which were 
accepted and confirmed in my letter of the  
 
This service is delivered in accordance with Home Survey Standards (First Edition) RICS Professional 
Statement and is equivalent to a Level 2 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 overcast with rain. 
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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 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 aŀǘǘŜǊǎ ŦƻǊ [ŜƎŀƭ !ŘǾƛǎŜǊΩǎ !ǘǘŜƴǘƛƻƴ 
Appendix B ς Environment and Health Hazards 
Appendix C ς What To Do Next 
Appendix D ς Glossary of Building Terms 
Appendix E 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 a detached, two-storey dwelling house built as part of 

a small mews development in 1985. 
 

2.2. The vendors have occupied the property for approximately 9 years, 
undertaking various improvements and refurbishment, including 
replacement of the kitchen and bathroom fittings, installation of a 
woodburning stove, building-in an external opening in the boundary 
wall and extending the garage to provide a small workshop. 

 
Photograph 1 

 
Photograph 2 
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2.3. A conservatory has been added to the rear by previous owners. 
 

 
Photograph 3 

2.4. The conservatory is heated and although planning permission would 
almost certainly not have been required, building relations approval 
should have been obtained, although I suspect that the heating was 
installed at a later date or without the knowledge of the building 
control department. 

 
2.5. However it is unlikely that any enforcement action would be taken. 

 
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 hall, front-left cloakroom/utility, rear-left 
kitchen/dining room, right-side living room leading through to rear-
right conservatory. 
 
First Floor 
 
Front-right bedroom, front-left bathroom, rear-left bedroom, rear 
bedroom and rear-right bedroom. 
 
There is a shower in a cupboard off the landing. 
 

2.8. The property occupies a level site with off-street parking and garage 
to the front and enclosed garden to the rear and right side. 
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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 roof is of duo-pitched construction with ridge running parallel to 
the front elevation. 

 
3.1.3. The roof is covered with clay pantiles above stone eaves courses and 

has mortar bedded and pointed, half-round, clay ridges. 
 

3.1.4. Inspection of the rear roof slope has been restricted due to the lack of 
vantage point. 

 
3.1.5. Mortar bedding and pointing to the ridges is beginning to erode, some 

areas are missing and will require replacement as part of  maintenance 
and repairs. 

 
Photograph 4 

3.1.6. Isolated re-pointing has been undertaken. 

 
Photograph 5 
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3.1.7. The underside of the pantiles are bedded onto the stone slates.  This 
is becoming loose and isolated areas are missing, requiring 
replacement. 
 

 
Photograph 6 

3.1.8. The roof slopes were seen to be on an even plane with no significant 
undulation or deflection. 

 
3.1.9. There is an upstand with water table detail to each of the gables. 

 
3.1.10. There is mortar pointing between the water tables and pantiles which 

is cracked and loose to some areas, requiring replacement. 
 

 
Photograph 7 
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Photograph 8 

3.1.11. There is also vegetation growing which should be removed. 
 

 
Photograph 9 

3.1.12. There are some gaps between water table stones which require re-
pointing. 
 

 
Photograph 10 



 

IRJ/AH/S1551/L2 Page 8 of 61                           Month/Year 

3.2. Chimney Stacks and Flashings 
 
3.2.1. There is a single chimney stack to the right side of the property which 

is constructed externally. 
 

 
Photograph 11 

 
Photograph 12 

3.2.2. The stack terminates with a single clay pot. 
 

3.2.3. There are lead flashings to the base of the stack and to the upstands 
at the abutment of the gable wall and roof tiles which is visible at eaves 
level. 

 
3.2.4. To the upstand, one of the flashings is loose to the rear-left corner and 

the vendor advised that this is in hand and due to be re-fitted. 
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Photograph 13 

3.2.5. There is a flash band flashing to the conservatory abutment. 
 

 
Photograph 14 

3.2.6. Flash band is a material with limited life expectancy and will fail over 
time. 

 
3.2.7. The flashing could not be properly inspected as it was concealed by 

the conservatory roof, however allowance should be made for its 
replacement in due course and I would recommend that a lead flashing 
is installed. 

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

plastic, fixed with fascia brackets and discharge to round, black plastic 
rainwater downpipes. 
 

3.3.2. The gutters were seen to be free from any leaks at the time of the 
survey. 

 
3.3.3. The conservatory roof has white plastic, square section gutters, 

discharging to a white square downpipe. 
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3.3.4. The downpipe from the conservatory and main front roof slope 
discharge to water butts. 

 

 
Photograph 15 

 
Photograph 16 

3.3.5. To the front right, the water butt has moved and rainwater is 
discharging directly onto the ground causing splash back onto the wall, 
resulting in dampness and requires remedying.  The butt should be 
moved to under the downpipe or removed and the downpipe re-
instated. 

 
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. 

 
3.3.7. The waste pipework is concealed internally within the property. 
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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. The external walls are of cavity construction with a stone outer leaf 

and block inner leaf. 
 

3.4.4. 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.   
 

3.4.5. 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. 

 
3.4.6. 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. 

 
3.4.7. There is staining of the stonework beneath the gaps in the water gable 

joints but which is not a significant problem. 
 

 
Photograph 17 
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3.4.8. There is a polyethylene damp-proof course to the base of the walls 
above which there are air bricks providing sub-floor ventilation to 
suspended timber ground floors. 

 
3.4.9. There is a dwarf wall to the conservatory which I suspect is solid i.e. 

without a cavity. 
 

3.4.10. There is feint hairline cracking of an isolated nature to the external 
walls which is not considered to be a structural problem. 

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

any significant bowing, bulging or distortion. 
 

3.4.12. Mortar pointing beneath the water table stones is cracked, partially 
eroded or missing and should be programmed for replacement. 

 
3.4.13. As part of alterations undertaken by the vendor, a door opening into 

the kitchen has been built up to form window and a window opening 
altered to a door opening and French doors fitted. 

 

 
Photograph 18 

3.4.14. Planning permission would not have been required and building 
regulations approval would only be required if the openings did not 
utilise the original lintels. 

 
3.4.15. The vendor should confirm that building regulations were or were not 

required for the works. 
 

3.4.16. There should be cavity wall insulation within the external walls to 
comply with building regulations at the time of construction. 

 
3.4.17. It is unlikely that there will be any insulation within the conservatory 

dwarf walls. 
 

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

level and from within accessible windows. 
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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. The front entrance door is a composite door hung in a PVCu frame and 

has been installed during the time the vendors have owned the 
property. 

 

 
Photograph 19 

3.5.4. The French doors are double-glazed timber which have been installed 
during the time the vendors have owned the property. 

 
3.5.5. Windows are timber double glazed, the original being pivot. 

 
3.5.6. Two casement windows to the right side and two top hung casements 

to the rear have been replaced by the vendors. 
 

 
Photograph 20 
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Photograph 21 

 
Photograph 22 

3.5.7. There is decay setting into some of the pivot windows (utility room and 
front-right bedroom) which will require repair as part of re-decoration. 
 

 
Photograph 23 
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Photograph 24 

3.5.8. 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. 
 

3.5.9. 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. 

 
3.5.10. I understand from the vendor that the replacement windows and 

doors do not have the relevant documentation. 
 

3.5.11. There appear to be two or more failed double-glazed units to the old 
windows which should be replaced. 

 
3.5.12. Between the original window frames and masonry, there is a flexible 

sealant which is deteriorating and should be replaced. 
 

3.5.13. Mortar pointing has been provided where windows and doors have 
been replaced. 

3.5.14. There is a timber fascia at eaves level which, where visible, is seen to 
be free from significant defects. 

 
3.5.15. The top of the fascias is concealed by the gutters and could not be 

inspected. 
 

3.5.16. The conservatory superstructure above the dwarf walls is double-
glazed PVCu supporting a polycarbonate sheet roof. 

 
3.5.17. The general quality of the conservatory is considered to be relatively 

poor. 
 

3.6. External Grounds and Boundaries 
 
3.6.1. The property occupies a quiet mews development. 
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3.6.2. Access is via a road laid to concrete block paviours which I understand 
from the vendors to be adopted by the local authority. 

 
3.6.3. This should be confirmed by your legal adviser. 

 
3.6.4. There is a parking area for one car to the front in front of a single 

garage. 
 

3.6.5. The left-ǎƛŘŜ ōƻǳƴŘŀǊȅ ŎƻƳǇǊƛǎŜǎ ǘƘŜ ŜȄǘŜǊƴŀƭ ǿŀƭƭǎ ǘƻ ǘƘŜ ƴŜƛƎƘōƻǳǊΩǎ 
garage with a small section of rendered wall and timber fence above 
between the garage and rear boundary. 

 
3.6.6. The rear and right-side boundaries comprise an historic, high stone 

wall which the vendor advised is listed. 
 

 
Photograph 25 

 
Photograph 26 
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Photograph 27 

3.6.7. This should be confirmed by your legal adviser. 
 

3.6.8. There are areas of eroded mortar joints to the wall which should be 
re-pointed. 

 
3.6.9. The ownership and repairing liabilities should be confirmed by your 

legal adviser. 
 

3.6.10. There is a small rendered wall between the garage and right-side 
boundary. 

 
3.6.11. The render is in poor condition and there are gaps between the coping 

stones, requiring repair. 
 

 
Photograph 28 

3.6.12. To the front there is an area of sandstone flags and concrete block 
paviours. 

 
3.6.13. There is settlement of the paviours but not to an extent whereby 

remedial works are required. 
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3.6.14. Concrete flags lead from the front up the left side of the property 
where there is a timber, vertical boarded, framed, ledged and braced 
door giving access to the rear garden. 

 

 
Photograph 29 

 
Photograph 30 

3.6.15. There is decay setting into the base of the door and framework. 
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Photograph 31 

3.6.16. To the rear there is an area of natural stone flags which have eroded 
mortar joints requiring re-pointing. 

 
3.6.17. To the right-side garden area, there is a concrete flagged path and 

stone flagged patio area. 
 

3.6.18. The concrete flags were uneven and would benefit from re-laying. 
 

3.6.19. One of the flags is broken and should be replaced. 
 

 
Photograph 32 

3.6.20. There are two pergolas in the garden which are in reasonable 
condition. 

 
Garage 
 

There is a single, semi-detached garage and workshop to the front 
right. 
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Photograph 33 

 
Photograph 34 

3.7. Roof 
 
3.7.1. The garage roof is of duo-pitched construction, although the ridge is 

over the party wall. 
 

3.7.2. The roof is covered with natural clay pantiles and has mortar bedded 
and pointed, half-round, clay ridges. 
 

3.7.3. There is eroded and missing mortar to the ridges, requiring re-
pointing. 
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Photograph 35 

3.7.4. There is mortar pointing to the underside of the pantiles at eaves level, 
some of which is eroded, loose and missing, requiring replacement. 

 
Photograph 36 

3.7.5. The pitched roof structure comprises pre-fabricated half trusses, over 
which there is a bitumen-based roofing underfelt.  The roof structure 
appears free from significant defects. 

 
Photograph 37 
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3.7.6. There is a small flat roof over the workshop between the house and 
garage which has a polymer water-proof layer which is in good 
condition for the most part but which has been patch repaired with 
flash band close to the upstand wall. 

 

 
Photograph 38 

3.7.7. There is water penetration to the front which is the area subject to 
previous repairs.  The area could not be properly inspected due to 
ǳƴǎŀŦŜ ŦƻƻǘƛƴƎ ŦƻǊ ǘƘŜ ǎǳǊǾŜȅƻǊΩǎ ƭŀŘŘŜǊǎΦ 
 

 
Photograph 39 
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Photograph 40 

3.7.8. Further investigation and repairs are required. 
 

3.7.9. It is possible that there may be decay to the roof timbers in this area. 
 

3.8. Rainwater Goods 
 
3.8.1. There are half-round, black plastic rainwater gutters which discharge 

into a black plastic hopper which takes discharge from the main front 
roof slope and as previously mentioned, is missing the water butt, one 
of the gutter joints is dripping and requires re-sealing. 
 

3.9. Walls 
 
3.9.1. Walls are 150mm thick concrete blocks with stone outer facing to the 

front and rendered blockwork elsewhere. 
 

3.9.2. There is an intermediate pier to the left side. 
 

3.9.3. A large opening has been cut through the wall by the vendor and a 
substantial timber lintel installed. 

 

 
Photograph 41 
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3.9.4. The walls appear to be free from significant structural defects. 
 

3.9.5. There is dampness to the rear wall as a result of higher ground levels 
bridging the damp-proof course.  ideally the ground level would be 
lowered. 

 
3.9.6. The workshop comprises the original stone wall between the house 

and garage which has been infilled with stonework and is only in the 
region of 100-150mm thick. 

 
3.9.7. The rear wall to the workshop area is 100mm thick blockwork with a 

render finish externally. 
 

3.9.8. There is hairline cracking to the render adjacent to the window which 
is not considered to be of a structural nature. 

 
3.10. Floor 
 
3.10.1. The floor is concrete with a paint finish. 

 
3.10.2. ¢ƘŜ ǎǳǊŦŀŎŜ ƻŦ ǘƘŜ ŦƭƻƻǊ ŎƻǳƭŘ ƴƻǘ ōŜ Ŧǳƭƭȅ ƛƴǎǇŜŎǘŜŘ ŘǳŜ ǘƻ ƻǿƴŜǊǎΩ 

belongings and carpet but, where visible, appear to be free from any 
significant heave or settlement. 

 
3.11. External Joinery 
 
3.11.1. There is a pressed steel roller shutter door which is in good condition. 

 
3.11.2. The gutters are supported by a timber fascia which, where visible, was 

seen to be free from significant decay. 
 

3.11.3. There is a vertical framed, ledged and braced personnel door to the 
rear left which is in reasonable condition. The door latch is defective 
and should be replaced. 

 
3.11.4. A reclaimed window from the house has been installed as part of the 

workshop extension. 
 

3.11.5. The window is suffering decay to lower sections and the double-glazed 
unit has failed. 
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Photograph 42 

Internal 
 
3.12. Roof Void 
 
3.12.1. The loft access hatch is located within the landing ceiling. 

 
3.12.2. The roof structure comprises pre-fabricated trussed rafters over which 

there is a reinforced plastic roofing underfelt. 
 

 
Photograph 43 
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Photograph 44 

3.12.3. Underfelts provide a secondary barrier to water penetration. 
 

3.12.4. The structure has been braced in the right locations although the 
bracing is not fully in accordance with current guidance, in that there 
is only one nail fixing rather than two nail fixings per rafter and the 
bracing is undersized.  However there are no problems evident as a 
result. 

 
3.12.5. There are no lateral restraint straps to the gable walls from the roof 

structure and these should be installed. 
 

3.12.6. There is insulation between and over the ceiling joists to a thickness of 
approximately 200-300mm, with the exception of a boarded area in 
the middle of the roof where insulation is approximately 100mm thick. 

 
3.12.7. The loft access hatch is not insulated, nor are there draught seals and 

these should be installed. 
 

3.12.8. There is dampness and deterioration of chipboard flooring beneath 
the position of a hot water pump, which is leaking. 

 

 
Photograph 45 
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3.12.9. There is specific provision for ventilation into the roof space in 
accordance with building regulations at the time of construction. 

 
3.12.10. Condensation can be a problem for some occupiers and not others and 

I would recommend periodic inspection, particularly during winter 
months, to determine whether or not condensation is going to be a 
problem and if it is, then ventilation will have to be provided. 

 
3.13. Ceilings 
 
3.13.1. Ceilings are of plasterboard and skim construction. 

 
3.13.2. There is a textured coating in the front-right bedroom. 

 
3.13.3. Textured coatings (Artex) may contain traces of asbestos and as such, 

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

 
3.13.4. The ceilings were noted to be free from any significant defects. 

 
3.13.5. There is some hairline cracking at the abutment of walls and ceilings 

which is not unusual and not considered to be a structural defect. 
 

3.13.6. There is isolated cracking to some board joints which is not unusual 
and not a structural problem, but one which will prove difficult to 
resolve and often results in re-skimming or overboarding of ceilings. 
 

3.14. Walls 
 
3.14.1. To the ground-floor accommodation, the walls are solid masonry and 

to the first-floor accommodation timber stud partitions. 
 

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

 
3.14.3. The stud partitions have plasterboard linings. 

 
3.14.4. The walls were noted to be free from any structural cracking or visible 

dampness. 
 

3.14.5. There is dampness evident to the stonework (original external wall) in 
the conservatory, which is inevitable due to the poor detailing of the 
conservatory. 
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Photograph 46 

3.14.6. The conservatory walls are lined internally with a board material. 
 

3.14.7. A large opening has been created between the kitchen and dining 
room by previous owners, for which building regulations approval is 
likely to have been required, as the wall supports floor joists. 

 
3.14.8. I am not aware of any approval having been obtained, however there 

is no cracking to the masonry above or deflection of the lintel installed. 
 

3.15. Floors 
 
3.15.1. Floors are suspended timber throughout with the exception of the 

conservatory, which is solid concrete. 
 
3.15.2. The floors have carpet, vinyl and laminate finishes. 

 
3.15.3. Where the surface of the suspended timber floor could be inspected 

within the cylinder cupboard and one of the bedrooms, there is 
chipboard flooring evident. 

 
3.15.4. The floors were noted to be free from significant springiness or 

deflection. 
 

3.15.5. Ground floors may or may not contain insulation within their 
construction depending upon the building regulations at the time of 
construction. 

 
3.15.6. There is slight creaking of the floorboards which is not unusual for this 

type of construction and can prove difficult to eliminate. 
 

3.15.7. Once coverings have been lifted, the boards should be securely 
screwed down. 

 
3.15.8. The conservatory floor was noted to be free from any significant heave 

or settlement. 
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3.16. Internal Joinery 
 
3.16.1. The staircase is a closed tread with stop chamfered pine newels, 

balustrading and pine handrail. 
 

3.16.2. The stairs were noted to be free from any significant defects. 
 

3.16.3. Internal doors are hollow core, 6-panelled to the first-floor 
accommodation and solid 6-panelled to the ground-floor 
accommodation, hung in softwood frames with rounded architraves.   
There are matching skirtings. 

 
3.16.4. There is a flush door to the understairs cupboard which is binding and 

there is a loose handle requiring adjustment. 
 

3.16.5. The internal joinery was noted to be free from significant defects. 
 

3.16.6. There are built-in wardrobes in the rear-right bedroom which are in 
satisfactory condition. 

 
3.17. Kitchen and Bathroom Fittings 
 
3.17.1. Within the kitchen there is a range of fitted wall and floor units with 

1½ stainless steel sink with mono-block mixer tap. 
 

3.17.2. The kitchen units were installed by the vendors soon after moving in. 
 

3.17.3. Within the cloakroom there is a WC pan with close coupled cistern and 
pedestal wash hand basin. 

 
3.17.4. The bathroom contains a WC pan with close coupled cistern, vanity 

unit and wash hand basin and acrylic bath with glass shower screen 
and shower fitting off the taps. 

 
3.17.5. The cloakroom and bathroom fittings were installed soon after the 

vendors purchased the property and are in reasonably good condition. 
 

3.17.6. There is a separate shower off the landing which was in place when 
the vendors purchased the property. 

 
3.17.7. There is a shower tray with bi-fold door and electric shower. 
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Photograph 47 

 
Photograph 48 

3.17.8. The tiles have been painted and refurbishment/replacement is 
required. 

 
3.17.9. Within the rear-left bedroom there is a vanity unit with wash hand 

basin which is in reasonable condition. 
 

SERVICES 
 

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

 
3.18. Hot and Cold Water Supply 
 
3.18.1. The property is connected to mains water which the vendor advised is 

a metered supply. 
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3.18.2. The meter and external stop tap are located, together with other 
meters, adjacent to the first property of the development on the left 
side. 

 

 
Photograph 49 

3.18.3. The internal stop tap is located within the cloakroom/utility adjacent 
to the WC. 
 

 
Photograph 50 

3.18.4. Hot water is provided from a factory insulated copper storage vessel 
which is heated by the central heating boiler and there is also an 
electric immersion heater with timer. 
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Photograph 51 

 
Photograph 52 

3.18.5. The tank is not supported on a platform, as required by current 
regulations although there is no requirement to comply until the 
cylinder is replaced. 
 

3.18.6. Water staining to the floorboards is indicative of a previous leak but 
the boards were dry at the time of the survey. 
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Photograph 53 

3.18.7. There is a plastic header tank in the roof space which is not supported 
in accordance with current guidelines.  I would recommend that 
suitable support is provided. 
 

 
Photograph 54 

3.18.8. The water header tank is wrapped with insulation quilt and pipework 
within the roof space is insulated. 

 

3.18.9. There is a pump beneath the header tank for the hot water to the 
shower/bath tap which, as previously mentioned, is leaking, requiring 
attention.   

 
3.18.10. This will result in damage to the ceiling if not attended to although I 

understand that the vendor has this in hand. 
 

3.18.11. Service pipework within the property is noted to be predominantly 
copper with some plastic pipework evident where alterations have 
been made. 
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Photograph 55 

3.18.12. There is an external water tap to the left side of the property. 
 

 
Photograph 56 

3.19. Space Heating 
 
3.19.1. All gas and oil appliances and equipment should regularly be 

inspected, tested and maintained and serviced by a registered 
άŎƻƳǇŜǘŜƴǘ ǇŜǊǎƻƴέ ŀƴŘ ƛƴ ƭƛƴŜ ǿƛǘƘ ǘƘŜ ƳŀƴǳŦŀŎǘǳǊŜǊΩǎ ƛƴǎǘǊǳŎǘƛƻƴΦ  
This is important to make sure that the equipment is working correctly, 
to limit the risk of fire and carbon monoxide poisoning and to prevent 
carbon dioxide and other greenhouse gases for leaking into the air.  For 
more advice contact the Gas Safe Register for gas installations, and 
OFTEC for oil installations. 

 
3.19.2. The property has central heating which comprises an oil-fired, floor-

mounted, Firebird S boiler located within the cloakroom, connected to 
pressed steel radiators with small bore copper pipework. 
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Photograph 57 

3.19.3. There is no radiator in the shower room or cloakroom. 
 

3.19.4. The boiler was installed by previous owners and the exact age is not 
known. 

 
3.19.5. Oil boilers have a life expectancy of between 15-30 years. 

 
3.19.6. The vendor advised that the boiler has been recently serviced. 

 
3.19.7. It appears that the fire valve is located internally within the property 

and should be externally located to comply with current regulations. 
 

 
Photograph 58 

3.19.8. There is a plastic oil tank to the rear of the garage which has been 
replaced by the vendors. 
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Photograph 59 

3.19.9. Control over the system is via a programmer on the wall adjacent to 
the boiler, room thermostat in the hall and thermostatic radiator 
valves. 

 
3.19.10. There is a plastic expansion tank in the roof space which is wrapped 

with thermal insulation, although some of this is partially missing and 
I would recommend that proprietary insulation kits are fitted to both 
the water header tank and expansion tank. 

 

 
Photograph 60 

3.19.11. The heating system was operation at the time of the survey. 
 
3.19.12. There is a woodburning stove in the living room which has been 

installed during the time the vendors have owned the property but for 
which I understand there is no installation certificate. 
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3.20. Electrical Installation  
 
3.20.1. The Electrical Safety Council recommends that you should get a 

registered electrician to check the property and its electrical fittings at 
least every ten years, or on change of occupancy.  All electrical 
installation work undertaken after 01 January 2005 should have 
appropriate certification.  For more advice contact the Electrical Safety 
Council. 
 

3.20.2. The property is connected to mains electricity. 
 

3.20.3. There is a digital meter located within a proprietary cabinet built into 
the left-side wall. 

 

 
Photograph 61 

 
Photograph 62 

3.20.4. The consumer unit is located at high level in the cloakroom. 
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Photograph 63 

3.20.5. The consumer unit has a metal casing and has been replaced in 2015. 
 

3.20.6. Circuits are wired with twin and earth PVC sheathed cables, connected 
to flush fitting power outlet sockets and switches which have brushed 
stainless steel covers. 

 
3.20.7. The provision of sockets throughout the property is a little sparse by 

current expectations. 
 

3.20.8. There is no mechanical extractor fan to the shower room or bathroom. 
 

3.20.9. There is a mechanical extractor fan to the cooker hood in the kitchen 
which discharges to outside air. 

 
3.20.10. I would recommend that mechanical extractor fans are fitted to the 

bathroom and shower room if it is to be retained. 
 

3.20.11. There are low voltage downlights in the bathroom.  Draught hoods 
have not been fitted and I would recommend that these are fitted. 

 

 
Photograph 64 
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3.20.12. There is an independent battery-operated smoke detector to the hall 
ceiling. 

 
3.20.13. I would recommend that mains-wired, interconnected smoke 

detectors are installed to the hall and landing ceilings in accordance 
with current guidelines. 
 

3.20.14. There is electric lighting and power sockets within the garage. 
 

3.20.15. There is an external light within the open porch and to the rear of the 
property. 

 
3.20.16. There is a floodlight to the garage. 
 
3.21. Gas Installation  
 
3.21.1. There is no gas supply to the property, although there is a gas supply 

in the village and which is connected to neighbouring properties. 
 

3.22. Below Ground Drainage 
 
3.22.1. Drains can only be inspected at the point of access.  Drainage surveys 

can be arranged separately. 
 

3.22.2. The property is connected to mains below ground drainage which 
appears to be separate systems for foul and surface water. 
 

3.22.3. There is an inspection chamber to the front-left corner of the property 
which has a ductile cover. 

 

 
Photograph 65 

3.22.4. This was lifted to reveal a shallow chamber with pre-formed plastic 
base and rendered chamber sides. 
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Photograph 66 

3.22.5. The render is deteriorating and will require replacement as part of 
future maintenance and repairs. 

 
3.22.6. The chamber was noted to be running freely at the time of the survey. 

 
3.22.7. There is a small inspection chamber with aluminium cover to the left 

side of the property. 
 

3.22.8. The cover is screwed shut and unfortunately the screws could not be 
loosened. 

 

 
Photograph 67 

3.22.9. There are numerous plastic gullies taking waste water and rainwater 
which were seen to be free from significant defects.  The grating to the 
rear-left rainwater gulley is displaced and should be correctly fitted to 
prevent leaves entering. 
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Photograph 68 

 
Photograph 69 

 
Photograph 70 

3.22.10. There is no drainage from the conservatory downpipe and it is 
important that the water butt is regularly emptied to prevent 
overflowing. 

 
 


