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1. GENERAL INFORMATION 
 
1.01 Instructions 
 
We are acting on your written instructions as confirmed by our Standard Conditions of 
Engagement. In accordance with the Conditions of Engagement we have not arranged for 
any specialist tests or reports on the service installations but comments on the need for 
further tests are included. You are reminded of the general limitations of the inspection 
described in the Standard Conditions of Engagement. 
 
1.02 Property Address 
 
 
1.03 Name and Address of Client 
 
 
1.04 Inspected By 
 
Richard Lake, BSc, DipSurv, MRICS. 
 
1.05 Date of Inspection 
 
15th December 2014. 
 
1.06 Weather 
 
During this inspection the weather was fine and dry. Changeable conditions had persisted 
prior to the inspection.  
 
1.07 Tenure 
 
It is assumed that the property is Freehold and that full vacant possession will be granted 
upon completion. Your Solicitor must confirm full details prior to exchange of contracts. 
Please refer to Section 8.  
 
1.08 Orientation 
 
The front of the property faces approximately southwest. All directions are given as if 
facing the front of the property looking towards the rear. 
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1.09 House Diagram and Terminology 
 
The diagram below helps to explain some of the words used in the report. This is not a 
diagram of the property being surveyed.  
 

 
Terminology 
 
The report refers to approximate time scales for repair work etc; these are defined as 
follows:- 
 

Short term   -    within 1-2 years. 
Medium term  -    2-10 years. 
Long term  -     more than 10 years. 

 
Terms frequently used to describe the condition of elements are defined as follows: 
 
Satisfactory: Leaving no room for complaint, meeting expectations. Apart from normal 
maintenance no significant works of repair will be required in the short or medium term. 
 
Adequate: Barely satisfactory / sufficient. Works of repair, upgrading or improvement will 
likely be required in the medium term. 
 
Poor: Inadequate. Repairs are now required. 
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2. CONCLUSION 
 
This property is considered to be a reasonable proposition for purchase providing you are 
prepared to accept the costs of ongoing maintenance and repairs which will be required 
over time. Although many elements of the property date from the time of conversion the 
costs of maintaining a large property of this type will be high. There are a number of 
potential inadequacies and shortcomings in relation to both the original construction and to 
the conversion. In some respects, the standard of works in relation to the conversion is not 
high, particularly when viewed in light of modern standards.  
 
External works of maintenance in the short and medium term should include repairs to the 
roof coverings and improvements in relation to the roof structure. Providing good 
ventilation to the loft spaces will help reduce the risks of condensation, dampness and 
timber defects. You should however budget for some timber replacement as part of 
ongoing maintenance of the roof. There will be a requirement for maintenance of the 
rainwater drainage system and some of the older down-pipes and gutters would benefit 
from early replacement. Window joinery and doors are of varying age and style and some 
of the windows, including the old Velux windows at first floor level, will need to be replaced 
over time. There are potential weaknesses within old wall construction of this type and the 
render finishes to the right side and rear may be found to trap moisture within the walls 
resulting in dampness inside. Careful and sympathetic maintenance of the walls using lime 
mortar, lime render and lime plaster internally should be considered as one of several 
measures to help avoid dampness inside.  
 
As the property is a conversion of an older building, many internal elements are of 
comparatively modern construction. Ceiling structures and the plasterboard ceiling finishes 
are in generally adequate condition and similar comments apply to internal plasterwork to 
walls, joinery and the floors.  
 
Dampness is a potential problem in this property and raised moisture meter readings were 
detected to many of the old walls at ground floor level. A general odour of dampness was 
noted within reception room two with localised dampness within reception room one and 
elsewhere. Significant dampness is affecting the walls of the entrance hall / utility room at 
ground floor level around the second staircase to the right side. There are also risks of 
penetrating dampness due to the age and nature of the roof structure and coverings and 
also the rainwater drainage system. The property should be carefully maintained using 
sympathetic and traditional materials and techniques with a view to minimising the risks of 
rising and penetrating dampness. Complete eradication of dampness will not be possible.  
 
It is essential that you arrange for specialist tests to be carried out in relation to the 
electrical and heating systems to ensure that both are in good and safe working order. You 
should budget for replacement of the old hot water storage tank and for updating of water 
storage facilities. The central heating boiler itself is also of some age and you may wish to 
consider renewal as part of a more systematic and comprehensive updating of the space 
and water heating systems.  
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Externally the property benefits from large but irregular garden areas and ample space for 
off-street car parking. The double garage is in need of repair and improvement or full 
reconstruction. It is affected by dampness due to leaking roof coverings and inadequacies 
in the original construction. In addition, there are further outbuildings within the garden. 
These are old structures and most elements are in poor condition. General repair and 
improvement will be needed depending upon your requirements and proposed use for 
these buildings. 
 
The following summary details works required in the short, medium and long term. 
 
Short term: 
 

 Undertake a general overhaul of the roof coverings to include replacement of 
cracked, broken or otherwise damaged roof tiles, maintenance of lead detailing 
around valleys, dormer windows and the chimney, improvement and maintenance 
of verge detailing at the edge of the roofs and provision of improved ventilation to 
the loft spaces. You should be aware that the roof coverings are of varying age and 
type and signs of deterioration were noted to the under-felt in a number of areas. 
The roof coverings will have fairly high requirements for ongoing maintenance until 
eventual re-covering is undertaken in the medium or long term. 
 

 Undertake a general overhaul of rainwater fittings to include replacement of older 
gutters and down-pipes. The gutters should be checked for leakage during heavy 
rain and improvements and adjustments undertaken as necessary. The adequacy 
of underground drainage and any soakaways must be checked and improved if 
necessary.  
 

 Undertake improvements in relation to the main walls of the property to help reduce 
the risk of dampness inside. This should include lowering of ground levels where 
possible and repair of render wall finishes or replacement with a lime render 
product. Ideally the cement mortar pointing to the front walls should be removed 
and replaced with a lime mortar. Lintels around window openings should be 
checked and renewed where necessary as part of this work. 
 

 Check condition of concealed floor timbers. Consider replacement of old non-
moisture resistant chipboard in the future.  
 

 Construct a new truss to support the middle purlin timbers of the right side roof 
slopes and install new collar timbers to join the rafters together.  
 

 Make good shrinkage cracks to walls and ceilings and redecorate.  
 

 Be aware of the need to replace plaster wall finishes where affected by dampness 
at ground floor level in the short or medium term. The existing plaster should be 
replaced with a lime product.  
 

 Maintain internal joinery. 
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 Improve thermal insulation. 
 

 Budget for replacement of the oil storage tank. 
 

 Instruct a qualified electrical contractor to inspect and test the electrical installation 
and provide a written quotation for all works of updating and improvement required. 
This will include the installation of additional power points and a good quality fire 
detection and alarm system. Good quality mechanical ventilation should be installed 
in the kitchen and bathrooms.  
 

 Arrange for the oil-fired heating boiler to be checked by an OFTEC registered 
heating contractor and request investigation to determine cause of oil-related odour. 
 

 Replace sanitary fittings in bathroom one. 
 

 Undertake a comprehensive overhaul of the garage to include renewal of roof 
structure and coverings, works to address internal dampness and renewal of 
external doors and window joinery. 
 

 Undertake a full overhaul of the outbuildings to include repair of roof timbers and 
maintenance of roof coverings (short or medium term). 
 

 Obtain tree report from qualified arborist and maintain trees in accordance with the 
report so as to reduce the risk of structural damage to the property. 
 

 Commence programme of maintenance in relation to boundary walls. 
 

Medium term: 
 

 Undertake normal maintenance of the chimney to include re-pointing of weathered 
masonry and maintenance of the chimney flashings.  

 

 Undertake ongoing maintenance of the roof coverings to include replacement of 
valley linings as necessary, replacement of old and damaged under-felt, re-bedding 
of ridge tiles at the top of the roof and improvement of verge detailing. These works 
can either be undertaken as part of ongoing maintenance or as part of a more 
comprehensive overhaul to include renewal of the under-felt which is present 
beneath the tile coverings. Full re-covering will enable the concealed roof timbers to 
be checked and repaired and will permit the installation of extra insulation also 
reducing the risks of condensation and concealed timber decay.  
 

 Carry out ongoing maintenance of the rainwater drainage system and replace older 
gutters and down-pipes as necessary. Observe fittings during heavy rain and be 
aware of possible need to construct new soakaways if existing drainage facilities 
are blocked or are otherwise inadequate. Underground drainage pipes should be 
checked by obtaining a CCTV drainage test.  
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 Undertake ongoing maintenance of the external walls to include replacement of 
render finishes if not undertaken in the short term. Be aware of the weaknesses 
affecting old stone walls of this type including potentially defective lintels above 
openings and other weaknesses within the walls which may need to be addressed 
when the render wall finishes are repaired. Old timber lintels to the front of the 
property and timbers to the left side may need to be renewed and the existing 
cement mortar between the stone should be replaced with lime unless carried out in 
the short term.  
 

 Maintain external joinery and redecorate. Old single-glazed timber windows may 
need to be replaced with double-glazed windows and you should budget for 
replacement of the old Velux windows unless carried out in the short term. 
 

 Redecorate external window and door joinery. Maintain and repair eaves joinery as 
necessary.  
 

 Be aware of the need to replace internal plaster finishes where damaged by 
dampness and replace using a lime plaster.  
 

 Ensure chimney flue to solid fuel stove is swept on an annual basis when in use.  
 

 Maintain internal door and other joinery and replace skirting timbers when wall 
finishes are renewed.  
 

 Budget for replacement of kitchen fittings.  
 

 Redecorate internally. 
 

 Check roof and other timbers for signs of ongoing beetle activity and spray-treat 
with insecticide as necessary. 
 

 Budget for further upgrading of thermal insulation to include provision of improved 
insulation within sloping ceilings and loft spaces. This can either be undertaken 
internally in conjunction with renewal of ceiling finishes or externally when the roof 
coverings are renewed. 
 

 Maintain oil installation and replace oil storage tank unless already carried out. 
Budget for replacement of the oil-fired central heating boiler and also for 
replacement of old radiators.  
 

 Replace sanitary fittings in bathroom two. 
 

 Obtain CCTV drainage test to check condition of all concealed pipes and repair as 
necessary. 
 

 Undertake ongoing works of maintenance to the garage and outbuildings being 
aware that a comprehensive overhaul and general works of improvement or full 
reconstruction will be required. 
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 Maintain all trees in accordance with arborist report.  
 

 Carry out ongoing maintenance of the stone boundary walls. 
 
Long term: 
 

 Carry out a general overhaul of the chimney masonry, budget for replacement of 
flashings and ensure detailing around the chimney pot is satisfactory. 

 

 Carry out ongoing works of maintenance to the roof coverings and valleys. 
 

 Overhaul dormer windows to the front of the property and fit gutters and down-pipes 
to improve rainwater drainage (medium term). 
 

 Maintain rainwater drainage system on an annual basis and replace older plastic 
fittings when necessary. 
 

 Undertake ongoing maintenance of the walls. 
 

 Maintain and redecorate external joinery and replace old single-glazed timber 
windows as and when necessary. 
 

 Budget for replacement of external doors to the front of reception room two. 
 

 Replace non-moisture resistant chipboard to timber floors at first floor level. 
 

 Budget for replacement of floor finishes as necessary. 
 

 Maintain internal joinery. 
 

 Redecorate internally as and when necessary. 
 

 Be aware of the likely need to undertake further works to address dampness. This 
is always best addressed through sympathetic and careful maintenance of all 
external elements however the need for the installation of a modern damp-proofing 
system in the medium or long term cannot be ruled out. 
 

 Check all timbers for signs of active wood-beetle infestation and re-treat as 
necessary. 
 

 Undertake ongoing works to improve thermal insulation. 
 

 Maintain service installations ensuring that the oil-fired central heating boiler is 
correctly maintained. 
 

 Budget for updating and renewal of the electrical system. 
 

 Undertake ongoing works of maintenance in relation to the garage and outbuildings. 
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3. GENERAL DESCRIPTION 
 
3.01 Description of the Property 
 
It is understood that the property was originally constructed as a tithe barn. It is likely that 
the property has had various uses over the years and it appears that there has been a 
history of use as a dwelling house in relation to the right side part of the property, before 
the building was fully converted into residential accommodation. 
 
The property is not Listed as of Special Architectural Interest but it is situated in a 
Conservation Area. This should be checked by your Solicitor and the matter referred back 
to us for further advice if necessary. Boundary walls may fall within XXXX, which was 
Listed in 1984. 
 
3.02 Approximate Age 
 
Although precise dating of the property is not possible, it is believed to date from the 
1600’s. I was informed by the owner of the property that the building was converted into 
residential accommodation in around 1975.  
 
3.03 Location 
 
The property is located in an established village location convenient for a range of local 
amenities and within approximately ten miles of Bristol city centre. Local amenities are 
available close-by in Yate and Chipping Sodbury. 
 
3.04 Accommodation 
 
Ground floor: - entrance hall / utility room; dining kitchen; reception room one; reception 
room two; ground floor WC.   
 
First floor: - landing; bedroom one (front left); bedroom two (rear left); bedroom three (side 
left); bathroom one (left side); bathroom two (right side); bedroom four (front centre); 
bedroom five (right side). 
 
3.05 Outbuildings and Parking 
 
There is a double garage and outbuildings to the front and front left. There is ample 
driveway car parking.  
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4. CONSTRUCTION AND CONDITION 
 
4.01 Chimney Stacks, Flashings and Soakers 
 

 
 
 
 
 

 
 
 
 
 
 
 

 
 
There is a single chimney stack present to the front part of the property which serves the 
wood stove and flue within reception room one. It appears that the property was originally 
constructed with a second chimney stack to the right side however this has been 
demolished. 
 
The chimney is tall and relatively slender however there is no lean, cracking or other signs 
of structural problems. 
 
The chimney is of relatively modern construction and the stone masonry is in adequate 
condition with no signs of significant weathering or damage noted. There appears to be a 
degree of weathering affecting the upper parts of the chimney and you should budget for 
maintenance and re-pointing in the medium or long term.  
 
Flaunchings & Chimney Pot 
 
There is a single chimney pot fitted to the stack. There is a metal flue liner extending 
beyond the opening of the chimney pot and the flue liner has a rain-cap fitted. It appears 
that the chimney flue was re-lined when the solid fuel stove was installed.  
 
A close inspection of the detailing around the base of the chimney pot was not possible. 
There may be a requirement to undertake maintenance and possible renewal of mortar 
flaunchings around the pot in order to ensure the pot remains secure, to protect the 
masonry and to reduce the risk of dampness inside. No signs of significant dampness 
were noted around the chimney breast inside at the time of inspection.  
 
 

 

This image shows the various 
components of a typical 
chimney.  
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Flashings & Other 
 
The flashings, which prevent moisture ingress at the base of the stacks, are of lead 
construction. Leakage from around flashings is very common and periodic maintenance 
will be required to help avoid leaks and possible dampness in the upper chimney breasts 
and walls.  
 
The chimney flashings appear to be constructed to a reasonable standard and they remain 
in satisfactory condition. No signs of leakage were noted. 
 
The ‘back’ gutter up-slope from the chimneys is likely to accumulate debris which will 
increase the risk of water penetration. This detail should be inspected periodically and 
cleared as necessary. 
 
Other 
 
The television aerial which is secured to the chimney stack is modern and fixings appear 
satisfactory.  
 
Summary 
 
In summary, the chimney stack remaining is of relatively modern stone construction and it 
is in satisfactory condition. The chimney is tall and relatively slender however there is no 
lean, cracking or other signs of structural problems. The masonry is in adequate condition 
and the flashings around the base appear to be performing reasonably well with no signs 
of significant leakage.  
 
It is recommended that you budget for a general overhaul of the chimney in the medium or 
long term. 
 
4.02 Roof and Valleys 
 
Roof Structure and Timbers 
 
Both the main roof structure to the left side parts of the property and the roof structure to 
the right parts are of similar construction. The rafters span from the ridge or top of the roof 
into the eaves. The rafters of the main roof slope to the left side of the property are 
provided with two purlins to each side. The purlins are horizontal timbers which provide 
intermediate support to the rafters. The roof to the right side parts of the property has a 
single purlin to each roof slope.  
 
The purlin timbers to the left side roof are provided with intermediate support from four 
substantial timber trusses. The right side part of the roof has three timber trusses. 
 
The roof trusses have been modified as part of the conversion of the building. The lower 
truss member or the bottom rail appears to have been cut to construct the open living area 
and this will have weakened the roof structure.  
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There remains however an intermediate tie joining the outer parts of the roof trusses 
together and the installation of ceiling joists, which join the rafters together, will have 
further strengthened the roof. There is a degree of undulation affecting the roof structure to 
the left side part of the property however the roof timbers are reasonably robust and in 
adequate condition overall. 
 
As it appears that one of the central roof trusses to the right side part of the roof has been 
removed, the purlin timbers towards the centre of the roof therefore lack adequate support.  
 
Furthermore it appears that the ceiling joists are nailed to the purlin timbers rather than 
being securely fixed to the rafters. If the connections between rafters and purlins or 
between purlins and ceiling joists are not robust, then the roof structure will be more 
vulnerable to distortion and possible outward thrust known as ‘roof spread’. There is a 
more significant degree of distortion affecting the roof timbers to the right side part of the 
roof when viewed externally. The roof frame to the rear is particularly uneven and this may 
be the result of the past changes.  
 
It is therefore recommended that you budget and undertake remedial work and 
strengthening of the roof frame in the short or medium term. This will involve the 
construction of a new roof truss to support the purlins. This work would be best completed 
at the same time as carrying out a general overhaul of the roof coverings, as described 
below. The work should be undertaken to the specification of a qualified structural 
engineer and with Building Regulation approval.  
 
Clearly the majority of roof timbers are old and signs of significant historic wood-beetle 
activity were noted. Although the roof timbers are fairly robust, the wood-beetle activity will 
have weakened the timbers and you should budget for timber strengthening and repair 
works as part of ongoing maintenance of the roof and the roof coverings.  
 
Raised moisture meter readings were recorded to many roof timbers. This means there is 
an increased risk of wood-beetle activity and timber decay. The cause of the raised 
moisture meter readings is likely to be the result of inadequate ventilation to the roof 
timbers and problems of condensation. Localised staining to the internal plaster finishes 
within bedroom three and bedroom four is evidence of leakage which may also have 
caused damage to roof timbers.  
 
In summary, you should be aware that old roof timbers of the type present are vulnerable 
to wood-beetle activity and decay. Although the roof timbers of the main roof structure to 
the left side of the property are in adequate condition, not all timbers could be checked and 
you should budget for timber repair work when the roof coverings are next renewed.  
 
It appears that there are potential weaknesses in the roof structure to the right side part of 
the property in that one of the roof trusses has been removed. The central purlins lack 
adequate support and there are signs of distortion and dishing affecting the roof structure 
when viewed externally, particularly to the rear. This part of the roof requires strengthening 
and repair.  
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There are signs of significant but historic wood-beetle activity affecting roof timbers and 
the presence of active wood-beetle, possibly affecting concealed roof timbers, cannot be 
ruled out.  
 
Roof Coverings & Under-felt 
 
The front facing roof slopes have clay tile coverings. The left side roof slope has modern 
interlocking concrete tiles and the rear roof slope has plain concrete tile coverings.  
All roof slopes have a bitumen under-felt beneath the tiles.  
 
Front Roof 
 
The clay tiles to the front part of the property are old and a number of cracked, broken or 
otherwise damaged tiles were noted. The verge detail to the right side roof slope is not 
particularly well-constructed and may be vulnerable to leakage. Similar comments apply to 
the verge to the small return wall beneath the landing Velux window. Detailing around the 
Velux windows, around dormer windows and around the valley between the two front roof 
slopes will also be vulnerable to leakage.  
 
The under-felt beneath the front roof to the right side (above the bathrooms and bedrooms 
four and five) is in adequate condition and has been replaced by the current owner in past 
years. There is a degree of deterioration affecting the under-felt in the eaves areas. The 
recommended repair, which will apply to other parts of the roof also, involves the removal 
of the lower tile courses and replacement of the bottom sheet of under-felt and / or the 
installation of more durable plastic sheets called eaves carriers.  
 
The under-felt to the left side of the front roof is older and in less satisfactory condition. 
There is a poor over-lap between some sections of under-felt and localised repairs have 
been required. The under-felt to the rear part of the roof has not been lapped over the 
ridge. This means there are increased risks of leaks. There is also a risk that old clay roof 
tiles may become porous resulting in leaks which are difficult to trace and remedy. 
 
In summary, therefore, you should be aware that the old tiles to the front roof slopes will 
have relatively high maintenance requirements and they will be vulnerable to leakage. A 
general overhaul should be undertaken by a good roofing contractor in the short term in 
conjunction with other repairs including renewal of the old Velux windows.  
 
Left Side Roof Coverings 
 
The concrete tile roof coverings to the left side of the property are of comparatively modern 
construction. The tiles are close-fitting, more water-tight and will require lower 
maintenance than the clay tile coverings to the front roof slopes.  
 
Ongoing maintenance, to be carried out in the short or medium term, should include 
replacement of under-felt where exposed and damaged in the eaves areas, maintenance 
of verge detailing and, as is required elsewhere, the installation of a number of roof vents 
to help avoid problems of condensation.  
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The bitumen under-felt beneath the left side roof slope is in adequate although not good 
condition. It was noted that there is a poor or inadequate overlap between the under-felt in 
certain areas and the under-felt is not lapped over the ridge to the left rear part of this roof 
structure. There is likely to be general deterioration in the eaves areas where the under-felt 
is exposed to the elements.  
 
Rear Roof Coverings 
 
The rear roof slopes have plain tile coverings above a bitumen under-felt. 
 
Plain tiles of this type generally have a reasonable life expectancy subject to normal 
maintenance. Externally the tiles were found to be affected by a heavy covering of moss 
which will result in blockage of rainwater fittings. Ideally the moss should be removed. It 
was noted that there is one broken tile which should be replaced. The valley structure, 
which is present within the rear roof slope, has a tiled lining which should be periodically 
checked and maintained to avoid leaks.  
 
Internally the under-felt to this part of the property was found to be showing signs of age. A 
number of tears and damaged areas were noted and this could result in leaks under 
certain conditions.  
 
As the property is located in a Conservation Area, there would be a preference for the use 
of natural clay tiles rather than modern concrete tiles as present to the rear and left side 
roof slopes.  
 
Roof Ventilation 
 
As described above, raised moisture meter readings were detected to many of the roof 
timbers. This appears to be the result of condensation and raised moisture levels will 
increase the risk of wood-beetle activity and decay. A number of roof vents should be 
installed to all roof slopes in order to provide good air circulation and to promote drier 
conditions.  
 
There are risks of condensation occurring beneath the under-felt in all areas including 
within the sloping ceilings to the lower parts of the roof. Trapped condensation could cause 
concealed damage to roof timbers and it is important to maintain ventilation pathways 
between any insulation fitted and the under-felt.  
 
It is understood that additional insulation has been fitted in the lower parts of the roof 
slopes in some of the bedrooms recently by the current owner. There may be a full fill of 
fibre insulation between the rafters elsewhere. It is unlikely that adequate ventilation has 
been provided and therefore there are risks of condensation. The diagram below shows 
modern construction detailing to reduce the risk of trapped condensation beneath roof 
slopes.  
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Dormer Windows 
 
There are two dormer windows constructed to the front roof slope within bathroom one and 
bedroom four.  
 
These dormers are of comparatively modern construction and they have a tiled roof and 
render finishes to the walls. Dormer windows are often seen as a weak point in roof 
construction and they are vulnerable to leaks. Periodic maintenance of the valleys, 
flashings and other elements will be required to maintain weather-tightness. At present the 
dormers appear to be in adequate condition with no signs of significant defects affecting 
the roofs, walls or lead-work. Fitment of gutters around the roof slopes would reduce the 
risk of leaks.  
 
Summary 
 
In summary, you should be aware that the various roof coverings to the majority of roof 
slopes will have relatively high maintenance requirements. There are risks of leakage due 
to the age and condition of the clay tiles to the front roof slopes and due to the age and 
condition of the under-felt to this part of the roof and elsewhere.  
 
In my opinion, undertaking judicious and careful maintenance of the existing roof coverings 
in the short term will mean that full re-covering of the roof can be delayed into the medium 
term or long term. At this time, the roof structure should be checked, repaired and 
upgraded as necessary and a vapour-permeable under-lay should be provided beneath 
reclaimed clay tiles. 
 
Building Regulations now applies to the re-covering of a roof and it will be necessary to 
provide improved insulation.  
 
4.03 Parapets 
 
There are no parapet wall structures present. 
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4.04 Roof Void 
 
Access & Limitations 
 
Access to the main loft space is provided by a hatch within the landing ceiling.  
This loft is part-boarded for storage purposes and there is a retractable metal ladder fitted. 
There is a fixed light also.  
 
A secondary access hatch within the ceiling of the bathroom provides access to the right 
side roof space. The two access hatches within the ceiling of bedroom five provide 
restricted access to the cold water storage tanks. 
 
Gable Walls 
 
The gable walls to the front and rear of the left side roof space and to the right of the right 
side roof space are of stone construction. These walls appear to be in adequate condition 
however clearly they are old and there is a degree of general deterioration affecting the 
masonry. No urgent repairs are required however you should consider re-pointing and 
repair of the masonry when the roof coverings are next renewed.  
 
As described above, it is recommended that improved ventilation of the roof spaces be 
provided to help avoid problems of condensation. This can probably be best achieved with 
the installation of a number of roof vents installed at intervals to both the lower and upper 
parts of the roof slopes.  
 
Insulation & Ventilation 
 
When the roof slopes are eventually re-covered, a modern vapour-permeable under-lay 
should be installed which will help avoid problems of condensation. A good quality under-
lay should be used however it may still be necessary to provide some additional limited 
ventilation to promote good air circulation around the roof timbers. Reducing condensation 
will help protect the roof timbers from rot and wood-beetle damage.  
 
There is a varying depth of insulation present to around 150mm although there is only 
limited insulation above the ceilings to the right side parts of the roof space. Additional 
insulation should be installed however it is important to provide improved ventilation as 
increased levels of insulation will increase the risk of condensation. You should consider 
using a natural insulating product which will have beneficial properties in helping to 
regulate moisture content and in reducing the risk of trapped condensation.  
 
Other 
 
Signs of rodent infestation were noted in the lofts. Rodents can cause damage to electrical 
cables and other elements. If a current problem you should employ a specialist contractor 
to eradicate the problem.  
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4.05 Rainwater Goods 
 
Gutters and down-pipes are of plastic construction. The fittings are of varying age and they 
are in varying condition.  
 
Gutters to the front of the property serving the roof above the bathrooms, bedroom four 
and bedroom five are of modern construction and both gutters and the down-pipe have 
been replaced. The down-pipe is provided with an adequate connection to the combined 
drainage system.  
 
The rainwater fittings to the front left of the property, serving the roof to the right side of 
bedroom one and to the landing, are of older plastic construction. These fittings would 
benefit from early renewal in the short term. Signs of staining and possible leakage were 
noted including to the down-pipe.  
 
The condition of underground drainage pipes is not known and staining around the down-
pipe could indicate blockage. It is recommended that you obtain a CCTV drainage test to 
check the condition of all underground drainage pipes serving both surface water and 
waste water.  
 
The rainwater fittings to the rear of the property are also of plastic construction. It is 
assumed that the down-pipe serving the rear gutters is connected to the combined foul 
and surface water drainage system.  
 
It was noted that the plastic gutters to the main rear roof slope do not closely follow the 
contours of the roof and walls. Leakage during heavy rain is likely and some staining was 
noted to the wall finishes externally. This will increase the risk of dampness inside. It is 
therefore recommended that you consider the installation of larger gutters more carefully 
positioned and constructed to follow the profile of the roof. The presence of moss growth 
to the roof slopes increases the risk of blockage. 
 
The plastic fittings to the left side and rear are of some age and they will need to be 
maintained in the short term and replaced in the medium term.  
 
The down-pipe to the left side of the property is understood to be connected to a 
soakaway. The condition and adequacy of the soakaway is not known. Old soakaways are 
unlikely to be constructed to satisfactory modern standards which would normally now 
require at least a cubic metre of permeable material with a membrane cover. Soakaways 
should be located five metres away from the walls of the property. It is recommended that 
you observe rainwater drainage during heavy rain and if any problems become apparent 
you should budget for construction of a new soakaway within the garden areas to the front. 
This would be best carried out with reconfiguration of gutters and the possible installation 
of an additional down-pipe.  
 
In general, there is a fairly large roof area served only by a limited number of down-pipes. 
Due to changing weather patterns and increasing instances of particularly heavy rainfall, it 
would be prudent to install additional down-pipes which will be better able to accommodate 
large volumes of water.  
 



A Building Survey on Iron Acton, Bristol, BS37   Page 17 

 

Summary 
  
In summary, the rainwater fittings are of varying age and they are in varying condition. It is 
recommended that you budget for regular maintenance to help avoid leakage which could 
result in dampness inside. You should budget for replacement of the older plastic fittings to 
the front in the short term and for replacement of the fittings to the left side and rear in the 
medium term.  
 
Underground pipes should be checked with a CCTV test and you should budget for 
construction of a new soakway to the left side down-pipe if it is discovered that water does 
not drain satisfactorily.  
 
4.06 External Walls and Elevations 
 
The main elevations are all of stone construction measuring between approximately 
450mm and 500mm in thickness although the right side wall of the entrance hall / utility 
room measures up to approximately 700mm in thickness, possibly where a former 
chimney breast was present. The walls are of solid construction. 
 
Original openings within the walls to the right side of the property have been in-filled with 
stone and, it is assumed, an inner leaf of concrete block or similar. These walls are of 
more slender construction and the front wall of reception room one measures 
approximately 320mm in thickness. 
 
Old thick walls often incorporate two leaves of masonry with a random rubble infill. This 
method of construction is relatively weak and settlement of the fill materials often leads to 
bulging and deflection. It is often the case that internal walls and floors are inadequately 
joined to the external walls providing inadequate lateral restraint. Foundations will be of 
minimal depth. The walls will also be at risk from both rising and penetrating dampness.  
 
The walls to the front of the property and to the left side are reasonably true, openings are 
square and there is no significant cracking or other evidence of structural problems. The 
presence of trees growing close to the walls does increase the risk of structural movement 
due to absorption of water and contraction of the soils around. It is recommended that all 
trees be professionally maintained under the supervision of a qualified arborist. Filled 
cracks to the left side wall could be connected with tree related movement.  
 
The walls to the left rear are a potential weak-point due to changing ground levels and the 
possible reliance on the stone boundary wall as a retaining wall. Neither the original walls 
of the property nor the boundary wall will have been constructed to a robust standard. If 
cracks were to appear in the future or if the removal of render finishes reveals significant 
cracking, the walls may need to be repaired and foundations strengthened / upgraded.  
 
There are significant irregularities affecting the right side wall of the property which 
probably reflects the inherent weaknesses within the old construction and past alterations 
in relation to a chimney breast which was formerly present. There are also possible 
weaknesses within the rear walls of the property and vertical cracks and cracks around 
openings have been repaired in the past.  
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Where the openings within the walls to the left side of the property have been in-filled, 
there remain a number of old timbers embedded within the walls. These timbers are at risk 
from rot and decay and signs of softening and deterioration were noted, particularly to the 
lower timbers. These timbers should either be repaired or they should be removed and the 
walls made good.  
 
As described below, it is recommended that the existing cement render wall finishes be 
replaced with a lime render as part of works to help avoid dampness. It is highly likely that 
the removal of the render will reveal cracking and damage to the masonry beneath. You 
should budget for repair and improvement to the concealed parts of the walls when this 
work is carried out. If the concealed masonry is found to be in very poor condition, then the 
need for part reconstruction of the old walls, particularly to the right side and rear, cannot 
be ruled out. 
 
Sills, Lintels & Beams 
 
Concealed (inner) lintels above openings could not be checked. In a property of this age, 
any old timbers around window and door openings or elsewhere could be in poor condition 
requiring renewal. There are obvious signs of deterioration affecting the exposed external 
timber lintels above door and window openings to the front, in particular the lintels above 
the windows to the kitchen and dining area, to the front door and to the utility room.  
 
There is no significant cracking above the window openings however the lintels are clearly 
old and not of particularly robust construction. Replacement should be carried out in the 
medium or long term in conjunction with other works of repair and maintenance to the 
walls. 
 
The lintel supports above the windows and doors of the study, reception room one and 
reception room two are constructed of either brick arches or consist of comparatively 
modern lintels which appear adequate. It appears that the lintels above the windows of 
bedroom one and above the door to reception room two have been replaced in the past 
and no signs of problems were noted. 
 
The lintels above windows to the right side and rear of the property should be investigated 
further when the render wall finishes are renewed. These lintels may need to be replaced.  
 
Render, Masonry & Pointing 
 
The exposed masonry of the front walls is in generally adequate condition. Typically there 
is a degree of weathering and damage affecting the stone-work, as is to be expected in a 
property of this age. 
 
The walls have been re-pointed in the past using a cement mortar. Cement mortar of this 
type will have a tendency to trap moisture within the walls increasing the risk of dampness. 
Mortar courses should act as a sacrificial weathering surface in order to protect the stone 
around. A hard cement mortar of this type does not perform this function and will result in 
increased weathering of the soft stone around. There are signs that this is occurring, 
particularly to the front right corner of the property to the walls around the utility room and 
bedroom five.  
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It is recommended that, over time, the existing cement mortar pointing be removed and 
replaced with a lime mortar. This work should be carried out by a skilled stone-mason 
experienced in working with historic properties of this type.  
 
Render wall finishes are often applied to provide improved weather-proofing or to conceal 
damaged masonry. Unless the render contains lime, it will crack as a result of slight 
seasonal movement. Cracks can permit moisture penetration leading to internal 
dampness. Cement render finishes prevent the walls ‘breathing’ and again this increases 
the risk of internal dampness.  
 
Although the render wall finishes appear reasonably sound with only localised areas of 
damaged render and poor workmanship, for example to the rear of the left side wall, you 
should be aware that it would be beneficial to replace all existing render wall finishes with 
a lime product as part of works to help avoid dampness. Lime wall finishes have the 
advantage of accommodating the slight movement which will inevitably affect an old 
property of this type.  
 
Summary 
 
In summary, the walls of the property are of predominantly solid stone construction 
measuring approximately 500mm in thickness. You should be aware that old solid walls of 
this type will have shallow foundations and they can be vulnerable to structural movement. 
There are also inherent weaknesses within the walls themselves and you should budget 
for repair of masonry, particularly to the right side wall, when the render wall finishes are 
next renewed.  
 
As is often the case with older properties of this type, past works of maintenance and 
repair have been undertaken using modern cement based materials. Cement products will 
impair the proper functioning of the walls and increase the risk of dampness inside. It is 
recommended therefore that you budget for the replacement of the existing render and for 
the re-pointing of the front walls using lime based products. This will help prevent 
dampness inside and protect the masonry.  
 
4.07 Damp-Proof Course 
 
Properties of this age would have been built without a damp-proof course. There are signs 
that a plastic damp-proof course is present within the in-fill sections of walls to the front, 
possibly also to the left side.  
 
Ground levels to the front left and left side of the property are positioned high in relation to 
internal floor levels. Ideally and where possible all external ground levels should be 
lowered to 150mm below the position of floor levels and the damp-proof course. This helps 
moisture within the base of the walls to evaporate naturally and helps prevent internal 
dampness.  
 
4.08 Sub-Floor Ventilation 
 
The ground floor is of solid construction and so there is no requirement to provide 
ventilation. 
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4.09 External Joinery 
 
Windows 
 
The windows are of both double-glazed and single-glazed timber construction. The 
windows are of varying age and whilst the majority of windows remain in satisfactory 
condition, you should budget for replacement of the existing single-glazed windows in the 
medium or long term. All the windows will require regular maintenance and redecoration to 
help reduce the risks of rot.  
 
The Velux windows present at first floor level are old and they would benefit from early 
replacement in conjunction with roof maintenance. 
 
The following schedule provides an overview as to the construction and condition of 
individual windows: 
 
Location & Type of Window 
 

Condition of Window 

Kitchen / Dining Room 
 

 

Two double-glazed timber windows to 
the front with opening casements: 

Modern and in satisfactory condition. No rot 
noted. Decorations satisfactory. 

 
Double-glazed casement window to 
rear: 

 
Modern, hardwood and in satisfactory condition 
with locking mechanism. Operation satisfactory. 

  

Utility Room / Ground Floor WC 
 

 

Single-glazed timber casement: Minor deterioration to sill and peeling paint-work. 
In adequate but not good condition. 

  
Study 
 

 

Double-glazed timber window: Localised rot and deterioration affecting joinery 
which requires early repair before next 
redecoration. 

  

Reception Room One 
 

 

Single-glazed, timber sash window to 
front: 

Painted shut and not operable. No significant rot 
and decoration is satisfactory. Toughened glass 
should be fitted for safety reasons. 

  
Two double-glazed timber casement 
windows to the rear: 

Modern windows operating satisfactorily with 
locking mechanisms. Decoration and joinery also 
satisfactory.  
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Reception Room Two (front) 
 
Modern double-glazed timber 
casement window: 

No significant rot or deterioration.  Decorations 
satisfactory. Recommend re-pointing between 
right side frame and wall. 

  
Entrance Hall / utility room (right side) 
 

 

Double-glazed timber window: In adequate condition but signs of damp 
penetration around window reveal. 
 

  
Bedroom One 
 

 

Double-glazed timber casement 
window to front: 

Draught-proofed and with locking mechanism. 
Joinery is satisfactory with no defects noted. 
Keys not present and operation not tested. 

  
Bedroom Two 
 

 

Double-glazed timber casement 
window to rear: 

Operation satisfactory, however no locking 
mechanisms provided. 

 
 
Bedroom Three 
 

 

Double-glazed Velux window to left 
side with blind fitted: 

Operation satisfactory however this old window 
would benefit from replacement in the short or 
medium term. Signs of leakage beneath the 
window.  
 

Landing 
 

 

Velux window with blind fitted: Similar comments as to bedroom three, however 
operation could not be tested. 

  
 
Bathroom One 
 

 

Single-glazed casement window to 
front: 

An old window however operating satisfactorily 
with no significant rot. Seal renewed beneath sill. 
Decorations poor with cracked glazing to one of 
the four panels. 

  
Landing (rear) 
 

 

Two old Velux windows with 
secondary glazing fitted: 

Condensation noted between panes of glass. 
These old windows would benefit from 
replacement in the short term. 
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Bedroom Four 
 

 

Older, single-glazed, casement 
window of similar age to bathroom: 

Operation satisfactory and decorations have 
been renewed. Defective seal beneath the sill. 
Signs of water leakage adjacent to window. 

  

Bathroom Two 
 

 

Old double-glazed Velux window to 
front: 

Condensation between panes of glass. This old 
window would benefit from replacement. 

  
Bedroom Five 
 

 

Low-level timber casement window to 
front: 

Operation satisfactory however no locking 
mechanism fitted. Decorations have been 
renewed and there were no signs of significant 
rot. Cracking to putty seals. Recommend fitment 
of toughened glass and safety catch to guard 
against falling. 

  
Single-glazed timber window to side: 
 
 
 
Window to front of loft 

Signs of water ingress and / or condensation. 
Timbers vulnerable to decay beneath paint 
finishes.  
 
An older window with signs of deterioration to 
decorations. Possible rot which should be 
checked and repaired as necessary before next 
redecoration.  

  
 
Doors 
 
Main Entrance Door to Hall / Utility Room 
 
The main entrance door leading into the hallway is of timber construction. The door has a 
five-lever mortice lock and an old cylinder lock present. The door is in adequate condition 
with no signs of significant rot however there is staining and potential deterioration to the 
sill beneath the door due to raised ground levels and possibly also due to the lack of a 
weatherboard which should be fitted to the lower edge of the door. Early redecoration will 
help protect the timbers and improve the appearance of the door.  
 
Entrance Door to Reception Room One 
 
The entrance door, which leads to the foot of the staircase in reception room one, is of 
relatively modern timber construction. This door has a mortice lock fitted only. There is no 
rot affecting the joinery of the door and decorations are in serviceable condition. Sill 
detailing around the lower edge of the door is satisfactory.  
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Front Door to Reception Room Two 
 
The door to the front of reception room two is of double-glazed timber construction. 
Toughened glass is fitted and there is a relatively modern locking mechanism. You may 
wish to consider fitting additional bolts to this door and to others to improve security. The 
relatively modern timbers to this door are unlikely to prove to be as durable in the long 
term as would be the case with the older doors. You should budget for maintenance in the 
short and medium term and for future replacement in the medium or long term. 
 
Eaves Joinery 
 
Eaves joinery around the property is of timber construction.  
 
This joinery is vulnerable to decay due to relatively high levels of exposure and due to 
possible leakage from rainwater fittings and roof coverings. 
 
Although much of the eaves joinery has been replaced in the past, a close inspection is 
likely to reveal areas of rot and decay. All timbers should be closely checked and repaired 
before next redecoration. Timbers to the front left of the property should be checked when 
rainwater fittings are renewed and they should be repaired and redecorated at this time. 
Eaves joinery to the left side and rear should be maintained as necessary in the medium 
term. 
 
4.10 External Decorations 
 
Overall external decorations are in largely satisfactory condition at present however there 
are some signs of deterioration and weathering to the paint-work to some of the windows 
to the front of the property. It is recommended that you budget for general redecoration to 
be carried out in the short or medium term in conjunction with other timber repairs and in 
order to help protect the timbers.  
 
4.11 Ceilings 
 
Ceilings are of timber-framed construction with plasterboard coverings at first floor level. 
The ceilings at ground floor level are constructed with exposed beams and joists with 
board in-fill.  
 
The ceiling structures predominantly date from the time the property was converted and as 
such the supporting timbers are of relatively modern construction.  
 
As described in Section 4.02 above, the ceiling joists to the ceilings to the right side part of 
the roof including ceilings within bedroom four, bedroom five and the bathrooms would 
have been better constructed in a different manner with the joists being directly secured to 
the rafters. At present the ceiling joists are nailed to the purlins and the ceiling structures 
are possibly less robust as a result. No signs of significant cracking were noted however. 
 
The construction of the ceilings at ground floor level appears to be generally satisfactory 
and no repair works are required. 
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Sloping ceilings to some of the bedrooms and to the landing at first floor level are clad in 
timber. There is unlikely to be adequate insulation present above the sloping ceilings 
although I was informed by the owner of the property that ceilings within bedroom one and 
bedroom two have been partly renewed and the timber cladding replaced with insulation 
and modern plasterboard. Similar works of improvement should be carried out elsewhere 
however you should be mindful of the need to provide adequate ventilation between any 
insulation and the under-felt in order to help avoid problems of condensation. 
 
Slight and localised staining noted, for example within bedroom three and bedroom four, 
indicates leakage which should be investigated and repaired as part of the maintenance of 
the roof coverings and dormer windows.  
 
Otherwise the plasterboard ceiling finishes at both ground and first floor level are in 
satisfactory condition overall.  
 
4.12 Internal Walls and Partitions 
 
Internal walls and partitions are of mixed timber-framed and solid masonry construction. 
The walls have a plaster finish. 
 
There is no evidence of significant cracking or other defects which may indicate structural 
problems.  
 
It is unlikely that the timber-framed partition walls at first floor level incorporate a good level 
of sound insulation. Noise transmission should be expected in some parts of the property.  
 
There is localised damage to plaster finishes where the walls are affected by dampness, 
for example within the living rooms and around the stairs in the entrance hall / utility room. 
The plaster finishes will need to be renewed when the source of dampness has been 
addressed and the walls allowed to dry. Signs of dampness and consequential staining / 
plaster damage will worsen over time.  
 
As mentioned elsewhere in this report, it is recommended that a lime plaster be used in 
order to help prevent evaporation of moisture and to reduce the risk of dampness. 
Elsewhere the plaster wall finishes are modern and they are in generally satisfactory 
condition.  
 
4.13 Fireplaces, Flues and Chimney Breasts 
 
There is a chimney breast within reception room one rising through the landing at first floor 
level. There is a ‘Stovax’ solid fuel stove present which I was informed was fitted in around 
2013.  
 
The solid fuel stove installation appears satisfactory with a neatly constructed register 
plate above the stove and satisfactory hearth construction. I was informed by the owner of 
the property that a flue liner has been installed and certainly there is a metal terminus 
extending above the chimney pot and the terminus is fitted with a rain-cap.  
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Your Solicitor should request full documentation relating to the stove installation to confirm 
that it was installed by a HETAS registered contractor or with Building Control approval. 
 
It is strongly recommended that a good quality carbon monoxide alarm be provided and 
maintained within the sitting room. The flue should be swept annually by a professional 
chimney sweep who will provide a certificate which may be required in the event of an 
insurance claim related to any chimney fire etc.  
 
There are no other fireplaces within the property.  
 
4.14 Floors 
 
Floors are of solid construction and timber construction at ground and first floor level 
respectively. 
 
All floors were covered with carpet, tiles or other coverings which were not lifted and 
consequently floor surfaces and sub-floor areas could not be inspected in detail. 
 
It is not possible to comment in detail upon the construction or condition of the solid floors 
at ground floor level and specifically the adequacy of any damp-proof membrane which 
may be present. It is not usually possible to join a damp-proof membrane in the floor to the 
walls and this makes dampness within the perimeter walls more likely.  
Superficially however the floors appear to be in reasonable condition with no obvious signs 
of concealed defects noted.  
 
Suspended timber floors, where walked upon, were found to be generally firm and even to 
the tread with no signs of excessive spring or distortion. It appears that the floor structures 
to the timber floors at first floor level were predominantly renewed at the time of 
conversion. The visible floor timbers were found to be in reasonable condition when 
viewed from beneath. An arrangement of beams and timber joists were visible within the 
living rooms, kitchen and in other parts of the property at ground floor level.  
 
The floor coverings within the bedrooms and bathrooms are of mixed timber and chipboard 
construction. The timber floorboards as present in bedroom one, bedroom three and in the 
bathrooms are of varying age. It appears that older boards are present in bedroom one 
however the varnished and exposed boards in the bathrooms and in bedroom three are in 
satisfactory condition.  
 
Chipboard floor coverings are an economical alternative to traditional boards and they may 
creak under-foot; they are prone to impact damage particularly if poorly supported. Early 
non-moisture resistant chipboard of the type present is vulnerable to moisture damage. 
The floor coverings should be inspected when carpets are next replaced and the boards 
renewed if poorly fitted or in otherwise poor condition.  
 
Many of the carpet floor finishes require replacement.  
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4.15 Internal Joinery including Kitchen Fitments 
 
Internal Doors 
 
Internal doors are of predominantly modern timber construction. There are glazed timber 
doors to the study at ground floor level and between reception room one and reception 
room two.  
 
The doors are of a reasonable quality and appear to be in generally satisfactory condition. 
The finishes to the doors are of varying type and you may wish to consider redecoration to 
provide a more uniform and matching appearance. Door furniture is in generally 
satisfactory condition.  
 
Skirtings, Architraves & Associated Joinery 
 
The skirtings, architraves and associated joinery are predominantly modern and in 
adequate condition.  
 
Where timbers are in close proximity to damp masonry there is a risk of rot. Raised 
moisture meter readings were detected to skirtings within the reception rooms. There is 
likely to be some damage to timbers elsewhere and possibly to the concealed rear faces 
which could not be examined in detail. Skirtings affected by dampness will need to be 
replaced in conjunction with renewal of wall finishes.  
 
Stairs 
 
Only a limited inspection of the two staircases was possible, however the treads are level 
and firm under-foot. The pitch of the stairs is reasonable and appears compliant with ‘Part 
K’ of the Building Regulations.  
 
A limited inspection of the under-sides of the main staircase rising from reception room 
one was undertaken from beneath. The treads and risers are of ply construction and are 
modern and in adequate condition. No repairs are required. The guarding around the 
stairwell is probably lower in height than would be permitted by current regulations.  
 
Kitchen Fittings 
 
Fittings in the kitchen consist of a range of wall and base units with work surfacing over. 
The fittings are in adequate condition although they appear to be of some age and a 
degree of wear and tear was noted. You may wish to consider upgrading and replacement 
in the medium term however this is not urgent or essential at this time. 
 
Fitted appliances were not tested. 
 
4.16 Internal Decorations 
 
The removal of furniture and stored items may reveal the need for redecoration throughout 
in the short or medium term. 
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4.17 Cellar/Basement 
 
There are no cellars or basements to the property. 
 
4.18 Rising and Penetrating Dampness 
 
Rising Dampness 
 
Given the age of the property with the absence of effective damp-proof precautions there 
are risks of dampness rising within the base of the walls. This can affect internal and 
external walls.  
 
There is a strong odour of dampness within reception room two. Raised moisture meter 
readings were detected to the left side walls and around the door opening. Raised 
moisture meter readings were also detected to the front part of the left side wall of 
reception room one with localised raised meter readings to the rear wall of the same room. 
There are significant risks of dampness being present within the left rear wall of reception 
room one and potentially also within the kitchen however meaningful testing was 
prevented by the presence of kitchen cupboards etc. Raised moisture meter readings were 
detected to the front wall of the ground floor WC with more significant staining and obvious 
signs of penetrating dampness affecting the right side wall of the entrance hall / utility room 
around the staircase.  
 
Signs of dampness will inevitably become more apparent over time as the moisture 
present within the wall fabric penetrates through the impermeable internal plaster finishes.  
 
Dampness is difficult and potentially expensive to fully resolve and you should be prepared 
to tolerate certain levels of dampness which would not be acceptable in a more modern 
house.  
 
ADDRESSING DAMPNESS 
 

 Dampness is best avoided through the careful and sympathetic maintenance of all 
external elements including the roof coverings, rainwater fittings, wall finishes, 
window openings etc 

 

 The use of breathable lime-based wall finishes internally and externally will help 
moisture evaporate naturally in comparison to modern ‘gypsum’ plaster or a cement 
render which will trap moisture in the walls. Walls should be maintained using a lime 
mortar which will permit the natural evaporation of moisture from the walls.   
 

 Ground levels to the left side of the property and around the front wall of reception 
room two should be lowered to 150mm below the position of internal floor levels. 
This will help permit natural evaporation of moisture from within the base of the 
walls. 
 

 It is likely that there is a modern plastic damp-proof membrane within the floor 
structures at ground floor level. This will have a tendency to force moisture 
outwards affecting the walls around the perimeter of the floors. 
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For this reason, renovation of historic properties is sometimes undertaken using a 
solid floor constructed from limecrete which will permit a degree of natural 
evaporation of moisture. Please refer to the diagram below. Installation of a floor of 
this type would help alleviate problems of dampness but clearly it would be very 
expensive and disruptive.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 In addition to the above, you have the options of a) carrying out internal damp-
proofing works in order to ‘manage’ the dampness which will remain in the walls or 
b) adopt an approach of installing breathable internal wall finishes.  

 
There are at least four mutually exclusive approaches to dealing with dampness: 
 

1. Modern damp-proofing methods involve installing a chemical injection damp-proof 
course, removing internal plaster finishes and applying a silicon or bitumen sealant 
to the walls before reinstating a sand and cement render beneath a new plaster-
skim finish. Alternatively a water-proofing agent can be added to the wall finishes. 
This type of treatment has a limited life and can cause dampness to rise appearing 
above the level of the sealant or the new refurbishment plaster. This approach is 
not recommended. 
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The diagram above illustrates the method of conventional damp-proofing. 
Source http://www.safeguardeurope.com/products/renderguard_gold.php 

 
2. Where there is an inherent risk of dampness, for example, if there are unavoidably 

raised ground levels or if a solid floor is causing dampness, a plastic membrane 
barrier could be fixed to the inner face of the walls. These products often 
incorporate a small cavity to prevent moisture being forced upwards; they are highly 
effective and have a good life expectancy but they do not solve the problem and 
dampness will remain in the walls.  
http://www.deltamembranes.com/pdf/Delta%20PT%20Brochure.pdf 
http://www.deltamembranes.com/pdf/DELTA%20System%20500%20brochure%20
2011.pdf 
 
The image below shows the installation of a damp-proofing system by Delta 
Membranes. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

3. Thirdly, a modern wall finish such as Vandex BB75 can be used. These have water-
proofing properties but they are likely to trap moisture in the walls and they could 
cause it to become a more serious problem. Replacing the existing plaster with this 
type of product is cheaper than other approaches but longevity will be limited and 
again it will not solve the problem. See: 
http://www.safeguardeurope.com/pdf_datasheets/vandex_bb75.pdf 
http://www.vandex.co.uk/fileadmin/pdf/DS/DS_en/ds_005_e.pdf 
 

4. Finally replacing the existing wall finishes internally with a traditional lime-based 
plaster will permit moisture to evaporate from within the walls. Plaster can be 
combined with natural additives such as hemp to insulate the property and help 
reduce condensation. Natural paint finishes need to be used and they may require 
frequent renewal. See:  
http://www.lime.org.uk/ 
www.limerepair.com 
 

 

 

http://www.safeguardeurope.com/products/renderguard_gold.php
http://www.deltamembranes.com/pdf/Delta%20PT%20Brochure.pdf
http://www.deltamembranes.com/pdf/DELTA%20System%20500%20brochure%202011.pdf
http://www.deltamembranes.com/pdf/DELTA%20System%20500%20brochure%202011.pdf
http://www.safeguardeurope.com/pdf_datasheets/vandex_bb75.pdf
http://www.vandex.co.uk/fileadmin/pdf/DS/DS_en/ds_005_e.pdf
http://www.lime.org.uk/
http://www.limerepair.com/
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Penetrating Dampness 
 
Given the age of the property and the nature of the construction, there are risks of 
penetrating dampness.  
 
As described in Section 4.02 above, the roof coverings are showing signs of age and there 
are potential problems and increased risks of leakage.  
 
Careful maintenance of all external elements will help reduce the risk of penetrating 
dampness but there will remain a much greater risk of leakage and internal dampness 
than would be the case with a modern house. Please refer to Sections 4.01 to 4.08. 
 
Penetrating dampness may be the cause of the staining and raised moisture levels to the 
right side of the entrance hall / utility room. This could be the result of water entry around 
the side window of bedroom five. Detailing around the sill of this window is poor and 
should be improved. Ideally this should be carried out in conjunction with more 
comprehensive repair and replacement of the cement render as described above.  
 
In this and other walls there will be significant dampness in the walls. The wall finishes 
should be removed and the walls allowed to dry for a period of months.  
 
Summary 
 
The diagram below summarises some of the problems affecting the property.  
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In the case of the subject property, it is recommended that the following works be carried 
out to reduce the risk of dampness: 
 

 Replace existing external cement render with a lime product. 
 

 Lower external ground levels. 
 

 Carry out careful works of maintenance and improvement to the rainwater drainage 
system to prevent leakage. 
 

 Re-point front walls using lime mortar. 
 

 Ensure boundary walls are physically detached from the main walls.  
 

 Replace existing internal plaster finishes with lime plaster. 
 

 Maintain roof coverings and rainwater fittings to a high standard. 
 

 Check construction of concealed underground drainage pipes and repair as 
necessary. Ensure soakaway serving down-pipe to left side is satisfactory and 
renew and necessary. 
 

The recommended works should be carried out over the short or medium term by 
contractors experienced in working with historic property of this type.  
 
Condensation 
 
Raised moisture meter readings detected to the roof timbers indicates possible problems 
of condensation. There are risks of condensation occurring within the sloping ceilings to 
the bedrooms at first floor level. Condensation can become a serious problem depending 
on levels of occupancy, ventilation and heating patterns. Condensation is normally most 
problematic in the winter.  
 
Causes of condensation are as follows:  
 

 Water vapour generated by normal activities such as cooking, bathing, breathing 
and clothes-drying will cause raised levels of humidity if there is a failure to ventilate 
the property adequately on a constant and daily basis.  

 

 Cool air holds less water vapour than warm air. Repeated cycles of warming and 
cooling will result in the condensation of water vapour on the colder wall and 
window surfaces.  

 

 Inadequate levels of heating combined with a lack of insulation within the fabric of 
the building. Condensation will be avoided if the fabric of the building is maintained 
at a reasonable and stable temperature. Heating should be constant but low-level 
avoiding significant fluctuations. This will be more easily achieved through the use 
of a central heating programmer and room thermostat.   
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Below are listed reasonable and practicable solutions which are both ‘building-related’ and 
‘life-style related’. Addressing all together will significantly reduce the moisture, 
condensation and mould growth within the property.  
 
Mould growth which appears must be removed immediately with a proprietary cleaning 
product. Mould is harmful to health.  
 
Building-Related   
 

 Install roof vents to the main roofs. Please refer to Section 4.02.  
 

 Consider insulating the walls internally. There is a range of natural or modern 
insulating products which could be used. 

 

 Install good quality mechanical ventilation in the kitchen and bathrooms. 
 
Life-style Related Improvements 
 

 Ensure that windows are left open for a reasonable period each day, particularly 
during and after using the shower and after cooking. Try to promote a reasonable 
flow of air through the property by opening internal doors and both front and rear 
windows at the same time. It is arguably most important to maintain ventilation of 
this type in the winter months. If the fabric of the building is warm, and not just the 
air, then reasonable and controlled ventilation should not cause too much 
discomfort.   
 

 Condensation on the faces of windows will inevitably occur in winter. It should be 
wiped-off on a daily basis as and when necessary.  

 

 Clothes should be dried externally whenever possible. In winter it may be necessary 
to use a tumble dryer although these will still increase temperature and moisture 
content. Drying clothes internally and on radiators should be avoided.  

 

 It is important that the property is heated properly. Periods of relatively high 
temperature followed by lower temperature will exacerbate condensation problems 
significantly. A more constant lower level of heating is required. This will help warm 
the fabric of the building to help avoid condensation. 

 

 Minimise the number of house plants and pets present. All water used by plants will 
be directly transpired resulting in increased water vapour in the atmosphere.  

 
4.19 Timber Decay and Infestation 
 
Properties of this type require careful maintenance in order to avoid problems of 
dampness and timber decay. Key to this is the use of sympathetic materials and the 
provision of good ventilation. This will reduce the moisture content within elements of the 
construction and hence reduce the risk of dampness, rot and wood-beetle activity.  
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Many floor, ceiling and other timbers date from the time the property was converted during 
the 1970’s and these relatively modern timbers are at a reduced risk of wood-beetle 
damage and decay. The floors at ground floor level are all of solid construction and there 
are no floor joists, beams or boards which could be vulnerable to damage in this part of the 
property.  
 
The majority of roof timbers are old, dating from the time of original construction and there 
is evidence of significant historic wood-beetle activity. Inevitably many of the roof timbers 
will have been weakened by the wood-beetle damage. The degree of damage affecting 
the visible roof timbers is consistent with many properties of this age and type. As 
described in Section 4.02 above, the roof timbers are substantial having been designed for 
a heavy stone tiled roof.  
 
The wood-beetle damage has probably been caused by various insects, including the 
common furniture beetle, which appears most prevalent. Oak timbers and other hardwood 
are commonly affected by other larger beetle, including death watch beetle, amongst 
others. The accessible roof timbers were checked for fresh flight holes and the presence of 
wood dust known as ‘frass’. No obvious signs of current wood-beetle activity were noted 
however many timbers were concealed from view or were otherwise inaccessible. Death 
watch beetle can be identified by an audible tapping noise. See:  
 
http://www.buildingconservation.com/articles/beetle/beetle.html 

 
 
It is understood that past timber treatment works have been carried out and this normally 
involves the spray application of insecticide. Clearly it is not always possible to treat all 
roof timbers and it is likely that active wood-beetle infestation remains in parts.  

http://www.buildingconservation.com/articles/beetle/beetle.html
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Most wood-boring insects are attracted to timbers with raised moisture levels or where rot 
or fungal attack has occurred. It is therefore very important to seek to reduce the moisture 
content of roof timbers by providing good levels of ventilation. As described elsewhere in 
this report, this can be achieved with the installation of vented roof tiles to the main roof 
spaces. Further consideration must be given, however, to how ventilation can be best 
achieved to those timbers which are less accessible in sloping ceilings and elsewhere. If 
the space between rafters has been filled using modern insulation products, this could 
prevent adequate ventilation leading to trapped condensation, dampness and an 
increased risk of wood-beetle damage.  
 
Possible approaches to improving ventilation would include future re-covering of the roofs 
using a vapour-permeable under-lay or alterations to ensure that there are air gaps 
between the rafters which, together with ventilation in the eaves areas, will permit air 
circulation around the timbers. In addition, consideration should always be given to the use 
of natural insulating materials such wood board, fibreboard or wool-based products which 
will have better abilities to regulate moisture content and reduce the risk of condensation. 
 
Where there is a full-fill of insulation with the sloping ceilings at first floor level, there is an 
increased risk of timber decay. Further investigation is required to confirm the condition of 
the concealed timbers.  
 
Certainly it is recommended that you budget for timber repair and timber replacement 
works as part of future re-covering of the roof slopes. The need for timber repair and 
replacement may be revealed when works are undertaken to improve the insulation of the 
property.  
 
There is active wood-beetle affecting roof and other the timbers in the outbuildings. Spray 
treatment should be undertaken by a contractor registered with the Property Care 
Association. As described in Section 6.02, the roof timbers to the outbuildings are in poor 
condition and will require significant repair and improvement.  
 
Summary 
 
In summary, you should be aware that the property has been affected by widespread 
historic wood-beetle activity. Many of the roof timbers have been damaged and weakened 
as a result however the degree of damage to exposed timbers is consistent with the age 
and type of property. No signs of active wood-beetle infestation were noted to the exposed 
timbers however concealed roof timbers are at risk from damage especially where 
insulation provided could result in trapped condensation. The provision of improved 
ventilation will reduce the risk of continued wood-beetle damage but you should budget for 
timber repair and replacement as part of ongoing works to the roof. The need for further 
treatments with insecticide cannot be ruled out.  
 
4.20 Thermal Insulation 
 
The diagram below shows typical heat-loss from an un-insulated home.  
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The thermal insulation qualities of this property will be poor in comparison to properties 
built to current standards and significant heat-loss will be experienced through un-
insulated or poorly insulated wall, floor and ceiling structures. This will be an expensive 
property to heat.  
 
The following improvements should be considered: 

 Upgrade loft insulation to a depth of at least 300mm. It is important that adequate 
ventilation be provided as increasing the level of loft insulation will increase the risk 
of condensation occurring within the loft space. Consideration should be given to 
the use of a natural wool-based insulation product which will have advantages in 
terms of moisture retention and avoiding condensation. Insulation should be fitted to 
the loft access hatches.  

 The sloping ceilings at first floor level should be insulated using a natural board 
product or fibre quilt.  

 Insulating the walls is not always recommended in an old house but there are 
natural insulating products which can be used and these may not affect the vapour-
permeability which would otherwise cause problems of dampness. Improved wall 
insulation should be installed in conjunction with future works to address dampness 
and when internal wall finishes are replaced. 

 Future replacement of doors and windows should be undertaken with good quality 
fittings ‘A’ rated for energy efficiency. Triple-glazed windows will further help reduce 
heat-loss.  

 Solid floors can be insulated by fitting a floating layer of insulation and timber 
boards or similar.  

 Future replacement of the heating boiler with a modern condensing boiler.  
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 You should investigate the possibility of installing zone control to the central heating 
system which would permit independent time and temperature control of heating in 
different parts of the property.  

 The replacement of the hot water cylinder or fitting extra lagging will help reduce 
heat-loss.  

Other energy saving ideas:  

 Fit aerating taps and shower heads to reduce water use. This can save money if 
you have a water meter and also energy costs relating to water heating.  

 Fit reflective panels behind radiators where present on external walls.  

 Buy energy efficient domestic appliances. 

 Use only low energy light-bulbs.  

 Draught-proof doors and windows.  

 Draught-proof floors and the loft hatches.  
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5. SERVICES 
 
PLEASE NOTE THAT ONLY A GENERAL INSPECTION OF SERVICES HAS BEEN 
MADE.  SUPPLIES AND SERVICE INSTALLATIONS HAVE NOT BEEN TESTED. 
 
5.01 Gas / Oil 
 
Mains gas supply is not connected. Space and water heating are provided by the oil-fired 
boiler. 
 
There is an oil storage tank located to the front right of the property. The tank is of old 
metal construction and it will have a limited life. It is recommended that you budget for 
early replacement with a large plastic tank which will incorporate an internal bund to 
reduce the risk of spillage.  
 
The tank should be installed in accordance with OFTEC Regulations which will require 
construction of a satisfactory base extending 300mm beyond the sides of the tank and at a 
prescribed distance away from boundaries and walls.  
 
Supply pipes between the new tank and the existing boiler should be checked and 
renewed as necessary. It is essential that safety valves be provided along the length of the 
gas pipe to prevent fire spread to the oil storage tank.  
 
5.02 Electricity 
 
Mains electricity is connected with the meter and consumer unit being located within the 
utility room at ground floor level. 
 
The electrical system dates from the time of original conversion. Consequently, some of 
the fittings are old and you will probably require the installation of additional power points 
in most rooms.  
 
The original fuse box has been replaced and the modern consumer unit should provide 
reasonable safety protection.   
 
Current advice is to have systems tested every 10 years and upon change of ownership. 
You are advised to have the system tested by a suitably qualified contractor who will 
provide a written quotation for all works of upgrading required. 
 
The test of the system should include the garage / outbuildings. Fittings within the garage 
will need to be updated and improved.  
 
A mains-wired heat and smoke detection system should be installed. As a minimum, a 
heat detector and smoke alarm should be fitted in the kitchen with linked smoke alarms in 
the entrance hall and landings. See http://www.firesafe.org.uk/domestic-property/ 
 
 
 
 

http://www.firesafe.org.uk/domestic-property/
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5.03 Cold Water 
 
Mains water supply is connected. There is a stop-tap within the utility room at ground floor 
level. Supply pipe-work around the stop-tap is of plastic construction dating from the time 
of conversion. It is unlikely that there is any remaining lead pipe-work present.  
 
Although plastic pipe-work of this type is generally durable, there have been reported 
adverse health implications associated with the chemicals present in older plastic pipes of 
this type. You may wish to consider replacement of the incoming water main using modern 
blue MDPE plastic. 
 
There is a central heating header tank and a cold water storage tank located in the loft 
space above bedroom five.  
 
These tanks are old and they will have a limited life expectancy. Signs of slight leakage 
were noted and the supports, lagging and covers for the tanks would be considered 
inadequate by modern standards. Poor covers to the tanks means that debris and bacteria 
could enter the hot water system.  
 
It is recommended that you budget for updating of the space and water heating systems 
and the installation of a replacement central heating boiler will probably mean that cold 
water storage tanks are no longer required. If the existing space and water heating system 
is to be retained in the short and medium term, then you should install new cold water 
storage tanks to modern standards. You should ensure that both tanks are provided with 
independent overflows, robust support, well fitted and vented covers and good lagging to 
both tanks and pipes.  
 
5.04 Hot Water 
 
Domestic hot water is supplied by the oil-fired boiler located in the utility room.  
 
There is a hot water storage tank located within the front eaves space of bedroom five. 
The hot water storage tank is modern and foam-insulated.  
 
This type of hot water system is however of an older design and pressure is dependent 
upon the size and location of the cold water storage tank above. The hot tank is small 
given the size of the property and hot water pressure will be low in comparison to a 
modern unvented type of hot water system. To compensate, the shower in bathroom two 
operates in conjunction with an electric pump.  
 
Given the age of the heating components, together with the design of the hot water 
system, it is recommended that you budget for installation of a new hot water system in the 
short or medium term. This would be best undertaken in conjunction with improvements to 
the space heating system and also with the renewal of sanitary fittings. 
 
It is recommended that the new space and water heating systems incorporate a new and 
efficient boiler working in conjunction with a large unvented hot water storage system 
which will better provide a satisfactory volume of water at improved pressure. The 
difference between the two types of system is illustrated in the diagram below. 
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Please refer to Section 5.05 below.  
 
5.05 Space Heating 
 
Space heating is also provided by the oil-fired boiler serving a system of conventional hot 
water radiators.  
 
I was informed by the owner of the property that the central heating boiler was installed in 
around 2001. The last service was understood to have been undertaken in November 
2014 but your Solicitor should obtain full documentation to confirm. 
 
This is an older type of boiler which will be less efficient than a modern condensing boiler 
and so space and water heating costs will be higher as a result. Boilers of this type are 
likely to have a design life of between 15 and 20 years and you should budget for 
replacement in the medium term or sooner if faults develop or if you wish to update the 
space and water heating systems at an earlier date. 
 
Pipe-work and radiators pre-date the boiler and older radiators will need to be replaced 
over time.  
 
If or where heating pipes are embedded in solid concrete floors, leaks can be difficult to 
trace and repair. Leaks could result in dampness within the walls and floors. There will be 
an increased risk of leakage if a modern central heating boiler is installed operating at 
increased pressure.  
 
It is recommended that you instruct an OFTEC registered heating engineer to provide a 
written quotation for updating of the space and water heating systems. 
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Secondary space heating is provided by the solid fuel stove located in reception room one. 
This is a modern ‘Stovax’ appliance which is understood to have been fitted in 2013 by a 
HETAS registered contractor. Full commissioning documentation should be obtained by 
your Solicitor.  
 
It is understood that the flue has been relined with a stainless steel liner and the liner and 
rain-cap are visible extending beyond the chimney pot to the chimney. The register plate 
above the stove is neatly constructed and the hearth is satisfactory.  
 
The Gas Safe Register recommends the use of audible carbon monoxide (CO) alarms 
marked with British Standard EN 50291. The alarm should also have a British or European 
approval mark, such as a Kitemark. An alarm should be fitted in all rooms with an oil or 
solid fuel appliance. 

5.06 Sanitary Fittings 
 
Bathroom One 
 
Sanitary fittings in bathroom one to the front left of the property consist of a suite coloured 
grey with a plastic bath, WC, wash basin and bidet. There is an old electric shower above 
the bath.  
 
These fittings are old and you should budget for replacement and replacement of wall tiling 
in the short or medium term. Good quality mechanical ventilation should be provided to 
help avoid condensation.  
 
Bathroom Two 
 
Sanitary fittings in bathroom two to the centre front of the property consist of a white suite 
with a corner bath, separate shower cubicle and a ceramic WC and wash basin.  
 
These fittings are of a slightly more modern style and they appear to be in adequate 
condition. You should budget for replacement in the medium term and again it is strongly 
recommended that good quality mechanical ventilation be provided. 
 
Ground Floor WC 
 
The fittings in the ground floor WC were functioning correctly at the time of inspection. 
 
5.07 Drainage 
 
The property is assumed to be connected to the mains drainage system.  
 
There is an access point to the drains close to the front entrance door leading into the hall. 
The metal lid was lifted revealing drains of clay and plastic construction. There is a fall 
towards the rear of the property and the drains run beneath the floor of the entrance hall. 
 
It is assumed that drainage pipe-work serving the fittings in bathroom one runs close to 
and parallel to the main front wall of the property in front of the study and dining kitchen.  
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Given the age of the property, it is possible that concealed drainage pipes may be found to 
be in poor condition. To check it is recommended that you obtain a CCTV drainage test 
which will provide further information on the condition of underground pipes. 
 
As described in Section 4.05 above, surface water drains either to a soakaway or into the 
combined foul and surface water system. Branch connections should be checked as part 
of the recommended CCTV drainage test.  
 
It is unlikely that the soakaway provided to the down-pipe to the left side of the property is 
constructed to a fully satisfactory standard and the need for the provision of a new 
soakaway cannot be ruled out. The rainwater drainage system should be observed in 
times of heavy rainfall to check for problems. 
 
5.08 Other Facilities 
 
Not applicable. 
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6.     THE SITE 
 
6.01 Garage 
 
There is a double garage located to the front of the property. The garage has been 
constructed adjoining old boundary walls although the right side wall (as viewed facing the 
doors) is of modern block construction with stone facings. There are twin up-and-over 
doors to the front and a glazed timber window to the right side. The irregularities of the 
boundary walls mean that the garage measures a minimum of 4.7m in width and 4.7m in 
depth extending to a maximum of 6.6m in total.  
 

The garage is constructed to a poor standard with a shallow-pitched roof which is showing 
signs of significant leakage. Perimeter detailing around the roof is also constructed to a 
poor standard resulting in significant dampness and water penetration. The old boundary 
walls will not incorporate damp-proofing precautions and again significant dampness was 
noted. 
 
Although it would be possible to significantly improve the garage with a new roof and 
possibly with internal damp-proofing to the walls, a more satisfactory long term solution 
would be to reconstruct the garage forward of its existing position and detached from the 
old boundary walls.  
 
Unless the garage is reconstructed in full, you should budget for replacement of the two 
up-and-over doors and also possibly for replacement of the lintels above. The timber 
window to the side is in poor condition and will require renewal.  
 
It is essential that the electrical fittings be checked and improved as necessary. 
 
6.02 Outbuildings 
 
Outbuildings within the garden areas consist of a wood store measuring approximately 
5.7m x 3.8m internally. There is secondary garaging extending to approximately 8.0m x 
4.0m internally with two additional garden stores adjoining extending to approximately 
5.7m x. 4.0m measured internally. 
 

The wood store is in poor condition. Raised ground levels, old masonry and a lack of 
damp-proofing precautions mean there is significant dampness within the structure. The 
roof frame and the roof coverings are in poor condition requiring renewal and the floor is 
unmade.  
 
The secondary garaging has been improved with a modern roller door and a new floor 
structure. The roof coverings consist of various concrete and clay tiles above a bitumen 
under-felt. The under-felt is in poor condition having been damaged by rodents or 
squirrels. 
 
The garden stores adjoining are also constructed to a poor standard with inadequate 
lintels above the openings, cracking noted to internal walls and damage to the roof 
coverings. 
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In summary, although the outbuildings provide scope for useful storage, all would benefit 
from significant works of upgrading and improvement. The roof structures and roof 
coverings are poor with signs of structural inadequacy, wood-beetle activity and age-
related deterioration. The roof coverings are all in varying states of repair and there is 
inadequate provision for rainwater drainage. The structures should be considered suitable 
for basic storage of unperishable items in the short or medium term and you should budget 
for general improvement and upgrading in the medium or long term. 
 
6.03 The Site and Local Factors 
 
The property is set within grounds which are of a reasonable size overall although irregular 
in shape. The property is approached by a gravelled drive and there are stone paved 
areas close to the property with lawned gardens and a vegetable growing area.  
 
The gardens are maintained to a generally satisfactory standard although the stone paved 
areas in front of the property were found to be particularly slippery and should be used 
with caution. 
 
The map extract shown below from Ordnance Survey dated 1901, does not reveal any 
adverse land use at this time.  
 

 
 
Geological maps were consulted indicating that subsoils in the area are of mixed 
composition including sandstone as shown in the diagram below. There may be isolated 
bands of shrinkable material such as clay. Clay soils experience volume change with 
variations in moisture content and this can cause structural damage. There is no evidence 
to suggest that the property is adversely affected. 
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6.04 Trees 
 
There are a number of trees growing within close proximity to the walls of the property 
including a walnut tree to the front left. There are other trees to the front right however 
these were not identified.  
 
All trees have a capacity to cause subsidence and structural damage through the 
absorption of water and contraction of soils. Damage can also result due to falling 
branches during periods of high wind. 
 
It is recommended that the trees be professionally maintained under the supervision or 
guidance of a qualified arborist. You should therefore obtain a tree report in order to 
provide further advice on tree maintenance to minimise the risk of structural problems. 
See:  
http://www.trees.org.uk/ 
 
6.05 Boundaries 
 
Boundaries around the property consist of a significant length of stone walling. In total the 
boundaries extend to over 150m in length. These are generally tall walls measuring up to 
approximately 3m in height.  
 
It is important that your Solicitor confirms ownership of these walls as maintenance could 
be a significant liability over the long term.  
 
The boundary walls are in poor condition in parts. There is significant erosion of the mortar 
pointing and root damage. The walls lack adequate copings to the upper surface and there 
is lean and bulging to some sections of the walls. You should budget for ongoing 
maintenance and improvement on an annual basis as a failure to maintain the walls could 
result in significant expenditure in the future.  

http://www.trees.org.uk/
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There is a fence boundary beyond the vegetable growing area. This boundary is in poor 
condition and requires reconstruction.   
 
Some of the boundaries were concealed by vegetation growth. This should be removed to 
permit a full inspection and to prevent damage.  
 
Further investigations should be made to confirm whether or not the boundaries are Listed. 
If so this will impose further obligations to ensure that the walls are maintained to a 
satisfactory standard using appropriate techniques and materials.  
 
6.06 Wayleaves, Easements and Rights of Way 
 
The property is reached by a private drive. Your Solicitor should confirm that there are 
adequate rights of access in relation to this drive and confirm also liability for maintenance. 
 
The access to the private drive is via a turning area and electric gates. Confirmation 
should be obtained as to the arrangements for maintenance and legal implications relating 
to the gates. 
 
6.07 Planning and Environmental Matters 
 
It is important to ascertain whether or not the following works were undertaken in 
accordance with all necessary Local Authority approvals and permissions. Certain works, 
such as replacement of windows, can be certified under a Competent Persons Scheme. 
This will relate to the following matters: 
 

 Original conversion of the property into residential accommodation. 
 

 Installation of a second bathroom including construction of dormer windows. 
 

 Replacement of windows and doors. 
 

 Installation of the solid fuel stove in reception room one. 
 

Conservation Area and Listed Building Status 
 
The property is located in a Conservation Area. Conservation Areas are 'areas of special 
architectural or historic interest, the character or appearance of which it is desirable to 
preserve or enhance' - Planning (Listed Buildings and Conservation Areas) Act 1990. 

In order to protect the special character of these areas, planning permission is required for 
certain external works to dwellings which would not normally be required 
elsewhere.  Examples of inappropriate works include:  

 replacement of natural slate or clay tiles with interlocking concrete tiles  
 painting or rendering of stone-work or brick-work  
 replacement of original timber doors with 'off the shelf' designs in PVC or tropical 

hardwoods  
 replacement of original timber sash or casement windows with PVC or tropical 
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hardwoods that do not match the original glazing pattern or design  
 replacement of boundary walls, railings and hedges with materials not traditional in 

character 

All trees with a trunk diameter of 75mm measured at 1.5m above ground level within the 
conservation area are protected under Section 211 of the Town and Country Planning Act. 
Any works to them including pruning and felling will require a written notification to the 
Council six weeks prior to commencing those works. 

It is understood that the property is not Listed as of Special Architectural or Historic 
Interest. It is however possible that the boundaries are covered under listings of 
neighbouring property. 
 
Radon Gas 
 
Many areas around Bristol are subject to relatively high levels of Radon gas and this may 
have adverse effects upon health.  
 
Radon gas accumulates in the lower parts of a property and so it is important that good 
levels of ventilation be provided at all times. Further information may be sought from the 
Public Health England. See:  
http://www.ukradon.org/information 
 
It is recommended that the property be tested and if necessary suitable measures installed 
to prevent the accumulation of Radon gas. 
 
Coal Mining 
 
The property is located close to former coal mining areas and an up-to-date report should 
be obtained from the Coal Authority. Where coal mining activities are close to the surface, 
there is an increased risk of subsidence. Ventilation or other access shafts could be a risk 
to Health and Safety.  
 
Flood 
 
The property is located outside areas affected by flood as shown below.  

 

http://www.ukradon.org/information
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Other 
 
It is recommended that a detailed Environmental Report be obtained to provide further 
information on past land use, flood, mining, radon gas, land contamination and other 
environmental factors. This is important because the area has been subject to past 
industrial use including mining of iron ore. 
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7. HEALTH AND SAFETY 
 
7.01 Risks to Health and Safety 
 
The following matters may constitute a risk to health and safety: 
 

 Low sill height to windows and apparent absence of toughened glass in bedroom 
five. 

 

 Possible presence of radon gas. 
 

 Unknown service records and certification for the electrical system. 
 

 Unconfirmed service history for the oil-fired central heating boiler and a strong 
odour of oil within the boiler room / ground floor WC. 

 

 No / inadequate fire detection and alarm system. 
 

 No carbon monoxide detectors. 
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8. MATTERS TO BE REFERRED TO YOUR SOLICITOR 
 
We advise that you raise the following matters with your Solicitor or other Legal Advisers 
and seek sufficient clarification prior to entering into any legally binding contract:- 
 
Please refer to Sections 6.05 to 6.07 above.  
 
Confirm tenure of the property. 
  
Confirm where possible the ownership of boundaries and responsibility for maintenance 
where they are shared with neighbouring property.  
 
Ensure that there are no outstanding debts in respect of credit agreements to the property, 
fittings or contents remaining. 
 
Ensure that there are no road improvement or development proposals which would be 
detrimental to the property.  
 
Check Listed Building status and Conservation Area status and associated obligations.  
 
Obtain details of the central heating boiler installation, service records and safety 
certificate. 
 
Obtain commissioning documentation and service records for the solid fuel stove. 
 
Obtain details of any recent test of the electrical installation and safety certificate. Part P 
Certification from a competent contractor or from Building Control should be obtained for 
most electrical work carried out since 1st January 2005. Recent works carried out include 
replacement of the original fuse box with a modern consumer unit. 
 
Obtain full details and guarantees relating to damp and timber-treatment works confirming 
the extent of works carried out and validity of guarantees. You should not rely on any 
guarantees for this type of work.  
 
Obtain copies of FENSA certification or Building Control approval for any replacement 
windows and doors fitted after April 2002 together with full details of any transferable 
Guarantees.  
 
Confirm that there are adequate rights of access in relation to the shared driveway leading 
to the property. Confirm also liability for maintenance of both the driveway and the electric 
gates. The legal implications of the presence of the electric gates should be investigated 
further.  
 
It is recommended that a detailed environmental report be obtained to cover the following: 
flood, land contamination, historical land use, radon and coal and other mining.  
 
The property is located in a former mining area and an up-to-date report should be 
obtained from the Coal Authority. 
 



A Building Survey on Iron Acton, Bristol, BS37   Page 50 

 

 
Any adverse discovery may have serious effects on the resale potential of the property 
and a possible detrimental effect upon its value.  It may therefore be important for you to 
refer any such matter back to us before you proceed to exchange of contracts. 
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9. LIMITATIONS  
 
Many parts of a building such as foundations and sub-floor areas are concealed during 
construction and we do not disturb these. 
 
For practical reasons, we have not inspected woodwork or other parts of the structure that 
are covered, unexposed or inaccessible and we are, therefore, unable to report that any 
such part of the property is free from defect. 
 
No ladders were raised for the close inspection of the upper parts of the building.  My 
inspection was made entirely from ground level or from upper windows where available.   
 
Binoculars were used to inspect roof slopes, chimney stacks, etc externally and a 
dampness test meter was used internally. 
 
Where floor coverings were present floors could not be inspected in detail. Concealed 
joists and other timbers were not inspected.  
 
As far as the service installations (electricity, hot and cold water, space heating, plumbing 
and drainage) are concerned, our inspection was a limited superficial one and in the 
absence of specific tests we cannot give warranty as to their condition, design or 
efficiency. Unless adequate documentation, service records and safety certificates are 
available all installations should be tested by competent and registered contactors.  
 
Underground pipes from rainwater down-pipes or gullies were not traced or tested. 
 
In drafting this report we have limited comment to the more material matters and, in 
particular, we have not listed individually such minor items as slightly loose door or window 
fittings or minor decorative blemishes which have no structural significance. 
 
The property was occupied and fully furnished.  
 
The presence of furniture and stored items in most rooms further restricted the inspection.  
 
Due to limited headroom and potentially weak ceiling structures only a limited inspection of 
the right side roof space was carried out. ‘Head and shoulders’ inspections were 
undertaken from the loft spaces within bathroom one and bedroom five. 
 
Due to the nature of the construction, many roof timbers were concealed from view.  
 
It is not possible to comment in detail upon the construction of the solid floors and 
specifically the adequacy of damp-proofing precautions.  
 
This report is for the private and confidential use of the client for whom the report is 
undertaken and for the use of their professional advisers and should not be reproduced in 
whole or in part or relied upon by third parties for any purpose without the express written 
authority of Edwin Lake Ltd. 
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10. ADDITIONAL ADVICE 
 
I advise a minimum cover for insurance rebuilding purposes of £700,000 (seven hundred 
thousand pounds). This includes outbuildings but excludes boundary walls.  
 
The Gross External Area is approximately 275sq.m. 
 
 
 
 
 

 
 
 

 
Signed……………………………………………………………………… 
 
Richard Lake, BSc, DipSurv, MRICS. 
 
For and on behalf of  
Edwin Lake Ltd 
 
‘Shandon’, Cleevedale Road, Bath, BA2 5QS. 
Tel: 0845 4786305 
 
Date: 15th December 2014 
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Appendix A. 
 
Terms & Conditions 
 
1. The inspection will include the main structure of the property and main outbuildings, 

any principal garage if applicable, and grounds and boundaries. Outbuildings of a 
prefabricated or temporary nature and specialist leisure facilities such as swimming 
pools are excluded. If there are extensive grounds or outbuildings these will not be 
inspected unless agreed beforehand. 

 
2. The surveyor will inspect all reasonably accessible parts of the structure from 

ground level and other visible areas up to 3 metres in height from ladders, or with 
the aid of binoculars, where appropriate. Nor furniture, nor floor coverings or floor 
boards will be lifted or removed. No parts of the property will be forced or laid open 
to make it accessible and no destructive tests will be undertaken. 
 

3. The surveyor will inspect the roof spaces if there are available hatches with safe 
and easy access. The surveyor will have a ladder or sufficient height to gain access 
to a roof hatch or to a single storey roof, not more than 3.0m (10’0”) above the floor 
or adjacent ground. It may therefore not be possible to inspect roofs above this 
level; in such cases, pitched roofs will be inspected by binoculars. The surveyor will 
follow the guidance given in Surveying Safely issued by the RICS in August 2006 
as amended from time to time together with any other relevant Health & Safety 
guidance from RCIS. 
 

4. Services are often hidden within the construction of the property and, as a result, 
only the visible parts of the available services can be inspected. The surveyor will 
not carry out specialist tests, or test or assess the efficiency of electrical, gas, 
plumbing, heating or drainage installations (or whether they meet current 
regulations) or the inside condition of any chimney, boiler, or other flue. 
 
Manhole covers will be lifted where accessible and practicable. No tests will be 
applied unless previously agreed. The surveyor will report if, as a result of the 
inspection, tests are considered advisable, and, if considered necessary, a test and 
report from a specialist. 

 
5. The surveyor will not be responsible for arranging the testing of service installations 

unless specifically instructed to do so. Specialist tests can be arranged at an 
additional fee. Due to the specialist nature of these tests neither the surveyor, nor 
the lender can accept any liability with regard to the accuracy or content of a 
specialist’s reports. Liability will be assumed by the contractor appointed. 

 
6. The surveyor will identify any areas which would normally be inspected which it was 

not possible to inspect and indicate where it is considered that access should be 
obtained. The surveyor will advise on possible concealed defects based on 
available visible evidence. 
 

7. The surveyor will use all reasonable skill, care and diligence expected of a 
reasonably competent surveyor in carrying out the survey and preparing the report. 
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8. Parts of the structure, such as foundations, wall ties and woodwork which are 
covered, unexposed or inaccessible will not be inspected except where agreed to 
the contrary. No site investigations or environmental survey will be carried out and 
we can give no assurance whatsoever that the property is unaffected by mineral 
extraction, land-fill or noxious substances. 
 

9. No enquiries will be made to Local and Statutory Authorities concerning such 
matters as Planning, road widening proposals or charges, sewers or services. The 
surveyor will comment to the extent of their current knowledge, but written enquiries 
should always be made by your legal adviser to the relevant Authority to confirm the 
latest position on such matters. 
 

10. Unless otherwise expressly agreed or stated the surveyor will, in carrying out the 
report of the property, assume: 
 

10.1 that the property has / is sold with vacant possession; 
 
10.2 that all required, valid planning permissions and statutory approvals for the buildings 

and for their use, including any extensions or alterations, have been obtained and 
complied with and the relevant certificates have been / will be obtained; 
 

10.3 that no damaging or hazardous materials or techniques have been used, that there 
is no contamination  in or from the ground, and it is not land-filled ground; 
 

10.4 that the property is not subject to any unusual or especially onerous restrictions, 
encumbrances or outgoings and that good title can be shown; 
 

10.5 that the property and its value are unaffected by any matters which would be 
revealed by a Local Search (or their equivalent in Scotland) and replies to all the 
usual legal enquires, or by a Statutory Notice and that neither the property, nor its 
condition, its use, or its intended use, is or will be unlawful; 
 

10.6 that an inspection of those parts which have not been inspected, would not reveal 
any material defects, to cause the surveyor to alter any valuation materially; 
 

10.7 that the property is connected to and there is the right to use the reported main 
services on normal terms; 
 

10.8 that sewers, mains services and the roads giving access to the property have been 
adopted, and that any lease provides rights of access and egress over all 
communal estate roadways, pathways, corridors, stairways and to use communal 
grounds, parking areas and other facilities; and 
 

10.9 that in the case of a newly constructed property, the builder is a registered member 
of the NHBC, the Zurich Municipal Mutual, or equivalent and will construct the 
property to obtain its cover. 
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11. The Survey report will not include a valuation of the property unless otherwise 
agreed in writing. 

 
12. Any valuation will be on the basis of market value defined as: The estimated 

amount for which a property should exchange on the date of valuation between a 
willing buyer and a willing seller in an arm’s-length transaction after proper 
marketing wherein the parties had each acted knowledgeably, prudently and 
without compulsion. The interpretive commentary as set out in the RICS Valuation 
Standards has been applied to the above definition. 
 

13. In the event of you being dissatisfied with any aspect of the service provided, a 
copy of our complaints procedure is available on request. 
 

14. Unless expressly agreed otherwise the surveyor will rely upon information provided 
by the client or client’s legal or other professional advisers relating to the tenure, 
tenancies or other relevant matters. If information is not available the surveyor will 
use the accepted assumptions in Section 10 of this document together with those in 
the RICS Valuation Standards as applicable. 
 

15. The report will be provided in writing as soon as reasonably possible after 
completing the inspection and investigations. Any verbal comments given to you 
prior to the receipt of the full written report are given in good faith but, in order to 
avoid any possible misinterpretation or misunderstanding, you should not act upon 
these verbal comments until the full written report has been received and studied. 
 

16. The reports are provided for your use only and are confidential to you and your 
professional advisers. Any other parties who see the reports, including but not 
limited to other potential buyers of the property or other potential lenders, rely on 
them at their own risk and we do not accept any liability whatsoever to any such 
parties. 
 

17. If you cancel this contract before the day of inspection, the surveyor will refund any 
money you have paid for the service, except for any reasonable expenses. If the 
surveyor cancels this contract, they will explain this reason to you. 
 

18. Flats Only: 
Unless otherwise agreed, the surveyor will inspect only the subject flat and garage 
(if any), the related internal and external common parts and the structure of the 
building in which the subject flat is situated. Other flats or properties will not be 
inspected. The surveyor will state in the report any restrictions on accessibility to 
the common parts or visibility of the structure. The surveyor will state whether a 
copy of the lease has been inspected and, if not, the assumptions as to repairing 
obligations. You are reminded that, particularly in the case of large blocks, the 
object of the inspection is to give guidance on the general standard of construction 
and maintenance, pointing out those items which will require attention within, say, 
the next decade and not to list those minor points which would normally be taken 
care of in the course of routine maintenance. (Many flats form part of large 
developments consisting of several blocks. In such cases the surveyor will be 
inspecting only the one block in which the flat is situated.) 
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Appendix B. Photographs 
 
 

 

The clay tiles to the front roof 
slopes are old and will have 
fairly high maintenance 
requirements. Note deterioration 
affecting under-felt in the eaves 
areas. 

Cracked, broken or misplaced 
tiles should be replaced. 

 

 

 

Broken tile to right side verge. 
The verge is not particularly well-
constructed. 
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Modern interlocking concrete 
tiles to the left side roof. 

One of several roof trusses to 
the main roof space to the left 
side. 

 

 

 

Modern ceiling joists are secured 
to the feet of the rafters to 
triangulate and strengthen the 
roof. This will, to an extent, 
compensate for the fact that the 
main roof trusses have been 
modified to permit an open living 
area at first floor level. 
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The roof timbers are old and 
showing deterioration due to 
past wood-beetle activity.  

Fairly significant damage has 
been caused by past wood-
beetle activity and this will have 
weakened the roof structure. The 
timbers are, however, of 
reasonably robust construction 
probably designed originally for a 
heavy stone tile roof. 

 

 

 

Roof timbers and stone gable to 
rear part of left side roof space. 
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Patch repairs have been 
undertaken to the old bitumen 
felt using a modern under-lay, 
white in colour.  

Poor construction detailing with 
inadequate overlap between 
under-felt to front slope of left 
side roof.  

 

 

 

Raised moisture meter readings 
were detected to the roof timbers 
and mould growth is occurring in 
some areas. A number of roof 
vents should be installed to 
improve air circulation and 
reduce the risks of condensation. 
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Roof timbers and modern ceiling 
joists to the right side roof space. 
Note ceiling joists secured to 
purlins lacking a direct 
connection to rafters. As a 
precautionary measure it is 
recommended that additional 
collars or ties be provided to join 
front and rear roof slopes 
together. 

Purlin timbers to the centre of 
the right side roof space. Note 
absence of strut support to the 
horizontal purlin timber shown 
here due to apparent removal of 
truss. A new truss should be 
constructed to strengthen the 
roof frame. 

 

 

 

Evidence of further wood-beetle 
activity and age related decay to 
the roof timbers. Note 
contrasting modern and older 
under-felt to the front (left of 
image) and rear (right of image) 
roof slopes respectively. This 
image was taken within the right 
side roof space. 
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Render wall finishes to the left 
side. 

The exposed stone-work to the 
front of the property has been 
pointed using a cement mortar. 
This will both trap moisture 
within the walls and exacerbate 
weathering of the softer stone as 
shown here. 

 

 

 

Weathering affecting stone-work 
to front right corner. 


