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BUILDING SURVEY 

 

 

1.0 INTRODUCTION 

 

1.01 Instructions 

  
 Our instructions were confirmed on xxxxxxx.  They were to carry out an inspection of the above property and 

submit a report on the condition and state of repair.  We have not carried out any tests to services; our comments 

under this section of the report are restricted to a superficial and visual inspection only.  Should you require 

appropriate tests to be carried out, we shall be pleased to make the necessary arrangements. 

 

 Our conditions of engagement are set out at the end of this report.  All directions given within this report are 

made as viewed from xxxxxxx and facing the subject property. 

 

1.02 Limitations to Inspection 

  

At the time of our inspection we were able to gain access onto the rear flat roofs and 

from one of the adjoining parapets the centre valley of the main valley was just 

visible.  Access was also afforded to head and shoulders purposes only to the roof 

space over the male wc.  Full access was available into the main roof space there 

being 2 hatches. 

 

The property was occupied and there is a substantial number of stored effects 

particularly at first floor level within the owners and sub let accommodation this 

greatly inhibited our inspection of various surfaces.  Due to the potential for stored 

effects falling out access to the understairs cupboard between first and second floor 

was not possible. 

 

1.03 Tenure 

 

We understand that you are purchasing the leasehold of a property.  We have seen 

sight of a lease between xxxxxxx and xxxxxxx commencement date xxxxxxx.  We 

understand that this is the applicable Lease.  Your attention is drawn to the terms of 

this Lease we do not intend to reiterate the repairing obligations which are clearly 

stated within the Lease we do however draw your specific attention to a number of 

facts.   

 

1. Part 5 tenants obligations: 

 

i.  4.1 “at all times ------- to put and keep the premises in good and substantial  

     repair and condition and to keep them well maintained and decorated -------:”   

 

2. Note there are some exceptions “provided always that the tenant shall not be 

obliged to:”   

 

i.   “Renew replace or repair the structure --------”.   

ii.  “Renew or replace the  electrical wiring system --------”   
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iii. “Renew or replace or repair the drainage system --------”. 

 

A specific note is made to the yielding up clause:   

 

No. 7 end of lease: 

 

7.1   “At the end of the term-------standing good repair and decorative condition in    

     accordance with the tenants obligations”.   

 

Also    

 

7.3 “if the landlord requires it, to restore the premises at the end of the lease to their 

state prior to carrying out any alterations or additions by the tenant”. 

 

This is indeed an onerous lease.  Your solicitor should specifically confirm and 

discuss where appropriate all repairing covenants with you and other covenants with 

you prior to signature of the Lease. 

 

There is a need for a full inventory check to confirm any alterations which have 

taken place to the property specifically by the current tenant (or their predecessor) as 

you may become liable for their reinstatement.  We understand from discussion with 

the tenant that   approximately £ xxxxxxx v has been spent on the building.  At the 

time of our discussion the tenant was able to provide a concise list although a 

number of areas were mentioned and indeed are possibly visual: 

 

i. “Rolled” Flat roof and central valley 

ii. Electrical rewiring work.   

iii. New flat kitchen – (alteration) 

iv. New flat shower room – (alteration) 

v. Probably the external decoration to the front and immediate right side only. 

vi. Possibly reconstruction of the shower room floor and ceiling, we understand 

this area had to be broken into by the tenant. 

 

Your attention is drawn to our comments under Statutory Matters.  Your attention is 

drawn to our specific comment made within this report.  Where we have commented 

upon the fact that there is a defect or repair warranted to certain parts of the building 

this is in our view a matter which is likely to be your liability under the Lease.  If 

this is not the case specific comment will be made within this survey report. 

 

1.04 Situation and Description 

 
 Some buildings may not comply with the requirements for today’s new buildings.  They may include harmful or 

hazardous materials.  This report will provide details of such materials where their use is apparent from the 

visual inspection but with certain types of building it may be impossible to confirm the details of construction. 

 

 We would point out that potentially hazardous asbestos may well be incorporated in building structures 

including those of recent construction.  Our report does not include inspecting for this material which in many 

places may be covered or unexposed; however, whilst fibres are undisturbed and intact the degree of hazard is 

likely to be minimal.  We would advise specialist advice is sought where you intend to cut, remove or handle 
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materials containing asbestos to include asbestolux, artex as well as asbestos sheeting and insulation etc.  We 

would advise that disposal of asbestos under Health and Safety Guidelines onto a licensed site is likely to be 

expensive. 

 

 We understand from the current owner that the building may have existed for over 

xxxxxxx years and given the format of the main left hand part it would be our 

overall view that this may well be the case in respect of this structure (plate 1).  The 

main larger part of the premises particularly with regard to the ground public bars 

appears to be constructed in a building which has a cavity format.  There is some 

possibility therefore that the majority of this public house was reconstructed perhaps 

in the 1920’s and any details should be seen to establish the exact age of the various 

component parts prior to proceeding. 

 

 The external walls to the left hand 3 storey original building exhibit solid 

proportions and in places are finished with a random stonework finish.  To the front 

there appears to be a rendered finish.  The walls are constructed under a pitched and 

tiled roof.  The internal floors are a mixture of solid structure to the ground floor and 

suspended timber construction to the upper levels.  Adjoining this, the majority of 

the main building appears to incorporate cavity format probably brickwork, cavity 

and brickwork with an external render finish.  The main roof is covered with a 

mixture of tiles incorporating some stone slates to the front.  The floors are 

predominantly solid construction to the ground floor with some timber finishes 

incorporating suspended timber construction to the upper first floor. 

 

 The building is situated on a sloping site with the ground behind the building being 

higher that to the front.  The building is constructed from the upper part of a hill 

with the site falling from left to right. 

 

 The building itself incorporates in accordance with the Lease plan a section of land 

over the road opposite the building for car parking.  It would also appear that there is 

a larger mostly enclosed hardstanding surface to the rear of the building within the 

skittle alley is present. 

 

 Our discussion with the current owner revealed that a number of more recent matters 

appear to have taken place over their tenure (some 6 years).  We understand that the 

current tenant has undertaken the following: 

 

1. Improvement to the ribbed flat roof directly between the annexe buildings.   

2. Improvement to the flat valley between main building roofs. 

3. Rewiring.  This includes we understand the provision of a fuseboard which the 

landlords did not install but the tenant installed for them (see Statutory Matters). 

4. Provision of a new shower room. 

5. Provision of a new kitchen. 

 

In addition it would appear that works may have been undertaken to the front right 

hand chimney within the last 5 years and externally to the front and immediate right 

hand side the decorations also appear relatively recent. 
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It would be advisable to obtain a full inventory list of all of the expenditure on the 

building prior to proceeding. 

 

 The usual service connection would appear to be present i.e. mains water, drainage, 

gas and electricity. 

 

1.05  Accommodation 

 

 The accommodation comprises: 

 

 On the ground floor: Large public bar leading to 2 games tables.  Small 

access area to beer cellar, ladies and male wc’s with 

lobbies and external rear lobby entrance, kitchen with 

entrance lobby/store off and steps leading to the first 

floor. 

 

 On the first floor: Staircase up to common landing, inner hall off leading 

to sitting room, the bedrooms, bathroom, separate wc, 

master bedroom, further bedroom, dressing area 

leading to further bathroom.  

  

 On the second floor: Staircase from living room leading to large 

bedroom/sitting area. 

 

 Outside: Some hardstanding terracing to the front, side access 

to the rear, raised patio with skittle alley building, rear 

unused garden area with 2 external stores, enclosed 

store.  Across the road further hardstanding parking.  
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2.0 GENERAL CONDITION 

 
 We have not inspected any part of the property/building/structure that is covered, unexposed or otherwise 

inaccessible and cannot confirm them to be free from defects etc. 

 

2.01 Externally 

 
 The exterior of the property/structure was inspected from ground level only unless stated below and foundations 

have not been exposed for examination.  Our inspection was however undertaken with the aid of binoculars. 

 

2.01.01 Chimney Stacks 

 
 (Including flashings, etc.) 

 

The property has multiple chimney stacks and there is always the possibility that 

chimney stacks may previously have been removed.  Specifically returning to the 

site the following chimney stacks were observed at the time of our inspection.  To 

the front right position this appears to be a 2 flued stack (plate 15).  It is likely this 

serves the ground floor right hand chimney breast flue, the first floor one appears to 

have been sealed and is not in use.  The chimney stack at some point in the more 

recent past has been rendered.  It incorporates lead flashings to the main tile 

junction.   Generally as far as is visible the render work, bellcasting and flashings 

appear to be fair.  Exactly how the flues have been capped and weather shielded is 

unclear and further investigation and it is likely associated repair work is necessary.  

Given our observation in the roof space there is some possibility this chimney may 

have been reconstructed with new brickwork?  Suitable enquiries on this matter 

should be made prior to proceeding.   

 

Over the rear annexe with dormer there is a single flued chimney incorporating a pot 

with boiler cowl (plate 24 & 27).  This chimney is finished with rendering 

incorporating basic flashing work to the tile detail.  The rendering is blown cracked 

and damaged.  The chimney stack requires re-rendering and we would suggest the 

flashings should be renewed at this time.  The chimney stack is otherwise in fair 

visual alignment.  The condition of the masonry behind the rendering is unclear, 

some repairs may become necessary. 

 

Situated between the original building and the later building is a possibly 4 flued 

chimney stack structure with what appears to be either Ashlar or more likely block 

etched render finish (plate 3 & 16).  This has a mixture of flashing details to the roof 

covering.  The rendering is clearly aged and we found evidence of substantial water 

penetration in the roof space.  A comprehensive overhaul is required to this chimney 

stack, it is again possible that any associated flues are directly open to the sky.  

Further improvement work on these is therefore necessary by way of shielding and 

protection to prevent water penetration. 

 

Above the older buildings rear gables there is a small brickwork chimney stack 

(plate 2).  This is slightly exposed but predominantly render again the actual flue 

aperture could not be seen and may well require adequate capping.  There appears to 
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be an old possibly lead back gutter detail.  Currently the chimney stack appears to 

require overhaul. 

 

A similar chimney occurs to the middle rear right section over the main gable (plate 

4).  Again this is in poorer condition warranting comprehensive overhaul and repair.  

This will include re-rendering along with appropriate capping and venting of the 

unused flue. 

 

Any unused flues should be properly ventilated internally and externally to prevent 

condensation and capped externally to prevent water penetration.  

 

2.01.02 Roofs 

 
 (Includes inclined and Valley gutters) 

 

 The roof surfaces are inspected from ground level only except where stated below.  Roof slopes or flat areas 

which cannot be seen are specifically excluded although attention has been drawn to their presence. 

  

The property has multiple roof areas.  There are many different types and ages of 

covering.  The original building configuration appears to have a simple pitched tiled 

roof.  Some form of clay or concrete plain tiles are fixed incorporating a central 

ridge running parallel to the front elevation (plate 2 & 17).  The overall visual 

condition of the coverings is well weathered but fair.  No appreciable sagging was 

observed from ground level, although there are some misalignments, not 

uncharacteristic given the age of this roof.  The main gable detailing incorporates an 

oversail bedded tile (plate 18 & 16).  To the left hand side there appears to be 

bargeboarding.  The overall condition of these areas appears fair.  There are no 

traditional parapets with this roof.  It is to be anticipated that ongoing maintenance 

work will be required to the covering.  In particular the detailing between the 

covering and the chimney stack should be improved at this time along with the right 

verge (plate 16). 

 

The main roof has a horseshoe configuration with central valley being double 

pitched and hipped to the right hand side (plate 1 & 60).  The majority of the front 

and right hand return pitches are finished with Cotswold slate (plate 19 to 23), 

whilst the rear slope and inner valley pitches are predominantly of a plain tile 

believed to be either concrete or clay (plate 42, 60 & 61).  Inclined valleys are 

constructed with either tile or Cotswold slate in a traditional manner.  The gable 

verges, including the small dormer finials, are finished with a traditional tile/slate 

bedded detail.  The roof area shows some evidence of general undulation and 

unevenness, not untypical with this type of tile and the age of the roof.  It is unclear 

what works the current owner undertook in the valley area and full enquiries should 

be made on this matter prior to proceeding. 

 

The overall alignment to these roofs appears fair.  It is apparent that there is some 

misalignment and disturbed tiling to the older Cotswold slate sections, particularly 

to the upper ridge areas and especially to the front right and front left positions in 

places lead infill is present.  Your attention is drawn to our comments under Roof 
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Spaces.  The plain tiling incorporates an overall better finish, although there is 

evidence of moss accumulation and some general deterioration.  It is our overall 

view that the roof areas would benefit from a general overhaul with more particular 

attention required where the Cotswold slates have become disturbed and misaligned.  

Your attention is drawn to our comments under Roof Spaces. 

 

With regard to the inner valley this appears to be finished with mineralised felt.  

General cleaning out is required (plate 61).  

 

As a consequence of the misalignment to some of the older Cotswold stone tiles, 

some lead trays have been introduced, presumably to try and seal a number of joints.  

It is our overall view that whilst the stonework tiling is in average condition, it is to 

some extent quite aged and going to require increasing maintenance.  This will 

ultimately lead to a need for re-tiling with a provision of some newer material. 

 

Over the second floor bathroom there is a pitched tiled roof with projected vertically 

tiled dormer incorporating dormer tiled slopes of the same material as that on the 

main building (plate 24, 26, 27, 13 & 11) .  This is married in to the rear gable with 

a lime render detail which will require some maintenance.  The general condition to 

the coverings over the rear bathroom appears fair with no slipped or damaged plain 

tiles noted.  There is however a degree of moss accumulation and a requirement for 

some general localised maintenance.  This roof whilst hipped extends to the rear of 

the kitchen in through a vertical gable of similar construction to those noted above.  

Again the tiling here appears to be in average but weathered condition. 

 

Where the larger roof is married into the gable of the original building there is 

evidence of cracked damaged lime rendering with a need for some general 

maintenance to this detail.  Over time, provision of lead cover flashings may need to 

be provided. 

 

At some stage in the past the flat roofs have been extended from the main building.  

The first section incorporates a traditional zinc or lead rolled ridged roof covering 

which appears to have been “painted over” (plate 36 to 58).  The detailing includes 

some newer leadwork to the main vertical walls.  Generally there is also a traditional 

dressed parapet which is rendered to the right hand side, separating this roof from 

the roof over the billiard room (plate 56).  The roof alignment is ponded.  The 

covering appears to have had a coating applied rather than renewal of lead.  Details 

should be seen on the previous maintenance repair work.  It would appear that the 

coating has prolonged the life of the current roof but increasing maintenance will be 

required given the ponding which is present.  The parapet renders are cracked in 

places warranting repair.  The copings appear to be in fair condition. 

 

Directly in front of this is a larger flat roof covered with mineralised felt (plate 68, 

55 & 59).  The deck to this appears to be timber framed and is visually reasonably 

firm.  The underlying soffit is PVCu.  The general condition of the covering appears 

fair.  This includes the domed rooflight, although this is very stained and warrants 

repair work/thorough cleaning.  Again where upstands occur there are lead flashings 
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to the main wall junctions.  Visually these appear to be in fair condition.  There is an 

upstand detail to the rear verge just in front of which the inverted valley channel 

runs, draining water to a number of outlets.  The exact alignment to this roof could 

not be assessed, however, no immediate ponding was observed at the time of our 

inspection. 

 

The above roof separates the two pitched roofs over the kitchen (right previously 

described) and male toilets (left) pitched roof sections.  The detailing to this appears 

to be simply turned up felt.  The Male toilet coverings to these areas incorporate 

traditional plain tiling with central ridges.  A degree of repointing and re-bedding to 

parts of the ridges is necessary.  Detailing to the otherwise vertical front gable 

junctions is of basic render finish and over time may warrant some leadwork.  No 

slipped or damaged tiles were noted at the time of our inspection, although a number 

of replacement section tiles are present.   

 

To the left of the Male WC roof there is a metal lined valley and parapet (plate 8).  

This needs cleaning out.  There is cracked aged render to the parapet which needs 

repair and given leakage under the valley lining should be checked and repaired as 

necessary.   

 

Behind the original building is a flat roof.  This is believed to be timber framed and 

incorporates a bitumen felt covering with reflective limestone chipping finish (plate 

62 to 66).  This is clearly an aged roof.  Junction detailing to the main building 

warrants some further maintenance.  The age of the covering is reasonable 

significant but overall the covering finish appears fair.  The chippings are moss 

impregnated and some ongoing repair maintenance is to be expected to the 

covering/finish.   

 

Behind the main flat roof the canopy is covered with mineralised felt (plate 73) and 

felt with a reflective coating.  The verge detailing is fair and the alignment and 

covering appear serviceable.  

 

Over the Female WC there is a monopitched tiled roof (plate 36 & 38).  The 

rendered parapet is cracked and in need of repair.  The flashing detail whilst fair will 

need repair/improvement over time. 

 

Behind the Male WC is corrugated perspex lean to enclosure monopitch roof.  This 

is basic covering with similar flashing maintenance is to be expected.   

 

In the rear left corner of the cavity building (plate 57) is a filed canopy with cover 

access and rendering.  This may be an old redundant flue, further investigation is 

required.  It is in fair condition with some maintenance required.    
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2.01.03 Rainwater Equipment 

 
 (Excludes Valleys) 

  

 Without rainfall at the time of inspection, we cannot advise on watertightness and effectiveness of these items. 

 

The rear canopy roof partially drains back to the flat roof (plate 73).  Adjoining the 

eaves there is an inverted valley (see previous comments).  From this there appears 

to be a number of predominantly plastic downpipes.  One of these takes gutter water 

from the hopper rear left valley down to the ground although it is not fully finished 

and parts of the system are old cast iron.  Rain water is discharging over the ground 

with a need for upgrade (plate 31).  The other 2 downpipes believed to be serving 

the flat roofs area drain directly to ground or gullies. 

 

The centre valley in a neighbouring main front pitch rear slope drains to cast iron 

hopper and downpipe onto the flat roof (plate 61).  This is an old system warranting 

some general maintenance.  Over time it will need renewal.  The rear of the main 

double pitched roof has 3 cast iron downpipe arrangements both discharging at high 

level over the flat roof (plate 40 & 42).  These need to be taken down to flat roof 

level with adequate slate protection.  The old cast iron systems warrant some further 

maintenance and decoration leading to replacement. 

 

The left pitch to the rear right annexe has a plastic gutter and downpipe.   This needs 

to be thoroughly cleaned out.  The rear pitch to the left hand building has a cast iron 

gutter, hopper and downpipe with partial shoe to the flat roof (plate 34 & 63).  This 

is in poor condition wavy and poor discharge probably needing upgrade. 

 

The flat roof behind the left hand building has plastic gutter and downpipe again 

requiring in average condition but requiring general maintenance work (plate 34 & 

35).   

 

To the front of the building the left hand building incorporates plastic gutter, hopper 

and downpipe arrangements which are clearly aged.  Discharge to the base could not 

be traced.  Some improvement work may become necessary. 

 

To the front of the property otherwise there are 4 hopper arrangements taking the 

inclined valley.  Adjoining the front door these hoppers are inverted valleys.  All of 

the main arrangements have vertical believed cast iron downpipes.  The discharge 

from these is a mixture of gullies and hardstandings.  Most of the downpipes and 

hoppers appear to have vegetation growth warranting urgent maintenance and repair 

work.   

 

To the right of the building again there are a number of debris clogged gutters and 

vertical downpipe systems.  Discharge is to either gullies or directly to the ground.  

Again there is evidence of debris within parts of the gutter systems and all of these 

are in poorer condition.  A number of split joints are noted with replacement work 

needed.  The main right hand pitch to the rear right annexe has a gutter and 
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downpipe system again of cast iron and in poor condition, these discharges to a 

gulley.   

 

In overall terms the main rainwater goods are of older materials mostly believed to 

be cast iron but we cannot rule out the possibility of some asbestos cement sections.  

Your attention is drawn to Statutory Matters.  In many instances there is evidence of 

rusting, peeling of paint and there is general misalignment and damage in places.  

There is a need for comprehensive overhaul to all of the rainwater goods including 

replacement of some sections.  In addition all of the gullies serving the downpipe 

should be thoroughly overhauled, clean and discharge is improved as necessary. 

 

All gutters, downpipes and gullies should be regularly cleaned out to ensure 

rainwater remains free flowing. 

 

2.01.04 Main Walls 

  
 Wall structures can include cavities and ultimately bear onto footing or foundations.  These structural items have 

not been opened up so we cannot confirm their adequacy/condition. 

  

Since 1918 High Alumina Cement and Calcium Chloride Additives have been 

incorporated into pre-cast concrete units and some insitu concrete mixes.  Since 

1974 their use has been banned because water and calcium silicate/chemicals cause 

loss of strength and failure/collapse. 

 

With buildings of this type and age there is a risk that HAC (High Alumina Cement) 

may have been incorporated within added concrete members.  Given the form of 

construction this is, however, thought unlikely and there is no immediate evidence 

of pre-cast concrete fabrication having been incorporated.   

 

The type and nature of concrete, additives and its condition can, however, only be 

confirmed by testing and therefore it is not possible to confirm specifically that they 

will not give rise to future problems. 

 

This building has been altered changed over a number of years and it is impossible 

to determine in detail the exact construction of each and every wall.  From our 

examinations we have been able to deduce the following likely constructions: 

 

The left hand 3 storey building has walls in excess of 500mm thick, there is 

elements of stonework visible in places and we would suggest these walls are 

constructed with a solid format incorporating probably rubble stone (plate 53).  The 

front elevation of which is rendered.  Directly behind this the flat roof section could 

not be deduced we would expect given the stonework present to the left hand 

projected elevation (viewed from the roof) that parts of this was of solid format 

however the rear returns maybe of differing format no access was possible to 

measure or test this.  Parts of the left wall overlooking the neighbours property are 

stone the remaining sections are rendered. 
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To the main right hand building we have found evidence to suggest cavity work 

exists.  This is clearly visible in the roof space areas and the proportional thickness 

where measured through the double pitched roof structural openings in a number of 

positions suggest some 300mm both to the rear, right and front elevations.  We 

would suggest possibly that this building may have added early 20’s perhaps 1930.  

A full inventory history is required to confirm this. 

 

Behind this there is the covered way to the rear of the porch structure is unclear.  

Adjoining rear left and rear right is the kitchen (to the right) and wc’s (to the left).  

Given the proportional thickness’ where limited measurement took place we would 

again suggest these are probably cavity work. 

 

Other than the original front left building all of the main addition and other building 

walls appear to have rendered elevations.   

 

2.01.04.01 Facings 

 

The left hand gable to the main original building over the neighbouring building is 

stone (plate 18).  The verge detailing incorporating some older timbers in need of 

repair is otherwise mortar work.  There is evidence that a former window has been 

blocked in by the neighbouring building.  Neighbouring building roof is flashed to 

this gable.  The exposed gable stonework is weathered.   

 

There is evidence of deterioration to mortar pointing and general surface 

deterioration to stonework with a need for further repairs and repointing.  This will 

necessitate access over the neighbouring building (see Statutory Matters).   

 

The return rear elevation of this building has a substantial element of brickwork.  

This is particularly the case with the left hand quoin (plate 34).  Otherwise the areas 

are of stone.  Pointing stonework and brickwork is similar to that on the left hand 

elevation in that they are generally weathered and in need of some ongoing 

maintenance leading to more comprehensive maintenance and repointing in the 

short/medium term.   

 

The front elevation to this building incorporates a rendered finish (plate 53).  This 

may well be a lime render areas of hollowness were noted at low level.  The sill 

sections are timber, the detailing jambs and heads are a struck render finish.  

Generally the rendering to the front appears to be in average condition with some 

ongoing maintenance required.  The return right render system to the added building 

is generally in weathered condition.  This is older render possibly again lime but has 

not been repaired and some ongoing maintenance and repair work is required (plate 

58 & 16). 

 

The remainder of the front elevation of the building has been rendered which has 

been more recently painted at some stage in the past (plate 49 & 52).  We have noted 

evidence of some general cracking.  This includes parts of the plinth work at low 

level which appears to be slightly hollow.  This may/may not enclose an old stone 
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wall of an original building.  Generally the rendered finish is in fair condition 

although there will be a requirement for some further maintenance.  The sill sections 

believed to be generally of tiled material and in average condition.   The gable ends 

incorporate a number of inverted vents to the roof spaces visually fair (see roof 

spaces).  There is also some signage, some cabling and a number of vents and lights 

fitted to the front of the building, your attention is drawn to our comments made 

later. 

 

The main right hand return as far as the kitchen section is again rendered and 

painted with a large black raised stucco plinth (plate 43 to 48).  More significant 

cracking some of it quite pronounced was noted to this elevation.  Your attention is 

drawn to Structural Stability.  There is a need for more urgent repairs to the 

rendering on this elevation to prevent further deterioration and water penetration.  

The sill systems to the elevation are again predominantly of tiled painted material 

visually in average condition with average ongoing maintenance required.  The 

upper rear elevation of the double pitched building (rear of the hall) and returns to 

the right hand double pitch annexe incorporate older render (plate 40 & 42).  This is 

where the building adjoins the single storey kitchen unit.  Again these rendered 

sections are more soiled, there is evidence of some hollowness where we were able 

to tap and a degree of further cracks and deterioration are apparent.  Window sill 

systems are again in poorer condition.  There is a need for some general repair work 

prior to the next redecoration.  Given the age of this rendering some of it is likely to 

be porous and there is a need for re-coating to preserve its ongoing longevity.   

 

In terms of the kitchen ground floor annexe rendering systems are similar to those to 

the rear of the building (plate 28, 29, 43, 87, 88).  Again there is a lower plinth and 

hollowness and cracking was again observed and the detailing to the windows is 

poorer.  There are a number of holes through these walls where pipes pass which are 

not sealed.  A comprehensive overhaul is required to the rear and right elevation 

with the left hand elevation being slightly better having been more recently 

repainted (plate 32).  Again some maintenance is required to this but lesser than 

those walls facing rear and right.   

 

The rear wall of the access corridor is blockwork painted.  Visually this appears to 

be in fair condition (Plate 84).  Within the cupboard to the rear left annexe the 

rendering is in poorer condition warranting repair (Plate 85).   

 

In terms of the left hand annexe, the rear gable and wall within the cupboard 

together with the left hand return and the return to the ladies toilet block and main 

facing elevation is generally of older render cracked, damaged and in poorer 

condition warranting overhaul and repair work and maintenance (plate 36 & 39).  

Again these renders would benefit from being decorated to reduce and further 

porosity.   

 

Where the left hand 3 storey building abuts the main building of the rear slope of the 

front pitch there is evidence of failed rendering where the satellite dishes are present 

with a need for overhaul and renewal.  In overall terms the rendering noted to the 
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elevations of the main building front and right elevations of the main building is in 

better condition.  Area e.g. rear store rear wall of the facing rear elevations have 

been repaired, however large areas in particular the upper and ancillary block 

accommodation to the rear have not been repaired and require more maintenance.  In 

particular stonework is exposed as well to the left hand wall of the rear store 

overlooking the neighbouring property and this is in weathered condition like the 

remaining stonework to the 3 storey building (plate 70). 

 

There is in our view a need for some ongoing maintenance and repair work to areas 

which were previously repaired / painted (front and right) but more extensive repair 

work and redecoration is required to the older rendering predominantly present to 

the rear facing elevations. 

 

2.01.04.02 Structural Stability 

 

In buildings of this type and age it is likely that timber lintels exist over openings.  

Where water penetrates, this can cause dampness, decay and structural movement. 

We cannot obviously see the condition of any concealed timbers. We have, 

however, carefully examined opening heads both internally and externally. 

 

On the whole there is no evidence of any excessive deflection or cracking over 

opening heads.  This includes the ground floor cellar entrance where larger 

Bessemer beams will exist.  On this basis, the condition of concealed timbers is 

thought to be fair. We cannot, however, rule out the possibility that inferior timbers 

may need to be replaced over time. 

 

In term of the left hand building there is evidence of some general sagging and 

distortion.  Primary support to the top floor is from beams running front back.  

Similar beams run within the cellar.  One of these has been supported by steelwork 

(plate 218).  The 3 storey left hand building and ancillary units behind generally 

have walls in average alignment showing evidence of previous distresses but no 

evidence of any significant or recent movement.  Whilst the first and upper floors 

have clearly sagged in places there is no evidence of any particular progression to 

this movement.  Where the building abuts the rear store flat roof junctions no recent 

movement has been observed and the elevational systems to this section appear to be 

married in with adjoining sections.  

 

The main right hand building encompassing the bar has walls in reasonable 

alignment.  There is evidence of some slight sloping of floors particularly front right 

indicative of longer standing settlement.  There is evidence of some cracking to 

parts of the structure again indicative of longer standing settlement with no evidence 

of any particular recent movement.  Substantial water penetration has previously 

occurred and may well still be ongoing to the front right chimney stack.  To the right 

hand elevation there is more pronounced cracking some of it of a horizontal type.  

We would suggest this could well be attributable to cavity wall tie issues and a 

further investigation is required to confirm causation of the cracking.  The repeat 

horizontal banding is typical of cavity wall tie failure although in first instance we 
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would normally of expected the rendering to provide a sufficient barrier.  Perhaps 

previous roof leakage and render issues have caused water ingress and corrosion to 

ties.  Investigation is required of this prior to proceeding.  

 

The ancillary annexe structures to the kitchen, male and female toilets and rear 

porch.  Again there is no evidence of any particularly recent movement to these 

structures which appear to be married into the original building.  Again to some 

extent these may well incorporate old cavity wall tie systems although no particular 

horizontal cracking was observed at the time of our inspection.  Given the 

requirement to inspect the right hand elevation in particular it would be prudent for 

inspection to take place to parts of the other elevations just to ascertain type nature 

of construction and overall condition of the tie work. 

 

It is clearly noted that directly behind the toilet blocks there are substantial conifer 

trees.  No recent movement was observed internally to the structures or externally.  

It is possible that some tree roots do penetrate close to or beneath foundation levels.  

These trees require management.  Arboriculturist advice should be sought we 

suspect this should be removed under a planned maintenance and monitored system. 

 

Removal of trees can potentially cause heave to buildings, however, the lack of 

significant recent movement in forms of subsidence to the annexe buildings 

adjoining this tends to suggest that heave will not occur. 

 

2.01.04.03 Damp Proof Course/Damp Membranes 

 
 Without exposure the true conditions of damp proof course, damp proof membranes and cavity trays cannot be 

determined. We have carried out a visual examination for their presence and an Electrical Moisture Meter has 

been used at intervals to test for moisture (indication of defect/breech). 

 

Between internal and external cavity wall leaves damp proof membranes should 

exist.  Cavity trays would normally exist over opening heads in cavity walls.  These 

elements cannot be inspected without exposure.  A careful examination was made 

around apertures during our inspection (see dampness). 

 

We have not been able to trace a physical dpc to the building given the fact we 

suspect that much of the main building and annexes were reconstructed there is a 

possibility that these do incorporate a physical dpc.  It is likely to be around the 

plinth detail and maybe partially bridged by the plinth.  Your attention is drawn to 

our comments under Dampness.  To parts of the rear clearly ground level is higher.  

In these positions particularly parts of the annexe only tanking would prevent lateral 

damp penetration.   

 

In terms of the original building we have not been able to trace any injection damp 

proof courses.  Given the age of the building a physical dpc would not normally 

have been installed.  Your attention is again drawn to our comments under 

Dampness. 
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With regard to the changes in levels internally there may well be a need to link 

horizontal damp proof membranes within floors; horizontal dpc’s incorporating 

vertical linking membranes i.e. tanking to prevent lateral damp transference.  Your 

attention is again drawn to our comments under Dampness. 

  

Enquiries should be made to confirm the existence of any injection damp proof 

guarantees.  Full details should be seen to confirm full guarantees exist from a 

bonafide company still in existence.  This should include where necessary any 

appropriate tanking, injection and replastering work. 

 

2.01.05 Windows/Doors/Cladding 

 
 (Includes eaves boards, soffits and bardge boards)  

 

 We have tested operations where accessible and where they were not locked. 

 

Much of the older buildings incorporate no particular timber fascias with gutters 

simply hung from the wall face.  This is not untypical.  In places where fascias exist 

predominantly to parts of the annexe and in particular the flat roof zones these 

appear to be of timber material.  They are clearly aged with a need for ongoing 

repairs.  The left hand gable end incorporates what appear to be older timber cover 

plant boards which are clearly aged.   Where soffit fascia boarding is present there is 

a need for some general maintenance and redecoration.  Where flat roof systems are 

present we have generally noted no evidence of any particular ventilation through 

soffits or fascias and your attention is drawn to our comments under Flat Roofs.  In 

terms of the main covered walkway to the rear parts of this have been clad 

particularly the soffit areas with PVCu.  Visually these areas to the rear of the 

building appear to be in average condition with some general cleaning required over 

time. 

 

The front cellar doors are vertically boarded framed and braced incorporating a 

lower kick panel and constructed with timber including timber frame (plate 54).  

The cellar doors are in average but worn condition typical of a building of this type 

with average maintenance considered necessary. 

 

The locking to the cellar doors is of simple plate bolt over to the rear face with lower 

wing bolts.  The door operation proved fair.  Whilst not untypical some 

improvement to the security could be made. 

 

The main front entrance door is a pair of timber doors hung on frames incorporating 

arched head.  These have mortice and Yale lock operation (plate 52).  The door 

operation seemed fair. They are timber framed and brace doors.  Their visual 

condition and operation generally proved satisfactory. 

 

To the rear of the building there is a PVCu single door believed probably to have 5 

lever lock operation to the flat entrance.  This was locked shut.  Its operative 
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condition was not tested but visually the door appeared to be in satisfactory 

condition. 

 

There is a pair of similar doors adjoining this from the rear hall (plate 84).  The 

operative condition proved fair.  The doors are again PVCu double glazed units.  

They have a panic bolt system typical of fire escape.  Visually the doors appeared to 

be in satisfactory condition. 

 

Leading from the kitchen there are 2 doors, 1 an external lightweight aluminium or 

similar fly screen door the other a more internal robust timber door.  The operative 

condition to these doors appeared fair but their general visual condition would 

warrant some further maintenance redecoration. 

 

To the rear of the store, there is a fire escape door of timber construction (plate 35).  

The operation was not tested.  The visual condition to the door generally appeared 

fair.  The external cupboard door is timber and also in fair condition (plate 85).   

 

The property has a number of window styles.  To the left hand building the units are 

generally of timber configuration.  They incorporate casement units to the front and 

similar to the rear.  They are generally well weathered and there is evidence of some 

decay particularly to top floor units where substantial condensation is affecting the 

rear backs of the timbers.  It is likely that some of these units particularly at top floor 

level will require significant repair if not replacement (plate 42).  Elsewhere a 

degree of further maintenance and repair work is required to these units.   

 

The remainder of the windows to the building including those in the ancillary areas 

are predominantly of timber sub frame with metal framed single glazed window 

units with either top hung fans but the majority having traditional casement 

operations with typical metal stays and clasps.  A large number of these particularly 

to the front and right have leaded light glazing.  In some positions substantial wet rot 

and deterioration has been noted to the sills e.g. front right ground floor and first 

floor shower room, ground floor Billiard room renewal work will be required here.  

 

Those to the front right elevations and front elevations have had more recent 

maintenance, however many of these could not be made to fully shut or open 

including those to the front bedrooms.  It would appear that parts have been over 

painted or whatever.  It is also apparent that a significant number of these are 

affected by cracked glazing which has been overlooked. It is our overall impression 

that those to the front and immediate right hand elevation require comprehensive 

overhaul with some sub frame repairs necessary.  There will also be a degree of 

reglazing required.  Easing and adjusting is required to many of the windows to 

make them shut fully home. 

 

Those to the right and rear are in poorer condition having been neglected at the last 

time of maintenance work.  Whilst these are shut and operations to many proved fair 

where tested a degree of further easing and adjusting is needed to many of these 

windows.  In particular some show evidence of more significant deterioration to the 
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timber sub frames warranting further sub frame repair work e.g Kitchen shower 

room, Billiard room.  Again there is evidence of some cracked damaged glazing.   

 

It is our overall impression that the windows will require both comprehensive 

overhaul and in places it may be more economic to replace window units.  Enquiries 

should be made to confirm that the building is not listed, within planning zones or 

conservation areas which would necessitate discussion, negotiation and agreement 

with regard to any repair work or more likely replacement work. 

 

2.01.06 External Decorations 

 

Properties of this age and type can incorporate lead residue within the paint.  Whilst 

this is not untypical it can increase future maintenance cost.   

  

The decorative condition to the front of the building is patchy.  The front and right 

hand areas has been more recently redecorated however substrates both rendering, 

metalwork and in particular windows and joinery were not substantially repaired 

previously.  Cracking and deterioration is starting to occur.  Redecoration to both 

rendering and in places the main joinery and metal sections are becoming necessary.  

Some burning off treatment work and repair work maybe required to bring a number 

of the windows in particular into use. 

 

With regard to the remainder of the building at the rear, the decorative condition to 

parts of the fascia systems is fair.  Much of the main window joinery and metal 

framework has not been decorated in a long time.  Whilst the alcove area leading 

from rear porch to garden has been repainted to the walls and this is fair, the 

remaining render sections are of older material possibly porous and undecorated. 

 

To the rear of the building comprehensive overhaul is required to all of the 

substrates including metal and timber sub frames, external rendered systems etc.  

The main metalwork and joinery should then be thoroughly painted with extensive 

primer becoming necessary prior to application of at least 2 coats of undercoat and 1 

hard coat in respect of joinery.  Specialist metalwork paint would be beneficial to 

the metal systems.  In addition once rendering systems have been adequately 

repaired; it would be prudent for these to be painted to preserve the longevity of the 

current rendering.  This will help to reduce the possibility of any porosity. 

 

All external decorations should be properly maintained to a high standard to prevent 

decay to the components which it protects. 
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2.02 Outside 

 

2.02.01 Outbuildings 

 
 Our advice is limited to items/defects likely to have a material affect on value. 

 

In the rear left position of the site there is a timber framed shed with boarded timber 

elevations incorporating pitched felt roof coverings (plate 76).  This is in aged 

condition but generally fair with average maintenance necessary. 

 

As described leading from the back door there is a timber canopy structure on post 

some of which have been “jacked” to prevent rotting to the post.  A number of other 

rotten sections are present requiring repair.  The under soffit has previously been 

described.  The flat roof system has previously been described.  The canopy verges 

and detailing is otherwise fair.   

 

The canopy leads to a skittle alley.  As far as we have been able to deduce the skittle 

alley is of basic construction (plate 90 & 80).  Parts predominantly right and rear 

appear to have solid 9” brick walled structures.  Other sections predominantly front 

and left appear to be of timber framed configuration.  These are generally boarded 

externally.  The extent that the framework is sat on a damp proof membrane or what 

it is sat on is difficult to determine we suspect a simple concrete slab.  The whole of 

the structure predominantly timber framed front and left and masonry right and rear 

then supports a timber framed trussed roof with outer covering incorporating 

corrugated asbestos cement roof sheets.  Gutterage is predominantly of metal with 

some plastic sections incorporating vertical downpipes.  Some of the downpipes 

discharge to ground others to gullies.   A number of older windows have been 

boarded over to the left.   

 

The fire escape doors could not be made to open.  There was no direct evidence of 

any substantial movement to the structure.  The external condition of the roof is 

aged warranting ongoing maintenance.  More urgently the main gutterage would 

benefit from overhaul and repair work to ensure water is adequately shed.  External 

timber framed cladding visually appears to be in average condition with average 

maintenance required.  This includes works to the main entrance door and fire 

escape door.   

 

The walls to the right and rear however are of poorer quality brickwork.  Water 

penetration has been found internally in places.  More comprehensive repointing is 

required particularly to the right hand and rear walls (overtime rendering would be 

beneficial) 

 

Internally the cladding is present to most of the walls.  This is in average condition 

(plate 96 to 106).  The floor appears to be of solid structure with floated timber 

probably timber boarding on battens on concrete materials.  This runs towards the 

rear where there are a number of steps and the traditional skittle alley recess and 

matting.  The overall condition of the wall cladding is fair although dampness was 
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noted to low level perimeters in places.  The floor cladding is similar fair but worn 

with some isolated areas of dampness.  More extensive dampness was noted to the 

inside face of plastered walls to the rear right and rear elevations.  This suggests 

external defects. 

 

The skittle alley incorporates a number of rudimentary electrical heaters.  It also 

incorporates traditional typical spot and other pendant lighting systems.  There is an 

old kitchen sink with plumbing and wastes and worktop bar system to the front.   

 

It is clearly apparent that the skittle alley is currently in use.  It is also apparent that 

the external condition warrants further maintenance and repair work.  In particular 

there is a need to isolate and prevent the dampness noted to the rear.  The exact 

extent of isolation to the skittle alley timber framework and floor is unclear with 

some dampness found and potential for rotting present.  Whilst the skittle alley 

currently functions the electrical systems and in particular heating systems are dated.  

In addition the bar and services supply pipes, kitchen sink etc are also dated and 

worn.  It is therefore our overall impression that this unit will require ongoing 

maintenance with more urgent repairs currently required to rainwater goods systems 

and parts of the outside walls to prevent water ingress.  Over time upgrade to 

prevent heat loss both through the likely poorly insulated roof and clearly poorly 

insulated timber framed elevations will be necessary. 

 

To the rear of the skittle alley there is a small finial roof vent possibly a former flue 

and an external wall vent.  Again this simply allows any heat to escape.  It may help 

with condensation related issues. 

 

In the rear garden directly behind the toilet block there is a further timber framed 

shed which was not accessible.  There are also a couple of freestanding containers.  

The shed itself is boarded with felt roof again dated considered serviceable but in 

poorer condition warranting ongoing repair.  The containers were not accessible.  

Enquiries should be made to check these basic stores will remain.  

 

2.02.02 The Site 

 
 Only major visible defects in boundary fences, walls, retaining walls, paths and drives are reported.  Reference 

to potential hazards such as flooding and tree roots are included where these are readily apparent. 

 

 It is recommended that your solicitor makes enquiries as to whether the property is affected by potential 

Mining/Radon/Methane Hazards and on this basis; appropriate tests should be arranged prior to proceeding 

further.  We did not however at the time of our visual inspection note any signs of the property being affected by 

these defects.  The National Radiological Protection Board, Chilton, Didcot, Oxon, can arrange for radon levels 

to be measured free of charge or contact the local Council Environmental Health Officer.  (Some properties in 

the area have been identified as being affected by radon gas emissions.  Further advice should be obtained from 

the National Radiological Protection Board). 

 

[All directions from road] 

 

In front of the building opposite the road there is a large grass bank with cut in 

brickwork supporting lower platform to provide the bench seat (plate 127).  Details 
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should be confirmed as to who has installed this cut in platform.  The bank is 

otherwise in fair condition.  It is retained to the left entrance of the car park with 

brickwork walling.  This shows evidence of previous movement thought to be 

reasonably longstanding.  There is an old gate clasp hinge which is present but there 

is now no longer a security gate.  Further repointing and repair work is required to 

this wall and in places to the upper level it has failed being removed.  In this 

position there is danger to cars should they go over it and reinstatement of the wall 

or safety balustrading and bollarding is necessary (plate 124).  The left hand front 

entrance wall therefore at upper level comprises single skin piered brickwork 

structure.  Visually this is in fair alignment and condition with no evidence of any 

significant or recent movement.  Some ongoing repointing would be beneficial.  To 

the left hand elevation we suspect the boundary is wall (plate 114 to 116).  The 

substation is open to this.  Parts of the walling appear to be retaining.  There is 

substantial vegetation preventing detailed inspection.  It is likely you are responsible 

for this old stone wall which appears to be in poor condition and is likely to require 

a degree of reconstruction.   

 

To the rear left quadrant the wall may well have been rebuilt in the past.  Visually 

this newer rebuilt section appears to be in fair condition including the copings.  This 

part of the wall then joins a much larger 2 storey wall section which again may well 

have been rebuilt and is visually fair but cuts back in alignment to the original 

stonework structure (plate 121).  The rear stone wall from this point, halfway along 

the car park, leans and is misaligned (plate 121).  The movement is reasonably 

longstanding but there is some structural cracking.  There is a larger major tree 

within strike range of the wall.  It is clear that the rear site wall in this position has 

suffered from previous movement and in places previous reconstruction.  Ongoing 

reconstruction and repair work is likely to be required to the 2 storey remaining 

section over time (plate 118 to 121). 

 

The right boundary comprises of a dry stone wall with concrete copings.  Again this 

shows evidence of some weather deterioration for isolated repair work.  A degree of 

bulging occurs there are shrubs and trees on the neighbouring side (plate 122).   

With regard to the front right position a former opening has been blocked up (plate 

123).  This is a brick and block wall evidence of previous movement h as been noted 

appearing to be reasonably longstanding.  The coping systems and also the pointing 

systems do however warrant some further repair.  The wall returns the front where 

there is reconstructed blockwork retaining structure and then the front stone wall 

part of this maybe the neighbouring owners.   

 

Within this quadrangle is a substantial car parking area with poor quality line 

marking and a worn tarmacadam finish.  Drainage is likely to be basic.  There is a 

substantial kerb step between the upper level and the ramp entrance previous noted 

potentially trip hazards for pedestrians and damage for cars.   Generally the 

surfacing will over time require some further improvement and whilst line marking 

is present this is becoming faint and parking spaces will in the relatively near future 

require remarking. 
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[Viewed from road] 

 

To the front of the building behind the pavement are 3 site areas.  A raised section 

with concrete ramp recess leading to the beer store entrance providing awkward step 

up from pavement level this will need improvement over time (plate 94).  The 

general condition to the surfacing is average with maintenance required.  Wall 

systems are partly retaining with brickwork present.  Generally these are in average 

condition.  Immediately to the right there is a raised concrete flagged terrace again 

sat behind brickwork walling (plate 93).  Steps lead up from the pavement.  Visually 

the surfaces are in fair condition.  Some of the drainage from rainwater goods would 

benefit from improvement.  The steps to the front door are visually in fair condition.  

The general condition of the brickwork surround walling is again fair with average 

maintenance necessary.  To the right of the building and flagged area is a 

tarmacadam surface visually worn fair.  This leads to the path leading to the side of 

the building (plate 91). 

 

Directly adjoining the right hand path is a common stepped entrance with handrail 

and wall.  The concrete path leading to the right of the building is in average visual 

alignment there is evidence of some cracking with a need for future maintenance 

(plate 87).  This is boundered to the right between here and the walkway with a large 

masonry wall which is rendered and coped.  Cracking and damage is apparent to the 

rendering both sides with a need for repair work.  This is likely to be your liability 

but solicitors should confirm it does not belong to what appears to be pedestrian 

public path walkway. 

 

The concrete path to the right leads round to the rear with a similar surfacing.  Again 

this is in average condition.  A newer blockwork wall with copings is present (plate 

86) directly in front of the skittle alley this is a retaining wall structure, details of its 

construction should be seen there is no evidence of recent movement.  Enquiries 

should be made for the approval of the retaining wall which appears to have been 

rebuilt. 

 

This returns to the steps up to higher level.  The hardstanding systems at lower level 

and the surrounding retaining walls are generally in fair condition with some minor 

repairs required. 

 

Steps lead up with a limited balustrading to the upper level.  The upper level and 

skittle alley area is generally partially flagged leading through to the back which 

includes a degree of tarmacadam finish (plate 79 to 83).  The latter is soiled with 

moss growth.  The raised gravelled area are visually fair.  Hardstanding surfaces to 

the rear are in average condition with ongoing maintenance required.  Some 

boarders and lawns exist with a need for finishing/improvement.    Boundary 

systems to the left and rear comprise concrete and timber fence posts with vertical 

boarded and shiplap braced fencing (plate 77 & 89).  Visually the fencing to the left 

and rear is fair although some ongoing maintenance is required.  Parts of the rear 

sections incorporate hedges and these are in average condition (plate 81 & 82).  
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Future maintenance will be required to them.  The fencing to the concealed sections 

is in average condition where visible with average maintenance required. 

 

It is noted in the rear there are a number of larger trees previously discussed.  There 

is also a substantial conifer directly against the flank wall of the neighbouring 

building (plate 79).  This is likely to be interfering with the building.  Further 

maintenance work is required.  The tree may or may not undermine the adjoining 

building and this has not been inspected for the presence of movement.  

Arboriculturist advice as to its management should be sought.  This advice should 

be obtained prior to proceeding. 

 

An old canopy exists (plate 88) in need of repairs/improvement. 

 

We have been advised that the property is located in an area of higher than average 

historical industrial land use and average risk of industrial pollution.  This does not 

necessarily indicate the presence of pollution in any particular property in this area.  

We would expect your solicitor to carry out standard searches.  If necessary, further 

enquiries can be made from the Department of Environment Agency. 

 

We are advised that there are a larger number than average waste processing sites in 

the vicinity of this property.  Whilst there was no evidence of this immediately 

around the property, you may wish to make enquiries of the Environment Agency on 

this matter. 

 

2.02.03 Drainage 

 
 Within site boundaries inspection chamber covers have been lifted where visible and accessible.  This is to 

facilitate a visual inspection.  The drains have not been tested and it is not possible to comment on hidden areas.  

Unless stated it is assumed that the drains are connected to the main sewer, or an alternative and acceptable 

means of disposal. 

 

 The limitations of our inspection means a drainage test is advisable prior to proceeding further with the purchase 

of the property. 
  

The above ground drainage systems predominantly appear to be of plastic pipework.    

In terms of the sinks within the beer store and the sink to the bar these appear to 

have plastic pipes, the exact position and traceage of these is unclear.  In terms of 

the kitchen area again the various sinks have plastic pipes discharging out through 

the wall to the gulley previously mentioned (plate 87).  Some of the pipe penetration 

points require improvement. 

 

The first floor shower room system to the rear incorporates plastic pipework 

internally.  This appears to be connected to a vertical soil vent pipe running up 

through the ground floor and penetrating through the roof to a birds nest cowl (plate 

42).  One of the pipes externally would benefit from further support.  The 

connection arrangement directly beneath the soil pipe may not comply with today’s 

regulations with investigation and possible potential improvement required. 
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The first floor sink plastic waste appears to be bent round the corner and connected 

to a rainwater hopper.  This is not ideal although often carried out.  Over time there 

maybe a requirement for some further improvement. 

 

The skittle alley sink drains to a gulley to the ground behind the skittle alley.  This is 

again an old plastic waste warranting some improvement. 

 

In terms of the male and female toilets to the ground floor most of these again have 

plastic wastes, the urinal system warrants some further sealant to the ground drain.  

The drainage appears to go directly into the ground in these units.   

 

The above ground waste systems are predominantly somewhat aged plastic materials 

in places warranting some further support, generally warranting some cleaning and a 

limited overhaul.  Whilst functional some of the older fittings are likely to require a 

degree of further updating over time.  We have been able to trace the drainage to the 

underground system in places.   

 

There appears to be a plastic soil vent pipe run up into the rear right bathroom.  

Above ground wastes are also visible externally (plate 131).  The fixing 

arrangements are somewhat crude in terms of the alignments etc although they 

appear functional.  We have not been able to trace the position of the venting pipe 

which maybe boxed in within the bathroom.  There should be a durgo vent to the top 

of this pipework preventing air smells passing into the property.  Enquiries should 

be made to confirm where this is located. 

 

There is an inspection chamber cover located behind the kitchen annexe.  A gulley 

grid arrangement has been noted adjoining the rainwater pipe (kitchen back door), 

this could not be raised (plate 134).  The main inspection chamber in the lower area 

was raised (plate 132).  This revealed a clay invert, cement flaunching and brick 

chamber.  The cover and frame would benefit a thorough clean and de-rusting.  The 

drainage appears to be free flowing in this point where tested from the kitchen sinks.  

Drainage passes to the rear beneath the skittle alley.   

 

From chamber 1 the drainage appears to pass beneath the skittle alley into the 

second chamber at higher level (plate 135).  This is a substantial chamber of brick 

construction with step iron incorporating cement flaunching and clay invert.  The 

drainage again appears free flowing, the cover and frame would again benefit from 

being thoroughly cleaned.   There is a high level discharge believed to be from the 

skittle alley sink gulley into this chamber which would not meet today’s regulations.  

There is therefore the possibility that over time this will need improvement, this 

would involve excavation to take it in at low (invert) level.  From this point it is 

unclear where the drainage runs to but we would presume somewhere to the rear 

there is a connection to mains drainage.  Solicitors should make the usual enquiries 

to confirm that mains drainage is connected to the mains drain prior to proceeding.   
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The below ground systems are not untypical given a buildings of its type and age 

and in overall terms some general cleaning and more minor maintenance work 

would be beneficial. 

 

2.03 Internally 

 
 The interior of the property was inspected from floor level only.  Furniture, wall hangings, floor coverings, 

insulation material and stored goods have not been moved. 

 

2.03.01 Roof Spaces 

 
 It should be noted that the inspection of the roof space is confined to details of design and basic construction.  

Timbers have not been individually examined for defect although, where defects have been observed as part of 

the general examination, such defects are stated. 

 

Access was possible to the roof space over the male toilet area (plate 138 to 141).  

We were not able to get past the tanks into the larger space.  The frame appears to be 

a simple timber framed construction with valley gutters.  There is bitumen underfelt 

some of which incorporates chicken wire backing.  Visually the frame arrangements 

appear to be in fair condition.  The end gable is of brickwork.  Some dampness was 

noted to the valley rafters although limited.  There is evidence of fungal infection to 

part of the timber framework (plate 141).  There are some older poorer quality 

electrics in this position with a need for some maintenance.  There is a lack of 

ventilation to the roof space which should be increased to reduce the possibility of 

condensation occurring.  Over time the redundant tank may need to be removed.   

 

Access was not possible to the roof space over the rear kitchen.  The condition of the 

frame is unclear.  There is the probability of some underfelt being present given the 

other annexe roof space.  There is over most of the kitchen a further room believed 

to be the bathroom.  The rafter frame over this is believed to be a simple rafter 

frame.  There is no evidence of ventilation to the roof spaces.  The extent of 

insulation is likely to be limited.  The under drawn ceiling linings including the 

dormer area visually appear to be in average alignment with no evidence of any 

significant distress.  We can only therefore confirm that the roof framing in the 

dormer and over the first floor bathroom is performing adequately and likely to be in 

average condition.  Given the condition of the chimney stack there is however likely 

to be water penetrating around this point and this maybe affecting concealed 

timbers. 

 

There are a large number of flat roofs.  We have not been able to trace the presence 

or absence of ventilation.  With regard to the position of insulation and the 

requirements for ventilation your attention is drawn to our comments below.  There 

is the possibility that some further improvement work will be required on this 

matter.  The under drawn ceiling structures where visible generally appear to be in 

fair alignment.  There was no evidence of any significant or recent distress.  This 

would tend to suggest that the main roofing framework is reasonably performing but 

its exact condition cannot be determined without exposure. 
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With regard to the flat roof frame over the store and billiard room, there is again no 

evidence of ventilation.  Your attention is drawn to our comments below.  The 

ceiling alignment again appears to be in average condition with no evidence of 

significant distress or damp staining.  We can therefore only concur that the main 

framework appears to be performing.  Where flat roofs were walked upon no 

substantial distress was observed from our limited testing.   

 

We have not been able to determine whether the flat roofs are warm deck (insulation 

on the deck) or cold deck (no insulation or insulation under the deck).  Cold deck 

roofs require adequate ventilation to reduce condensation.  No ventilation is visible.  

Given the age of the extension cold deck is likely.  Improvements will therefore 

become necessary to reduce the possibility of condensation and dampness to 

timbers. 

 

Access was afforded to the main roof space.  There are a significant number of areas 

(plate 148 to 156).  There are 2 access points.  The one to the rear left revealed a 

chamber open to the main space except for high level single skin supporting division 

walls.  The one in the rear left incorporates water tanks preventing access to this 

wall.  The other access point to the front gains access to the remainder of the roof.  

The main roof frame incorporates 4 gabled structures.  The roof is constructed with 

a traditional rafter frame supported on purlins which bear into end gables or onto 

single skin raised brickwork walls.  There is a limited amount of strutting.  The main 

frame includes the central ridge board, there are a number of limited props and 

inclined valley boards are also present beneath the inclined valleys.  

 

There is no secondary protection to the roof coverings not untypical given the 

buildings age although a sparge possibly cement based mortar has been placed 

against the tiling above the battens.  It is possible this may have been added to 

reduce gaps and provide better bonding to the tile fixings.   

 

The frame generally appears to be in fair alignment.  There is evidence of some 

minor deflection in places characteristic of the age and size of frame.  It is also 

apparent that daylight is visible with certain localised areas open to the sky allowing 

direct water penetration.  This predominantly occurs on the Cotswold stone tiles 

rather than the secondary tiling.  There is a need for some further repair work to 

prevent the water ingress.   

 

Where inspected the main gable structures generally appear to be in average 

condition.  We did note some evidence of dampness believed to be consistent with 

water penetration.  A degree of external repairs appears to be necessary to parts of 

the gabling.  This is much more pronounced beneath the left hand chimney stack 

structure where staining is more significant and water penetration is occurring 

generally through chimney points.  It would appear that the left hand chimney 

structure requires a complete overhaul to prevent water ingress.  In addition 

substantial dampness was noted to the front right gable (chimney stack).  Again this 

occurs beneath the chimney stack which gives a visual appearance of having been 

more recently re-rendered.  Much of this dampness also appears to affect the inner 
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cavity leaf in this position possibly from migration from the stack rather than 

penetration through the cavity wall structure.  As with the other damp penetration 

within the property some of the adjoining timber framework is affected with 

conditions conducive for fungal attack (wet & dry rot) to these timbers. 

 

In respect of the front right gable there is a requirement to carefully check the main 

chimney stack structure and enquiries should be made to confirm that an appropriate 

waterproofer was used and when the rendering was undertaken.   It is however 

possible that whilst some migration maybe occurring directly down the main right 

hand flue, how is it capped?  Some may still be drying out.  There is a need to 

increase this drying process.  In part the venting baffle areas have been baffled by 

linings preventing air infiltration.  This should be increased and measures taken to 

ensure water penetration does not occur through these to increase the drying process. 

 

The roof spaces incorporate some tanks – see later, along with a number of pipes 

and there is debris within parts of the space which requires removal.  The front 

space incorporates a very old ladder which was not used to gain access.  Enquiries 

should be made to confirm its functioning prior to proceeding.  Further ventilation to 

all the roof space should be added to aid drying out.  

 

The top floor roof frame is visible from the top floor bedroom.  There is no actual 

space.  It is likely that there is only limited underfelt to this roof (plate 42 to 47).  

There was no direct evidence of significant staining to the ceilings however minor 

staining was noted suggesting the possibility of some leakage.  This is particularly 

apparent to the mid left and mid right positions.  The general alignment to this 

ceiling appears fair.  This suggests the rafter frame is fair.  The rafter frame appears 

to be supported on a truss system with one central timber truss which generally 

appears to be in satisfactory condition.  Slightly softer with minor damp structural 

framework was noted to the bearing points with the possibility that over time a 

degree of further repair will become necessary.  It is likely that ventilation will need 

to be increased to this roof space and whilst this is not untypical the lack of it may 

potential cause condensation issues and dampness to timbers. 

 

2.03.02 Ceilings 

 

 There are a number of partial old nests which may need to be eradicated. 

From our inspection of the roof space areas a large number of the ceilings appear to 

be lath and plaster.  With a building of this type and age there is a risk that 

plasterboard or other similar materials may have been incorporated.  The material 

content of such boarding is unknown.  Certain boards can sometimes incorporate 

asbestos fibres.  Your attention is drawn to our comments under Statutory Matters 

with regard to asbestos containing materials. 

 

In overall terms the main public area ceilings are in fair visual alignment and 

condition with only minimal cracking apparent.  There is evidence of some slight 

distemper and older staining to toilet and ancillary ceilings.  A degree of making 

good will be required to these.  To the kitchen ceiling a possible former hatch main 
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part have been boarded over although we would now suggest there is a room above 

this.  Some slight staining does occur at high level to the top floor bedroom ceiling 

suggesting water leakage with investigations required.  This ceiling and the ceiling 

below in the sitting room has a number of beamed components – see main frame. 

 

In overall terms the ceilings within the property are generally in fair condition with 

some areas requiring further attention. 

 

In the main flat kitchen polystyrene ceiling tiles appear to have been added at some 

point in the past.  This can potentially pose a fire hazard and ideally should be 

removed, however, the extent of making good to the ceiling lining cannot be 

forecast. 

 

2.03.03 Walls And Partitions 

 

The internal walls within the building appear to be constructed with a number of 

different materials.  Some of the original walls to the rear have been cut out with 

larger openings.  Such walls along with the main outside walls are believed to be of 

solid masonry format and with the probability of stonework.  In places they may 

well be cavity.  Generally such walls are plastered. The internal divisions include 

also solid sections likely to be of either single skin brickwork or perhaps blockwork 

with plaster linings.  A number of sub divisions do however occur which appear to 

be timber frames.  The framing members are likely to be timber although this can 

only be confirmed by exposure.  The lining materials are relatively soft where tested.  

With such linings your attention is drawn to our previous comments about the 

possibility of asbestos fibres.   

 

How much of the main ground floor bar area has been opened up and how much 

was constructed as “original” is unclear.  Larger beams do exist over primary 

positions suggesting support.  Support is likely to be steel frame beams.  The extent 

and condition of this cannot be determined without exposure.  There was however 

no evidence of any pronounced deflection, end bearing cracking or visual distortions 

which suggest that the framework is performing satisfactorily. 

 

It is possible that the stud frame between sitting room and top floor bedroom in the 

left original building may have been introduced.  Visually this appears to be in fair 

condition.  There is no evidence of any excessive deflection. 

 

In sanitary areas a large number of the wall surfaces have been tiled.  Your attention 

is drawn to our comments under Internal Decorations.  It is also apparent that the 

main division entrance lobby to the flat/rear exit to the garden wall has been 

introduced.  This appears to not provide adequate fire stopping at rooflight level 

which will over time need to be introduced.  The wall is believed to be stud 

framework.  Whether or not it complies with today’s Sound and Fire Regulations 

can only be determined by destructing testing.  Particularly with regard to fire escape 

over the top and sound over the top this would not necessarily comply. 
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In overall terms the internal linings and plaster surfaces are in average condition.  

There are areas where some hollowness does exist to plasterwork particularly to the 

top floor bedroom.  There are areas where some dampness has been found, see 

below.  It is likely that a degree of further replastering will become necessary over 

time. 

 

It would appear that there was a former window to the top floor left hand gable end 

which has subsequently been blocked up.  Wall structures are thinner here and some 

dampness was recorded.  Your attention is drawn to our comments above 

(elevations). 

 

In the pub kitchen rear lobby walls are simply painted brickwork and visually in fair 

condition. 

 

The internal wall frames show evidence of some distortions characteristic of longer 

standing settlement and movement.  There was no evidence of any significant or 

recent fracture cracking.  It would appear therefore that the main internal wall frame 

is performing satisfactorily.   

 

2.03.04 Chimney Breasts, Fireplaces and Flues 

 
 We cannot advise on the condition of flues, flue liners or the practicality of using chimneys.  All solid fuel flues 

should be swept before use.  

 

In the front right position there is a brick surround timber mantle and brick hearth 

with wood burner (plate 177).  This occurs in the ground floor bar and visually 

appears to be in fair condition although some dampness was recorded.  At first floor 

level bedroom 1 above the flue appears to have been sealed.  There is slight 

evidence of some dampness at high level your attention is drawn to our comments 

made within the roof space. 

 

Within the main left hand end gable both to the ground floor and the ground floor 

cellar we have not traced a flue.  To the first floor area we were again unable to trace 

the flue.  There appears to be a flue in bedroom 2 that has been sealed without 

ventilation.  As far as we have been able to ascertain it would appear that the left 

hand large chimney stack structure may well be redundant.  We are not wholly 

convinced any of it has been removed, however, further investigation may reveal 

part of this is the case.  Certainly at top floor level within the roof spaces there is 

evidence of significant dampness.  It is therefore likely that further ventilation will 

be required to unused flues which are not currently ventilated. 

 

In respect of the boiler in the kitchen the flue structure appears to the single stack.  

Visually this chimney breast section appears to be in fair condition although some 

damp readings were found. 

 

In terms of the rear left position at first floor level there is a single flue above the 

eaves.  This appears to serve the fireplace in the sitting room (plate 188).  The 
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fireplace incorporates a surround with a tiled back without ventilation and 

improvement work is necessary to ventilate the unused flue. 

 

The chimney breast structure to the dressing room area may well have been removed 

and the flue appears to have been sealed.   

 

2.03.05 Floors 

 
 Floor timbers that are covered have not been inspected and accessible corners or any coverings were lifted 

where possible to identify the nature of the surface beneath. 

 

The main top floor is believed to be of timber construction supported on larger 

beams running front back above the first floor (plate 185).  This floor shows a 

degree of deflection characteristic of longer standing creep deflection.  The floor is 

reasonably firm.  We were not able to gain access to any of the timbers.  There was 

no particular suggestion of any significant damage to the ceiling below and the main 

beamed structures appear to bear adequately into the front and rear walls.   

 

To the first floor the sitting room structure again is believed to be suspended timber 

bearing onto beams visible below in the cellar.  One of these appears to have been 

strengthened with steel (plate 22).  Again no recent movement was observed and the 

floor appeared relatively firm.  The extent of sound and fire protection between this 

room and the lower beer cellar is unclear.  There maybe a requirement for further 

improvements on this.  Further investigation is required. 

 

The remainder of the first floor to the flat is again believed to be of suspended 

timber.  Where we were able to test the floor it appeared relatively firm.  A number 

of different surface finishes are apparent e.g. vinyl in the kitchen. There is also a 

badly worn parquet floor finish to part of the first floor predominantly landing and 

this is going to require further improvement/renewal.  A degree of sloping is present 

to parts of the first floor although this is relatively minimal and believed to be 

consistent with longer standing settlement.  There is no evidence of any significant 

or recent movement. 

 

The ground floor cellar floor shows evidence of some dampness characteristic of its 

use.  This is a concrete floor and similar to that to the entrance visually appears to be 

in fair alignment.  Where visible its condition appears to be generally satisfactory. 

 

To the remainder of the ground floor much of this is believed to be of solid 

construction.  The exact type of construction cannot be determined.  The presence of 

adequate damp membranes cannot be determined.  Our inspection generally revealed 

that these floors are in average alignment.  Some of the floors e.g. pub and billiard 

room have a floated timber floor finish which is very worn in places showing 

evidence of very slight damp and a degree of damage particularly in the rear left 

billiard room area (plate 175).  Some further repair and finishing to this floor area 

will therefore be necessary and is now becoming necessary. 
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Some of the floors principally the main kitchen incorporate vinyl finish.  This is 

reasonably worn and will require ongoing maintenance.  Parts of the floors e.g. 

ground floor now toilets are tiled and visually these are aged but in fair condition.  

We did however notice that the tiling finish is unusual with the ground being 

recessed adjoining the cubicle pan walls (plate 161).  A degree of further 

improvement is required here. 

 

2.03.06 Dampness 

 
 A moisture detecting meter has been used in chosen accessible positions to test for dampness.  Without moving 

furniture, floor coverings, fixtures and fittings it is not possible to confirm all surfaces are free from dampness. 

 

Your attention is drawn to our previous comments.  Beneath the chimney stacks 

accessible from the roof space there was evidence of some dampness.  It would 

appear that the chimney stacks require further attention although to the front right 

this may partially been previously given.  To some extent this is affecting directly 

adjacent timbers with conditions conducive for fungal attack.  We also noted 

evidence of some dampness beneath the valley guttering where accessible above the 

mens toilets.  This appears reasonably limited but again conditions are conducive for 

fungal attack and attention is required to the external valley. 

 

At top floor level damp penetration is noted around the windows believed to be 

caused by water penetration but also significant condensation and again this is 

causing dampness to timbers – see Timber Decay (plate 145).  Slight staining to the 

top floor does suggest some water penetration with isolated readings noted to all of 

the walls. 

 

To the sitting room some dampness was noted around the rear window and front 

windows believed to be caused by water penetration.  Condensation is also clearly 

present to the single glazed window units with a need for condensation control work 

(more ventilation). 

 

There is evidence of some leakage around the bath and shower fittings requiring 

attention although this is a relatively limited matter. 

 

To the ground floor damp readings were found in the cellar characteristic of its use 

although these were quite high to the front and left hand side suggesting potential 

for water penetration perhaps through the rendering.  Some of this is likely to be 

attributable to materials and use.  There is however an effect to lower level joinery –

see Timber Decay.  Where the billiard room floor is damaged no significant damp 

readings were found.  In the female and male toilets damp readings were found in 

places particularly towards the rear consistent with some water penetration/rising 

damp.  There is also the likelihood of spillage and mopping causing the dampness to 

a number of the lower door frames and joinery sections.  This includes parts of the 

main 2 lobbies servicing this room.  Similar readings were noted to joinery sections 

in contact with the kitchen floor especially door frames.   
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There is a need to fully isolate all timbers in contact with damp masonry and carry 

out some specialist timber treatment, possibly further injection course work.  Full 

details should be seen of any existing guarantees for the main damp course injection, 

prior to proceeding. 

 

In view of our findings the property should be inspected by a proprietary firm of 

damp proofing specialists.  A detailed report should be obtained on all dampness 

prior to proceeding. 

 

2.03.07 Timber Infestation 

 
 Again our inspection has been limited by stored items.  Infestations and infections may exist behind areas which 

are not accessible. 

 

Where water penetrates this causes conditions conducive for fungal attack (wet and 

dry rot) to adjacent timbers.    

 

There is evidence of some beetle infestation to the accessible timbers.  Unless there 

are bonafide full guarantees we recommend you assume it to be ongoing.  On this 

basis further specialist treatment work will be required. 

 

There is evidence of fungal infection probably wet rot to the rafter framework above 

the mens wc (plate 140).  There is evidence of fungal infections probably wet rot to 

much of the joinery in contact with the ground floor within the kitchen and ancillary 

wc accommodation.  These areas require specialist repair treating and probably 

raising of the joinery to prevent contact with the floor and not the surfaces.  

 

There are areas of timber which are damp including a number of the main window 

frame sections to the top floor bedroom and sitting room below.  This may suggest 

fungal infections to parts of these and in particular the front windows to the sitting 

room and top floor bedroom appear to be in poorer condition and we were unable to 

open these.  Considerable repair work may prove to be necessary to these.  It is 

likely that there will be a need to carryout specialist timber treatment work in the 

property where dampness is affecting timbers. 

 

In view of our findings the property should be inspected by a proprietary firm of 

timber specialists.  A detailed report should be obtained on all fungal infections and 

beetle infestation prior to proceeding.    

 

2.03.08 Internal Joinery 

 

Within the flat the skirting boards, window boards and architraves all details are 

generally in fair condition.  These are somewhat worn in places and a degree of 

further ongoing maintenance and repair work will be necessary over time.  The 

doors themselves are a mixture of styles.  The doors within the flat include a door 

opening over the staircase to the base which would not be in compliance with 

today’s regulations.  There is also the issue that the first floor flat exits straight into 
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the main kitchen (a high risk area).  Your attention is drawn to our comments under 

Statutory Matters. 

 

The operative condition too many of the first floor flat doors appears fair.  There is 

however a need for some minor easing and adjusting.  The door furniture is 

generally in average condition.  It is noted that many of these doors are not fireproof 

(there is no kitchen door) or fire resisting door systems and ideally for means of 

escape purposes such doors should be present.  There is therefore the likelihood of 

improvement work being necessary.  

 

Again there are doors opening over the staircase flight between sitting room and top 

floor room – see previous comments.  Exit from the top floor room is through the 

sitting room and then ultimately through the not fully protected hall and down to the 

main public house kitchen.   

 

To the ground floor a number of the doors to incorporate older door closing systems 

which require some maintenance.  Some limited fire provision has been given 

between kitchen and main bar although this could be improved.  Generally the doors 

to the ground floor areas are in average serviceable condition. 

 

There are a number of staircases.  Steps go up from the main bar to the billiard area 

with a small traditional handrailing system being of flight of 3/4 steps visually these 

are in average condition.  The staircase winds from the kitchen (after opening a door 

over the flight) up to the first floor.  This stair has a wall hung handrail.  The stair is 

of timber and where tested appeared relatively firm.  There is a basic fire door and 

closer to the bottom of the flight opening over steps, however, your attention is 

drawn under Statutory Matters to our comments about means of escape. 

 

There is a further staircase flight leading sitting room to bedroom again with a door 

over.  This is again a timber winder staircase thought to be original.  The staircase 

arrangement appears to be in fair condition but has no basic handrail.  It is 

exceedingly steep old staircase with care needed for it to gain access and entrance.  

Ideally handrailing systems should be provided to aid safety (plate 146). 

 

2.03.09 Internal Decorations 

 

The decorative condition to the flat is generally fair.  There are blemishes and 

marks.  There are a number of areas of wall tiles which are present including 

kitchens and bathrooms.  Visually these have a reasonable bond.  A degree of minor 

repair to grouting is required in places.  Some of the sealants to the appliances 

would also benefit from minor attention.  Currently the wall tiles appear to be in fair 

condition. 

 

In terms of the main public bar areas the decorative condition to these are again fair.  

In some of the ancillary areas the decorative condition is poorer with some attention 

required.  Wall tiling is again present to sanitary positions with full height tiling 
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present in the commercial kitchen along with parts of the toilets.  Again this is 

generally in fair condition with a degree of further ongoing maintenance necessary. 

 

The overall decorative condition to the building is therefore considered to be 

reasonable with some attention required in places.  It is however likely that after 

further repairs to some of the substrates redecoration will become necessary.   

 

2.03.10 Energy Efficiency and Conservation 

 
 We recommend enquiries are made with regards to the presence and type of insulation to all concealed roof 

spaces, wall cavities and floor structures.  

 

 Where cavity wall insulation has been used we recommend you obtain all guarantees for its installation.  Some 

foams can cause damage to the building’s fabric performance and may be a health hazard. 

  

Access to the roof spaces revealed little if any insulation with some glass fibre quilt 

having been laid in part of the main roof space.  There is therefore likely to be 

higher heat loss particularly from the first floor flat.  The extent is not untypical 

given the buildings age; however, it would not meet today’s requirements.  On this 

basis, some improvement work is therefore likely to become necessary to meet 

current regulations. 

 

We observed no direct evidence of any low wattage lighting fittings at the property 

or bulbs.  Some improvements could be made to try and reduce energy consumption. 

 

The extent of insulation systems around the pipes and plumbing in the beer cellar is 

limited and ideally this should be improved to prevent heat loss and conserve heat. 

 

The property does not appear to have a condensing boiler.  This is not untypical 

given its age.  Again for energy conservation purposes over time some 

improvements will become necessary.   

 

The extent of insulation to the cavities is unclear however it is thought unlikely that 

the wall cavities have any formal insulation.  It is possible that you may wish 

therefore to incorporate this over time to reduce heat loss. 

 

Your attention is specifically drawn to our comments about the skittle alley which 

are made under Outbuildings. 

 

2.04 Services 

 
 No tests have been carried out.  Only major defects and deficiencies readily apparent from a visual inspection 

are reported.  Compliance with regulations and adequacy of design, condition or efficiency can only be assessed 

on receipt of testing information.  Should you require any further information in this respect, it is essential that 

you should obtain reports from appropriate specialists before entering into a legal commitment to purchase. 

 

 Specialist advice should include information relating to non-return and anti-syphon valves where required by 

appropriate Regulations. 
 

2.04.01 Electricity 
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 Without a specialist’s test it is not possible to confirm the condition or functioning of the wiring circuits.  All 

regulations change frequently and circuits/systems may not comply with current standards.  We recommend you 

obtain confirmation that circuits have been wired to current IEE standards or a certificate is obtained from an 

NIC EIC electrician prior to proceeding. 
 

We understand the main incoming supply is located in the kitchen (plate 229 & 

230).  In this position there is a 3 phase incoming supply with a 100 amp fuses.  One 

of the fuses is marked 80 amp.  The main supply appears to have relatively modern 

cabling around the meters.  There is a further fuseboard marked skittle alley 60 amp 

fuse.  There is a large commercial board with separate fusing to the skittle alley and 

first floor flat.  We noted further modern fuseboards present one adjoining the bar 

and one in the first floor (plate 231 & 228).  We understand the first floor board was 

installed by the current owner and sight of approval should be seen for all of the 

recent electrical work including the electricity certification from qualified 

electricians. 

 

It would appear there is only one specific meter to the property.  The flat is not 

separately metered.  Around the boarding there is a reasonably modern cabling.   

 

In the first floor flat there is a mixture of fittings including pendants, wall lights, and 

spotlights.  The lighting fittings are generally soiled.  Most are controlled by 

traditional “flick” switching.  A number of pieces of fitting damage were noted e.g. 

sitting room, old flex to bedroom 1, no apparent earth to bedroom 2 fittings.  It is 

anticipated that some further updating to the electrical system lighting fittings 

(perhaps wiring - landlords) within the flat will be required.  The scope of this can 

only be determined by a qualified electrician’s report. 

 

There are predominantly flush mounted 13 amp switched sockets many of which 

appear to be quite aged.  Some of the circuitry is surface mounted e.g. top floor 

bedroom, first floor sitting room.  A degree of staining is apparent to many of the 

fittings which are clearly aged.  The extent of modernisation to the secondary 

circuitry i.e. fittings is unclear.  Improvement and renewal work will be required. 

 

In terms of outside there are a number of sign lights, external flood lights and other 

light fittings.  Visually these are again of differing ages.  The fused control appears 

in part at least be outside next to the door (plate 226).  There appears to be external 

circuitry switching adjoining the front entrance.  It is apparent that some further 

maintenance and cleaning will be required to these fittings.  The scope of this can 

only be determined by a specialist report.  An internal power source appears to 

provide some form of power loop down over the front signage.  This requires 

investigation. 

 

The main ground floor fittings comprise fluorescent tubes (without diffusers) to the 

kitchen, various spotlights, recessed low voltage light fittings, all light fittings 

throughout the ground floor including some traditional 2D and bulk head fittings to 

ancillaries e.g. wc.  Again the fittings are of varying ages those within the primary 

bar area appearing to be more modern.  Those within ancillary areas clearly more 
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dated.  Switching is again predominantly controlled by “flick switches” with a large 

“switch gang plate” present in the kitchen (plate 234). 

 

Throughout the ground floor power is provided from 13 amp switched sockets many 

of which are surface mounted.  Again there is a degree of obvious age particularly in 

the ancillary areas.   

 

It is our overall impression that significant work was undertaken to the electrical 

system fairly recently.  The scope of further work required in accordance with 

regulation could only be determined by specialist testing.  It is however apparent 

from our investigation that many of the fittings appear old, soiled, stained with a 

degree of minor damage in places.  On this basis both within the public house, 

ancillary areas and subject owners accommodation it is likely that a degree of further 

ongoing updating work etc would be beneficial.  Unless there are comprehensive 

quotations, installation guarantees and certificates covering the more electrical work 

it would be prudent for a full test to be undertaken and comprehensive report to be 

written by a NICEIC registered electrician prior to proceeding.   

 

 Sight should be seen of the NICEIC certificate for rewiring prior to proceeding.  If a 

current certificate does not exist the property should be inspected by an NICEIC 

registered electrician and a detailed report obtained prior to proceeding.  

 

2.04.02 Gas 

 
 We recommend that enquires are made of the local Gas Board with regard to the age and likely condition of all 

systems and pipework connected to this property.  Their recommendations should be followed with regard to 

checking and servicing systems prior to proceeding. 

 

 

 Gas is connected.  The meter is located in the rear kitchen store (plate 232).  

Visually this appears to be in average condition.  There does however appear to be 

no separate supply to the first floor flat. 
 

2.04.03 Oil/Solid Fuel 

 

 There is none.  There is however a small solid fuel burning appliance to the bar (see 

 earlier).   

 

2.04.04 Plumbing And Heating 

 
 Our inspection was naturally limited to visible parts of the system. We were therefore unable to inspect 

plumbing covered e.g. by panelling or beneath floorboards etc.  In older style properties it is quite possible that 

obsolete lead pipework, which can have an adverse affect upon health, is connected e.g. cold water feed 

pipework etc.  With regard to central heating systems, it is recommended that the system to include all plumbing 

and radiators etc. is fully tested and serviced by a suitable central heating specialist e.g. Gas Safety Registered 

Engineers for gas systems, prior to proceeding further. 
 

There is a floor mounted Stelrad gas fired boiler located in the kitchen with a fixed 

flue.  Ventilation from an external source was not found.  This boiler is of Ideal 

Mexico type and believed to be gas fired clearly dated.  The age may well be over 
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15-20 years.  It is likely that this boiler provides most of the property’s hot water via 

the hot water cylinder (plate 233).  It also provides the hot water for the radiator 

system. 

 

The flat’s heating system comprises of traditional pressed steel radiators of a dated 

age incorporating larger bore pipe system.  In some rooms e.g. sitting room and top 

floor bedroom only limited radiator provision is present.  It is therefore possible that 

parts of the flat will require further extension to the system.   

 

With regard to the ground floor again radiator fittings are similar.  They appear to be 

run from the same circuitry i.e. primary heat boiler.  There is also a limited number 

of fittings in some zones particularly in the ancillary areas and again over time some 

improvements may become necessary. 

 

It is apparent that the main property’s heating system does not benefit from 

thermostatic radiator valves.  The heating system is somewhat dated.  It is therefore 

likely that further updating and improvement work will be required to this system. 

 

We have several large cold water tanks in the roof space, a number of redundant 

tanks one to the main roof, one to the ancillary wc roof space have been traced.  

Around tanks and pipework and the main fittings along with heating system 

predominantly pipework appears to be mainly of copper.  We have not been able to 

find the rising main.  Enquiries should be made to confirm where this is located.  In 

terms of water pressure and the cold supplies where tested to the fittings this was 

generally found to be reasonable. 

 

Hot water is provided from a shower unit in the first floor flat (electrical).  The 

remaining flat supplies are believed to be from the hot water cylinder in the first 

floor flat.  This primarily has a primary boiler supply together with back up 

immersion. 

 

Around the sinks in the ground floor ancillary ground floor toilets and kitchen sink.  

Some appear to have no hot water (e.g. beer cellar).  There may be a point of use 

heater e.g. in the ladies wc.  There is the possibility some may be served from the 

hot water cylinder.  We have no specifically found any other heating source for the 

ground floor appliance hot water supply and full enquiries should be made on this 

matter prior to proceeding.  Possible further updating of older ancillary point of use 

heaters or perhaps the whole system as everything is run from the single cylinder 

will be necessary.  Again where appliances were tested reasonable water pressure 

was found to those which have hot water supply. 

 

Sight should be seen of all servicing documentation for the hot water and central 

heating system prior to proceeding. 
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2.04.05 Ventilation 

 

The kitchen incorporates a large ventilating hood ducted out through the roof.  This 

is clearly dated.  It was not tested at the time of our inspection.  You should make 

enquiries to confirm where the control position is.  There appeared to be a number 

of older vent fans through the front wall of the main bar and rear of billiard area.  

Their functioning was not tested and the control position is unclear, enquiries should 

be made on this matter prior to proceeding. 

 

The first floor bathroom and kitchens do not have mechanical extract units and 

ideally these should be provided to reduce the possibility of condensation occurring. 

 

Similarly there is little mechanical extract ventilation to the main toilet 

accommodation of the public house and this would be beneficial. 

 

We have noted primary controls for vent axia and other units located in the kitchen 

(plate 234).  Enquiries should be made to confirm the switching arrangements here 

which of the fittings these actually service. 

 

Within the main cellar there is a large chiller unit (plate 235).  This was on at the 

time of our inspection.  The external condenser appears to be located outside in the 

alley adjoining the WC.  This is an older external unit.  The visual condition of both 

appliances appears fair although some further cleaning would be beneficial.  Sight of 

servicing documentation for this should be seen prior to proceeding. 

 

2.04.06 Data Telecom 

   

It is likely that telecommunication equipment is fitted to the property.  Full enquiries 

should be made on this matter.  We have not been able to trace any strict data 

management cables etc which is unlikely.  Again enquiries should be made on this 

matter prior to proceeding. 

 

2.04.07 Sanitary Appliances 

 

The subject flat bathroom appliances visually appear to be aged but in serviceable 

condition.  The shower room fittings are reasonably modern and again believed 

serviceable.  The flat’s kitchen sink is relatively modern and again considered to be 

in fair condition. 

 

The bar sinks where visible appears to be somewhat dated, worn but serviceable.  

The kitchen sink units and hand basin are again reasonably worn but serviceable.  

There is an old redundant/partially redundant sink to the lobby between billiard 

room and cellar (plate 223).  This may need replacement. 

 

The sanitary fittings in the male toilet include urinals, basin and wc visually aged 

but in serviceable condition.  The main fittings in the ladies wc comprise 2 wc’s 
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with close coupled systems (in built cubicles) together with basin.  Again these 

appear to be in aged but serviceable condition. 

 

In the male and female toilets there are soap dispensers and hand dryers.    The 

driers functioned at the time of visit. The units are of a fair age and generally in 

average condition.  
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3.0 STATUTORY MATTERS 

 
 We have not been made aware of any adverse planning, highway or other statutory proposals that are likely to 

have an adverse affect on the property.  These matters should, however, be confirmed by your Solicitor prior to 

exchange of contracts. 

  

 There are possibly access alarm burglar controls in the property.  One appears to be 

 present on each stair (plate 202 & 215). The details on the servicing should be 

 made on servicing of these units prior to proceeding.   

 

Fire Warning/Means of Escape 

 

It would appear the property benefits only in part from self closing fire doors, 

although there were no intumescent seals observed and ideally these should be 

provided.  Further fire doors especially in the flat are required.  In addition we 

observed only one fire alarm smoke detector system; the main control point was not 

located and we observed no “sounders”, call points adjoining fire exit doors.  There 

are a number of CO2 and water extinguishers also partly fixed or lying present in the 

property but these are again initially considered insufficient.   

 

From our inspection it is possible that the property does not have the benefit of a full 

fire alarm system.  Further investigation is required; there is a requirement to 

improve fire warning and to install fire detection system.  A specialist report should 

be obtained. 

 

The property does appear to incorporate a number of CO2” and water fire 

extinguishers.  They are however present in limited positions and some 

improvements to these would be beneficial.  

 

In overall terms, general compliance appears present, but without tests etc. 

functioning cannot be determined. 

 

Emergency Lighting/Signage.  

 

There appears to be some emergency light bulbs to a number of the main lighting 

fittings in the common entrance staircase areas, suggesting emergency lighting is 

present.  These initially appear to limited. 

 

There is also evidence of fire signage, although probably dated by today’s 

regulation, which indicate escape routes and final exit doors etc. throughout the 

property. 

 

General some compliance appears present, but without testing functioning cannot be 

determined.  A specialists report on both the fire and emergency lighting system 

would be beneficial.   
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General Statutes 

 

It is clear that the building has undergone a degree of alterations and improvement 

work in the past.  It is unclear whether the building is listed and, where necessary, 

any appropriate Local Authority approvals and Landlord’s consent should be seen 

for all alterations, including: 

 

1) Concrete plain tiling to the roof. 

2) First construction of main building and annexes. 

3) Possible alterations to the bar area at ground floor level. 

4) Separate entrance to flat at rear and details should be seen. 

5) Installation of canopy 

6) Electrical upgrading work 

7) Installation of kitchen 

8) Installation of shower room /wc in the flat  

 

We understand and it is also apparent that a number of repairs have previously been 

undertaken, these include: 

 

a) Provision of plastic guttering.  

b) Work to ribbed flat roof behind the first floor hall 

c) Repairs to the right hand chimney stack. 

d) Work to the central valley. 

 

Full details on these should be seen prior to proceeding. 

 

Buildings of this type and age require CDM Co-ordinators to be appointed to 

provide the necessary safety information for external maintenance, repair and 

refurbishment contracts.  This is required under the Construction, Design and 

Management Regulations and your solicitor should familiarise yourself with these 

prior to proceeding.  This appointment will be required to undertake all the repairs 

 

Your attention is drawn to our comments on potential asbestos containing 

materials in the maintenance section and our comments in the report. 

 

The Control of Asbestos Work Regulations 2002 makes anyone in control of 

property (owners, landlords and tenants) have surveys to detect products containing 

asbestos within the buildings.  There is a duty to manage these components, 

particularly during works to buildings.  We understand that failure to comply with 

these regulations is a statutory offence and can affect property values.  Enquiries 

should be made to determine whether or not there is an asbestos register for the 

property. 

 

The removal alteration or disposal of materials containing asbestos is now restricted 

under current Health & Safety Guidance.  This will increase the cost of your repair 

programme.  We have identified areas of the building where there is a risk of 

asbestos materials being present e.g. fire casings, roofing underfelt etc.  Whilst the 
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building is of older style, reducing the risk of asbestos being found, it was converted 

significantly, increasing the risk of asbestos being present.  Unless a full register is 

available, we recommend, in view of the above, a specialist consultant inspects the 

property and prepares an appropriate report, prior to proceeding. 

 

Properties of this type incorporate party wall/boundary wall structures.  Repair 

works within the vicinity of the boundary/party walls require the agreement of your 

neighbour under the 1996 Party Wall etc Act.  It is often necessary to serve 

appropriate Notice to carry out repairs and these will need to be served for you to 

effect repairs. 

 

Access to repair the right wall of the skittle alley and the left hand gable wall of the 

main building (cellar utility and top bedroom gable) would have to be by agreement 

with your neighbour.  It is possible that you will have to invoke the 1992 Access to 

Neighbouring Land Act.  Your solicitor should familiarise yourself with this Act 

prior to proceeding. 

 

It appears that the top room may be sublet.  Solicitors should investigate this to 

ensure full vacant possession on completion. 

 

Solicitors should investigate the liabilities to the side access path prior to 

proceeding. 

 

The covering of an existing roof frame with modern tiling (different) now requires 

Building Regulation Consent.  Sight should be seen of the appropriate approvals for 

this prior to proceeding. 

 

Disabled Access 

 

With regard to the property, Disabled Access Regulations now affect these premises.  

It is important your solicitor advises you on the effect of legislation.  Our opinion is 

that liabilities for this are likely to be your responsibility under the lease.  The 

procedures for upgrade are part of access audits and fall outside this survey.  If a 

definitive view is required a Disabled Access Audit should be commission prior to 

proceeding. 

 

It is clearly apparent that induction loops and visual aids for those with visual and 

hearing impairments are missing, but could be incorporated as part of a proposed 

access plan for these eventualities, clearly this would incur cost in terms of updating 

of the property.  Consideration needs to be given as to how you are going to treat 

disabled people.   

 

Access to the Skittle Alley, main building and rear garden including terrace entrance 

is up steps.  There is no disabled toilet.  Upgrading is necessary to facilitate disabled 

access (wheelchairs) and this is likely to be your liability under lease unless a 

suitably approved Disabled Access Policy can be put in place as is your duty under 

legislation and the lease.  We recommend you consult with a suitable Access Audit 
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specialist and have an audit on these matters prior to proceeding, or have the 

Brewery take over responsibility – formally in writing, prior to proceeding. 

 

Landlord/Tenant 

 

As stated, the lease is a “to put”, full repairing and insuring lease, which is of 

significant liability, particularly as significant repairs are required to the property. 

 

Alterations have previously taken place and all landlord licences for these should be 

seen, prior to proceeding. 

 

Enquiries should be made to confirm whether the following items are landlord’s or 

tenant’s liability.  If they are landlords, they will need renewal and then further 

renewal at the end of the term.  These include: 

 

1) The floor coverings which are in poor condition. 

2) The data / telecon systems. 

3) The racking and shelving to various parts of the property. 

4) Any of the other cupboards. 

5) Any fittings which are missing (under lease these would need replacing). 

 

You should be aware that whilst the lease suggests that the main structure is the 

responsibility of the Landlord, where the damage to this is caused by a leak or defect 

under the control of the tenant there is a risk that the main structure may become the 

 responsibility of the tenant e.g. rot to the foot of the rafter above the male WC. 

 

The lease will be onerous and details of any schedule of dilapidations on the 

outgoing tenants lease, and any payments by them for it, should be seen and used in 

your negotiations for this property purchase.  
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4.0 SUMMARY 

 

This is a substantial public house.  Whilst it has the benefit of a skittle alley, 

external gardens and other ancillary areas such areas require substantial ongoing 

maintenance and repair.  Even once the building has been put into good condition 

there will be an ongoing regular maintenance required incurring a substantial 

amount of expenditure including those to repaint from time to time. 

 

At the time of our inspection we noted a number of matters where urgent 

investigation or repair work is required.  These include: 

 

1. An overhaul to all chimney stacks repairs to prevent water penetration. 

2. Investigation of the cavity wall ties specifically right hand elevation. 

3. Works to eradicate the damp penetration to the front right hand gable. 

4. Any works necessary by the NICEIC electrical engineers test. 

5. The Disabled Access issues. 

6. Ownership of the road “bank” brick retainer and seat. 

7. Fire alarm and emergency lighting test certificates and compliance. 

 

In addition to the above the following repair works are becoming necessary. 

 

a. An overhaul to all painted surfaces with repairs to the substrates and 

redecoration. 

b. Repairs to side and rear wall renderings and pointing/stone. 

c. Repairs overhaul and renewal to the main window systems and then 

redecoration. 

d. Repair work to eliminate the damp penetration to the skittle alley. 

e. An overhaul and repairs to roofs, rainwater goods and gullies to prevent water 

penetration. 

f. Improvement to thermal insulation within the roof zones. 

g. Provision of adequate fire warning and fire protection to improve means of 

escape to the flat. 

h. Eradication of rot in the roof space and any work required by the damp and 

timber inspection report. 

 

In the medium term it is further likely that expenditure will need to be incurred on: 

 

i. The flat roofs. 

ii. Parts of the skittle alley by way of updating/maintenance and repair. 

iii. Repairs to the main car park site walling. 

iv. Repairs/maintenance to the main car park. 

v. Cyclical maintenance and redecoration to the main building. 

vi. Improvement to the stone tile roof and tiled roofs (provision of underfelt). 

vii. General maintenance / improvements to the site behind the left hand building 

and its associated outbuildings. 
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It is apparent that substantial expenditure is required relatively soon to eliminate the 

current dampness and carry out urgent repairs to this property.  Ongoing from this 

further cyclical works by way of improvement work etc are going to be necessary.  It 

is therefore essential that you obtain detailed cost estimates for all of the likely 

repair works prior to proceeding.  It is also in our view essential that a discussion 

takes place with the brewery company with regard to future maintenance to the 

building to establish any likely requirements that they will have and any additional 

contributions which they may make to help with the more immediate works. 

 

In view of our findings we would recommend you obtain detailed cost estimates for 

the repairs which are necessary prior to proceeding.  
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5.0 VALUATION 

 
Our valuation is made on the basis that full vacant possession be achieved on completion and that all necessary 

local authority approvals exist for any repairs, alterations or extensions.  If they do not we reserve the right to 

reconsider the valuation prior to exchange of contracts. 

 

We have not been asked to provide a valuation. 
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6.0 CONDITIONS OF ENGAGEMENT ON BUILDING SURVEY 

  

1. Unless stated within the report we have not been able to view the condition of chimney 

flues and we cannot comment on their functioning. 

 

2. In any building/structure it is not always possible to carry out a full inspection, the 

inspection being limited due to occupation, stored effects, fittings and fixtures.  In particular 

where furniture, closely fitted floor coverings and stored personal effects are present my 

inspection will be particularly limited.  In view of this, whilst a careful inspection will be 

made, we will not be able to comment on concealed/inaccessible woodwork, fabric, 

structure or services and we cannot therefore confirm these areas have no defects. 

 

3. The report has been produced for you and your professional advisor’s use.  The report’s 

contents, and the report, should not be passed to third parties without our written consent.  

Without such consent, we cannot accept any responsibility to any third party. 

 

4. Our report will be limited to those parts of the property that can be readily accessed.  This 

includes flat roofs requiring ladder access up to 3 metres high (unless prior arrangement is 

made).  In the case of flats our inspection will be limited to those accessible parts on the 

interior, common parts and external grounds.  The inside of other flats will not be inspected 

unless prior agreement is made. 

 

5. We have not carried out any tests on the services, (Electric, Gas, Water, Plumbing, Heating, 

Mechanical Extract/Air Conditioning, Drainage).  Inspection chambers will be raised 

(weight and access permitting).  We cannot therefore report on these areas in detail however 

a visual inspection will be carried out. 

 

6. Unless a prior agreement is made a Fire Insurance Assessment will not be provided. 

 

7. We have made a number of assumptions in order to create this report.  They are: 

 

 a) No High Alumina Cement or Calcium Chloride additive or Detrimental Material was used 

in the construction/alteration of the building. 

 

 b) The building/property has no unusual or onerous restrictions, encumbrance or outgoings. 

 

 c) Lead residue/oxides are not present in any paintwork. 

 

d) Within isolated parts of the Southwest ‘Radon’ gas has occurred to potentially dangerous 

levels.  We have not carried out any tests and specialist advice should be sought. 

 

8.       We have not been asked to provide a valuation. 

 

9.  Please note in accordance with the Royal Institution of Chartered Surveyors requirements 

we have a complaints handling procedure. 
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7.0 MAINTENANCE 

 

It is important to maintain a building in good repair in order to protect one’s investment and to 

alleviate serious defects becoming established.  On this basis periodic inspections should take place 

and for your assistance we detail below the following items:- 

 

EXTERNALLY 

 

Chimney Stacks 

 

Carry out regular inspections of flashings to chimney stacks to ensure that they are not lifting as 

this will cause damp penetration.  A high level of care should take place if chimney pots are 

handled as they are made of clay, heavy and often brittle. 

 

Roof 

 

Repairs to the Roof should be carried out by specialist firms of contractors.  It is recommended that 

the roof space is examined at least twice a year in respect of timbers as well as the plumbing 

contained therein.  Diligent attention is required where a valley configuration exists and particular 

attention should be paid to cracked and dislodged tiles/slates as well as hip and ridge tiles.  It 

should be ensured that there is adequate ventilation into roof void areas as any ingress of water 

could result in dry rot becoming established. 

 

Rainwater Equipment 

 

Inspect and clear rainwater gutters at least twice a year to remove leaves and debris.  Ensure that 

joints are sound, well secured to brackets and regularly redecorate metal goods. 

 

External Joinery 

 

Timbers subject to wet rot can be far more serious than is often thought.  It is essential, therefore, to 

replace and repair defective joinery and to carry out regular redecoration.  It is generally accepted 

that late summer is the best time to redecorate when woodwork is at its driest.  Ideally all paintwork 

should be burnt off, treated, sealed and primed prior to redecoration. 

 

Masonry 

 

External Pointing should be checked and, if cracked, repaired.  Any defective masonry should be 

renewed with suitable second-hand matching masonry.  Defective external finishes such as render 

should be made good in order to ensure that the building stays waterproof. 

 

A particular problem that is now becoming apparent is wall tie failure, particularly in houses that 

are approximately 50 years old.  Unfortunately in reports prepared in respect of properties of a 

cavity construction, it is not possible to comment upon the condition of wall ties, although we 

would be pleased to put you in touch with a specialist firm.  Failure often takes the form of 

increasing gaps along the horizontal mortar lines and this should be particularly monitored. 
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It is important to periodically walk around the house to ensure that air bricks are clear of blockage 

and that the external levels are well below the damp proof course. 

 

Drains 

 

Lift inspection chambers at least twice a year and ensure that there is no blockage. 

 

INTERNALLY 

 

Dampness 

 

Inspect for any signs of damp staining which is usually due to the following items:- 

 

a) External penetration 

b) Internal leaks 

c) Condensation 

 

Dampness can lead to fungal attack (wet and dry rot) and deterioration to both the integrity of the 

structure and decorations.  If there is evidence of dampness, initially trace it to the source and 

rectify it immediately.  Damp penetration can lead to decay to unexposed timbers and can cause dry 

rot.  It is usual that free estimates can be obtained from specialist firms of damp proofing experts 

and if it is considered that the matter is serious, a firm of this type should be contacted immediately. 

 

Timber Infestation 

 

Usually the most serious form of infestation is dry rot.  It thrives in damp, unventilated and humid 

conditions where fungus will breed.  This fungus removes the moisture out of the timber and forces 

it to loose all its inherent strength.  It can spread within a building through the plasterwork and 

walls in a very short period of time and repair work is normally extremely expensive and can run 

into thousands of pounds.  It is not uncommon for a serious attack of dry rot to become established 

in weeks rather than months.   

 

There is an increasing degree of beetle infestation, especially in view of recent mild winters, and 

visible timbers should be checked on a regular basis, e.g. under stairs and roof void, etc.  Treatment 

with the benefit of a long guarantee can be undertaken by a specialist firm of eradicators and again 

normally a free inspection can be obtained.   

 

Floors 

 

When floorboards become loose, it is recommended that they are refixed in order to prevent 

accidents and so as not to result in undue wear to carpets and other floor coverings. 
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Services 

 

All services should be regularly inspected in the interest of safety and it is essential that annual 

servicing takes place to central heating boilers and gas appliances in order to ensure that the system 

is operating as efficiently as possible as this will reduce fuel bills. 

 

Boundaries 

 

Work to these structures is now controlled by the Party Wall etc. Act 1996 and the Access to 

Neighbouring Land Act.  The procedures laid out in “the Act” should be followed when any 

repair/maintenance is undertaken near/to a party/boundary wall. 

 

Flats/Letting Houses 

 

Maintenance, repair etc. to blocks of flats/buildings containing flats may be affected by the 

Construction, Design and Management Regulations 1994 and all effects caused by this Act should 

be investigated at the inception of the project. 

 

Local Authority Controls 

 

Listed, planning and building regulations as well as conservation area policies can affect 

repair/maintenance works and where appropriate advice should be obtained from the Local 

Authority at the inception of the project. 

 

Asbestos  

 

The supply/application of paint or varnish containing asbestos for use at work was prohibited in 

1988.  Asbestos may, however, still be present in some existing paint or textured coatings e.g. 

artex.  When these are removed care should be taken.  These materials should not be scraped off 

dry or sanded down.  If required, we can organise samples within this property to be tested for 

asbestos content. 

  

The risk of contracting an asbestos related disease is dependent on a variety of factors including the 

accumulative dose that person has been exposed to, the length of time since first exposure and the 

type and size of asbestos fibres.   

 

The potential fibre release from asbestos is determined by three main factors: - 

 

1. The type of material and its properties and the kind of asbestos used in its manufacture. 

 

2. The integrity of the material and the condition of any sealant or enclosure. 

 

3. The location of the material, i.e. its accessibility and susceptibility to damage, and the use of 

the area or building where the material is used. 
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As a general guide, the following are listed in approximate order of ease of fibre release: - 

 

 Sprayed lagging and coatings. 

 Insulating boards, composite products and insulating blocks. 

 Cloth, ropes and yarns. 

 Millboard, paper and paper products.  

 Asbestos cement products.  

 Bitumen roofing felts, semi rigid asbestos bitumen products and damp proof 

courses. 

 Asbestos/paper backed vinyl flooring. 

 Un-backed (homogeneous) floor tiles and vinyl flooring. 

 Textured paints and coatings containing asbestos.  

 Mastic putties, adhesives and sealants.  

 Asbestos reinforced plastic and PVC and plastic. 

 

The main remedial measures available are: - 

 

 Do not touch the material, leave it in place without sealing and introduce a 

management system. 

 

 Effectively seal (e.g. encapsulate or protect by mechanical means - board materials, 

etc.) and introduce a management system, leaving the material where it is. 

 

 Remove and dispose of the asbestos. 

 

The actions vary in detail depending on the type of material, its location, accessibility and 

condition.  If required, we can arrange for samples within this property to be tested for asbestos 

content and obtain advice as to appropriate measures. 



53 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

xxxxxxxxxxxxxxxxxxxxxxx 

 

…………………………….. 

Mike Knight  

BSc (Hons) MRICS 


