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INTRODUCTION  

 
Firstly, may we thank you for using our services and your kind instruction of xxx we 

have now undertaken an independent Building Survey (formerly known as a Structural 

Survey) of the aforementioned property. This Survey was carried out on xxx. 

 
The Building Survey takes the following format; there is an introductory section 

(which you are currently reading), which includes a synopsis of the building, and a 

summary of our findings.  

 

We then go through a more detailed examination of the property starting with the 

external areas working from the top of the property down, followed by the internal 

areas and the buildings services.  We conclude with the section for your Legal Advisor 

and also attach some general information on the property market. 

 

We are aware that a report of this size is somewhat daunting and almost off-putting to 

the reader because of this.  We would stress that the purchase of a property is usually 

one of the largest financial outlays made (particularly when you consider the interest 

you pay as well). 

 

We recommend that you set aside time to read the report in full, consider the 

comments, make notes of any areas which you wish to discuss further and phone us. 

 

We obviously expect you to read the entire report but we would suggest that you 

initially look at the summary, which refers to various sections in the report, which we 

recommend you read first so that you get a general feel for the way the report is written. 

 

As part of our service we are more than happy to talk through the survey as many 

times as you wish until you are completely happy to make a decision.  Ultimately, the 

decision to purchase the property is yours, but we will do our best to offer advice to 

make the decision as easy as possible. 

 

This Building Survey is confidential and not to be shared with the vendor (seller) or 

estate agent or parties working on their behalf without written consent from the 

surveyor that has produced the Building Survey.  During the course of 

discussions/negotiations with the vendor/estate agent/parties working on their behalf 

if they wish to see the Report we suggest you ask them which specific section and send 

them this section via a photograph or a scan.   The Report remains our copyright and 

should not be reproduced without written consent from the surveyor. 

 

THANK YOU 
 

We thank you for using our surveying services and taking the 

time to meet us during the building survey. 
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REPORT FORMAT  
 

To help you understand our Report we utilise various techniques and different styles 

and types of text, these are as follows: 
 

GENERAL/HISTORICAL INFORMATION  
 

This has been given in the survey where it is considered it will aid understanding of the issues, or be 

of interest.  This is shown in ñitalicsò for clarity. 
 

TECHNICAL TERMS DEFINED 
 

Throughout the Report, we have endeavoured to define any technical terms 

used.  This is shown in ñCourier Newò typeface for clarity. 

 

A PICTURE IS WORTH A THOUSAND WORDS  
 

We utilise photographs and sketches to illustrate issues or features.  In some 

photographs a pencil, pen, circle or arrow has been used to highlight a specific area.  

The sketches are not 100% technically accurate; we certainly would not expect you to 

carry out work based upon the sketches alone. 

 

 

 

 

Perpendicular window  Perpendicular window  

    

ORIENTATION  
 

We will normally use the front of the property, which will typically be the south side, 

with the Nave to the east and the Tower to the west. Where these are not true compass 

points we will nevertheless still refer to them so that any reference to left or right is 

taken from the front of the property, including observations to the rear, which you may 

not be able to physically see from the front of the property. 
 

ACTION REQUIRED AND RECOMMENDATIONS  
 

We have used the term ACTION REQUIRED  where we believe that there are items 

that you should carry out action upon or negotiate upon prior to purchasing the 

property.  Where a problem is identified, we will do our best to offer a solution.  

However, with most building issues, there are usually many ways to resolve them 

dependent upon cost, time available and the length of time you wish the 

repair/replacement to last.   
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SYNOPSIS 
 

SITUATION AND DESCRIPTION  
 

This is a detached church with a shared access to the front as well a small garden 

/ parking area (you need to check and confirm you are legally entitled to park in 

this area).   

 

There is also a garden/outside space to the rear and to the left side. 

 

On the left side there is access via a public right of way to an adjacent piece of 

land that has the septic tank sitting in it. We are advised there is also the 

possibility of Planning Permission, which you will need to investigate further 

and thoroughly. 

 

There is a working graveyard to the front of the church on the south side. 

 

As with many churches the property dates from a variety of ages and there is 

nothing conclusive, however the building is Grade II Listed and this dates it as 

being late 1600ôs. 

 

If the age of the property interests you your Legal Advisor may be able to find 

out more information from the Deeds. 

 

The property is Grade II Listed, as found in BritishListedBuildings.co.uk. 

 

ACTION REQUIRED:   Your legal advisor needs to check and confirm all of the 

above. 

 

Putting Life into Perspective! 
Some of the things that were happening around the time the property was built: 

 

1536-1541   Dissolution of the Monestaries 

 

1665     The Black Death sweeps across Britain 

 

1666   The Great Fire of London 

 

 1681   Oil powered street lights are put up in London 

 

1694 Bank of England founded 
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Location Plans  
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Church Sketches 
 

This is a general church model.  
 

 

 

 

 

 

 

 

 

Church general front elevation 

Church general rear elevation 
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Church general right elevation 

Church general left elevation 
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EXTERNAL PHOTOGRAPHS  
We have decided to view the property from compass points, with the entrance being on the south 

side.  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Front view / south side 

Aerial view ï 360 photo 
 

 
Rear view / north side 

Aerial view ï 360 photo 
 

 
Right view / east side 

Aerial view ï 360 photo 
 

 
Left view / west side / road 

side 

Aerial view ï 360 photo 
 

 
Street view 

 

 
Rear Garden 

Aerial view ï 360  
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ACCOMMODATION AND FACILITIES  
(All directions given as you face the front of the property) 

 

Ground Floor 

 

The ground floor accommodation consists of: 

 

1) Entrance porch  

 

2) Kitchen / Reception room to left side 

 

3) Cloakroom/shower room to left side 

 

4) Storage room to left side 

 

5) Kitchen /dining area to middle 

 

6) Lounge /Grand Hall to middle, with 

storage area underneath 

 

7) Bedroom / kitchen to middle right, 

with en-suite 

 

8) Bedroom / kitchen / dining room to 

right side, with en-suite 
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First Floor  

 

The first floor accommodation consists of: 

 

1) Bedroom / dining room 

 

2)  Bedroom / library 

 

We were advised originally this was the 

library. 

 

 

 

 

Second Floor / Tower 

 

The second floor accommodation consists of: 

 

1) Bedroom / snug 

 

 

 

 

 

 

Third Floor / Tower / Belfry  

 

The third floor / belfry accommodation consists of: 

 

1) Second lounge / viewing tower 

 

 

Outside Areas   

 

There is a church yard to the front and a plot of land 

and right of way to the rear. 

 

Finally, all these details need to be checked and confirmed by your Legal 

Advisor. 
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INTERNAL PHOTOGRAPHS  
 

The following photos are of the internal of the property to help you recall what it 

looked like and the general ambience.   

 

Ground Floor 
 

Entrance Porch / Main Kitchen / Dining Room 

 

 

 

 

 

 
Entrance porch / main kitchen / 

dining room  

 
Main kitchen/dining room  

to left side 
 

 
Cloakroom / shower room 

 
Shower 

 

 
Store 
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Grand Hall / Lounge / Dining Area / Kitchenette 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Small kitchenette area 

 
Small dining area 

 
Steps up to lounge 

 
Lounge 

 
Lounge wall stone carvings 

 
Lounge 
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Bedroom / Bathroom off Grand Hall/Lounge 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The Old Chancel 

Self-contained apartment: Bedroom / Bathroom / Kitchenette 

 

 

 

 

 

 
Bedroom to middle right 

 

 
En-suite bathroom 

 

 
Large stained glass window 

 
Bedroom to right side 

 

 
En-suite bathroom 

 

 
Kitchenette and dining area 

 

 
Bedroom to right side 
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First Floor  

 

 

 
Metal stairs to first floor 

 

 
Childrenôs bedroom 

 

 
Childrenôs Bedroom 

 

 
Double Bedroom 

 

 
Double Bedroom 

 

 
View from internal balcony 

looking into the Grand Hall/Old 

Nave 
 

 
Spiral staircase  

and internal balcony 
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Second Floor / Tower / Snug 

 

 

 

 

 

Third Floor / Tower / Belfry  

 

 

 
Entrance to tower 

 

 
Bedroom 

 

 
Window 

 

 
Lounge 

 

 
Window and ladder to roof 

 

 
Old Bell Tower 
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SUMMARY OF CONSTRUCTION     
 

External 
 

The Tower 
 

 
Flat Roof: 

 

Covered with felt, with felt flashings 

Parapet wall around Tower with battlements/ 

castellations (castle like top) and two Pinnacles. 

 

Rainwater Outlets: 

 

Formed in lead 

Walls: 

 

Coursed stone (assumed) 

Metal brace to top of Tower. 

 

Windows: 

 

Carved stone  

The Church 
 

Chimneys: 

 

 

One stone chimney to rear middle 

Flue: 

 

Main Roof: 

 

Front middle from oil boiler 

 

Pitched, clad with stone slabs 

Parapet walls dividing the Nave from the Chancel ï 

mixture of lead and Flashband flashings where meet 

main roof 

Lead valley gutters 

 

Main Roof Structure: Scissor roof 

Metal restrainers 

We were advised the roof was added in 1904 so was a 

Victorian alteration to the original church; please see 

our comments in the roof section. 

 

Gutters and Downpipes: 

 

Mixture of plastic and some cast iron  

Soil and Vent Pipe: 

 

Plastic, located to rear 

Walls: 

 

Coursed stone (assumed) 

 

Fascias and Soffits and 

Exposed Rafter Feet: 

 

 

Painted/ stained timber  

Windows and Doors: 

 

Carved stone and metal single glazed windows, some 

with protective plastic sheeting externally. 
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Internal  

 
Ceilings: 

 

Mixture of old and modern plaster (assumed) 

 

Perimeter Walls: Mixture of old and modern plaster, with a plastic paint. 

Areas of exposed stonework (all assumed) 

 

Internal Walls: 

 

Studwork and stonework (assumed) 

 

Floors:  Ground Floor: 

 

Stonework and suspended timber floor (assumed) 

              First Floor: 

              Second and Third                  

              Floors: 

 

Joist and floorboards on an I-beam (assumed) 

Joist and floorboard with embedded timber (assumed) 

 

Services 
 

We believe that the property has a mains water supply, mains drainage, electricity (all 

assumed). 

 

Heating: 

 

There is a floor mounted Enviromax Firebird combi oil 

boiler located underneath the Lounge / Grand Hall / 

Nave. 

 

Electrics: 

 

The electrics are located in the ground floor shower 

room.  The electrics are on a meter.  

 

Oil: 

 

Plastic oil tank located to front right side. 

 

Drainage:     

 

The two manholes are located to the rear right side. 

 

 

 

We have used the term óassumedô as we have not opened up the structure. 

 

ACTION REQUIRED:   Your Legal Advisor needs to check and confirm the above and 

advise us of anything they require further clarification on before legal commitment to 

purchase the property. 
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EXECUTIVE SUMMARY  

Summaries are not ideal as they try to précis often quite complex subjects 

into a few paragraphs.  This is particularly so in a summary about 

someoneôs future home when we are trying to second-guess what their 

priorities are, so it is important the Report is read in full.   

 

It is inevitable with a report on a building of this nature that some of the issues we have 

focussed in on you may dismiss as irrelevant and some of the areas that we have 

decided are part of the ócharacterô of this property you may think are very important.  

We have taken in the region of 500 photographs during the course of this survey and 

many pages of notes, so if an issue has not been discussed that you are interested in or 

concerned about, please phone and talk to us before you purchase the property (or 

indeed commit to purchasing the property), as we will more than likely have noted it 

and be able to comment upon it; if we have not we will happily go back.  

 

 

Introduction to Church Architecture  
 

We have put an introduction to church architecture in the Appendices of this document. 

If you wish to see it please go to it now. If you already have some knowledge of church 

architecture please feel free to skip this section. 

 

 

The Good, The Bad and The Ugly 
 

We have divided the Executive Summary into óThe Goodô, óThe Badô and óThe Uglyô, 

to help distinguish what in our mind are the main issues. 

 

Once you have read the report we would recommend that you revisit the property to 

review your thoughts on the building in light of the comments we have made in this 

survey. 
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The Good 

 
Survey reports often are full of only the faults and general ódoom and gloomô, so we thought we 

would start with some positive comments on the property! 

 

1.0) A converted church has many benefits.  We particularly like the space inside 

and the history of the property.  This, however, can be very subjective as to 

whether the property has general market appeal. 

 

2.0)  Secluded location with good sized grounds.  Again this is very subjective as to 

whether this is good or bad. 

 

We are sure you can think of other things to add to this list. 

 

 

The Bad 
 

Problems / issues raised in the óbadô section are usually solvable, but often need negotiation upon.  

However, a large number of them may sometimes put us off the property.   

 

1.0) Main Church Roofs 

 

The main church (Nave and Chancel) has pitched roofs with large stone slab 

which are divided by parapet walls and valley gutters.  We will look at each of 

these in turn. 

  

 
Rear roofs over Nave and 

Chancel Aerial view ï 360 

photo 
 

 
Front roofs over Nave and 

Chancel Aerial view ï 360 

photo 
 

 
Damaged stone slabs to roof 
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1.1) Nave and Chancel parapet walls and roof work 

 

The parapet walls to the church tower and the 

parapet walls to the pitched roof both have 

flashings formed of felt and Flashband.   

 
Flashband Defined  

 

Flashband  is a sticky backed felt ,  which 

is best used for temporary repairs only.  

 

 

 

 

  

 
Two main parapet walls with 

Flashband repairs (red ovals) 

and valley gutter (green oval) 
 

 
Parapet walls are allowing 

dampness in 

Aerial view ï 360 photo 
 

 
Two main parapet walls with 

Flashband repairs (red ovals) 

and valley gutter (green oval) 
 

 
Flashband flashing deteriorating 

on chancel roof  
 

 

 

 

 

 
Parapets to nave and chancel 
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Dampness can be seen coming through 

internally from the parapets between the nave 

and chancel into the chancel 

apartment/bedroom area.  

 

ACTION REQUIRED:   Replace felt 

and Flashband with lead flashing.  This 

work can be carried out over the next 

few years with the exception of the 

Flashband to the pitched roof to the nave 

end which looks to be allowing water in 

and the rear parapet wall to the front of 

the chancel which looks to be 

deteriorating rapidly. 

 

We also noted that some of the metal 

flashings are coming away and need to 

be checked, for example around the 

Tower to the rear. 

 

  

 

ANTICIPATED COST:   In the region 

of £5,000 to £10,000 for initial work as this will include scaffolding.  You 

may be able to save some money by having your own tower scaffold.  We 

generally find that initial work then brings up and identifies more long 

term work and we would therefore budget for another £10,000 to £20,000 

for this. 

 

At the same time the roof is being checked any high level areas should 

also be checked, taking fully benefit of the scaffolding, such as checking 

the valley gutters.   

 

Please obtain quotations before you legally commit to purchase the 

property. 

 

 

   

 
Dampness visible within 

chancel apartment area 

 

 
 

 
Flashing coming away around 

Tower  
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1.2) Rear roof adjacent to the Tower 

 

There seems to be problems with the roof adjacent 

to the tower allowing dampness in to the store 

room below, also causing staining on the exterior 

of the property.  As this is a store room you may 

wish to leave this work to a later date, the longer 

it is left of course the more expensive it may be to 

repair.  We were advised by the existing owner 

that they had not carried out any work in that area. 

 

There may well be other problem areas but these 

were the ones that were visible to us on the day of 

the survey.  
 

 

ACTION REQUIRED:   Check roof 

adjacent to the Tower and replace stone 

slabs as necessary, including the battens 

and fixings beneath and install a lager 

hopper head. 

 

 

ANTICIPATED COST:   In the region of 

£2,500 to £5,000; please obtain quotes.  

Again scaffolding is likely and we 

recommend you have your own tower 

scaffold.   

 

 

Please see the Roof Section of this Report. 

 

 

 
Rear middle roof 

 

 
Roof adjacent to tower covered 

with moss 

Aerial view ï 360 photo 
 

 
Staining to store room roof 

 

 
Tower scaffolding 
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2.0) Tower Roof Parapets 

 

The tower roof is flat and felt covered with 

surrounding parapets / battlements/castellations 

and pinnacles.   

 

We can see that repairs have taken place to the 

lead flashings but further repairs will be needed. 

 

ACTION REQUIRED:  Further repairs 

will be needed to the flashings, also some 

securing of the stonework. 

 

ANTICIPATED COST:  In the region of 

£1,000 to £3,000, providing the work can 

be carried out without scaffolding. Please 

obtain quotes. 

 

 

Please see the Roof Section of this Report. 

 

3.0) Stonework 

 

The property has coursed stonework with 

relatively thin joints.  Originally the pointing 

would have been a lime mortar with gilleting 

(more about this in the Walls Section).  This has 

then been repointed incorrectly with a cement 

mortar which in turn causes deterioration.   

 

The deterioration tends to affect the areas that do 

not get sunlight as much, such as the north 

face/rear of the church.  In this case there is also 

some deterioration generally, particularly at high 

level. 

 

 

 

 

 

 

 

 
Repairs have taken place to the 

Tower parapets 
 

 
Pointing coming away from the 

flashing 
 

 
Damaged stonework 

 

 

 

 

 
Weathering to pointing 
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ACTION REQUIRED:   General repairs to the stonework. Repointing in 

a lime mortar needs to be carried out over many years. 

 

ANTICIPATED COST:   In the region of £10,000 to £15,000.  In 

addition to this there may be scaffolding costs. Please obtain quotations. 

 

 

4.0) Inherent defects ï rainwater goods 

 

You need to be aware, however, that the property 

has what we would term as inherent defects which 

means that you will be forever repairing the 

property in some areas,  

 

For example: 

 

The Tower rainwater head that discharges 

down the building. 

 

This discharges rainwater down the building which in turn will weather the 

mortar and stonework.  Without completely changing this detail (which we 

suspect the Conservation Officer / Listed Building Officer would not allow) you 

do need to be aware that you will have to carry out constant repair work. 

 

 

 
Weathering stonework 

 

 
Damaged stonework to north 

side 
 

 
Tower rainwater head that 

discharges rainwater down the 

building 
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4.1) Inherent detail - detailing to the stonework 

 

Ledges 

 

Some of the detailing on the property means there 

are ledges.  Ledges allow water to sit on it, which 

means you then have lichens, moss, plant life and 

vegetation growing on them which can cause 

deterioration to the stonework. 

 

 

 

These ledges need cleaning.  There are two areas 

where there are bushes/trees literally growing out 

of them. 

 

ACTION REQUIRED:  Clear ledges. 

 

ANTICIPATED COST:   In the region of 

£5,000 to £10,000; please obtain 

quotations. You may be able to do this 

work most economically off a cherry picker 

as much of it is high level.  

 

Please see the Walls Section of this Report. 

 

 

 

 

 

 

4.2) Inherent defects ï roofs 

 

We noticed that some of the roofs seems to be 

discharging rainwater down the property. It may 

be because the gutters are full and we recommend 

these are cleared. It may equally be there is 

simply too much water for these gutters and 

hopper heads.  We can see staining particularly to 

the rear of the church. 

 
Plants growing out of the ledge 

Aerial view ï 360 photo 

 

 
 

 
Bushing growing to the rear 

 

 
Hopper head 

 

 
Leaking hopper headï staining 

down wall (red oval)   and 

overflowing gutter (green oval)  
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 ACTION REQUIRED:   We recommend the gutters are cleaned. 

 

You need to stand outside next time 

heavily to assess that all the rainwater is 

getting away from the building adequately.  

Repair and amend as required. 

 

 

 

 

 

 

 

ANTICIPATED COST:   In the region of 

£750 to £1,500 for gutter cleaning, gutter 

re-aligning, possibly new guttering and 

possible larger hopper head. Please obtain 

quotations. 

 

Please see the Roofs, Gutters and Downpipes 

and Walls Sections of this Report. 

 

 

4.3) Inherent defects ï FURTHER COMMENTS  

 

On our second visit to the property the owner advised that he had added the 

hopper head on the North side as he could see water was overflowing so it does 

indicate that some/many of the roofs will discharge water down the walls. 

 

ACTION REQUIRE D:   As mentioned, it is important you have a good 

look at the outside of the property next time it rains heavily to see how 

the gutters and downpipes cope. 
 

  

 
Water discharging down rear left 

wall next to chimney 

 
Hopper head 
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5.0) Rising Damp 

 

We found significant rising damp to most areas of 

the property when we tested the walls with a 

damp meter. 

 

We expect rising damp in this age, type and style 

of property and would say it is a characteristic of 

the building that you need to accept and be happy 

to live with. 

 

ACTION REQUIRED:   There are ways 

of reducing the dampness, such as reducing 

the ground level around the property.  You 

can add dry lining/false walls in to hide the 

effect of the dampness, however as you 

could see on the day, the dampness effect 

is relatively minimal visually, with the 

blistering of paint and plaster in some 

areas.  We would add that we note that a 

plastic paint has been used which will not 

help the natural drying process of the stone 

walls internally. 

 

Another option would be bringing the walls back to a stone finish, subject 

to approval with the Conservation Officer/Listed Buildings Officer, as 

this would allow the stonework to breathe better and dissipate dampness 

in it, but you do need to be aware that pretty much whatever you do you 

wil l still have some dampness in the property. 
 

 

6.0) Who owns what and covenants on the land 

 

We suggest you make sure your solicitor double 

checks who owns what and the covenants on the 

land and your rights, for example, with regard 

to parking. 

 

 
Testing for rising damp  

 

 
Dry lining/false walls 

 

  
 

 
Check your rights regarding 

parking 
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From experience in the past the right of an access to an area does not give you 

the right to park on it.  We noted when the owner was discussing this that the 

right was for access only so further investigation 

is required. 

 

 

ACTION REQUIRED:   Your legal 

adviser to check and confirm. 

 

 

 

 

 

Please see the Other Matters Section of this 

Report. 

 

 

 

 

 

 

 

7.0) Listed Building alterations without 

permission 

 

We would recommend you speak to the Conservation Officer / Listed Building 

Officer with regard to this property to see if they have a photographic record of 

its condition as many local authorities do have.  It will then be worth comparing 

this against the condition and way the building presently is, as we do feel a lot 

of alterations and amendments have been carried out. 

  

You should be aware that any amendments that have been carried out without 

approval become your liability and your risk. This can be insured against by the 

owners but you do need to establish this before you purchase the property. 

  

ACTION REQUIRED:   We would always recommend a visit to the 

Conservation Officer / Listed Building Control Officer before you 

commit to purchase. 

 

  

 
Entrance to church land 

 

 
Public footpath 
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SERVICES 

 

8.0) Dated electrics 

 

The electrics are dated and failed our earth test 

in the kitchen.  We think the electrics are 

complex and have been built up over the years.  

The existing owners have built up a knowledge 

of these and you need to have a tour 

specifically noting down what light points refer 

to and the fuseboard refers to what if you do 

decide to purchase the property.  

 

The electrics are a mixture of single phase and 

three phase, possibly because of its original commercial background.   The 

present owner advised that the Brownies and Guides, etc used to come and stay 

over at the property when it still had a communal use before it became a 

residential property.  

 

 

ACTION REQUIRED:   Replace 

fuseboard. 

 

We recommend an Institution of 

Engineering and Technology (IET) test 

and report to be carried out by an 

NICEIC registered and approved 

electrical contractor or equivalent. 

 

There also looks to be a lack of socket 

points and you may wish to add more. 

 

ANTICIPATED COST:   £500 to £1,000 plus any work recommended; 

please obtain quotations. 

 

  

 
Failed earth test 

 

 
Dated electrics 
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9.0) Heating the large space 

 

Although the ownerôs switched the heating on 

during our survey which did warm up the old 

school/hospital style radiators we are not sure 

whether it would give sufficient heat for the 

building of this height. 

 

Generally with stone construction the heating 

would need to be turned on constantly for the 

building as a whole to warm up which could be 

very costly. 

 

ACTION REQUIRED:   Your legal adviser to ask for copies of the 

ownerôs energy bills and also discuss whether they have been at the 

property during the winter months. 

 

You may wish to look at using alternative forms of heating. 

 

10.0) Supply pipes and heating pipes 
 

We noted a mixture of plastic and copper pipes 

which we are not particularly keen on as they 

are prone to leaking where the two join and we 

suggest that you convert everything to being 

one or the other, as it can cause differential 

movement if they leak.  

 

 

 ACTION REQUIRED:  We would 

recommend you monitor any areas 

where plastic and copper are mixed and 

we would change to copper should there be any problems. 

 

  

 
Thermal image photograph ï the 

red showing heat loss from radiator 
 

 
Mix of plastic and copper pipes 

under the lounge 
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10.1) Supply pipes and heating pipes  
 

There are copper pipes at the top of the metal staircase to the first floor that are 

going nowhere and look to have been cut off. On our second visit we discussed 

this with the owner who advised that there had been water tanks in the first floor 

bedroom area within the Tower and these had been removed, yet the pipes still 

remain. 

 

 

 

 

 

 

 

 

 

 

 

 

11.0) Drains and Septic Tank 
 

The one manhole of the two that we did manage 

to lift showed that the drains were fairly shallow 

and there was some waste matter sitting in the 

drain, although it does look as though it would 

flush away.  Having said that, the manhole did 

look to have been fairly recently opened.  

 

The drains run into a septic tank; we have not 

opened up the septic tank.  We were advised that 

it was originally designed for an occupancy 

level of fourteen to store solids with perforated 

drainage pipes to disburse to the liquids into the 

nearby ground.   

 

As we have not opened up the septic tank you 

can take the current ownerôs word for this or 

you can ask for whoever emptied it last to 

comment further. 

 

ACTION REQUIRED:   We always recommend septic tanks are 

emptied before you legally commit to purchase the property so they can 

be inspected.  We were advised that this was a modern glass reinforced 

plastic (GRP) septic tank as opposed to an old brick one. 

 
Stones that used to have an RSJ 

(rolled steel joint) into them for the 

water tanks to the first floor front 

bedroom 

 
Pipes cut off at top of metal 

staircase to first floor 
 

 
Manhole slightly blocked 

 

 

 

 
 

 
Septic tank 
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The Ugly 

 
We normally put here things that we feel will be difficult to resolve and will need serious 

consideration. 

 

Many people would consider this a relatively high risk purchase due to the 

amount of ongoing maintenance that is required.  To some extent you will have 

to play catch up with the lack of maintenance carried out, particularly at high 

level, which can be costly.  Having said that, for the sheer size of property and 

when we think of it as a whole we consider it in below average condition and 

not in poor condition. 

 

You need to be happy with the characteristics and associated costs of the 

property which we have mentioned throughout the report and that you are happy 

to carry out the work and the investigations that we have recommended.  

 

Selling the property 

 

We appreciate it is strange to be talking about selling a property before you have 

purchased it but you do need to be aware that we feel there is likely to be a 

limited market for any substantial Listed building, particularly given the nature 

of this Listed building and its location.  However, the building does have 

potential as we have discussed. 
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Other Items  

 

Moving on to more general information. 

 

Maintenance 

 

It should be appreciated that defects which would normally be highlighted in a 

modern property, effectively form part of an older propertyôs overall character 

and style.  Such character defects are normally considered acceptable and may 

not have been specifically referred to as defects within the context of this Report.  

The Report is looking at structural issues and large maintenance issues which 

we consider may become a problem/be very expensive. 

 

You should be aware that this type of property will require ongoing maintenance 

and repair and a budget for such work must be allowed to ensure it is maintained 

in good condition.  This will prevent undue and unnecessary deterioration.  In 

this case we believe there has been a lack of maintenance to the property. 

 

 ACTION REQUIRED:  Obtain all records in relation to work that has 

been carried out to the property. 

 

Getting to know more about older properties - SPAB course 

 

We would recommend that you go on a Society for Protection of Ancient 

Buildings (SPAB) weekend course on looking after and maintaining older 

properties.  Even if you do not intend to carry out the work yourself it does give 

you a far better idea of what work should be carried out. The website for this is 

www.SPAB.org. 

 

Services 
  

Whilst we have carried out a visual inspection only of the services within the 

property we would always recommend you have your own specific testing for 

each of the services. 

 

Electrics 

 

The electrics are located in the shower room area and are a mixture of single and 

three phase. As mentioned earlier, we believe these relate to the propertyôs 

previous commercial use. 
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The Institution of Engineering and Technology (IET) recommend a test and 

report whenever a property changes occupancy.  This should be carried out by 

an NICEIC registered and approved electrical contractor or equivalent. 

 

Heating 
 

From our point of view the heating would be a big concern in this property due 

to the high ceiling areas, particularly bearing in mind the lack of insulation, even 

though we have been advised the ceilings have been insulated (compared with 

a modern property). 

 

ACTION REQUIRED:  We would recommend that the system be 

tested and overhauled before exchange of contracts and that a regular 

maintenance contract be placed with an approved heating engineer. 

 

Obtain all records from the present owners relating to costs on the 

heating.  

 

Drainage  

 

In older properties, such as this, drainage was 

often push fitted together rather than bonded 

together which means that they may leak over the 

years. Whilst we ran the tap for 15 minutes 

without any build up or blockages the only way 

to be 100% certain of the condition of the drains 

is to have a closed circuit TV camera report.   

 

 

Water Supply  

 

There is danger in older properties of having a lead water supply; we would 

recommend that you speak to the water company to ask them if they have carried 

out such replacement, as you will be re-piping much of the water used in the 

building it gives an ideal opportunity to also check for any remaining lead pipes. 

 

ACTION REQUIRED:  We would reiterate that we recommend with 

regard to all services that you have an independent check by a specialist 

contractor.   

 

 

 

 
Push fit drain 
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DIY/Handyman Type Work  

 

There are numerous other items that we would class as DIY or handyman type 

work such as redecorating to turn the property into your home.  We have detailed 

these and other issues within the main body of the report.   
 

Purchase Price 

 

We have not been asked to comment upon the purchase price in this instance, 

we have however referred you to sources of general information on the housing 

market within the Information on the Property Market Section, which can be 

found in the Appendices at the end of the Report. 

 

We would add this this type of property is very difficult to value and a specialist 

Valuer needs to be used not a typical day-to-day registered and Chartered 

Valuation Surveyor. 

 

Every Business Transaction has a Risk 

 

Every business transaction has a risk, only you can assess whether that risk is 

acceptable to you and your circumstances. You should now read the main body 

of the Report paying particular attention to any ñACTION REQUIRED ò 

points. 

 

Estimates of Building Costs 

 

Where we have offered an estimate of building costs please remember we are 

not experts in this area.  We always recommend you obtain quotations for the 

large jobs before purchasing the property (preferably three quotes). The cost of 

building work has many variables such as the cost of labour and estimates can 

of course vary from area to area when giving a general indication of costs.    For 

unskilled labour we currently use between £75 and £125 per day (the higher 

costs in the city areas) and for tradesmen we use between £100 and £200 per 

day for an accredited, qualified, skilled tradesman. Other variations include the 

quality of materials used and how the work is carried out, for example off 

ladders or from scaffold.   

 

If you obtain builders estimates that vary widely, we would advise the work is 

probably difficult or open to various interpretations and we would recommend 

a specification is prepared.  It would usually be best to have work supervised if 

it is complex, both of which we can do if so required. 
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SUMMARY UPON REFLECTION  

 

The Summary Upon Reflection is a second summary so to 

speak, which is carried out when we are writing the second or third draft a few 

days after the initial survey when we have had time to reflect upon our thoughts 

on the property.  We would add the following in this instance: 

 

In our opinion this building has character. We personally like the space within 

the property, however it is a large undertaking and we do find that additional 

things tend to be found even with the most detailed survey.  To give you an idea, 

a typical project on a normal building would have a 10% to 20% contingency. 

We would expect if work is being carried out on a building of this type a 

contingency of 20% to 30% as there is a greater likelihood of finding unforeseen 

work. 

 

Listed Building Issues 

 

Remember that you do need to have a consultation with the Conservation 

Officer/Listing Buildings Officer with regard to the building in general and also 

your aspirations on work that needs to be carried out from a maintenance point 

of view. 

 

We would refer you to our comments in the Executive Summary, óGoodô, óBadô 

and óUglyô Section and ask that you re-read these. 

 

Next Steps 

 

As a general comment for any work required we would always recommend that 

you obtain at least three quotations for any work from a qualified, time served 

tradesperson or a competent registered building contractor prior to legal 

completion.   

 

The next steps will be to get builders and roofers who are specialist in this type 

of work to visit the property to get their estimates to understand in detail just 

how much things will cost. 

 

We would ask that you read the Report in full and contact us on any issues that 

you require further clarification on. 
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THERMAL IMAGE PHOTOGRAPHS  
 

Thermal imaging photography can establish warm and cold areas, it also helps us 

identify materials within the property.  In this case we have not carried out any thermal 

imaging as the property was not pre-heated and therefore we would not have obtained 

any beneficial results.  Below are example thermal image photographs (not your 

property). 

 

(Key to the colours; blue = cold, red = warm, green/yellow = cool) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 
Stone building 

 (Not your property) 

 

 
Heat loss through window 

 

 
Running hot tap 

(not your property) 

 

 
Under floor heating 

 (not your property) 

 

 
Double panel convection radiator 

(Not your property) 
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MORE ABOUT THE  REPORT FORMAT  
 
 

Just a few more comments about the Report format before you read the actual 

main body of the Report. 

 

TENURE ï FREEHOLD (OR AS GOOD AS) 
 

We have assumed that the property is to be sold Freehold or Long leasehold, 

with no unusual or onerous clauses and that vacant possession will be available 

on completion.  Your Legal Advisor should confirm that this is the case. 

 

ESTATE AGENTS ï FRIEND OR FOE? 

 

It is important to remember that the estate agents are acting for the seller (usually 

known as the vendor) and not the purchaser and are therefore eager to sell the 

property (no sale ï no fee!). We are employed as Independent Chartered 

Surveyors and offer an independent point of view. 

 

SOLICITOR/LEGAL ADVISOR  
 

To carry out your legal work you can use a solicitor or a legal advisor.  We have 

used both terms within the report. 
 

TERMS OF ENGAGEMENT/LIMITATIONS  
 

This report is being carried out under our terms of engagement for Building 

Surveys, as agreed to and signed by yourselves. If you have not seen or are not 

happy with the terms of engagement please phone immediately 0800 298 5424 

or email the secretary from which this survey came from. 

 

OUR AIM IS ONE HUNDRED PERCENT SATISFACTION  

 
Our aim is for you to be completely happy with the service we provide, and we 

will try and help you in whatever way possible with your property purchase - 

just phone us. 
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THE DETAILED PART OF THE REPORT 

FOLLOWS, WORKING FROM THE TOP 

OF THE PROPERTY DOWNWARDS 
 

 

From our investigations the property is Grade II Listed 

and/or falls within a Conservation Area (your Legal Advisor should confirm 

this and make their own enquiries) and as such it will require various permissions 

to be obtained before work is carried out, over and above that 

normally required and possibly the use of appropriate materials 

for the age, type and style of property. 
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EXTERNAL  

 

CHIMNEY STACKS AND FLUES  

AND PARAPET WALLS  

 
Chimney Stacks 

 

Chimneys developed originally from open fires placed within buildings.  From this, the 

chimney has developed to its present day format where it is used as an aesthetic feature and 

focal point rather than purely just to heat the room.   

 

There is one chimney to this property, located to the rear middle (all directions 

given as you face the property).   

 

Chimney One, located to rear middle 
 

This chimney is stone built with a lead flashing 

and one chimney pot.   From what we could see 

from ground level it looked in average condition 

considering its age, type and style.    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

We believe this chimney once fired a coal fire that gave under floor heating to 

the church.  We can see a grill within the entrance porch/dining room/kitchen 

area. 

  

 
Chimney 

 

 
Base of chimney, 

with overflowing hopperhead to 

the side. 
 

 
Aerial view of chimney, showing 

the top of the chimney and the lead 

surrounding the base  
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 ACTION REQUIRED:  Periodically inspect the chimney. 

 

 Please see our chimneys in the Executive Summary regarding the 

overflowing hopper head to the side of the chimney. 

 

 
Flashings Defined  

 

Flashings prevent dampness from entering the 

property, usually at junctions where materials 

change.  Such a junction is the one between 

the chimney and the roof.  

 

 Flaunchings Defined  

 

A low, wide cement mortar fillet surrounding 

the flue terminal on top of the chimneystack 

to throw off rainwater.  

 

 

 

Flues 
 

Flues offer ventilation to things like boilers and soil and vent pipes and usually come through 

the roof covering, which can often also be a weak area.   

  

The property has one flue to the front middle, which we suspect is from the oil 

boiler that is located underneath the Grand Hall/Lounge.  

 
 

 

 

 

 

 

 

 
Flaunching 
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Parapet Walls 
 
Parapet walls are usually walls that are above roof level and often sit on the boundary of the 

property.    

 

In this case there are stone parapet walls 

dividing the Chancel and the Nave.  There are 

also parapet walls on the Tower. 

 

Generally we would comment they are below 

average condition due to their flashings which 

need attention, some of which we believe are 

allowing dampness into the property, 

particularly the end parapet wall and the one 

between the Nave and Chancel. 

 

ACTION REQUIRED:  Please see our 

comments in the Executive Summary. 

 

 

 

 

 

 

 

Finally, we have made our best assumptions on the overall condition of the 

chimney stacks, flues, parapet walls from the parts we could see above roof 

level. The inspection was made from ground level within the boundaries of the 

property (unless otherwise stated) using a x16 zoom lens on a digital camera 

and/or aerial photographs. A closer inspection may reveal latent defects. 

 

Please also see Chimney Breasts, Flues and Fireplaces Section of this Report.  

 
Deteriorating flashing on parapet 

 

 
Flashband repairs on parapet 
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ROOF COVERINGS AND UNDERLAYERS  

 
The Roof Coverings and Underlayers section considers the condition of the outer covering of 

the roof.  Such coverings usually endure the extremes of climate and temperatures.  They are 

susceptible to deterioration, which ultimately leads to water penetration. 

 

Dependent upon the age of your property and the type of construction a protective underlayer 

may or may not be present, please read on: 

 

We will consider the roofs in three areas: 

 

1) Main pitched roof, divided into two with parapet walls 

2) Tower roof 

3) Entrance porch roof 

 

 

Main Roof  

 

The main roof is pitched and clad with stone 

slabs.  From ground level this looks in slightly 

below average condition considering the roofs 

age type and style.  We noted some lead tingles.   

 
Lead Tingles or Lead Slaps Defined  

 

These are strips of lead usually about 25mm 

wide which are used to secure slates where 

they have slipped.  

 

However, we have been misled with this type of 

roof before and when taking off the roof covering 

have found there to be rotten timber beneath.  

Unfortunately as we have not been able to access 

the roof space we cannot comment further but we 

would be more than happy to return to inspect the 

roof space if it is opened up. 

 
Stone slabs 

Aerial view ï 360 photo 
 

 
Lead tingles 
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Vegetation 

 

We noted there is some ivy starting to grow on to the roof. 

 

ACTION REQUIRED : Please see our comments in the Executive 

Summary and carry out periodic inspections and maintenance of the roof, 

as required.    

 

We recommend the ivy is cut back as soon as possible. 

 

 

 

Valley Gutters  

 

Where the roofs meet there are valley gutters 

which would have originally all been lead 

but some of them look to have been replaced 

with other materials.  We think, from ground 

level, that it may be a GRP (glass reinforced 

plastic) valley gutter or a plastic valley 

gutter.   

 

 

  

 
Damaged slabs have been 

replaced over entrance porch 

with a thinner slab 
 

 
Lead tingles 

 
 

 
Extra lead added (red oval) and 

missing lead (green oval). 

Leadwork needed 

Aerial view ï 360 photo 
 

 
Valley gutter 
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ACTION REQUIRED:  Specifically ask 

the owners what valley gutters they have replaced and repaired over the 

years and ideally get receipts in relation to the work. 

 

Please see our comments in the Executive Summary. 

 

 

Protective Underlayer (Often known as the sarking felt or underfelt) 

 
From the 1940s onwards felts were used 

underneath tiles/slates to stop wind damage 

and water penetration, these in more recent 

years have been replaced with plastic 

equivalents.  These are commonly known as 

underfelts but now the name is not really 

appropriate, as felt is not the only material 

used. 

 

 

 

We have not had access to roof. 

 

We do not recommend you purchase the property without having further 

investigation within the roof space. 

 

 

 

 

 
Repairs to valley gutters 

Aerial view ï 360 photo 
 

 
Repairs to valley gutters 

Aerial view ï 360 photo 
 

 
Protective underlayer 
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Tower Roof 

 
Whilst this roofs is called "flat", present building regulations and good building practice 

presently requires a minimum fall of 12 degrees. 
 

Flat roofs are formed in a variety of materials. Difficulties can arise when the water is not 

discharged from the roof but sits upon it, as this can soon lead to deterioration which flat 

roofs are renowned for.  
 

The tower roof is flat and covered with felt, with battlements/castellations 

parapet walls.  There are four pinnacles at the corners, one of which has a 

lightning rod attached to it. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The flat felt roof has been repaired many times 

and we can see there are problems relating to the 

flashings which have been repaired. 

 

 

 

 

 

 

 

 
Lightning rod runs down to the 

ground 
 

 
Access to tower roof from Belfry 

 

 
The black felt roof with wooden 

ladder access 
 

 
Problems with flashing on roof 

 

 
Metal bars tying stonework of 

battlements/castellations 
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The parapet wall is quite delicately put together, particularly at such a height 

and you do need to regularly inspect it to ensure it is not deteriorating especially 

as this is such an exposed location. 

 

There is a ledge to the base of the parapet wall that has plants growing out of 

that need clearing.  We can also see the joints need repointing.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

We would also draw your attention to the rainwater 

gully which discharges rainwater down the side of 

the building. 

 

ACTION REQUIRED:  Repair flashings, 

parapets and ad hoc repointing. 

 

Please see our comments in the Executive 

Summary with regard to inherent defects 

and the need for constant maintenance. 

 

 
Old repairs to parapet visible 

 

 
Old repairs to parapet visible 

 

 
Repointing needed 

 

 
Ledge joints need repointing and 

growth of vegetation 
 

 
Rainwater gully discharges 

rainwater down wall 
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Also in the not too distant future we recommend a protective paint is 

added to the roof to help stop deteriroation and/or the felt is replaced with 

a high performance mineral felt, such as an Elastomeric felt. 

 

In theory modern flat roofs should now be 

what is known as a warm roof, or 

insulated roof, but there may be 

excemption on this on Listed buildings. 

 

 

 

 

 

 

 

Finally, we were only able to see approximately 40% of the main pitched roof 

and whole of the tower roof from the roof itself.  We have made our best 

conclusions based upon what we could see, however a closer inspection may 

reveal other defects.   

 

For further comments with regard to ventilation please see the Roof Structure 

and Loft Section. 

  

 
Warm roof 
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The roof structure or framework must be built in a manner which is able to give adequate 

strength to carry its own weight together with that of the roof covering discussed in the 

previous section and any superimposed loads such as snow, wind, foot traffic etc. 
 

Main Roof 

 
Roof Access  

 

On our second visit to the property we gained 

access to the roof over the Chancel and Nave. 

 

This is a timber scissor roof which is restrained 

and tied together with metal fixings to the ridge 

and also the collar tie. 

 

We would comment that it is in average 

condition for its age, type and style.  However 

without the original design details we cannot 

categorically confirm that there are no defects. 

 

 

Roof Timbers  

 

We have inspected the roof structure for: 

  

1.   Serious active woodworm 

 

2.   Structurally significant defects  

 

3.   Structurally significant dry rot 

 

4.   Structurally significant wet rot 

 
Small access into roof space 

 

 
Looking down scissor roof  

over Nave 
 

ROOF STRUCTURE AND LOFT  
 

(ALSO KNOWN AS ROOF SPACE OR ATTIC SPACE) 
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Our examination was limited by the general 

configuration of the roof, the insulation and lack 

of light over the Chancel.   What we could see 

was generally found to be in average condition 

for its age, type and style.  It is, however, 

feasible that there are problems in the roof that 

are hidden.  The only way to be 100 per cent 

certain there are no problems is to have the roof 

cleared and checked.    

 

We noted the roof is close boarded. 

 
Close Boarding Defined  

 

These are timbers positioned on the common 

rafters which are butt jointed together.  

They add to the wind resistance and water -

tightness of the roof together with the 

overall structural integrity of the roof. 

Usually this type of roof does not have 

an unde rfelt, this can lead to problems 

if the roof is not cross - battened as wet 

rot will occur to the underside of the 

timbers. This is very difficult to 

identify.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Timbers are in relatively  

good condition 

 
Close boarding and insulation 

 

 
Last bit of roof over Chancel 

inspected by torchlight only, 

limited our view 
 

 
Wall between the Nave and 

Chancel with brick to the top 

and stone down the side 

 
Over Chancel Arch where there 

is a mixture of brick and stone 


