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INTRODUCTION  

 

          
Firstly, may we thank you for your instructions 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 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.  

We also use sketches to give guidance and clarity on various issues in the property 

and we use them to help you understand the issues, scenarios and situations better. 
 

 

 

 

 

 

 

 

ORIENTATION  
 

For the purposes of the report, we have taken the car park side as the front.  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.   

 
Queen post style roof 

 
Example sketch 
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SYNOPSIS 
 

SITUATION AND DESCRIPTION  
 

This is a two-storey converted barn which sits with a group of historic houses and a 

new development.  From what we understand this house and these buildings and land 

have a long history with the existing owners.   We are advised by the existing owners 

the property was converted in 1996. 

 

The house is approached by a shared access.  There is a car park to the front, garage 

to the far right and grass to the rear with boundary fences and walls all sitting on a 

sloping site.   

 

The property is Grade II  Listed, as found in HistoricEngland.org.uk.  The listing 

advises the property was built in the 18th Century.  If the exact age of the property 

interests you, you could have a historic report carried out and/or your Legal Advisor 

may be able to find out more information from the Deeds. 

  

We also believe it may fall within a Conservation Area which will have implications on 

what you can do to the property and how you should maintain it. 

 

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

of the above.   

 

Your legal advisor should specifically ask for a list of alterations carried out 

by the current owner during their occupancy of this property and also any 

unauthorised alterations that have been carried out prior to them occupying 

the property.     

 

This list needs to be in writing to your solicitor, with a copy to us to further 

comment upon if you so wish. 
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Putting Life into Perspective! 
 

Some of the things that were happening around the time the property was built: 

 

1715              Solar eclipse in UK 

1727-1760   Reign of George II 

1733              Downing Street occupied by the Prime Minister for the first time 

1750              The start of the Industrial Revolution, the first iron bridge was built in 

1779 using the new material of cast iron 

1759              The British Museum was founded 

1788              The Times newspaper is first published 

1792    Surveyors Club formed, ultimately leading to the RICS in 1868. 

1793 ï 1800  The Grand Union Canal was built 

1801               First Census in Great Britain shows the population as 10 million 
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LOCATION PLANS  
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Note; The photographs identify the building and are not necessarily where the boundaries, etc, are. 
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EXTERNAL PHOTOGRAPHS  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Rear view 

~ Aerial View - 360 Photo ~ 

 
Front view 

~ Aerial View - 360 Photo ~ 

 
Left view 

 
 

Right view 

~ Aerial View - 360 Photo ~ 

 
Street view 

 
Front parking area 

 

 
Grass to right side and rear   
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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) Lounge/dining room right 

 

2) Kitchen area middle left 

 

3) Utility room front left 

 

4) Bedroom with en-suite bathroom rear left 
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First Floor  

 

The first floor accommodation consists of: 

 

5) Galleried landing 

6) Left bedroom with en-suite bathroom 

7) Right bedroom with en-suite bathroom   

 

Outside Areas   

 

The house is approached by a shared access.  There is a car park to the front 

and grass to the rear with boundary fences and walls all sitting on a sloping 

site.   The water treatment plant is to the right side. 

 

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 

 

 

 

 

 
Lounge/dining area towards fireplace  

 
Lounge/dining area right  

 
Kitchen area middle left 

 

 
Utility room front left 

 
 

 
Bedroom with en-suite bathroom 

rear left 
 

 
En-suite bathroom rear left 
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First Floor  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Left bedroom with en-suite 

bathroom 

 
 

 
En-suite bathroom 

 
 

 
Galleried landing to right 

 
Galleried landing office area 

 
Right bedroom with en-suite 

bathroom 
 

 
En-suite bathroom 
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SUMMARY OF CONSTRUCTION     
 

External 
 

Chimneys: 

 

Vent on ridge 

Main Roof: 

 

Pitched, clad with clay tiles 

 

Main Roof Structure: Queen post 

 

Rear Left Roof: 

 

Shallow pitched roof, sometimes known as a 

catslide roof clad with clay tiles 

 

Gutters and Downpipes: 

 

Plastic 

Soil and Vent Pipe: 

 

Internal 

Wall Structure: 

 

Traditional timber frame (assumed) 

 

Wall Finish:  

 

Weatherboarding, relatively modern  

Soft red brick pointed with cement mortar 

 

Fascias and Soffits and 

Exposed Rafter Feet: 

 

Painted timber  

Windows and Doors: 

 

Timber with thin double glazing 

Plastic window on gable end with trickle vent 
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Internal  
 

Ceilings: 

 

Open with exposed timber beams and modern plaster 

with textured paint finish (assumed) 

 

Perimeter Walls:  Exposed timber  

Dry lined (all assumed) 

 

Internal Walls: 

 

Mixture of solid and hollow (assumed) 

 

Floors: Ground Floor: 

 

 First Floor: 
 

Solid underfoot, assumed concrete as opposed to a 

limecrete floor 

Joist and floorboards forming part of timber frame 

structure (assumed) 
 

 

Services 
 

We believe that the property has a mains water supply, sewage treatment plant, electricity 

and gas (all assumed).  

  

Heating: 

 

There is a Potterton boiler (advised 1996) located in 

the integral garage. 

 

Electrics: 

 

The electric fuse board is 1970ôs to 2000  and is 

located in the integral garage. 

 

Gas: 

 

We believe the consumer unit was located to the rear 

left corner, the owner advised they did not know 

where it is. 

 

Drainage:     

 

               

Water treatment plant to right side of property 

Rodding eyes to rear left corner  

Plastic manhole to rear right 

 

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 250 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.  

 

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. 

 

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. The property has much of the original character remaining which is why it is a 

Grade II listed building and  protected by law. 

 

2. Older properties typically have more space than newer properties, both in the 

actual size of the rooms and the height of the rooms. 

 

3. The property has good natural light due to size of the windows to the main living 

areas. 

 

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

 
Timber frame structures 

 

Before we start to discuss this property in detail, let us first of all discuss more generally 

regarding how it is constructed. 

  

The listing dates the property as an 18th Century building with a traditional timber frame.  

The timber frame structure is hidden in the most part by the weatherboarding on the outside 

of the wall and hidden in some areas internally by plaster, furniture, etc.  If these were to be 

removed you are likely to have a structure 

similar to our sketch.    

 

Timber frame buildings can suffer 

from wet rot, dry rot and woodworm 

 

Like any timber frame structure this 

building can suffer from wet rot, dry rot 

and woodworm and over the years many 

if not most timber frames have suffered 

from one or more of these.   

 
Introduction to Timber Frame  

 

This property has a mixture of very old timbers, re-used 

timbers and also some newer timbers as well as new and 

old peg fixings, etc.  as the building has been modified and 

amended over the years as its use has changed from a 

threshing barn to a home.  

 

Without wishing to state the obvious the above has been 

based upon a visual inspection.  We have not been made 

aware of Dendrochronology dating (tree ring dating). 

 
Threshing Barn Defined  

For r emoving grain meaning to tramp or stamp heavily with the  foot 

and also gave a storage area for the grain and/or the straw.  

 

Corn Defined  

Chief cereal crop of an area typically in England, wheat in Scotland 

and oats for example.  

 

 
 

Timber frame structure 
 

 
Threshing barn 
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Queen post truss structure 

~ Aerial View - 360 Photo ~ 

 
Generic Queen post roof 

~ Aerial View - 360 Photo ~ 

 
Ridge 

 

 
Timber roof structure 

 

 
Queen post truss structure with 

common rafters 

 
Carpenters marks visible on timber 
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Carpenters marks defined  

Carpenters marks or carpenters assembly marks are added to make the 

assembly of the timber frame easier.     The trusses/timbers are often 

assembled on the ground with the marks being matched and then trusses 

lifted into pla ce.    

 
Front side support 

 
Old fixing points show many 

alterations to the timber frame 

 
Vertical timbers mortise and tenon 

joint not working 

 
Newish pegs 

 
Splits in timber 
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Our photographs show some of the characteristics of the timber frame as well as 

deterioration from past woodworm, etc. that you will have to consider as part of the character 

of this building.  As with most, if not all, old timber frame structures it is a mixture of old, 

new and re-used timbers.  When we say used timbers we mean anything within the past fifty 

years.  In this case probably the 1976 refurbishment.   

 

Finally, we would comment we are in a strange property market at the moment from the 

point of view of buying property and also carrying out work therefore we would recommend 

that you obtain as many quotes as possible before you legally commit to purchase the 

property.  We do appreciate you are a chartered surveyor and a project manager although 

not necessarily working in this market, we hope we have gone into enough detail without 

going into too much detail.  We would be more than happy to discuss any items further. 
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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) Roof front  left movement 

 

The roof structure has five bays which 

should be formed by four queen post roof 

trusses between which there are common 

rafters.  One of the queen posts is missing 

in part and may have been missing for 

many decades/centuries.  However, we 

feel this is having an impact to the roof to 

the left side (all directions given as you 

face the front of the property).  We also 

examined the tiles to the front left corner 

(if you recall we spoke to you about these) 

where there is some visible movement.  

We feel that these problems relate to part failure in the roof support on this side.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Common rafters defined  

Timbers which form the pitch of the roof.  

 

Purlins Defined  

Purlins are the horizontal cross members 

that give support to the common rafters.  

 

 

 

 

 
Queen post trusses 

~ Aerial View - 360 Photo ~ 

 
Queen post frame missing to the 

left side of the property  
 

Front left problem area 

 ~ Aerial View - 360 Photo ~ 

 
Common rafters into purlin out of 

true/ movement occurring 
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ACTION REQUIRED:   Initially we would recommend monitoring however 

we feel it is likely that work will be required to the area above the left side 

bedroom.   Often strengthening can take place with timber or metal.  Further 

investigation is required.   

 

ANTICIPATED COST:   Budget £5,000 - £10,000 as the work may well need 

scaffolding, removal of the roof tiles and protection, work carried out and then 

reinstatement  all of which will need Conservation/Listed Building approval; 

please obtain quotations. 

 

Please see the Roof Structure Section of this Report. 

 

 

2.0) Roof covering 

 

On our photograph below we have highlighted a sample of problems to the roof.  The 

problem with this type of roof is sometimes repairing it can cause more damage than 

it resolves particularly if the roofing company are not used to carrying out work on 

listed buildings.  We would recommend you are always present when work is carried 

out on the roof and ask for photographs to be taken of any work. 

 

 

 

 

 

 

 

 

 

 

 
Front roof ï chimney vent (black circle) 

Spalling (yellow), broken, slipped or missing tiles (white) 

~ Aerial View - 360 Photo ~ 
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There are similar problems to the rear; 

see our specific comments on the 

shallow pitched roof and the stair area.   

Individual tile problems were not  

marked up on the rear view.   

 

We would add with this age of roof there 

is usually some missing or displaced 

tiles.  This is nothing unusual however 

we do believe this is above average in 

this instance. 

 

 

 

 

 

ACTION REQUIRED :  You can either 

carry out work as and when you are aware of 

problems or what we would recommend is for 

you to have the roof overhauled/checked and 

repaired before the winter.   

 

Ideally, up sections of the roof to check and 

confirm the construction.  

 

ANTIC IPATED COST:   Budget £2,500 - 

£5,000; please obtain quotations.  It may be necessary to carry the work out 

from a scaffolding or sometimes a cherry picker is also good for delicate roofs 

as in this case. 

 

 

3.0) Shallow pitched/Catslide roof to rear left 

 

This is a shallow pitched roof clad with clay tiles to the rear left of the property, 

sometimes known as a catslide roof.  We believe this roof once had a different roof 

covering such as a corrugated metal roof or similar.   

 
Rear left shallow pitched roof (blue) 

Stair area (yellow) 

~ Aerial View - 360 Photo ~ 

 
Cherry picker 
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We can see in this area a boarded finish, we would normally expect to see a protective 

underlayer such as a sarking felt which were carried out from the War era to the 

2000ôs and a breathable protective underlayer if carried out later than this.   We 

believe this roof is susceptible to dampness getting in.  Whilst we have come across 

in the past effectively flat roofs that are then covered over by tiles, with a traditional 

tile we are generally not comfortable with a roof below twenty degrees although we 

are aware that some have been made for lower pitches than this. 

 

 

 

ACTION REQUIRED:   Your legal advisor to check and confirm that 

permission was obtained to change the roofing material otherwise you will 

have a legal liability.   

 

Ideally, we would like to open up this roof structure before you legally commit 

to purchase the property.  If this is not possible then you are taking on a risk 

with this roof.  A worst case scenario would be to remove all of the tiles and 

 
Catslide/shallow pitched roof to rear left 

~ Aerial View - 360 Photo ~ 

 
Moss to roof indicating surface starting to 

deteriorate  

 ~ Aerial View - 360 Photo ~ 

 
Protective underlayer 

 

 
Rear left catslide roof is boarded 

and supported by purlin with struts 

at same width as the ceiling joists.  
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the battens to provide a waterproof underlayer and then to cross batten and 

reposition the tiles, we would anticipate you would have a high percentage of 

loss of tiles and need new tiles.   

 

The other alternative is to leave the roof as is and patch repair as problem areas 

are found.  You need to be fairly stringent on having this roof area regularly 

checked.    

 

Please see the Roof Coverings Section of this Report. 

 

 

4.0) Staircase area structural frame and roof 

 

We can see quite a lot of alterations internally with the replacement timbers.  We 

believe this roof once had a shallow pitched or even flat roof which has been altered 

at some time. 

 

 

 

 

There have been quite a number of 

major structural timbers changed 

internally so we believe at some point 

this area suffered quite badly from rot.  

At present there is a general moss to the 

area. 

 

It is difficult to be certain what is going 

on at high level without being at the 

property on a rainy day.   

 

 
Moss to middle rear weatherboarding externally 

~ Aerial View - 360 Photo ~ 

 
New pegs (yellow) 

Re-used timber (white) 

New structural timbers (black) 

 
Dampness/moss at low level 
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At low level there is moss to the weatherboarding and wet and damp areas of grass to 

the rear over and above what we would expect although we do appreciate this is on a 

sloping site; we think that perhaps the water is not being taken away properly and 

there is a leak on the drainage system.   

We would recommend this is investigated and 

possibly add a soakaway if one doesnôt exist; see our 

further comments on this later on within the report.   

The detail where the brickwork and the timber meet 

with the timber boarding we often see formed in 

lead and whilst this may change the look of the 

building and will need Conservation Officer 

approval we think it would be a better detail even if 

lead was used and then timber placed over the top 

of it and then you accept from time to time that the 

timber will need replacement. 

 

ACTION REQUIRED:    

1) Your legal advisor to check and confirm when the work was carried out to 

the roof, etc of the stairway area and that permission was obtained to change 

the pitch and roofing material otherwise you will have a legal liability.    

 

2) We would recommend you stand outside the property next time it rains 

heavily and see how well the drains cope with the rainwater particularly 

looking at the guttering and the joints.  It is important that not only do the 

gutters and downpipes catch the water and take it down from the building 

without leaking but also to then take it away from the building.  It looks like 

a number of drains have been added but they may not have been installed 

properly or they may be leaking.  The rear area seems to have an above 

average level of dampness. 

 

3) We recommend redecorating both to this area and to the entirety of the 

weatherboarding as soon as possible, ideally in the summer.  This will not 

only protect the weatherboarding it will also enable you to establish quickly 

if the boarding is deteriorating.  We spoke about how often we would expect 

this type of weatherboarding to be redecorated; typically we would expect 

three to five years. 

 

Please see the External Walls Section of this Report. 

 

  

 
Angle timber over brickwork 

would this be better in lead this 

would need conservation officerôs 

approval  
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5.0) Woodworm 

 

We saw some frass which was relatively minor considering the amount of woodworm 

in the property.  We would add that most old buildings have woodworm to an extent.   

 
Frass defined  

The chewed up  sawdust that the beetle leaves behind.  A light coloured dust 

and a light coloured hole indicates this is relatively recent. Obviously 

if it is a darker coloured frass, or darker coloured hole, it means it 

is older and the woodworm may have gone.  

 

 

 

 

 

 

 

 

 

 

 

 

ACTION REQUIRED:   We would use the woodworm breeding season of 

spring to identify the extent of the woodworm using sticky backed paper or 

similar to catch any.  We would be more than happy to discuss this further.  

Generally warming up the property and making it watertight will make the 

environment not appropriate for woodworm and it will move on/die off.  

  

Please see the Timber Defects Section of this Report. 

  

 
Signs of active woodworm 

 
Woodworm 
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6.0) Dampness, cracks and dry lining 

 

There is dampness to the shallow pitched roof/catslide roof area.  This area  is dry 

lined/false walled which hides dampness which is why we believe you need to better 

manage the dampness in the property.   

   

 

 

 

 

 

 

 

 

 

 

 

Internal cracks 

 

We noted vertical cracks internally within the rear left bedroom area and en-suite 

which is dry lined and false walled.  We cannot be certain what this is hiding, it may 

relate to dampness or may relate to deterioration in the structure.       

 

 

 

 

 

 

 

 

 

 

 

 

 

ACTION REQUIRED:  There are probably an above average number of 

things that concern us with regard to this property; the roof in three different 

areas including the structural frame where there looks to have been a number 

of amendments, the water travelling around the property and the other 

alterations that we have mentioned.  As this is a one-off inspection we believe 

that caution is the best way forward.    

 

 
Dampness to rear of the cat slide 

roof/left bedroom 

 
Dry lining on battens 

 

 
Vertical crack in ground 

floor left bedroom 

 
Second vertical crack found on rear 

wall of ground floor left bedroom 
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Ideally, we would recommend the existing owners take out an insurance 

claim, advising that the cracking has been noted by a structural surveyor (this 

should cost them nothing other than time to write the letter/email).  This 

usually means that the insurance company will carry out a monitoring 

exercise (the Building Research Establishment recommend monitoring any 

cracks for a minimum of one year) to establish if there is any progressive 

movement.  Your future liability should be limited to the cost of the excess 

on the insurance providing the insurance company is happy for you to take 

over the insurance claim. 

  

Your solicitor needs to ensure this is a legally watertight process and ensure 

your liability is limited to paying the excess on the insurance only. 

 

 

Dampness 

 

As we have already mentioned, around the 

property  does seem to be damper than we would 

expect.  We can see there are downpipes and also 

rodding eyes in this area.  There is an area where 

the gutters look to be leaking (see blue arrow and 

blue oval) and the downpipe looks to be 

overflowing.   

 

ACTION REQUIRED:   Again, all the 

gutters and downpipes need checking and 

particularly the underground area needs to 

be checked whether it is taking water away 

from the building.  We much prefer to see a French drain around a building of 

this age which takes the water away.  Again, you need to discuss this with the 

Conservation Officer before you carry it out as some may think it changes the 

appearance of the building too much. 

 

 
Dampness 

~ Aerial View - 360 Photo ~ 
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French Drain 

 

A French drain is a stone, often pebble drain around 

the property with a perforated pipe (perforated at the 

top, catching the water at the bottom) that then takes 

the rainwater away from the building.  We think this 

may be the best way forward for this property.   

 

We have mentioned elsewhere within the report to 

check the existing gutters and downpipes do take the 

water away from the property but in reality this is 

fairly difficult and involves a lot of digging up to 

check existing drains or at the very least a good 

quality closed circuit TV camera report by someone 

who knows what they are doing.  We personally 

would have a French drain put around the property which we would have done when 

living in the property and make sure the work was managed and carried out correctly. 

 

French drains and/or Land drains 

 

As part of this work we would also recommend a land drain to the front of the property 

to take the water away from the building as water can cause so much damage to older 

properties.   

 

ANTICI PATED COST:  £8,000 - £12,000 to 

include a soakaway as well; please obtain 

quotations. 

 

 

 

 

 

7.0) Sloping site, drainage and trees 

 

The property was built as a threshing barn and dampness was not their key priority 

when it was being built as it was not built as a habitable building.  As the property 

sits on a sloping site near the bottom of it has a relatively high amount of water passing 

by it.  Also, over the years there may have been more trees which have been removed. 

 
French drain 

 

 
Soakaway 
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Dampness   

 

This has resulted in dampness to the 

brickwork.  There looks to have been a 

bitumen damp proof course put in which was 

very popular in the 1950ôs-1970ôs.  the 

bricks are spalling and generally 

deteriorating due to water damage. 

   

 

 

 

 

 

 

 

 
Sloping site 

 

 
Site slopes towards road 

~ Aerial View - 360 Photo ~ 

 
Dampness to rear of property 

 ~ Aerial View - 360 Photo ~ 

 
Dampness/moss visible to base of  

the property 

 
Water sitting against the property 

due to sloping site 

 
Bitumen damp proof course 

 



 

 
ððð  Marketing by:  ððð 

 

www.1stAssociated.co.uk 
0800 298 5424 

 

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 
31 

ACTION REQUIRED:   We have already 

mentioned a French drain and land drain 

would be beneficial to the property and also 

there may be benefits to planting trees. 

 

Employ an arboriculturalist to offer advice 

with regard to how tree planting may be able 

to help with the dampness problems and also 

you need to make them fully aware that you 

do not want the building damaged.  Generally, 

we recommend a ten year plan of tree planting 

and maintenance.   

 

 

8.0) Deterioration to brickwork at base of property  

 

We would draw your attention to the deterioration of the brickwork at the base of the 

property which has used a mixture of a relatively soft red brick and cement mortar.  

We are not sure whether it was originally bedded in a lime mortar or not as it looks 

relatively new. 

 

If it was bedded in a lime mortar originally then the cement mortar pointing is 

stopping it from breathing.  If not, then unfortunately the cement mortar pointing and 

the soft red brick are not getting on particularly well which is leading to deterioration 

to the brickwork. 

 

 

 

 
French drain 

 

 
Cement mortar  

 
Weathered pointing 

 
Soft red bricks repointed with a 

cement mortar   
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Further investigation needs to be carried out: 

 

1) Establish if it is lime and if it is lime you need to remember lime every time and 

lime takes time ï see sketch below 

 

2) If it is originally bedded in cement mortar then you need to accept this is an 

inherent defect and a characteristic of the building. 

 

Lime Every Time and Lime Takes Time 

 

Repointing is required in a lime based mortar and this is what should be used for any 

re-pointing in the future as this allows the property to óbreatheô and dissipate 

dampness. 

 
Spalling brickwork and dampness 

 
Spalling brickwork 

 
Spalling/deteriorating brickwork 

 
Cement pointing and dampness 
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ACTION REQUIRED:  Find the oldest/most experienced bricklayer/mason 

you can who is skilled in using lime mortar and ask them to work on your 

property ideally during warmer days.  A programme of work then needs to be 

carried out on replacing cement repointing with lime.  This building needs to 

be able to óbreatheô again. 

  

ANTICIPATED COSTS:  £3,000 - £7,000; please obtain quotations.  

 

Please see the External Walls Section of this Report. 

 

9.0) Weatherboarding 

 

The weatherboarding is in need of 

decoration, the sooner this is 

carried out the better.  We feel that 

perhaps it has deteriorated faster 

than it would have done if some of 

the gutters were not leaking.  There 

may also be defects in the roof 

construction; please see our earlier 

comments with regards to changes 

that have been made and not 

thinking through the full effects of 

these changes. 

 

 

 

ACTION REQUIRED:   It may sound obvious but it is often forgotten to not 

only repair the gutters and downpipes but also keep them regularly cleaned.   

 

Repair and redecorate.    The weatherboarding will need regular painting 

every three to five years. 

 

 
Rear gable end where repairs taken place  

 ~ Aerial View - 360 Photo ~ 

 
Knife test to weatherboarding 

 
Areas of bare timber 

 
Leaking gutter 
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ANTICIPATED COST:   In the region of £6,000 - £12,000 for external 

decoration depending upon how much preparation is required; please obtain 

quotations. 

 

Weatherboarding detailing 

 

We would reiterate our earlier comments with regard to the detail where the 

weatherboarding meets the brickwork at the base of the property which we feel is 

likely to be an area where you get accelerated deterioration.  We would recommend 

a lead detail in this area which you need to discuss with the Conservation Officer; 

even if it is a lead detailing underneath the weatherboarding. 

  

 

 

 

Please see the External Walls Section of this 

Report. 

 

10.0) Windows 

 

The windows have suffered in some 

areas from deterioration and 

dampness. 

 

 

 

ACTION REQUIRED:   We 

recommend work is carried 

out to the windows.   

 

 
Angle timber over brickwork 

would this be better in lead this 

would need conservation officerôs 

approval  

 
Deterioration to angle timber over 

brickwork   

 
Deteriorating left gable end window  

 ~ Aerial View - 360 Photo ~ 
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Plastic window 

 

We also note there is a plastic 

window on the right hand gable.  We 

would recommend this is replaced 

with a more appropriate timber 

window.  Again, we would remind 

you that you are liable for this type 

of work that has been carried out 

which is inappropriate to a listed 

building.   

 

 

ACTION REQUIRED:   We recommend that you have a meeting with the 

Conservation Officer prior to purchasing the property to understand is there 

liable to be any action in relation to the inappropriate work that has been carried 

out on the property.  The Conservation Officer may have some views on the 

type of window they like or indeed evidence from older photographs.   

 

ANTICIPATED COST:   We would anticipate costs of £5,000 plus 

depending upon what details are agreed with the Conservation Officer, how 

many windows are replaced and how many are repaired.  Please obtain 

quotations. 

 

Please see the Windows and Doors Section of this Report. 

 
  

 
Plastic window to gable end 

 ~ Aerial View - 360 Photo ~ 
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11.0) Condensation 

 

We are always very wary of condensation in older properties and would recommend 

it is removed as soon as possible in areas such as bathrooms and en-suite bathrooms 

as well as kitchens.  Although there are large open spaces around the kitchen and the 

utility room it can get humid air travelling towards the cold areas (cold bridging) and 

get a build-up of black mould (the gathering of dust, dirt and skin particles travelling 

in the humid air). 

 

 ACTION REQUIRED:   We would recommend large good quality humidity 

controlled extract fans are added to the kitchen, the bathroom and any areas 

that are humidity generating for example areas that are used for drying clothes 

internally during winter months (we would assume that clothes will be dried 

externally during the warmer months).    By large extract fans we mean 

150mm. 

 

ANTICIPATED COST:   We would anticipate costs between £250 - £500 

per extract fan depending upon the wiring required.  We always recommend 

quotes are obtained before work is agreed/commenced. 

 

Please see the Dampness Section of this Report. 

 

12.0) Fire regulations 

 

We recommend a hard wired fire alarm system is required as there is a lot of wood in 

the property, we only noted battery operated smoke alarms.  

 

ACTION REQUIRED:   Add a hard wired fire alarm system.  You may wish 

to incorporate it with a security alarm system as well.   

 

ANTICIPATED COST:   £2,000 - £4,000; please obtain quotations. 

 

Please see the Other Matters Section of this Report. 
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13.0) Listed buildings 

 

It should be noted that this is a Grade II listed building and as such there will be a 

level of responsibility over and above what you normally have when you have an 

ownership of a building which will mean that you will need to get to know and 

understand listed building regulations and requirements to some extent (as well as 

getting to know someone who knows them in detail) and build a good relationship 

with the Conservation Officer.  Having said that, owning a listed building with 

features and character obviously has benefits as well as being a part of history that 

you are looking after for future generations. 

 

ACTION REQUIRED:   We would recommend that you join the  Society for 

Protection of Ancient Buildings and attend a weekend course on looking after 

and maintaining older properties.  Even if you do not intend to carry out the 

work yourself or help with it, it does give you a far better idea of what work 

should be carried out. The website for this is www.SPAB.org 

 

Grade II  Listed Building 

 

Grade II buildings are considered to be of special interest, warranting every effort to 

preserve them. 

 

Listed Building alterations without permission 

 

There appear to have been a number of alterations that may have been carried out 

without permission ranging from the chimney vent, plastic window to roof 

alterations and internal alterations. 

 

Be aware that the listing was dated 1985 and the work was carried out in 1976 

which may well have a bearing on what you are and are not liable for.  Your legal 

advisor to check and confirm. 

 

We would recommend you meet with 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. 

  

http://www.spab.org/
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You should be aware that any amendments that have been carried out without 

approval become your liability and your risk and you can be fined for causing 

damage to a listed building even if you have not carried out the work.  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 formal meeting 

with the Listed Building Control/Conservation Officer before you commit to 

purchase.   

 

14.0) Flint garden wall 

 

There are two garden walls; a brick garden wall on the right side and a flint garden 

wall on the left side.  We were going to say that knapped flint walls tend to be older 

but this has a concrete coping stone on the top.   

 

The flint garden wall is deteriorating and some areas have come loose.  We would 

also add that garden walls such as this will have a limited foundation and it may be 

worth digging down the side to see how deep it is. 

 

 

 

 

 

 

 

 

 

 

 

ACTION REQUIRED:   Your legal advisor to check and confirm when the 

walls were constructed and if permission was obtained if they are relatively 

recent.  The deterioration to the flint  wall needs appropriate repair which looks 

to be bedded in a lime mortar.  

 

ANTI CIPATED COST:   Budget £1,000 - £2,000 for general basic repairs to 

the walls; please obtain quotations. 

 

Please see the External Areas Section of this Report. 

 

 
Deteriorating flint wall  

Flint/brick wall to  left side  
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Services 

 

15.0) Dated electrics 

 

The electrics are 1970ôs - 2000 and better are now 

available. 

 

ACTION REQUIRED:   We recommend 

a new fuse board with a fire resisting 

metal case and would advise as the 

property is changing occupancy the 

Institution of Engineering and Technology 

(IET) recommend a test and report.  Any 

recommendations from the report should 

be carried out by a NICEIC registered, or 

equivalent, approved electrical contractor or similarly approved. 

 

ANTICIPATED COST:   We would expect costs in the region of: 

 

1) £250 - £500 for test and report 

2) £250 - £500 for a new fuse board 

3) Budget £1,000 for general upgrading plus any further work recommended 

 

Please obtain quotations. 
 

Please see the Services Section of this Report. 

 

The Ugly 

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

 

High risk purchase 

 

We believe this is a high risk purchase due to: 

 

1) Movement. 

2) Dampness. 

3) Inappropriate alterations carried out on a listed building. 

There is also some general maintenance to catch up such as redecorating externally. 

 

 
Dated fuse board 
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Services and your own specific testing 
 

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 electric fuse board is 1970ôs to 2000   and is located in the integral garage.   

 

ACTION REQUIRED :  We recommend a new fuse board with a fire resisting 

metal case.  

 

The Institution of Engineering and Technology (IET) recommend a test and report 

whenever a property changes occupancy.  The test and any recommendations 

should be carried out by an NICEIC registered and approved electrical contractor 

or equivalent.  We believe you may need to upgrade the electrics. 

 

Heating 
 

There is a Potterton boiler located in the integral garage.   

 

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. 

 

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 one hundred percent 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. 

ACTION REQUIRED ï SERVICES: We would reiterate that we 

recommend with regard to all services that you have an independent 

check by a specialist contractor.   

 
Push fit drain 

 



 

 
ððð  Marketing by:  ððð 

 

www.1stAssociated.co.uk 
0800 298 5424 

 

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 
41 

 

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 which we consider may be a problem. 

 

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.   

 

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. 

 

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: 

 

We like the interior of the building nevertheless we do need to make you aware there 

has been work carried out that is not appropriate for a listed building.  Some of these 

are historic and some are relatively recent such as the plastic window.   

 

We feel the property is a higher risk purchase than average particularly given the 

repairs that are required to the property ï please see our comments on the roofs and 

the roof structure and also the management of the water/dampness around the 

propriety together with some fundamental items such as adding a good quality fire 

alarm system, electrics, etc.  We would also comment that heating the property with 

such a large area and relatively low insulated walls and roof could mean that the 

property is not as warm as you may like it.  Please see our further comments within 

the main body of the report.   

 

We would add the part owner completed our vendorôs questionnaire however 

unfortunately for us/you he referred us in a lot of it to the Property Information form 

and also had a higher level of ónot knownô than we normally have.   This may be 

because he has not lived at the property or for other reasons. 

 

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

óUglyô Section and ask that you re-read these. 

 

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.  

We would recommend you obtain as many quotes as possible prior to purchasing the 

property. 

 

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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AERIAL VIEW ï 360 PHOTOS 
 

Where permission has been obtained from the owners we 

have carried out aerial photographs using an aerial drone, 

stationary drone or a mono-pod pole (where the 

environment and weather is suitable).   
 

 
 

 

 

  

 

 

 

 

 

 

 

 

 

 
Drone and mono-pod pole 

 

 
Right gable 

~ Aerial View - 360 Photo ~ 

 
Front of main roof 

~ Aerial View - 360 Photo ~ 

 
Weatherboarding 

~ Aerial View - 360 Photo ~ 

 
Rear left catslide roof 

~ Aerial View - 360 Photo ~ 

 
Timber windows 

~ Aerial View - 360 Photo ~ 
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THERMAL IMAGE EXAMPLES   
 

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 empty and 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) 
 

 
 

 

 

 

 

 

 

 

 

 

 

 
Timber frame 

(Not your property) 
 

 
Front view 

(Not your property) 
 

 
Single panel radiator 

(Not your property) 
 

 
Underfloor heating 

(Not your property) 
 

 
Double panel 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 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  

 

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 two areas: 

 

1) Main roof 

2) Rear left shallow pitched/catslide roof 

Main Roof 

 

The roof is pitched and clad with clay tiles.   From ground level, this looks in slightly 

below average condition considering the roofôs age, type and style.   

 

With this age of roof there will usually be a few missing or displaced tiles, this is 

nothing unusual, they do however need repairing to stop leaks. 

 

 
Front roof ï chimney vent (black circle) 

Spalling (yellow), broken, slipped or missing tiles (white) 

~ Aerial View - 360 Photo ~ 
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ACTION REQUIRED :  Please see our comments in the Executive Summary. 

 

Chimney 

 

We noted a chimney/ridge vent to the roof which we assume is to vent the fire. 

 

 

ACTION REQUIRED :  Your legal 

advisor to check and confirm this has 

been approved. 

 

 

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. 

 

 

 

 

Main Roof 

 

The main roof has exposed timbers. 

 

 

 

 

 

 

 

 
Chimney to right we assume this 

goes in to the ridge vent 

 
Ridge vent 

~ Aerial View - 360 Photo ~ 

 
Protective underlayer 

 

 
Exposed timbers 
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Rear Left Shallow Pitched/Catslide Roof 

 

The rear left catslide roof is boarded with no 

protective underlayer. 

 

 

 

 

 

 

 

Rear Left Roof 
 

 This is a shallow pitched/catslide roof clad with clay tiles.    

 
 

 

 
Rear left catslide roof is boarded ï 

no protective underlayer 

 
Catslide roof to rear left 

 ~ Aerial View - 360 Photo ~ 

 
Rear gable end where repairs taken place  

 ~ Aerial View - 360 Photo ~ 

 
Step in roof from main roof onto cat slide roof  

 ~ Aerial View - 360 Photo ~ 

 
Moss to roof indicating surface starting to 

deteriorate  

 ~ Aerial View - 360 Photo ~ 
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Moss 

 

The roof has a fair amount of moss which will lead to deterioration of the tiles.  We 

recommend removing moss with a soft brush usually during the warmer weather when 

the moss has dried out to some extent.  We do not recommend high pressure cleaning 

or chemicals are used on a roof. 

 

ACTION REQUIRED :  Please see our comments in the Executive Summary. 

 

All the roofs were inspected from ground level with the aid of a x16 zoom lens on a 

digital camera and/or aerial photographs.  

  

Finally, we were only able to see approximately eighty percent of the main roof to 

our satisfaction from ground level or via any other vantage point that we managed to 

gain via aerial photographs.  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. 
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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 

 

The main roof is accessed via the loft hatch located on the right side within the 

bedroom and via the open loft on the left side.   We were not able to access the top 

part of the roof which seemed strange that it was not openly visible and we were 

slightly concerned as there is moss present; please see our comments in the Executive 

Summary. 

 

Roof Structure 

 

The property has Queen post roof trusses with common rafters in between creating 

five bays.  This is slightly different to normal, in this case the props and struts are 

different, generally you do find some differences.   

  

 
Access to left side 

 

 
Rear left store 

 

 
Access to right side 

 

ROOF STRUCTURE AND LOFT  
 

(ALSO KNOWN AS ROOF SPACE OR ATTIC SPACE) 
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ACTION REQUIRED :  Please see our 

comments in the Executive Summary. 

 

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 

 
Generic Queen post roof 

~ Aerial View - 360 Photo ~ 

 
Queen post roof with amended strut 

~ Aerial View - 360 Photo ~ 

 
Common rafters coupled 

at Ridge 

 
Queen post roof structure 

~ Aerial View - 360 Photo ~ 

 
Roof space right hand side 
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Our examination was limited by the general 

configuration of the roof.  What we could see was 

generally found to be in average condition 

considering its age.   It is, however, feasible that 

there are problems in the roof that are hidden.   

 

We believe the queen post truss would have 

originally been on the left side.  Having said that, 

it looks to have been removed a long time ago or 

was not put back when it was rebuilt in the 

1970ôs.  However, as we discussed during the 

survey and we showed you there is movement to 

the left side of the building. 

  

 

 

 

 

 

 

 

 

 

 

 

We noted some type of bonding agent 

to the timber frame such as resin.  

Your legal advisor should 

specifically ask the present owners 

for details of any repairs carried out.   

 

 

 

ACTION REQUIRED :  

Please see our comments in the 

Executive Summary. 

 

 

 

 

 

 

 
General view of left area where we 

believe queen post truss would 

have originally been 

 
Woodworm 

 
Limited access to right  

Timber plywood boarding above 

the collar area  

 
Resin bonded 

~ Aerial View - 360 Photo ~ 
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Rear Left Shallow Pitched/Catslide Roof 

 
 

ACTION REQUIRED :  Please see our 

comments in the Executive Summary. 
 

 

Water Tanks 

 

We noted water tanks in the right roof.  

 

We would always recommend that water tanks be drained down and cleared of any 

debris etc. (we have seen dead birds and other unmentionable things in these tanks).  

As you are often cleaning your teeth with this water it is best that it is as clean as 

possible! 

 

Ventilation 

 

The roof originally would have been 

naturally ventilated albeit that it 

would have been for a threshing barn 

so it needed ventilation.  Typically, in 

the 1970ôs hessian based felt was 

added. 

 

Insulation 

 

Please see the Thermal Efficiency 

Section of this Report. 

 

 

 
Stored items limited view 

 

 
Store under catslide roof 

 

 
Vents in roof, area not accessed 

~ Aerial View - 360 Photo ~ 
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Electrical Cables 

 

We can often identify the age of an electrical installation by the age of wiring found 

in the roof.  In this case there was insufficient quantity of wiring to comment. 

 

Please see our further comments in the Services Section of this Report. 

 

Finally, we would ask you to note that this is a general inspection of the roof, structure 

to the rear. We have not examined every single piece of the roof.  We have offered a 

general overview of the condition and structural integrity of the area.   
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The function of the gutters and downpipes is to carry rainwater from the roof to the ground keeping 

the main structure as dry as possible. 

 

Defective gutters and downpipes are a common cause of dampness that can, in turn, lead to the 

development of rot in timbers.  Regular inspection and adequate maintenance are therefore 

essential if serious problems are to be avoided. 
 

Gutters and Downpipes 

 

The gutters and downpipes are plastic.   They are in 

average condition for their age, type and style and 

are leaking in various areas which looks to be at the 

joint points where it has not been adequately 

supported/the joints have opened up. 

 

There are some leaks, however most people would 

be happy to live with these providing repairs are 

carried out before the winter. 

 

Downpipes feed directly into the ground 
 

The downpipes feed directly into the ground and we cannot be certain where they 

go, so if there is a blockage then the drain would have to be opened up. This is a 

practice we are not particularly keen on.   We would generally recommend the 

downpipes are fed into gullys; please see our comments regarding dampness in the 

Executive Summary.  We would recommend adding a French drain around the 

property. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 
Leaking gutter 

 
Downpipes feed directly into 

ground 
 

 
Gully 

GUTTERS AND DOWNPIPES 
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ACTION REQUIRED:    We would recommend you stand outside the 

property next time it rains heavily and see how well the drains cope with the 

rainwater particularly looking at the guttering and the joints.  

 

We also recommend that the gutters and downpipes are cleaned out, the joints 

are checked and the alignment checked to ensure that the gutters fall towards 

the downpipes. 

 

 

Soil and Vent Pipe 

 

We assume the property has internal 

soil and vent pipes.  Internal soil and 

vent pipes can work well, apart from if 

they leak, as they are hidden from 

view so a leak is not normally 

discovered.  

 
 

 

 

 

 

 

Finally, gutters and downpipes have been inspected from ground level.  As it was not 

raining at the time of the inspection it is not possible to confirm one hundred percent 

that the rainwater installation is free from blockage, leakage etc. or that it is capable 

of coping with long periods of heavy rainfall.  Our comments have therefore been 

based on our best assumptions. 

  

 
Internal soil and vent pipe and Durgo valve 

~ Aerial View - 360 Photo ~ 



 

 
ððð  Marketing by:  ððð 

 

www.1stAssociated.co.uk 
0800 298 5424 

 

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 
58 

External walls need to perform a variety of functions.  These include supporting upper floors and 

the roof structure, resisting dampness, providing adequate thermal and sound insulation, offering 

resistance to fire and being aesthetically presentable. 

 

The walls are constructed using a traditional timber  structure with  weatherboarding 

and brickwork to the base.   
 

Timber Structure  
 

Traditional timber frame buildings were the way we built for many centuries, 

although few survive from before 1500. We continued to build predominantly in 

timber to the 18th century, mainly using Oak and Elm.  This is often known as 

vernacular architecture where we built using local materials.  As supplies of timber 

reduced and the canals and railway systems developed we started using materials from 

further afield, typical example of these is welsh slates. 

 

1970ôs Property Boom 

 
In the 1970ôs as we have had many times before and no doubt will have many times 

in the future, we had an early 1970ôs and late 1970ôs property boom which resulted 

in a lot of properties being refurbished and from our experience work being carried 

out to listed buildings which would not be considered appropriate today.   It has to be 

remembered we were building to different standards and had many different thoughts 

on different things in years gone by (fifty years ago).  Over time this resulted in 

changes in the way we manage our historic buildings and also our understanding of 

materials such as cement mortars and lime mortars.  It also identified risks with certain 

materials such as asbestos more commonly used in the 1960ôs/1970ôs.  With this 

property this was the era when we understand the refurbishment was taking place and 

we think the main alterations although there may be some newer changes such as the 

pitched roof to the stair area, the changing of the material of the roof to the shallow 

pitched roof and of course the plastic window on the left gable end.  Bearing all of 

this in mind, we make the following comments: 

 

WALLS  



 

 
ððð  Marketing by:  ððð 

 

www.1stAssociated.co.uk 
0800 298 5424 

 

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 
59 

Timber frame problems 

 

We believe there is a problem with the roof which in turn means there is a problem 

with the timber frame to the left side of the property.  Timber structures can fail for 

many reasons.  Common reasons, amongst others, would be dry rot, wet rot, 

woodworm, the addition of an extension, the removal of supporting members, etc. as 

in this case which will ultimately result in partial or total failure of an element of the 

structure and at the very least can result in additional stresses and strain being placed 

upon other timber members, often resulting in visually the property sitting out of 

plumb or complete failure (collapse).  The difficulty is establishing how close or far 

a property sitting out of plumb or where an element has been removed as in this case 

is to failure, together with how acceptable this is to the purchasers.  We would refer 

you back to our comments in the Executive Summary and explain that to some extent 

the roof structure is part of the wall structure in properties like this. 

  

Wall plate 
  

At the very top of the wall is a wall plate which effectively forms the end of the timber 

wall construction and is where the common rafter ceilings joists sit onto.    In this 

instance we can see that areas have been replaced and amended over the years.  It 

generally looked in average condition.  We can see there have been amendments 

around the staircase area as mentioned elsewhere within this report and to some extent 

the wall plates purpose has been changed in the stair area to a structural element to 

allow the opening of the stairs where it once would not have been.   

 

 

 

 

 

 

 

 

 

 

 

 

 
Wall plate 

 

 
Wall plate 
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Main Timber Frame Walls 
 

Traditional timber frame buildings work as whole units forming both the walls and 

roof and built in bays (in this case five bays) with infill timbers and panels with wattle 

and daub, replaced later with other materials.  As it was a non-habitable 

building/threshing barn it would have been built originally to very basic standards 

with minimal to no foundations.   This was a barn used for corn to thresh the wheat 

and store the hay and possibly store other materials.  They would have driven through 

the front which is now the large glass window and out the back where the stairs are 

now located.  As with all older timber frame properties in years gone by it would have 

been amended and altered to fit the purposes and needs of whoever owned it.  Timber 

repairs would often have been carried out using re-used and older timbers.  Often as 

farming moved on and became mechanised and larger machines were used buildings 

like this were often abandoned and we understand were left in wreck and ruin.  Then 

came the boom or bust changes in the property market that we have mentioned and in 

turn we have periods of extensive building followed by next to no building.  In our 

opinion during this period of change buildings like this tended to be looked upon as 

suitable for refurbishment and little to no thought was given about the historic 

importance of these buildings by lots of the developers/builders.  As always with the 

various standards in the building industry we have ended up with good, bad and ugly 

barn conversions.   

 

In this property we believe there is a lot of the older 

timbers left but equally there has been a lot of re-using 

of timbers and altering and adapting timbers to form 

the residential property. It deserves a longer view and 

perhaps a historic report upon it at some point.  You 

may be required to produce one of these if you wish to 

carry out alterations and extensions to the property.  

They identify what parts of the property are still 

remaining.   From our point of view carrying out this 

survey we can see a fair proportion of the property is 

standing relatively straight and true considering its age, type and style. We can see 

that a number of the joints and timbers are not functioning as they should.  Often there 

was a large element of over design on the structural side.  We checked the timber for 

wet rot and found it generally acceptable and we carried out a knife test to the timber.  

Our concerns with the structure is the woodworm and the amount of timbers that have 

been re-used; re-used timbers are defective to some extent as it was originally 

purposed to be used in a different way which is what the old fixing/guidance holes 

are.  

 

 
Vertical timbers mortise and tenon 

joint not working 
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Infill panels 

 
These are the sections between the timber frame that 

originally would have had a weatherboarding.  It is 

unlikely to have been filled with wattle and daub as 

you need to be aware this was a threshing barn and 

not for habitable use.   

 

 

Sole plate/base plate 
 

Often the most important part of these is the sole plate/base plate which is at the base 

of a wall which can be affected by dampness, causing wet 

rot and dry rot and general deterioration as this ground 

floor sole plate effectively forms the base of the timber 

frame. In most cases it is very difficult/impossible to see so 

we have to make assumptions. In this case it was visible 

and we could see that parts of it have been replaced and 

there was still some older timbers; whether they are 

original is very difficult to confirm.  In this case we would 

comment that they are sitting on a damp wall.  Please see 

our comments with regards to the brick to the base of the 

structure. 

 

 
Knife test 

 
Checking timber for dampness 

 
Checking for dampness 

 
Infill panels 

 

 
 

Checking for dampness 

beneath timber sole plate 

sill board 
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Brickwork to base 

 
The property has brickwork to the base which is damp due to the sloping site.  The 

bricks have been wrongly repointed in cement mortar. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
ACTION REQUIRED :  Please see our comments in the Executive Summary. 

 

  

 
Sole plate 

 

 
Sole plate 

 

 
Replacement sole plate or sill 

boards 

 
Dampness to rear of property 

 ~ Aerial View - 360 Photo ~ 

 
Dampness/deterioration to right 

gable 
 

 
Spalling brickwork and dampness 

 
Spalling brickwork 

 
Spalling/deteriorating brickwork 



 

 
ððð  Marketing by:  ððð 

 

www.1stAssociated.co.uk 
0800 298 5424 

 

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 
63 

Weatherboarding 

The weatherboarding is in need of decoration and has accelerated deterioration due 

to roof, gutters and downpipes problems.  Work will need to be carried out to these 

before you redecorate.   

 

 

 

 

 

 

 

 

 

 

 

 

 

ACTION REQUIRED :  We would recommend redecoration in the 

summer/warmer weather.  Do not underestimate the amount of time/cost it will 

take to repaint the weatherboarding particularly as there is high level work 

which is likely to need scaffolding which can be expensive. 

 

Blockwork  
 

We could see some blockwork internally within 

the left gable of the roof. 

 

 

 

 

 

 

 

 

 

 
Areas of bare timber  

Rear gable end where repairs taken place  

 ~ Aerial View - 360 Photo ~ 

 
Block work to left hand gable 

under the cat slide roof 
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Finally, the external walls have been inspected visually from ground level and/or 

randomly via a ladder.  Where the window and door lintels are concealed by the  

weatherboarding / plasterwork we cannot comment on their construction or condition.  

In buildings of this age  timber lintels or possible metal lintels are common, which 

can be susceptible to deterioration that is unseen, particularly if in contact with 

dampness. 

 

Our comments have been based upon how the weatherboarding / plasterwork  has 

been finished.  We have made various assumptions based upon what we could see 

and how we think the weatherboarding / plasterwork   would be if it were opened up 

for this age, style and type of construction.  We are however aware that all is not 

always at it seems in the building industry and often short cuts are taken.  Without 

opening up the structure we have no way of establishing this. 
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The foundations function is, if suitably designed and constructed, to transfer the weight of the 

property through the soil.  As a general comment, many properties prior to the 19th Century have 

little or no foundations, as we think of them today, and typically a two-storey property would have 

one metre deep foundations. 
 

Foundations 

 

We would expect this to originally have next to no foundations but we would expect 

in the 1970ôs a stepped brick foundation to be added or even a concrete strip 

foundation.  The only way to check what foundations are present is to carry out trial 

holes around the edge of the property which you should do before you put in the 

French drains.  We would also add that we have been misled by drawings in the past 

on older properties where the work has not been carried out as per the drawings if 

there are any drawings in relation to the work that was carried out. 

 

 

 

 

 

 

 

 

 

 

 

 

Building Insurance Policy 

  

You should ensure that the Building Insurance Policy contains adequate provision 

against any possibility of damage arising through subsidence, landslip, heave etc. 

  
It is your responsibility to check out prior to commitment to purchase that insurance 

is available on the property on the basis of the things we have reported in the survey. 

Much as we would like to we are unable to keep up with the changing insurance 

market and give you advice with regard to this. 

  

  

 
Brick and concrete foundation 

 

 
Stepped brick foundation 

 

FOUNDATIONS  
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Cracks 

 

Please remember to talk about any cracks identified within the property. Often 

insurers will refer to progressive and non-progressive cracking. Unfortunately, this is 

something we are unable to comment upon from a one-off inspection; the Building 

Research Establishment recommend a year of monitoring of any cracking. 

 

We would refer you to our comments with regard to building insurance throughout 

this report. 

 

 

Finally, we have not excavated the foundations but we have drawn conclusions from 

our inspection and our general knowledge of this type, age and style of property.   

 

We would always recommend that you remain with the existing insurance company 

of the property. 

 

As no excavation has been carried out we cannot be one hundred percent certain as 

to how the foundation has been constructed and we can only offer our best 

assumptions and an educated guess, which we have duly done.    
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Trees within influencing distance of a property can affect the foundations by affecting the moisture 

content of the soil. 

 

There are trees but not within what we would term as influencing distance but you do 

need to speak to your insurance company as they may have a different interpretation 

for insurance reasons.  

 

ACTION REQUIRED:   We would recommend an arboriculturalist (not a tree 

surgeon) is asked to view the trees and give a ten year plan for maintenance of 

the trees and possibly adding trees. 

 

 
Influencing Distance Defined  

 

This is the distance in which a tree may be able to cause damage to the subject 

property.  It is not quite as simple as our sketch; it depends on the tree, its 

maturity, the soil type etc., etc.  

 

Finally, insurance requirements with regard to trees have varied over the years and 

in our opinion have got ever more onerous.  We have seen the notifiable distance of 

a tree away from a property to have been reduced over the years and we reiterate our 

comments elsewhere within this report that you need to make enquiries with regard 

to the insurability of your property in relation to trees and other features when you 

purchase the property. 

 

Please also refer to the External Areas Section. 

 
Influencing distance of trees to a property 

 

TREES
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The Building Act of 1878 required a damp proof course to be added to all newly built properties 

within the London area.  It also required various other basic standards.   These requirements were 

gradually taken up (or should that be grudgingly taken up) throughout London and then the country 

as a whole, although this took many years for it to become standard practice. 
 

 

 

In properties of this age it is unlikely that a 

damp proof course (DPC) would have been built 

in originally however often they have had damp 

proof courses added at a later date.   In this 

case, we can see a bitumen damp proof course 

in some areas.  

 

 

Your attention is drawn to the section of the 

report specifically dealing with dampness. 

 

 

 

Finally, sometimes it is difficult for us to identify if there is a damp proof course in a 

property.  We have made our best assumptions based upon our general knowledge of 

the age, type and style of this property. 

  

 
Bitumen damp proof course 

 

DAMP PROOF COURSE 
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In properties with suspended floors you need to have an airflow beneath to stop deterioration.  The 

air is allowed to pass under the property by the use of airbricks.  Generally the rule of thumb is that 

airbricks are spaced every metre and a half approximately, but this depends upon the specific 

circumstances of the property. 

 

Low Level Air Bricks  

 

The property has low level air bricks which would 

normally indicate a suspended timber floor.  In 

this case we can see there is a stone floor 

throughout.  The airbricks may have been to vent 

a timber floor around the staircase area.  As you 

may or may not be aware the owner was unhappy 

with us going into the staircase cupboard area.    

 

The ground floor originally would have probably 

been compacted earth possibly with a lime covering.  In the 1970ôs they would have 

tended to use a concrete floor, sometimes with expansion joints, predominantly not, 

which can cause problems to the base of the property.  We have no way of knowing 

what is underneath the tiles without opening up the floor.  In a modern barn 

conversion, you would be expected to use lime floors as used by the Romans but 

then forgotten about for hundreds of years.  There is an outside possibility there is a 

suspended timber floor; these appeared from about the 18th Century onwards.  This 

would not have been added unless the building would have been in use as a 

residential building for some time/hundred years or so before the conversion. 

 

 

 

 

 

 
Floor 

 

 
Air brick 

  
Air brick ventilates floor void 

 

AIRBRICKS  
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Finally, we have made our best assumptions based upon our visual inspection of the 

outside of the property and our general knowledge of this age, type and style of 

construction.  We have not opened up the floor, unless we have specifically stated so 

in this section. 
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This section covers fascias, soffits and bargeboards and windows and doors, and any detailing such 

as brick corbelling etc. 

 

Fascias and soffits offer protection to the rafter feet and also allow the securing of the guttering.  

Windows primary functions are to admit light and air, but they also have thermal and sound 

properties.  The doors allow access and egress within the property.   

 

Fascias and Soffits and Exposed Rafter Feet 
 

The fascias and soffits and exposed rafter feet are 

timber. They are painted / stained and we would 

comment they are in below average condition for their 

age, type and style partly as the gutters are leaking as 

mentioned.  We often find they are in poor condition 

as they are difficult to redecorate. 

 

 

 

 

 

ACTION REQUIRED: Redecorate in the summer/warmer weather.  Make 

sure gutters and downpipes are watertight before carrying out any work on 

fascias and soffits. 

 

 
Fascias and soffits 

 

 
Rafter feet 

 

 
Exposed rafter feet deteriorating 

 
Exposed rafter feet 

 

FASCIAS AND SOFFITS AND WINDOWS AND 

DOORS 



 

 
ððð  Marketing by:  ððð 

 

www.1stAssociated.co.uk 
0800 298 5424 

 

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 
72 

Windows and Doors 
 

The property has timber windows with thin double glazing. We would specifically 

comment that they are generally in below average condition.  

 

 

 

 

 

 

 

 

 

 

 

 

 

Knife Test 

 

We have tested the windows by pushing a knife into 

a random selection. We generally tend to do the 

lower windows as access is easier. 

 

ACTION REQUIRED :  Repair/replace 

subject to agreement from the Conservation 

Officer.  Please see our comments in the Executive Summary. 

 

Double glazed windows 

 

To the gable end is a plastic double glazed window with  trickle vents, which 

generally look to be of an average quality.  We would recommend this is replaced 

with a more appropriate timber window. 

 

 
Work required to timber windows  

Deteriorating left gable end window  

 ~ Aerial View - 360 Photo ~ 

 
Double glazed timber windows 

 
Plastic window to gable end 

 ~ Aerial View - 360 Photo ~ 

 
Trickle vent  
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We would draw your attention to the fact that sealed double glazed units can fail, 

particularly as a result of poor workmanship during installation.  Failure of the seal 

leads to condensation between the two panes of glass and simply replacing the 

affected units may not provide a satisfactory long-term solution.  Generally it is 

considered that double glazed units have a life of about ten to twenty years 

particularly a timber frame in a timber frame building as movement can occur which 

breaks the seals. 

 
Trickle Vents Defined  

 

Trickle vents allow a trickle of air 

through, therefore stopping/reducing the 

likelihood of condensation occurring 

within the property.  

 

 

 

 

 

 

Doors 
 

The property has the old threshing barn entrance, often they would drive the carts out 

the back.   
 

 

 

 

 

 

 

 

 

 

 

 

 

 

Finally, we have carried out a general and random inspection of the external joinery.  

In the case of the fascias and soffits it is typically a visual inspection from ground 

level.  With the windows and doors we have usually opened a random selection of 

these during the course of the survey.  In this section we are aiming to give a general 

overview of the condition of the external joinery.  Please also see the Internal Joinery 

section. 

  

 
Trickle vents 

 

 
Weathering to timber at base of 

window within entrance to old barn 

 
Deterioration to base of ledge and 

brace doors 
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The external decorations act as a protective coat for the building from the elements.  Where this 

protective covering has failed, such as with flaking paintwork, the elements will infiltrate the 

structure.  This is of particular concern as water is one of the major factors in damage to any 

structure. 

 

 

The weatherboarding and fascias, soffits and exposed rafter feet are in need of 

decoration, in the summer/warmer months, the sooner the better.  You need to carry 

out repairs to gutters and downpipes prior to decoration.   

 

 

Finally, ideally external redecoration/cleaning is recommended every three to five 

years dependent upon the original material, its exposure to the elements and the 

materialôs properties.  Where this is not carried out repairs should be expected.  

Ideally redecoration and/or cleaning should be carried out during the better weather 

between mid-April and mid-September. 

 

Please see our comments in the External Joinery section. 

EXTERNAL DECORATIONS  
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INTERNAL  

 

CEILINGS, WALLS, PARTITIONS AND FINISHES  

 
In this section we look at the finish applied to the structural elements such as the plasterwork applied 

to the ceiling joists, walls or partitions, together with the construction of the internal walls and 

partitions.   

 

Ceiling Construction 
 

The ceilings have exposed timber beams at high level and an open cathedral ceiling.  

There are also low level ceilings.  

 

 

 

 

 

 

 

 

 

 
Often these timbers are re-used timbers and traditionally they would have been used 

sideways as it was more practical for the builders in years gone by but this leads to 

higher levels of deflection than found in modern properties in the floors.  Please see 

our comments with regards to first floor level. 

 

Perimeter Walls 

 

Typically this age of building was built in timber 

bays. These bays have structural elements within the 

property that form what we would term as primary 

and secondary timbers.  

 

We do not know what is behind the infill panels; we 

would term them as being dry lined.  We can see they 

are cracking and they sound from tap testing to be 

dry lined traditionally with timber battens.    

 

 

 
Exposed timber beams at high 

level and chimney 
 

 
Low level ceilings 

 

 
Dry lining on battens 

 


