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INTRODUCTION  

 
Firstly, may we thank you for your instructions of xxxxxxxxxxxxx; we have now undertaken 

an independent Building Survey (formerly known as a Structural Survey) of the 

aforementioned property. This Survey was carried out on xxxxxxxxxx. 

 

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 endeavoure d 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. 

 

 

 

 

Flashing should be stepped not 
straight 

 Stepped lead flashing  

    

ORIENTATION  
 

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 two storey detached property which has been extended and amended both 

with pitched roofs and flat single storey roof extensions as is fairly common with 

older properties / public houses. 

 

There is a small garden area to the front, the car park is situated to the rear right and 

an over grown swampy like area to the rear middle and left. From what we understand 

the brewery will be marking what land comes with the property. 

 

We have been advised that the building is Grade II Listed and we have checked on 

HistoricEngland.co.uk websites which confirms it is Grade II Listed.  

 

The Listed building details are (which we have rearranged the wording slightly to 

make it more readable): 
 

Overview 

xxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxx.  

 

Colour washed red brick. 

2 storeys, 3 bay front with plinth. Central doorway in C20 

gabled partially glazed porch with inner panelled door. Doorway 

flanked by single tripartite plain sashes with segmental heads. 

2 plain sashes above. Interior with chamfered beam with 

triangular stops. 

 

Roof 

Slate roof, hipped to the right and with brick coped left gable 

with gable stack. Single tall lateral stack. Dentilled eaves. 

 

Reference: xxxxxxxxxxxxxx 

 

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

more information from the Deeds. 

 

A general comment with regard to Grade II Listed buildings is that we are finding 

some of the listings are not that specific or detailed and open for interpretation, we 

would take advice from the Conservation Officer with regard to what is and is not 

important on the listing. 

 

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

the above.  Please see the Appendices for full Listing details. 
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Putting Life i nto Perspective! 
 

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

 

1750  The start of the Industrial Revolution 

 

1793  The Grand Union Canal was built 

 

 1947  The Polaroid camera is invented by Edwin Land  

 

 1984  Live Aid Concerts raise funds for famine relief in Ethiopia 
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LOCATION PLANS  

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Note;  

The 

photographs identify the building and is not necessarily where the boundaries, etc are. 
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EXTERNAL PHOTOGRAPHS  
 

 

 

 
Front view 

Aerial view ï 360 photo 
 

 
Rear view 

Aerial view ï 360 photo 
 

 
Right view 

Aerial view ï 360 photo 
 

 
Front isometric view  

Aerial view ï 360 photo 
 

 
Overgrown rear garden 

 

 
Left view 

Aerial view ï 360 photo 
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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) Left main bar 

2) Right lounge bar 

3) Rear right function room with toilets  

(ladies rear left and gents front right) 

 

4) Rear right ladiesô toilets 

5) Rear middle double cellar 

6) Rear kitchen 

7) Rear left outdoor toilet 

8) Central stairs to access corridor 
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First Floor  

 

The first floor accommodation consists of: 

 

1) Rear bathroom 

2) Rear bedroom 

3) Middle bedroom 

4) Left bedroom 

5) Right bedroom  

 

 

 

 

Outside Areas   

 

There is a small garden area to the front, a car park to the right and an 

overgrown swampy like area to the rear middle and left. 

 

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 

 

  

 
Main bar left 

 

 
Front right gentôs toilets 

 

 
Rear middle double cellar 

 

 
Main bar right 

 

 
Right lounge bar 

 

 
Lounge bar serving area 

 

 
Lounge bar fireplace 

 

 
Front left bar 

 

 
Bedroom to left 
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Right function room 

 

 
Rear right function room 

 

 
Rear kitchen  

 

 
Ladies toilets 

 

 
Central stairs to top floor 
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First Floor  

 

 
Rear bathroom 

 

 
Rear bedroom 

 

 
Middle bedroom 

 

 
Left bedroom 

 

 
Right bedroom 

 



 

 

 
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 
14 

SUMMARY OF CONSTRUCTION     
 

External 
 

Chimneys: 

 

Four brick chimneys (left, middle, right and rear) 

Main Roof: 

 

Pitched, clad with manmade slate  

(possibly asbestos) 

 

Main Roof Structure: Cut timber roof (old and new) 

 

Right Fat Roof: 

 

Felt covered (assumed) 

Rear Flat Roof: 

 

Felt covered (assumed) 

Rear Flat Roof to Canopy: 

 

Felt covered (assumed) 

Rear Entrance Roof: 

 

Asbestos (assumed) 

Middle Left Flat Roof: 

 

Felt covered (assumed) 

Gutters and Downpipes: 

 

Mixture of cast iron and plastic 

Soil and Vent Pipe: 

 

Mixture of cast iron and plastic 

Walls: 

 

English Wall Bond brickwork / Flemish Bond 

brickwork / Stretcher Bond Brickwork / Rough Cast 

Render (all assumed) 

 

Fascias and Soffits: 

 

Painted timber  

 

Windows and Doors: 

 

Sliding sash windows / Metal casement windows / 

Timber casement windows 
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Internal  

 
Ceilings: 

 

Lath and plaster and plaster (assumed) 

Perimeter Walls: Dry lined and wet plastered finish (all assumed) 

 

Internal Walls: 

 

Mixture of solid and studwork both old and new  

(all assumed) 

 

Floors:   Ground Floor: 

 

Concrete (assumed) 

 

              First Floor: Joist and floorboards with embedded timbers 

(assumed) 

 

 

 

Services 
 

We believe that the property has a mains water supply, mains drainage, electricity and oil 

heating (all assumed). 

 

Heating: 

 

There is a metal oil tank located to the rear left. 

Rear boiler room off from the kitchen. 

 

Electrics: 

 

The electrics are located in the function room and the 

bar area  

 

Drainage:     

 

The manholes are located to the rear 

 

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 xxx 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 potential.  

 

2) It is a vacant possession. 

 

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

 

All four chimneys are weathered and require repair 

and repointing. 

 

ACTION REQUIRED:   Repair and repoint as 

necessary, check flashings and also check 

flaunchings (the top of the chimney).  

 

We assume the work can be carried out from a 

tower scaffolding as majority of cases. It may 

well be worth buying your own tower scaffold as they are several hundred 

pounds. 

 

ANTICIPATED COST:   £3,000 - £5,000 (three thousand pounds to five 

thousand pounds); please obtain quotations. 

 

 

 

 

 

 

 
Rear left chimney 

 
Front right chimney needs re-

pointing at the base 

Aerial view ï 360 photo 

 
Front middle chimney 

 
Front left chimney 

Aerial view ï 360 photo 
 

 
Tower scaffold 

 
Flaunching to a chimney 
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2.0) Roofs deteriorating 

 

We can see that many of the slates have slipped 

particularly to the rear of the property where 

tingles have been used. 

 
Tingles  defined  

Tingles are a way of repairing a slate roof 

where the nails have deteriorated.  

 

Should the property be re-roofed? 

 

We generally say if there are more than a dozen or 

two dozen tingles then re-roofing is required so in 

this case it is getting very close to re-roofing being 

needed.  

 

When you carry out the roof cover / slate roof 

repairs you must carry out repairs to the roof 

structure. There are various timbers that are split or 

are bending and need replacing particularly to the 

valley gutter to the rear and to the roof to the front 

right side. 

 

ACTION REQUIRED:   We believe several 

of the roofs will require repair and or re-

slating within the next five to ten years.  

 

ANTICIPATED COST:   Depending on 

which roofs are carried out £5,000 - £15,000 

(five thousand pounds to fifteen thousand 

pounds) (per large roof). When the roof work 

has been carried out we would also carry out 

any associated wall and window work etc. 

utilising the scaffolding that will be needed 

for the roof repairs; please obtain quotations. 

 

 

  

 
Slipped slates and lead tingles to 

the front right roof 

Aerial view ï 360 photo 
 

 
Roof tingles 

 

 
Slipped slates to the rear left 
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3.0) Roof structure 

 

You have various different ages of cut timber roof. 

The cut timber roof to above the bar areas is the 

oldest roof in our option.  

 

Within this roof we could see old timbers and some 

peg fixings and also deterioration and woodworm. 

Rather than replacing the timber it may be better to 

add additional timber in this way you keep any 

historic timber and improve the structure. This is 

the system that has been used over the years and 

we can see it being used in this roof.  

 

 

 

 

 

 

 

 

 

 

 

 

  

 
View of main old roof 

Aerial view ï 360 photo 

 
Old roof structure to the left  

of the property 
 

 
Peg fixings in the roof 

 

 
Old timbers 

 
Woodworm in the roof 

 
Split timbers to the rear valley 
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ACTION REQUIRED:  We would start by removing everything in the roof 

and getting some good lighting in the roof so it can be seen properly.  

 

Strengthen the roof by the addition of extra timbers. You can see in the roof 

there are some split timbers which need extra support, we would start by 

clearing the roof all the stored items and rubbish.  

 

ANTICIPATED COST:   In the region of £1,000 to £2,000 (one thousand 

pounds to two thousand pounds); please obtain quotations. 

 

 

4.0) Woodworm in the roof 

 

You will also notice there is some woodworm in 

the roof structure which we believe is active 

although there is a fair proportion of old 

woodworm.  

 

We think the woodworm activity will be reduced 

if not stopped all together once the roof is made 

water tight moving the dampness (woodworm like 

dampness) and also getting air ventilation in to the 

roof and heating to the building.  

 

We would strongly advise against using chemicals or any other sprays to treat 

woodworm as we feel there are far better ways of dealing with woodworm in the long 

term.  

 

ACTION REQUIRED:   Make the roof watertight as previously described and 

monitor woodworm activity. 

  

 
Woodworm in the roof 
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5.0) Manmade roof and asbestos 

 

The rear entrance roof is asbestos and is deteriorating. We believe you have already 

agreed to remove this area. There also looks to be a manmade slate to the left side 

roof (in a blue oval) which may contain a small amount of asbestos as it was fairly 

common in older manmade slates (all directions given as you face the property). 

 

 

 

 

 

 

 

 

 

 

 

 

ACTION REQUIRED:  If you wish to confirm you are 100 percent free of 

asbestos, you need to have an asbestos survey carried out. 

 

Our insurance company requires us to advise we are not asbestos surveyors and 

advises us to recommend asbestos surveyors are instructed and that you have 

your own asbestos survey carried out. 

 

ANTICIPATED COST:  A few hundred pounds for an asbestos check; please 

obtain quotations. 

 

  

 
Asbestos roof to the rear entrance 

 
Left manmade slate roof  



 

 

 
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 
22 

6.0) No protective underlayer 

 

It is common since the end of war years to add what 

is known as a protective underlayer in the roof 

which is a secondary underlayer. 

 

It should be noted that in some areas of the roof it 

has an older style of construction with no 

protective underlayer. This means that when the 

rain gets through and remember you have a lot of 

tingles holding the slates so there is no secondary 

protection.  

 

Turnerising? 

 

We would add that a lot of the slates looked to be a slate second and what looks to 

have been a turnarising in on the slate which is visible on the inside in a darker colour 

so the slates might not be in that good a condition and maybe brittle when you try to 

repair / replace them. 

 
Turnerising Defined  

 

This is a process used usually when roofs  have started to deteriorate or 

leak  and it involves the covering of a roof  with a mesh and coating in 

bitumen. It is almost impossible to economically save or re - use materials 

which have been treated in this manner.  

 

ACTION REQUIRED:   You will ultimately need to re-roof all of these roofs, 

adding a secondary protective underlayer.  

 

ANTICIPATED COST:   This work should be carried out in conjunction with 

re-roofing. Please see our earlier costs in the roof deterioration section. 

 

  

 
No protective underlayer to older 

style construction 
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7.0) Flat roofs 

 

You have a lot flat roofs to the property and some 

of them are flat felt roofs. Whilst we do not believe 

they should be in the priorities list as their general 

conditions are average, however there are signs of 

water and moss sitting on some of them.  Flat roofs 

should generally have a fall of 15-22 degrees.  

 

We do not believe these should be in your priority 

list as there are far more important things and their 

general condition is average, however there are 

signs of moss and water sitting on some of them 

which will lead to accelerated deterioration. 

 

ACTION REQUIRED:  We would start by clearing them of the moss. We feel 

that most roofs will be able to be patched repaired whilst you focus your efforts 

on the pitched roofs. 

 

ANTICIPATED COST:   Few hundred pounds for repairs, but sooner or later 

they will need replacing and the costs are likely to be in the thousands of 

pounds, particularly if you are using insulation and high performance 

elastomeric felt. Please obtain quotations. 

 

 

8.0) Walls - Br ickwork  

 

The walls are now finished in brickwork, in a soft 

red brick which has been painted in various areas. 

It is in a mixture of bonds but probably the main 

bond is English Bond and Flemish Bond.  

 

The brickwork is deteriorating considerably in 

some areas, to the point where it has had repairs. 

Unfortunately, these have been carried out 

wrongly in cement mortar which can cause more 

damage than good. Also there looks to be cement 

mortar to the front that has been painted over and 

made to look like bricks. 

 

 
Flat roofs to the rear of the 

property 

Aerial view ï 360 photo 

 

 

 

 
Cement mortar to look like bricks 
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ACTION REQUIRED:   Remove all the 

cement mortar and replace with lime mortar 

and repair the bricks as necessary. 

 

ANTICIPATED COST:   £2,500 - £5,000 

(two thousand five hundred pounds to five 

thousand pounds) this work will be carried 

out over a long period of time. Work is best 

carried out over the summer months. You 

need to find a good bricklayer that is 

experienced in using lime mortar; please obtain quotations. 

 

 

 

Lime Every Time for the age of this property  

 

Unfortunately, the re-pointing, whilst well meaning, is not appropriate for this type 

of construction.  A cement mortar has been used rather than a lime based mortar. 

We recommend you use lime mortar in any future repairs regardless of what the 

builders say!  Using lime mortar will limit further damage to the brickwork, which 

is almost impossible to repair successfully.  However, we would add that many, if 

not most, of the properties that are re-pointed are re-pointed wrongly; it is only in 

recent years that we have discovered the problems that can occur from it. 

 

 
Ad-hoc pointing in cement mortar 

 
English bond 

 
Whole bricks replaced with cement 

mortar 
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9.0) Cracking and tie bars 

 

We can see tie bars to the left side gable and also 

to the front and rear right extension.  

 
Tie Bars Defined  

 

Tie bars add stability to walls and often 

cross - bracing  them  and holding them in 

place .  

 

The bracket that looks like it is for a hanging 

basket may also be a tie bar. 

 

To the left side of the property we can see cracking. Unfortunately, they are very 

difficult to see in the photos. It does mean that movement is going on to the right side 

extension as tie bars are added to stabilise walls and offer cross bracing to them. 

 

 

 

 

 

 

 

 

 

 

 
 

Cement pointing and dampness 

 
Crack and possible tie bar 

 

 
Tie bar to the function room 

 

 
Types of tie bars 
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ACTION REQUIRED:              We would 

recommend that you open up sections of the 

wall to see what the wall is constructed from 

and also to check if the tie bars are giving 

support to the structure. 

 

The cracking needs monitoring. Before you 

legally commit to purchasing the property 

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).   

 

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 will 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. 

 

  

 
Vertical cracking to the right side 

render  
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10.0) Cracking to brickwork  

 

We can see cracking to the brickwork which is to 

the left side of the property. This we believe is for a 

variety of reasons. 

 

Cracking around window and door openings 

 

We would like to draw your attention to the 

cracking to the front windows and doors.  

 

We suspect that there has been water discharging 

down the left side of the building which has caused 

deterioration. 

 

ACTION REQUIRED:   Stop dampness 

from roof and guttering. Stop rainwater 

draining from the roof and guttering down the 

walls. Check and repair lintels (they maybe 

timber). Check and repair walls which may 

involve removing of the cement render 

externally and the modern plasters internally 

and allowing the walls to dry.  

 

Structural movement 

 

We noted cracking which we believe relates to structural movement that is all within 

the older part of the property. We do feel this is causing deferential movement in the 

newer part of the property to the right side. 

 

 

 

 

 

 

 

 

 

 

 

 

 
Cracking and tie bars 

 

 
Cracking to the window 

 

 

 

 
Crack on the front right, hidden 

within the function room roof 
 

 
Cracking to the rear right 

Aerial view ï 360 photo 
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We can see movement to the rear of the property 

which we believe is due to poor ground conditions, 

possibly a flooding or swampy area to the rear and 

possibly peat.  

 

Having said that, the movement looks to have been 

repaired for some time without any obvious signs of 

recent movement. We would however like to have 

the movement monitored.  

 

We feel probably the best way forward is before you legally commit to purchasing 

the property, 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).  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 will 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. 

 

 

 

  

 
Vertical buttress 
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11.0) Is there a timber frame structure hidden in the building? 

 

There are signs internally that this was once a box timber frame structure although it 

has been much altered over the years. It may have looked something like the sketches 

below. It could have been originally a timber frame structure with infill panels 

between the bays which were originally filled in wattle and daub and then changed to 

brickwork infill panels. 

 

 

 
Wattle and daub  defined  

 

This  is a composite building material used for making walls, in which a 

woven lattice of wooden strips called wattle  is daubed with a sticky 

material usually made of some combination of wet soil, clay, sand, animal 

dung and straw.  

 

 

We can see on the internal walls that there is still 

wattle and daub. We simply do not know what the 

brickwork hides. 

 

ACTION REQUIRED:  We recommend 

opening up sections of the wall both 

internally and externally. You may well find 

some nice timber frame that enhances the 

look of the building. 

  

 
Timber frame building 

 
Box timber frame panels 

 
Wattle and daub in the walls 
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Modern timbers 

 

As is often the way modern timbers have been 

added over the years. 

 
For example;  
 

the modern timbers within the right side bar 

which have been painted with a smoke stain type 

colour which was popular in pubs years ago 

(particularly when smoking was allowed).  

 

More typically timbers are black with white plaster 

between although this was a Victorian way and 

originally they would have had a colour wash or lime wash. 

 

12.0) High ground level 

 

The ground level around the property is relatively high leading to dampness getting 

in particularly where the building is built from the soft red brick. 

 

 

 

 

 

 

 

 

 

 

 

ACTION REQUIRED:   Lower the ground 

level around the property and we would also 

recommend you add a French drain. 

 

ANTICIPATED COST:   £2,000 - £4,000 

(two thousand to four thousand pounds); 

please obtain quotations. 

 

 

 

 

 
Timber beams to the right side of 

the main bar 
 

 
Ground level is high to front left 

 

 
High level ground 

 

 
French drain 
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13.0) What is happening on the rear left of the property? 

 

To the rear left side of the property there is what we 

would describe as an over grown swampy area. We 

had our best view from the flat roof at the back of 

the property.   

 

When we were looking down to this area from the 

flat roof it looked like the ground had been washed 

away. You advised that you were going to level the 

ground, you do need to make sure there is not a 

natural collection of water in this area or even a 

spring. If there is you need to get the water away 

from the building  

 

 

 

ACTION REQUIRED:   We recommend 

soak aways are added to the entirety of the 

rainwater drainage, which will need to 

discharge as far away from the building as 

possible. 

 

ANTICIPATED COST:   It really depends 

on how much ground work you have already 

allowed for, but we expect for three 

soakaways plus drainage and guttering in 

them, costs to be in the region of £5,000 to 

£10,000 (five thousand to ten thousand 

pounds). Please obtain quotes. 

 

You may also need to replace all the gutters and downpipes, although some 

may be saveable, but in the long term you may need to replace them all.  You 

will need to decide and talk to the Conservation Officer as to whether they can 

be plastic or have to be metal. 

 

 

 

 

 
Rear of the ladiesô toilets 

 

 
Soak away 

 

 
Swampy area 
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14.0) Listed Building alterations without permission 

 

We have been advised that the building is Grade II Listed, please see the Appendices 

for full Listing details. 

 

We would recommend you speak to the 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 Listed 

Building Control Officer before you legally commit to purchase.  

 

 

15.0) Insuring a property that has obvious signs of movement 

 

You do need to be aware that it may be difficult to insure this property with its obvious 

signs of movement and that the brewery may be self-insuring as the property owners 

often do this, particularly where there is no mortgage or a negligible mortgage. 

 

 

16.0) Dry lining  

 

The property has both old dry lining and also 

relatively modern dry lining (by relatively modern 

we mean the last 40 years).  

 

Perks of the dry lining / false wall is to hide the 

dampness coming through into the property which 

is considerable. Even with the repair work that we 

have mentioned you may get an element of 

dampness coming through. You have to consider 

part of the character of this building.  

 

 
Dry lining internal walls 
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A way to resolve this would be to continue with the 

dry lining although it only hides the problem rather 

than resolves it. 

 

 ACTION REQUIRED:   You need to decide 

exactly what sort of finishes you want 

internally, but we think you will probably end 

up dry lining some of the property. 

 

 

17.0) Trees 

 

There are trees around the building particularly to 

the left side where there are larger and mature trees 

and smaller trees to the rear. We can also see that 

some large trees have been cut back on the left side 

as well.  

 

We would advise that trees can be very important 

in removing water from the soil up to a certain 

point as of course they can become a problem. 

 

Insurance companies tend to like substantial trees 

to be three to six metres away from a property. 

However, this depends on the actual insurance 

company. 

 

ACTION REQUIRED:   You need to 

regularly maintain the trees. 

 

ANTICIPATED COST:   A few hundred 

pounds; please obtain quotations. 

  

 
Dry lining 

 

 
Trees to the left 

 

 
Trees to the left of the property 
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Services 
 

17.0) Dated electrics 

 

The electrics are dated and were not working at the time of our survey. 

 

 

 

 

 

 

 

 

 

 

 

 

ACTION REQUIRED:   It may be worth 

having a new system installed. 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. 

 

ANTICIPATED COST:   £250 - £500 (two 

hundred and fifty pounds to five hundred 

pounds) for a test and report and would 

expect costs in the region of £2,000 - £5,000 

(two thousand pounds to five thousand pounds) for a new system; please obtain 

quotations. 

 

18.0) Heating 

 

You will need to start again with the heating. From what we understand you are in the 

heating trade. 

 

ACTION REQUIRED:   Install a new heating system. 

 

ANTICIPATED COST:   We would normally budget in the region of £4,000 

to £7,000 (four thousand pounds to seven thousand pounds) for a new heating 

 
1970ôs Fuse board 

 

 
Electrics in the function room 

 
Electrics in the bar area 
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system depending upon whether you want one or two zones; please obtain 

quotations. 

 

19.0) Well or septic tank 

 

We believe there is a well in the garden, we would put a sump pump into this to see 

if it is a well, a septic tank or something similar. Place the sump pump into this and 

pump out what is in there to see if we can see the size and construction of the septic 

tank. 

 

 

 

 

 

 

 

 

 

 

 

 

ACTION REQUIRED:   We recommend you pump out the well with a sump 

pump or get a company to drain it to see how it is constructed and put a new 

septic tank in depending upon the capacity etc. 
 

ANTICIPATED COST:   We would expect this to be in the region of £10,000 

- £20,000 (ten thousand pounds to twenty thousand pounds) and you are likely 

to need new drainage runs as well; please obtain quotations. 

 

 

The Ugly 

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

 

Characteristics of this type of property 

 

We do believe this falls in to a high risk purchase specifically with relation to the 

movement in the property and the general poor maintenance condition it is in. However, 

we do believe it offers potential providing you are happy to work hard and understand 

there are various characteristics on this property that will be hard to change. 

 

 
Well in the garden 

  
Septic tank 

 



 

 

 
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 
36 

 

Other Items 

 

Moving on to more general information. 

 

Maintenance 

 

The property is in a dilapidated condition and unoccupied. 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 defects are 

considered acceptable and may not have been specifically referred to as defects within 

the context of this Report. 

 

This type of property will require ongoing maintenance and repair particularly in 

relation to the flat roofs 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.   

 

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. We also need to advise you of the following: 

 

Electrics 

 

The electrics are in the main bar and in the function room.  

 

ACTION REQUIRED:   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. 
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Heating 
 

As far as we can see the heating looks to have been removed, however there are 

radiators throughout the property.  

 

ACTION REQUIRED:   We would recommend that a new system be 

installed.  

 

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.  

 

ACTION REQUIRED:   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. 

 

ACTION REQUIRED:  We would reiterate that we 

recommend with regard to all services that you have an 

independent check by a specialist contractor.   

 

DIY/Handyman Type Work  

 

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

and there are various items that we think you need to have a specialist tradesman in 

for, such as work to the listed building of repointing the lime mortar and also repairs 

to the windows. We have detailed these and other issues within the main body of the 

report.   
 

 
Push fit drain 
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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 (seventy five pounds and one hundred and twenty 

five pounds) per day (the higher costs in the city areas) and for tradesmen we use 

between £100 and £200 (one hundred pounds and two hundred pounds) 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 i t 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: 

 

The very important part of this which we believe you understand from our discussions 

is to liaise with the Conservation Officers and Planning Officers and get to understand 

exactly what they want. Although we were once advised that the planning rules and 

conservation rules are written in black and white and interpreted in grey, it is very 

much how things are interpreted and in turn it often relates to how you approach them, 

the quality of trades people that you use on the job and how work progresses. You 

advised that you have met the Conservation Officer and Planning Officer already, we 

would recommend before you start work that you meet them again and outline what 

you propose to do and what time scale it will be done in. 

 

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 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 (for example no 

cars parked near to the property) and weather 

(warm windless day) are suitable.   
 

 

 

 
Drone 

 

 
Front view 

Aerial view -360 photo 

 
 

 
Rear view 

Aerial view -360 photo 

 
 

 
Chimney in below average 

condition 

Aerial view -360 photo 

 
 

 
Chimney in below average 

condition 

Aerial view -360 photo 

 
 

 
Moss on roof 

Aerial view -360 photo 

 
 

 
Asbestos roof to the rear 

Aerial view -360 photo 
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EXAMPLE THERMAL IMAGE PHOTOGRAPHS  

ï Not Your Property  
 

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) 

 

 
 

 

 

 

 

Front of property (Not your property)  Blue around windows is cold from 

outside and red is heat in room  

(Not your property) 
 

    

 

 

 

 

Single panel radiator 

 (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. 

 

 



 

 

 
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 
43 

 

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   

DORMER WINDOWS  
 

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 are four chimneys to this property they are located to the front left, rear left, 

front middle and front right (all directions given as you face the property).  

  

 

Chimney One - Front Left  
 

This chimney is brick finished with a cement 

flashing and two chimney pots.   From what we 

could see from ground level it looked in below 

average condition considering its age, type and 

style with a slight lean on it.    

 

We noted an aerial attached to the chimney which 

we are not keen on as it cuts into the brickwork 

rather like a cheese wire cutting into cheese. 

 

Unfortunately, we were unable to see the 

flaunching properly, we therefore cannot comment 

upon them. 

 

  

 
 

 

 

 
 

 

 
Front left chimney 

 

 
Flaunching 
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Chimney Two ï Rear Left  
 

This chimney is brick finished with a cement flashing and one chimney pot.   From 

what we could see from ground level it looked in below average condition considering 

its age, type and style.    

 

Chimney Three ï Front Middle 
 

This is a large slender chimney which is brick 

finished with a cement flashing and one chimney 

pot.   From what we could see from ground level we 

could see areas where there was no mortar and again 

from ground level it looked in below average 

condition considering its age, type and style.    
  

 

Chimney Four ï Front Right  
 

This chimney is brick finished with a lead flashing 

and one chimney pot.   From what we could see from 

ground level it looked in below average condition 

considering its age, type and style.    

 

 ACTION REQUIRED:   All chimneys need 

repointing and repair work and flaunchings 

checking. We were generally surprised how 

long chimneys do last considering their 

exposed conditions, however in this particular 

case the sooner the work is carried out the 

better. You may need scaffolding. 

 

 Please see our comments in the Executive Summary. 
  

 
Rear left chimney 

 

 
Close up 

 

 
Front middle chimney 

 

 
Front right chimney 
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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 

chim neystack to throw off rainwater.  

 
Spalling Defined  

 

Spalling occurs to brick or stone when water penetrates the surface and via 

freezing and thawing starts to cause deterioration to the surface. This in turn 

allows further water penetration and the surface  breaks up further.  This 

ultimately can lead to water damage or structural damage to the area.  

 

 

Cement Flashings Defined  

 

This is where cement has been used to cover up or fill the junctions between two 

areas, for example between a roof and a wall to help prevent dampness. Cement is 

a brittle material and prone to cracking which in turn allows dampness into the 

structure. We would always recommend the use of lead flashings.  

 

 

 

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

stacks and dormer windows from the parts we could see we could not 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 

aerial photographs. A closer inspection may reveal latent defects. 
 

 

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

 

1. Left main roof 6. Far left flat roof 

2. Right main roof 7. Rear left flat roof 

3. Front entrance roofs 8. Rear middle flat roof 

4. Front dormer roof 9. Rear flat canopy roof 

roof 

5. Rear entrance roof 10. Right flat roof 

 

 
 

Main roof to left 

 

The main roof is pitched and clad, partly in a manmade slate and partly in a natural 

slate and, from ground level, this looks in below average condition considering the 

roofôs age type and style.  

 

The natural slate shows an area that has slipped slates to the rear left side, tingles are 

holding the roof in place and some of the gutters are coming away. 

 

 

 

 

 

 

 

 

 

 

 
Main roof left (red oval)  

and right (green oval) 

Aerial view ï 360 photo 
 

 
Main roof to the front left 

 

 
Moss on roof and grass growing  

in gutter to main roof front left 
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There are over 50 tingles on the roof and we consider the roof needs re-roofing. 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

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.  

 

 

ACTION REQUIRED : We recommend re-

roofing. At the very least we would clear the 

moss. 

 

 
Slipped natural slates to main roof 

rear left 
 

 
Main rear left roof to rear showing 

mix of natural slates (red oval) and 

manmade (with moss on it)  

(green oval) 

 
Lead tingles 

 
Around 50 lead tingles on main 

roof 

 
Scaffolding to the entire building 
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ANTICIPATED COST: If you can re-use 

the existing slates then we would expect 

costs to be in the region of £5,000 to £10,000 

(five thousand pounds to ten thousand 

pounds). If not, and we think it is likely that 

these are already second-hand slates, then 

the bill would increase by about £5,000 to 

£10,000 (five thousand pounds to ten 

thousand pounds). Please obtain quotes. 

 

Roofing contractors now typically require the entire building to be covered by 

scaffolding; often over the roof as well.   

 

Main r oof to r ight 

 

The main roof right side is pitched and clad with a manmade slate and, from ground 

level, this looks in a much better condition than the left main roof although we can 

still see some tingles to it. We believe this to be a relatively recent re-roofing (in 

surveying terms in this instance the last 30 years). 

 

 

ACTION REQUIRED:  Ad hoc repairs to slates to make watertight for the 

oncoming winter. 

 

  

 
Tower scaffold 

 
Main roof front right  

 

 
Main roof rear right 

Aerial view ï 360 photo 

 
Main roof front right 

Aerial view ï 360 photo 
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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 left and right hand roof 

 

The left and right main roofs are 

accessed from four different points.  

 

They range from having no protective underlayer on the left side, to having 1960ôs 

style Hessian base underlayer (bitumen) to part of the front of the property, to having 

what looks like a breathable underlayer to the right side, which generally started to be 

used from about the year 2002. 

 

 

We generally found it to be in average condition with damage to some areas which is 

typical of what we find. Of course there are areas where there is no protective 

underlayer at all.  Often in older roofs they had no protective underlayer. 

 

 

 

 

 

 

 
Protective underlayer 

 

 
No protective underlayer to the  

left side of the roof 
 

 
1960ôs Hessian base underlayer to  

left side of roof 
 

 
2002 breathable underlayer to the 

front right side 
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Low Level Front Roofs ï Single Storey Roofs 
 

Front entrance roofs 

 

There are two small front entrance roofs to the 

property. Both of them are pitched with a manmade 

slate with a lot of moss of them. From ground level 

they look in below average condition considering 

the roofs age type and style. 

 

 

 

 

 

 

 

 

 

 

 

 

 

ACTION REQUIRED: Ideally in both cases we would replace the manmade 

slates (remembering they may contain some asbestos) with a natural slate. We 

would also add gutters as well. 

 

Rear entrance roof 

 

 The rear entrance has an asbestos covered roof. 

From ground level, this looks in below average 

condition considering the roofs age type and style.   

 

We believe you have had discussions with the 

Conservation Officer and have agreed to remove 

this entrance. We personally like these entrance 

areas as it means you do not walk directly into the 

house and it also helps retain heat, as well as 

security. 
 

 

 

 
Front entrance roof  

 
Right entrance roof 

Aerial view ï 360 photo 
 

 
Left entrance roof 

Aerial view ï 360 photo 
 

 
Rear entrance roof 

Aerial view- 360 photo 
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Front dormer window roof   

 
Dormer windows are often used where rooms are formed 

within the roof space and have the advantage of allowing 

light into the area and also giving the head space to allow 

them to be stood next to. 

 

The dormer window roof has a lead roof and sides. 

The guttering is no longer functioning. To the front 

there are timber windows which currently rainwater 

is discharging down which is fairly easy to resolve. 

 

Generally, we could comment they are in below 

average condition for its age, type and style.  

 

 ACTION REQUIRED:  Repair the roof, 

reposition the guttering and downpipes and 

repair and redecorate the window and side 

areas. 

 

  

 
Dormer window  

Aerial view ï 360 photo  
 

 
Dormer window  
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Flat Roofs 
 
Whilst these roofs are 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. 

 

 

 

Far left flat roof  - No. 1 

 

The far left flat roof is over the ladiesô toilets. It is 

covered with felt and from ground level, this looks 

in below average condition considering the roofs 

age type and style. 

 

 

 

 

Rear left flat roof  ï No. 2 

 

 The rear left flat roof is covered with felt and has a 

lot of moss sitting on it. From ground level, this 

looks in below average condition considering the 

roofs age type and style.   

   
 

 

 

 

Rear middle flat roof  ï No. 3 

 

 The rear left flat roof is covered with felt and again 

a lot of moss sitting on it indicating water is not 

draining away where the pitch meets the flat roof. 

Again from ground level, this looks in below 

average condition considering the roofs age type 

and style. 

 

 

 

 
Far left flat roof 

 

 
Rear left flat roof 

 

 
Rear middle flat roof 
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Rear flat canopy roof ï No. 4 

 

 The rear flat canopy roof is the only roof we have 

not been on top of. We assume from our 

discussions that this roof is being demolished. If 

this is not the case, please contact us and we will 

advise further.  

 

 

 

 

Right flat  roof ï No. 5 

 

 The right flat roof is covered with felt with water 

sitting on it. From ground level, this looks in 

average condition considering the roofs age type 

and style.   

 

 

 

 

 

 

ACTION REQUIRED: Generally, all roofs are flat roofs, meaning they have 

next to no fall on them; they should have between 15-22 degrees.  

 

We would start by clearing all the moss. We feel that most roofs will be able 

to be patched repaired whilst you focus your efforts on the pitched roofs and 

other important matters on this property.  

 

The flat roofs are generally finished in a mineral flat roof which is a relatively 

modern roofing material, better roofing materials are now available (such as a 

high performance elastomeric felt) but also a modern flat roof would be 

required to be insulated which is known as a warm roof. These roofs can be 

upgraded over the years to come. Upgrading with insulation will save you the 

heat. 

 

 

  

 
Rear flat canopy roof 

Aerial view- 360 photo 
 

 
Right flat roof 

Aerial view- 360 photo 
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Further information on flat roofs  

 

Ventilation 

 

We could not see any flat roofs having any ventilation. Building Regulations require 

flat roofs to be ventilated. Building Regulations are not retrospective but the reason 

for the requirement is to make sure that any moisture that enters the roof construction 

is dispelled by way of ventilation.  We would suggest that if the opportunity arises 

ventilation should be provided. 

 

Insulation  

 

We do not believe any of the roofs are insulated or have a vapour barrier, without the 

vapour barrier and combined with inadequate ventilation there will be an increase in 

the risk of wet or dry rot. 

 

All the roofs 

were 

inspected from ground level, from the roofs 

themselves and with the aid of a x16 zoom lens on a digital camera and aerial 

photographs. Flat roofs have been inspected from ground floor level and/or upper 

floor windows. 

 

 

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

properly from ground level, or via any other vantage point that we managed to gain.  

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. 

  

 
Cold roof 

 

 
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 

 

The roofs are accessed via four loft hatches 

located one in the shower room, one in the front 

middle bedroom, one to the rear right bedroom.  

There is a fourth loft hatch at ground floor level 

accessed from within the function room 

 

One of them we were unable to get through as it 

was so narrow! 

 

There is no electric light or secured floorboards. 

We recommend that these be added, as it will make the loft space safer and easier to 

use. 

 

The whole of the lofts have been viewed by torchlight, which has limited our viewing 

slightly. It should be noted in some areas insulation was over the joists so you need 

to take care when in the roof. 

  

 
Loft hatch in the shower room 

 

 
Loft hatch in the function room 

 

 
Loft hatch in the front middle 

bedroom 
 

ROOF STRUCTURE AND LOFT  
 

(ALSO KNOWN AS ROOF SPACE OR ATTIC SPACE) 
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Roof Structure 

 

There are effectively three different 

main ages of roof structure.  This is 

the old cut and peg timber roof to the 

main building, which is the Listed 

building area, older style cut roofs 

with ridge boards to the right hand 

side roof and a more modern cut 

timber roof over the function room. 

 

All roofs have been hand cut and 

purpose made, although they vary 

considerably in their age.  The older 

roofs would have normally have 

been built on the ground and then 

lifted into place, whilst the more 

modern roofs tended to be built in-

situ. 

 

The newer roof is still a hundred odd years old, 

you can see the difference in how they are built 

by the ridge detail. 

 
Ridge defined  

 

The ridge detail is the top most  part of 

the roof.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 Timber frame roof 

 

 

 

 

 

 

 
Ridge board in the newer roof 

 

 
Pegged roof structure in the  

older original roof 
 

 
Mixture of both where roofs have 

been amended and altered over  

the years 
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Roof Timbers  

 

We have inspected the roof structure for: 

  

1) Serious active woodworm 

 

2) Structurally significant defects to the timbers 

 

3) Structurally significant dry rot 

 

4) Structurally significant wet rot 

  

Our examination was limited by the general configuration of the roofs, the 

insulation and a few stored items.  Generally, we found the older roofs in below 

average condition, the modern old roof in okay condition and the newer cut timber 

roof in average condition.   

 

We would particularly draw your attention to the older roof and older modern roof, 

both of which have woodworm to a greater or lesser extent.  There is also some 

evidence of wet rot in these roofs.  This we believe relates to the slipped slates 

externally and the detailing around the chimney, which should be mostly resolved if 

you carry out the work mentioned to the chimneys and roofs and associated guttering 

and downpipes work. 

 

We would be able to comment further on these roofs if you cleared them of all stored 

items, insulation etc which is the only way to be 100% certain of their condition. 

 

ACTION REQUIRED :  Please see our specific comments in the Executive 

Summary.    
 

Water Tanks 

 

Water tanks were not noted. 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! 

 

 
General view of inside of roof 
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Ventilation 

 

There was natural ventilation where there was no protective underlayer, also where 

there was a breathable protective underlayer above the function room area. 

 

Insulation 

 

Please see the Thermal Efficiency Section of this Report. 

 

Electrical Cables 

 

There is a mixture of problems with regard to looking at the wiring, from a mass of 

insulation in the newer roofs, to there being insufficient quality of electric cables to 

comment upon in the older roofs. 

 

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, i.e. we 

have not examined every single piece of timber.  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 

 

Generally, they are cast iron and are in poor 

condition. 

 

We normally recommend keeping cast iron 

gutters and downpipes as much as possible, but 

in this case it does look like renewal will be the 

best way forward, subject of course to agreement 

with the Conservation Officer. 

 

It is important you get the building as watertight 

as possible before wetter/winter months.  We 

recommend using metal gutters and downpipes as we feel these last much longer than 

plastic, but it may be for speed that you use plastic and then at a later date exchange 

them for metal. 

 

In addition, this building has been left over the years with a general lack of 

maintenance which all leads to the need to replace the guttering and downpipes and 

ensure the water is taken away from the building using soak-aways. 

 

 

 

 

 

 

 

 

 

 

 
Gutter and downpipe  

 

 
Grass growing in the gutter 

 
Gutter falling off  

 

GUTTERS AND DOWNPIPES 
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There are basics going wrong with this property 

to the gutters and downpipes such as them not 

being joined. 

 

ACTION REQUIRED:  We recommend 

you repair the gutters and downpipes as 

soon as possible to stop water discharging 

down the building and damaging it.   You 

will need to chat to the Conservation 

Officer. 

 

Start by clearing all gutters which will allow you to check their condition. 

 

We would recommend soak-aways are added and as far away from the building 

as you can possibly have them. 

 

ANTICIPATED COST: Please see our comments in the Executive Summary.  
 

Soil and Vent Pipe 

 

The property has a mixture of cast iron and plastic soil and vent pipes. They are 

generally well hidden. 

 

To some extent there is always an element of discovering what is going on with soil 

and vent pipes in this age of property. Again we much prefer to keep them cast iron 

as they ultimately last a lot longer than plastic. 

 

 

 

 

 

 
Far left side gutter not joined 

 

 
Soil and vent pipe draining away 

from the bathroom on top floor  
 

 
Cast iron soil and vent pipe to rear 

left 
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Finally, gutters and downpipes and soil and vent pipes have been inspected from 

ground level. As it was not raining at the time of the inspection it is not possible to 

confirm 100 per cent 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. 

  

 
Modern air vent valve next to 

gentôs toilets on right hand side, 

often known by its trade name of 

Durgo 
 

 
Soil and vent pipe 

Aerial view ï 360 photo 
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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 in a variety of different brick bonds. The older part of the 

property has English bond and Flemish bond, with the newer parts of the property 

having what is known as Stretcher bond brickwork and there is also an area of rough 

cast render to the right hand side. 

 

Brickwork  
 

English and Flemish Bond 

 

English and Flemish bond brickwork relates to the 

way the bricks are bonded together. 

 

The walls are solid and have a pattern visible from 

the outside of the property that shows the end of the 

brick (header), then the side of the brick (stretcher), 

then the end of the brick, then the side of the brick, 

and this pattern repeats course after course, i.e. 

header-stretcher, header-stretcher as you can see in 

the adjoining sketches. 

 

A Flemish bond with an English bond means you 

have rows of stretchers and then every four courses 

you have rows of headers. 

 

English brick bond is typical of what was used 

during the Tudor era which was generally from 

1485 to 1603 and is relatively rare so it is an 

important part of this buildings heritage. There are 

later examples of this brickwork which does need 

to be treated with care. 

 

 

 

 

 
English bond brickwork 

 
Flemish bond brickwork  

 

 
English bond brickwork to the rear 

WALLS  
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Wrongly repaired many times! 

 

Unfortunately, the older brickwork has been wrongly repaired many times using 

cement to the joint and to cover whole bricks, which is such a shame. There are also 

areas where ivy has grown and causing deterioration. 

 

 

 

 

 

 

 

 

 

 

 

 

Lime Wash 

 

There are signs of areas of the property where it has been lime wash, we believe you 

are in discussions with the Conservation Officer with regard to this being a finish to 

the building. We personally feel that the lime wash is a great way to finish an old 

building as long as it is appropriate. 

 

Timber lintels and bonding timbers 

 

Before the 19th Century, the practice of building timbers into external walls was 

almost universal.  These were known as bonding timbers.  They are of course prone 

to rot as solid walls allow dampness through.  Unfortunately, without opening up the 

structure, we are unable to confirm if this is the case. 

 

Condition 

 

Generally English bond and Flemish bond brickwork is liable to penetrating 

dampness internally, dependent upon the condition of the brickwork and the exposure 

to the weather. It is essential that external faces be kept in good condition.   

 

In this case the brickwork is in poor to very poor condition with weathering to the 

brickwork. A lot of work is needed by a skilled bricklayer who is used to dealing with 

older historic properties and working in lime. 

 

 
Ivy causing deterioration 

 

 
Cement repointing, bricks replaced 

with cement mortar, lime wash  

and ivy 
 


