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1 Summary 

1.1 Conclusions and Recommendations 

The property comprises an attractive thatched cottage with historic interest pleasantly located 

close to the old centre of the village.  The building has not been well maintained for many years 

and there are some interrelated defects of a structural significance which require further 

investigation and major repair/remedial work.  In addition, the cottage generally requires a 

programme of refurbishment and modernisation.   

The cottage is Listed Grade II* as being of special architectural or historic interest.  This imposes a 

duty on the owner to maintain the property using traditional materials and techniques which are 

more expensive than modern equivalents.  Also, no internal or external alterations can be carried 

out without first obtaining listed building consent.  I would therefore recommend that consultations 

take place at any early stage with the Conservation Officer at the local Council to agree an 

approach as required.  You should anticipate that the listed status will involve extra professional 

costs and delays while listed building consent is obtained before works can commence. 

The main items requiring urgent repair are listed below for your convenience, but there are other 

matters of a more generalised nature referred to elsewhere in the report. 

1. The right hand wall is unstable.  This requires further investigation by a structural engineer 

to determine if the wall can be stabilised by installing lateral restraint within the building, or 

if it will be necessary to rebuild the wall. 

2. The thatched roof frame is weak and, in particular, has failed on part of the right hand side.  

The thatched roof covering is worn, particularly to the ridge, right hand roof slope and at 

the eaves.  Part of the thatch will need to be removed completely to provide access to 

replace the failed part of the roof frame before the thatch repairs can be undertaken. 

3. Timbers in the older parts of the building are affected by active common furniture and 

death watch beetle infestation.  Commission further advice from the timber specialist and 

undertake appropriate treatment work to prevent further infestation and budget for having 

to replace timbers to the roof and floors in the future. 

4. Install new lead flashings and repoint the tops of the chimney stacks to the older part of 

the cottage when the thatched roof repairs are carried out. 

5. Repair loose masonry at the top of the front wall.  Check stability of front and rear 

chimneys and install suitable restraints if found necessary to prevent future instability. 

6. Investigate the construction and condition of the lintels over the right hand windows to the 

dining room and sitting room and repair as necessary. 

7. Rake out any worn areas of external mortar around the bricks and flint pebbles and repoint 

using traditional lime materials. 

8. Reduce high ground levels and ideally replace any hard landscaping around the base of 

the thatched roofs with gravel or another permeable material. 

9. Carry out repairs to plaster to the ceilings and walls using traditional lime materials and 

redecorate using traditional breathable paints. 
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10. Have the condition of the electrical, gas, central heating and hot water systems checked 

and repair or upgrade as required. 

11. Replace felt covering to garage roof. 

1.2 Solicitors Enquiries 

In addition to the standard searches and enquiries made by your solicitors, I recommend that the 

following points are specifically addressed: 

 

1. Confirm that the property is freehold and is offered with full vacant possession. Confirm 

that good title can be shown with no onerous encumbrances, outgoings or restrictions 

attached.  

2. Confirm the ownership and position of the boundaries, so that you will know your future 

maintenance liabilities. 

3. Confirm the ownership of Old Rectory, i.e. the shared drive to the north which provides 

access to the garage and parking area and confirm suitable arrangements for access and 

maintenance of this. 

4. Confirm the legal implications of the Grade II* Listed status. 

2 General 

2.1 Instructions 

The purpose of this report is to advise on the structural condition and state of repair of the 

property.  This inspection has been carried out in accordance with the Conditions of Engagement, 

a copy of which has been appended to this report. 

 

2.2 Limitations 

This report is provided for the private and confidential use of the client.  Carter Jonas accept 

responsibility to the client alone that the report is prepared with the skill, care and diligence to be 

expected of a competent Chartered Surveyor, but accept no responsibility whatsoever to any 

person other than the client.  The report shall not be reproduced in part or in whole or relied upon 

by third parties without the prior written consent of Carter Jonas (and such persons rely upon the 

report at their own risk).  

 

Directions right or left are taken as if you are facing the house from the road, i.e. facing the west 

elevation of the house. All measurements and dimensions mentioned are approximate or nominal 

only and should not be relied upon where accuracy is required. 

 

2.3 Extent of Report 

The report should be construed as a comment upon the overall condition of the property and the 

quality of its structure, but not an inventory of every single defect, many of which would not 

significantly affect the value of the property. The inspection has been restricted to those parts of 

the structure which were accessible, exposed or uncovered at the time of inspection.  Thus, I have 

not opened up any concealed surfaces by removing plaster, timber boxing or raised any floor 

coverings.   
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The property was fully furnished with the majority of the floors covered.  Owing to the proximity of 

the northern boundary, parts of the north roof slope could not be seen in detail.  Owing to the 

slenderness of the ceiling joists, the roof space was judged unsafe for a full inspection and 

therefore this area was inspected from the hatch only. These factors restricted the inspection 

possible and I am unable to report that any unexposed or inaccessible parts of the property are 

free from defect. 

 

3 Date of Report 

The inspection was carried out on Tuesday, 2 December 2014. 

 

4 Weather 

It was dull, dry and very cold at the time of the inspection following an unsettled period of weather. 

 

5 The Property 

5.1 Description 

A detached cottage with a thatched roof dating from the 17
th
 century but with various alterations 

and extensions including a double storey extension at the rear (kitchen, etc) probably added in the 

18
th
 or early 19

th
 century and a large single storey extension added to the rear in about 1968 which 

includes accommodation which could be used as a separate 1 bedroom annexe. 

 

5.2 Situation 

Situated in an established residential area in the centre of Felpham village which includes many 

attractive old cottages and houses.  The village expanded significantly in the 20
th
 century and now 

forms part of the suburban sprawl with Bognor Regis which is an established holiday destination. 

 

The sea front is about 0.2 miles away to the south.  The proximity of the sea will make the property 

more vulnerable to weather damage and will increase ongoing maintenance costs.  

 

5.3 Access 

The property has a frontage to the west with Blakes Road and pavement and these appear to be a 

made up and adopted highway.  This only provides pedestrian access to the cottage.  

 

The property includes a garage and off-street car parking to the north with access from a shared 

driveway (called Old Rectory).   

 

6 Construction 

The main two storey part of the cottage has solid masonry walls comprising panels of flint pebbles 

with brick quoins at the corners and some brick window and door surrounds.  The roof over the 

main cottage is thatched. 

 

The rear single storey extension is built of cavity brick walls under a pitched roof covered with plain 

clay tiles but a flat felted roof at ridge level. 
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7 Accommodation 

The accommodation is described in the estate agent’s sales particulars and a copy of their floor 

plan has been incorporated into the Appendix to this report.  I have utilised the same room 

descriptions as those on that floor plan. 

 

8 Council Tax Banding 

The property falls within the jurisdiction of Arun District Council. 

 

We understand that the property has been banded within Council Tax Band F and that the tax 

payable for 2014/15 is £2,146.95. 

 

9 Tenure 

It is assumed that the property has a freehold tenure but I have not had sight of the title deeds and, 

therefore, no comment can be made on any unusual or onerous restrictions, encumbrances or 

outgoings. 

 

10 Legislation 

I am not aware of any proposals under Town and Country Planning Legislation, Public Health or 

other statutory matters which would affect the property, although no formal enquiries have been 

made. 

 

The property is Listed Grade II*.  Reference No. SZ9508399656.  The listing text states: 

 

“C17, altered. 2 storeys. 3 windows. Now fronted with roughcast, whitewashed. Back and side 

walls cobbles and red brick. Thatched roof with pentice behind. Sash windows on 1st floor, glazing 

bars missing. Modern windows on ground floor. William Blake lived here from 1800-1803.” 

 

11 Special Hazards 

11.1 Subsidence and Settlement 

According to the British Geological Survey, Geology of Britain Viewer the bedrock is chalk and this 

is covered with superficial materials described as River Terrace Deposits which includes sand, silt 

and clay. The bearing capacity of clays can be adversely affected by dramatic changes in moisture 

content, for example clays can shrink during a drought leading to buildings suffering downward 

movement known as subsidence. 

 

Without digging trial holes on the site, it is not possible to be categoric about of the nature of the 

subsoils. 

 

A careful examination of the internal and external wall surfaces was undertaken.  Generally the 

walls are plumb and free from significant cracking and distortion (except for the central section of 

the south wall which will be dealt with later) and this indicates that the building has not been 

affected by significant foundation movement such as subsidence or settlement. 
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11.2 Coal Mining 

The property is not located in a coal mining area. 

 

11.3 Flooding 

According to the Environment Agency website, the property is in an area just outside the indicative 

area regarding as being at risk of flooding from rivers and the sea, but significant areas a short 

distance to the west of the property and another area to the east, are considered to be vulnerable. 

 

11.4 Ground Heave and Tree Roots 

I found no evidence of ground heave or tree root action damage affecting the building. 

 

11.5 Landslip 

There is no evidence of landslip conditions affecting the property. 

 

11.6 Radon Gas 

Radon Gas is a naturally occurring radioactive gas which is normally associated with areas based 

upon granite rock sub-soils.  The area in which the subject property is situated has not been 

identified by Public Health England as one in which there is a high risk of Radon Gas. 

 

11.7 Asbestos 

Asbestos products have often been used in house construction. However, they can be difficult to 

identify, particularly if covered or painted. The inhalation of loose asbestos fibres is a significant 

health hazard. You should therefore take great care to avoid disturbing or removing any material 

suspected of containing asbestos without first seeking specialist advice. 

 

Although I have not conducted an asbestos survey, I found no obvious evidence of materials likely 

to contain asbestos. 

 

11.8 Lead 

Lead is a poison and studies have shown that very high levels of lead cause ill health.  Lead was 

once used as a pigment in house paints, although its use has gradually reduced since the 1950’s.  

Due to the age of the building, there is accordingly a risk that there could be lead paints to the 

subject property which have subsequently been over coated with modern lead free paints. Care 

will need to be taken when preparing any previously painted surfaces to reduce the risk of inhaling 

dust which may contain lead particles. 

  

11.9 Contamination 

I am not aware of the content of any environmental audit or other environmental investigation or 

soil survey which may have been carried out on the subject property or nearby and which may 

draw attention to any contamination or the possibility of such contamination. I am not aware of any 
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factors which might suggest that the subject property has been affected by contamination, but we 

have not carried out any specific investigations into past or present uses, either of the property or 

any neighbouring land on this matter.  This report therefore assumes that no contamination exists.  

However, should it subsequently be established that contamination, seepage or pollution exists at 

the property or on adjoining land or that the property has ever been put to a contaminative use, 

this might have a material effect on the saleability and value of the property. 

 

12 Occupation 

Although the property was fully furnished at the time of my inspection, it appears unoccupied and I 

assume vacant possession will be given on completion. 

 

13 Fire Insurance 

The reinstatement cost for fire insurance purposes including demolition, site clearance and 

professional fees has been calculated in the sum of £550,000 (five hundred and fifty thousand 

pounds).  It is recommended that the reinstatement cost is index linked and that it is reassessed 

every five years. 

 

However, this figure is provided solely as a guide.  Listed buildings should be insured on the basis 

of exact reinstatement and I recommend that you commission a specialist assessment of the 

rebuilding costs to ensure that the building is adequately insured.   
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STRUCTURE AND CONDITION OF THE PROPERTY 
 

 

 

14 Externally  

14.1 Chimney Stacks, Flues and Fireplaces 

There are four brick chimney stacks.  

 

The front chimney is contained within the front elevation, but I could see no evidence that the 

brickwork of the chimney is tied in to the rest of the front wall and it appears to be a free standing 

structure.  This is unsatisfactory.  There is a vertical crack on the front elevation between the right 

hand side of the chimney and the front wall indicative of previous movement in the chimney.  The 

crack has been repointed but the masonry has not been stitched in and there is a risk of future 

movement.  Externally and internally, there is a crack between the left hand side of the chimney 

and the front wall.  I do not consider that the chimney needs to be rebuilt but I do recommend that 

it is tied in to the rest of the front wall to ensure future stability.  This can either be done by the 

installation of proprietary steel straps around the chimney and fixed to the wall or by stitching in 

brickwork between the chimney and the front wall.  
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A handful of bricks on this chimney have been damaged by frost and have started to 

delaminate/flake.  As part of an ongoing maintenance programme, any damaged bricks should be 

cut out and replaced. 

 

The front chimney would originally have served fireplaces in the dining room and bedroom one.  

Neither have been in use for many years.  Where visible from the brick alcove in the dining room, 

bricks within the flue are in a poor condition and this should not be used until the flue has been 

properly lined to ensure that excessive heat and exhaust gases do not escape from the chimney 

into the house.   

 

The second chimney stack would originally have served open 

fireplaces in the sitting room and bedroom two above.  The latter 

has been closed and can no longer be used.  The fireplace in the 

sitting room has been significantly altered and now comprises a clay 

tile hood over an open fireplace.  The flue turns at 90° within this 

hood where it rises into the original chimney flue and this is a poor 

arrangement.  I have not tested the fireplaces or flues but I believe 

that there is a high risk that this fireplace will ‘smoke’.  I recommend 

that it is tested and flue checked before use as it may be necessary 

to alter the hood/flue.   

 

 

 

 

The third chimney stack was originally built with a 

single flue, probably serving a fireplace in the 

kitchen and then a second flue added to serve 

bedroom 3 above.  The two brick flues do not 

appear to be stitched together and are therefore 

independent structures.  They also incorporate a 

significant kink as they rise which further reduces 

their stability.  I am not confident that these are 

tied in to the adjacent wall and consider that there 

is a risk of future movement.  I saw no cracks to suggest any current problems but, in the course of 

the other works that will be required to the property, I recommend that this point is investigated and 

if necessary suitable restraining fixings installed.  The kitchen fireplace has been closed with a 

steel register plate incorporating a vent.   
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The three chimneys to the older part of the cottage are in a poor condition above roof level.  Some 

of the mortar pointing is very worn.  There are cement fillets at the joints between these chimneys 

and the thatched roof but, as the thatch consolidates after it has been laid, the fillets have dropped 

opening up cracks between the fillets and the chimneys and so they are no longer effective and 

this is allowing excessive rain penetration.  I recommend that proper lead flashings properly 

bedded into the brickwork of the chimneys is installed and dressed down over the thatch.   

 

Finally, there is a brick chimney in the rear extension.  This would originally have served a 

fireplace in the garden room but this has been closed and a vent installed to maintain ventilation to 

the disused flue.  Above roof level, the chimney is in a fair condition.  There are lead flashings 

between this chimney and the adjacent roof slopes but these are in a worn condition, particularly at 

the corners and could allow rain penetration.  I recommend that the lead flashings are reset or 

replaced as necessary.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

A metal balanced flue on the left hand elevation serves the central heating boiler.   

 

14.2 Roofs 

The main roof is thatched.  It appears to be 

covered with what is generally termed a combed 

wheat straw and this is a common type of thatch 

material.  It is actually a hybrid of wheat and rye 

called triticale. The thatch is protected from 

damage by vermin and birds by wire mesh netting 

fixed over the thatch.  Unfortunately, as the thatch 

consolidates with age, large gaps have opened up 

between the netting and the thatch so that it 

provides a less secure protection from bird/vermin 

damage.   
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The thatch has the appearance of being perhaps 20 years old.  It has a limited lifespan and 

requires regular maintenance.  Generally, major recoats are required every 20 to 30 years and the 

ridge will need replacing roughly every 10 years.  The ridge is in a worn condition and has the 

appearance of having been replaced, perhaps 10 years ago.  Evidence of defects were seen with 

a hole in the thatch to the right hand side of the third chimney, gaps opening up on the ridge 

around the other chimneys and holes appearing through the thatch in the position of the original 

wood spars which hold down the thatch.  A patch repair has been carried out in the past with a 

sheet of lead at ridge level.  There is also some poor detailing for example at the edges of the roof 

(verges) the thatch is flush finished with an inadequate overhang to the gable walls leaving the 

walls vulnerable to rain penetration.  

 

 

 

 

 

 

 

 

 

 

 

 

 

A major repair to the thatch is now required.  This will involve recoating the right hand roof slope, 

replacing the ridge and improving the details at the verges.  The left hand roof slope faces north 

but the inspection was restricted as this was covered with moss.  During the other thatch repairs, a 

detailed inspection should be carried out on the north slope to see whether this thatch also 

requires recoating.   

 

When the thatch repairs are undertaken, the wire netting will need to be pulled back to allow 

access and then when it is finished, the wire netting can be reset finished flush tight with the 

surface of the thatch.  

 

Thatched roofs are expensive to maintain.  They are also expensive to insure as they are 

vulnerable to fire.  You should obtain quotations from insurance brokers at an early stage.  You are 

likely to find that they require that interlinked smoke detectors to be installed throughout the house, 

including in the roof spaces to provide early warning in the event of a fire and they may also 

impose conditions about how the chimneys are 

used in the future.  They may for example refuse to 

provide cover if you have wood burning stoves 

installed as these significantly increase the risk of 

fire with thatched roofs.   

 

At the base of the right hand roof slope is a roof 

light serving the landing.  This is simply constructed 

of a timber framed single glazed panel with a further 

glass panel inside to provide secondary glazing.  

The detailing around this is poor and it will need to 

be overhauled or replaced during the reroofing 

work.   
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On your behalf I have commissioned further advice and a quotation for repairs to the thatch from a 

thatcher, Mr P Campbell, and his advice is included in the Appendix.  

 

The cost of major thatch work to this house will also be increased by the awkward access for 

materials and vehicles.  It will also be necessary to install scaffolding on the left hand side of the 

house to undertake any repairs to the thatched roof on this side as there is inadequate space to 

lean long ladders.  It may be necessary to remove the timber fencing from the front boundary so 

that materials can be removed and delivered to the site more easily.   

 

The rear single storey extension is constructed with a flat felted roof at ridge level.  I was only able 

to undertake a limited inspection by leaning a ladder against the left hand boundary wall.  Where 

visible, the felt is in a fair condition but it will be appreciated that this type of covering has a short 

lifespan of usually 15 to 20 years.  It shows no sign of any current problems but you should budget 

for future replacement work, probably in the next 5 years. 

 

 

 

 

 

 

  

 

 

 

 

 

 

Around the perimeter of the flat roof, is a lead apron which is dressed down over the clay tiled 

pitched roof slopes which run around the edge of the extension.  Some of the lead work is in a 

worn condition, for example on the front left hand corner and needs to be replaced.  

 

 

 

 

 

 

 

 

 

 

 

 

 

The pitched roof slopes are level and the handmade clay tile covering is in a satisfactory condition.  

There is a lead flashing at the abutment between the single storey roof and the main rear wall of 

the house.   

 

On the flat roof is a roof light which appears to be constructed with perspex.  It appears in fair 

condition at present but should be checked when the mineral felt is next replaced.   
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14.3 Gutters and Downpipes 

There are no gutters or downpipes to the thatched roof which is normal practice.  Instead, 

rainwater will merely cascade onto the ground surfaces below.  Ideally ground surfaces should be 

permeable rather than covered with hard landscaping to reduce the risk of rainwater splashing 

back off the ground against the base of the walls.  In this case, there is a concrete path on the left 

hand side of the cottage and a concrete and brick paved area on the right hand side.  This is a 

poor arrangement and there is evidence that rain splash back has damaged the mortar at the base 

of the walls and is contributing to dampness problems inside the cottage.  You should replace 

these hard surfaces for example with gravel. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Rainwater shared from the extension roofs is collected by PVC gutters which discharge via 

downpipes into gullies at ground level and these are likely to connect to soakaways buried in the 

garden and/or into the foul water drainage system.  The condition appears satisfactory but gutters 

should be checked during rainy conditions so that any leaking joints can be resealed.   

 

14.4 Main Walls 

The main walls to the two storey part of the building are about 320mm – 420mm thick and are of 

solid construction.  Solid walls provide less thermal insulation than modern cavity walls and can 

also be more prone to dampness problems.  It is therefore important that roof coverings are 

maintained in good condition to reduce the risk of the walls becoming saturated with water which 

can lead to damage to the building fabric including rot to timbers embedded in the walls.  

 

The main walls are probably constructed of brick but clad on the outside with panels of pebble 

flints with brick quoins at the corners of the building and brick surrounds to window and door 

openings.  The mortar around the bricks and pebbles is probably a lime based mortar.  This is an 

advantage with older buildings as the lime is relatively soft and allows the building to breathe and 

is capable of allowing minor movements in the building without leading to excessive cracks.  The 

mortar is a sacrificial material, i.e. if saturated with water it can wear away gradually without 

causing damage to the masonry.  However, when the mortar becomes very worn, as is currently 

the case at the base of some of the main walls, repairs will be required to rake out any soft 

pointing and to repoint.  This should only be done by a skilled builder using traditional lime 

materials rather than modern cement.  The problem with cement based mortars is that they are not 

sympathetic to older buildings and tend to trap moisture within a wall which actually leads to more 

significant dampness problems.   
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Unfortunately, a couple of areas at the front end of the right hand flank wall have been repointed in 

later years with a cement mortar.  Unfortunately, this cannot easily be removed.   

 

There is a major problem of instability to the right hand flank wall.  The wall leans out at the top 

and this has caused a number of cracks internally between this wall and the adjacent first floor and 

ground floor partitions and ceilings.  The main area of movement is at the front of bedroom 3.  The 

cause of the movement is a lack of lateral restraint to this wall:- The first floor joists in the sitting 

room and dining room run from front to back and therefore provide no restraint against this side 

wall.  The first floor ceiling joists do run from side to side but because part of the first floor 

accommodation is formed within the roof area, these joists do not fix to the base of the rafters 

reducing their ability to restrain the outward thrust of the weight of the roof against the top of the 

walls.  Furthermore, at first floor level the partition walls which butt against this right hand wall all 

incorporate door openings reducing the mass which might otherwise help to brace this wall.  

Clearly the movement has been ongoing for a long period of time but, where some of the cracks 

have been filled in the past, they have reopened internally indicating that the movement is 

progressive.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Part of the problem is the inadequate roof frame imposing outward thrust on the top of the wall.  

Repairing/replacing the roof frame when the thatch roof covering is replaced will help to reduce the 

thrust on the top of the wall, but there is no guarantee that this in itself will be sufficient to prevent 

further movement.  Instead, some other form of lateral bracing is required.  I tested the plumbness 

of the wall by using a spirit level on the inside surface and this indicates an outward lean of around 

40mm horizontally every 1m vertically.  The wall is approximately 4m high and therefore the 

amount of distortion could be as much as 160mm.  This breaches a rule of thumb known as the 

‘middle third rule’ where, when a wall is leaning out by more than one third of its thickness, there is 

a significant risk to its stability.  

 

This issue requires further investigation by a structural engineer to determine if there is a scheme 

of lateral bracing which could be installed to protect the stability of the wall and prevent any further 

distortion.  The work could be significant and expensive as it may involve installing significant steel 

restraints and associated works or possibly rebuilding the wall off new foundations.  Any repairs 

will require consultation with the Conservation Officer at the local authority and an application for 

listed building consent.  This will increase the time taken to agree a specification for the work and 

the professional fees involved.  It would be most unwise to proceed to an exchange of contracts 

before the structural engineer has designed an appropriate repair scheme and advised on its 

potential cost.   
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The ground floor window openings on the right hand 

side of the dining room and sitting room have been 

significantly enlarged in later years. Unfortunately, 

these works will have further weakened the right hand 

wall and could be a contributory cause to the movement 

noted.  There appear to be in situ poured concrete 

lintels above these wider openings.  There are cracks to 

the dining room window lintel indicating some 

deficiencies.  It is possible that the concrete 

incorporates steel reinforcing and that this is affected by 

rust corrosion as a result of the exposed nature of this 

elevation and the close proximity to the sea increasing 

the amount of salt in the atmosphere.  I recommend 

that both lintels are opened up to confirm their 

construction and adequacy.  Any cracked concrete may 

need to be repaired and any corroding steel 

reinforcement within, opened up and treated to prevent 

further corrosion.  If these lintels required complete 

replacement, this would be a very expensive 

undertaking owing to the large amount of wall above 

that would need to be supported during such work and 

the risk of creating instability to what is already a 

relatively weak flint wall.  

 

 

 

 

 

 

 

 

 

 

 

 

Elsewhere, most of the lintels are soldier brick arches.  Although these will not be very strong they 

generally appear to be satisfactory.   

 

At the top of the front elevation, the wall leans out 

slightly.  This is formed with brickwork resting over flint 

panels but the mortar around the top flints has eroded 

away significantly destabilising the support to the 

brickwork above.  When the thatched roof is stripped 

for repair, I recommend that the top bricks are taken 

up and rebuilt once any loose or missing mortar 

around the flints has been repointed.  Again, care 

should be taken to ensure the use of traditional lime 

based mortars.   
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Generally, the flint sections of wall are relatively weak.   

 

Part of the garden room in the single storey extension is actually a much older section of building 

built with solid brick and flint walls similar to the main part of the house but this has been 

replastered internally when the extension was built.  The rest of the extension is built with cavity 

brick walls that is two leaves of masonry, inner leaf probably of concrete blockwork, outer leaf 

brickwork with a space between.  Normal practice is for the two leaves to be held together by a 

pattern of metal wall ties.  The walls are plumb and free of any significant cracking or distortion.    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

14.5 Foundations 

It will be appreciated that the older walls of the house will have virtually no foundations and are 

therefore much more susceptible to settlement and subsidence.  I did not expose or inspect the 

foundations during the course of my inspection.  Generally I did not see evidence of downward 

movement consistent with foundation failure.  It is however possible that part of the cause of the 

movement to the right hand flank wall is related to inadequate foundations and this will need to be 

considered by the structural engineer when he designs an appropriate repair scheme.  It is 

possible that this wall will need to be underpinned i.e. excavations dug to install deeper 

foundations under this wall, to ensure future stability or for this wall to be rebuilt off new 

foundations.  

 

14.6 Damp Proof Course (DPC) 

In view of the age of the original house, no damp proof course would have been incorporated at 

the base of the main walls when it was built and I saw no evidence to suggest that a subsequent 

damp proof course had been injected into the base of the main walls.  In fact, I am not a fan of 

injected damp proof courses and believe that they rarely work, particular with walls of this 

construction.  As a result, the walls will be vulnerable to rising dampness.  This will be dealt with 

later in the report.   

 

One of the best measures to reduce the risk of dampness is to ensure that external ground levels 

are kept well below internal floor level (ideally around 150mm).  Ground levels on the right hand 

side of the kitchen are too high and are indeed above internal floor levels.  I recommend that 

ground levels here are lowered if possible.  Ideally any hard paved surfaces adjacent to the base 

of the walls under thatched roofs, should be taken up and replaced with a more permeable surface 

to reduce the amount of splash back from rainwater cascading off the edge of the thatch.   
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There is a bitumen damp proof course at the base of the extension walls and this will help to 

prevent rising dampness.   

 

14.7 Sub-Floor Ventilation 

No sub-floor ventilation is required with a solid ground floor.   

 

14.8 External Joinery 

The majority of the windows comprise timber frame single glazed sliding sash or casement units in 

fair condition.  However there is some evidence of localised wet rot decay, particularly to windows 

on the right hand elevation, for example to the kitchen.  Where possible, areas of decay should be 

cut out and repaired by splicing in new timber pretreated with a preservative.   

 

Paintwork is in a fair condition but will require early renewal following repairs to any areas of 

rot/softened timber.  

 

The windows around the dining room and sitting room were replaced, perhaps 80 or 90 years ago 

with leaded light units in galvanised casements set within timber subframes.  Those on the right 

hand elevation are affected by rust corrosion to the galvanised frames.  Paintwork here needs to 

be taken back to expose the areas of rust and the rust rubbed down and the steel treated before 

repainting.  As the galvanised frames corrode, they expand and this has caused some of the 

panes of glass to crack/break and these require replacement. The subframes have a stained finish 

and some of these require localised repair to softened areas for example on the front elevation 

prior to retreatment with a suitable decorative stain.   

 

Some of the windows require adjustment to ensure that they will open and close securely.  

 

The single storey extension has a mixture of window units, mostly galvanised steel casements set 

in timber subframes with a paint finish.  They are in a serviceable condition but require 

redecoration. 

 

There is a large aluminium framed single glazed window to the ground floor bedroom.  This will 

allow excessive heat loss and you should consult with the Conservation Officer at the local council 

to determine whether this window could be replaced with a modern double glazed unit to reduce 

heat loss.   

 

There are timber ledged and braced doors at the front and right hand side.  Their condition is 

satisfactory.   

 

There is a lightweight timber door with a single glazed panel on the left hand side.  Ideally the 

glass should be replaced with toughened glass to improve safety/security.   

 

Generally the windows and doors do not provide high levels of security.  

 

There is a pair of sliding softwood framed single glazed doors on the right hand side of the garden 

room.  These require some adjustment and easing to ensure that they can open and close easily.  

The glass to these is not marked as being of toughened glass and I recommend that either the 

glass is replaced or a protective film is applied to improve safety.   
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15 Internally 

15.1 Roof Spaces 

The main roof space is accessed via a small hatch in the ceiling of bedroom 3.  Owing to the very 

slender nature of the ceiling joists, I judged that these were too weak to be used for access and 

therefore I had to restrict the inspection to what could be seen from a ladder in the hatchway only.  

This meant that the front and rear areas of the roof space in particular could not be inspected.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Where visible, there are old timber pole rafters running down from ridge level to the tops of the 

right and left hand walls.  Small cut poles have been used as ceiling joists/collars and these span 

from side to side and are probably fixed to the rafters.  All of these visible timbers have been 

affected by significant common furniture beetle infestation and this has substantially weakened the 

roof frame.  About 6 or 7 rafters on the right hand roof slope above bedroom 3 have snapped 

owing to a combination of being weakened by beetle infestation and by the outward movement of 

the top of the right hand wall.  This has left the roof in a precarious condition and the weight of 

some of the thatch at the base of this roof slope is now resting on the fragile lath and plaster 

ceiling causing the plaster to become loose and in danger of collapse.   
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A major repair is required to the roof frame at the same time as the thatch is renewed.  I 

recommend that the thatch in the central section of the right hand roof slope is removed back to 

the roof frame and that any defective or severely weakened roof timbers are replaced with new 

timber pretreated with a preservative.  The opportunity should also be taken to inspect the front 

and rear roof areas to identify if there are any further areas where timbers need to be replaced.   

 

The timbers to the roof frame over the rear double storey section of the building, which is part of a 

later extension, appear to be of a more substantial nature than the pole rafters to the original roof 

and are therefore less likely to require any major repairs. 

 

There are a large number of cobwebs in the roof space.  It is common to find spiders with thatched 

roofs.  The presence of the cobwebs would suggest that the roof space is unlikely to be used as a 

regular habitat for bats which are a protected species.   

 

Access to the single storey roof space is via a ceiling hatch in the inner hall.  This roof space has 

been filled with loose blown fibre insulation about 300mm deep and which covers the ceiling joists 

making it impractical and potentially hazardous to access for a full inspection and therefore I 

inspected from using a ladder at the hatchway. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

There is a softwood timber boarding forming 

the deck for the flat roof and this is supported 

by modern joists 100mm x 50mm at 480mm 

centres and these are in turn fixed to the top 

of the rafters around the sloping roofs and 

these rafters are of similar dimensions.  

Support is also provided by vertical timber 

studs resting onto ceiling joists, all of similar 

dimensions so that in effect the roof frame is 

made up of a series of trusses.  The roof 

frame appears sound and shows no sign of 

weakness or defect.  
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There is a layer of hardboard over the rafters which prevented an inspection of the underside of 

the tiles.  Bearing in mind the age of the extension, it is likely that there is a bitumen felt lining 

under the tiles to act as a second line of defence against rain leaks.  In view of its age, the felt is 

likely to have started to disintegrate, particularly at the base of the roof slopes and should therefore 

no longer be relied upon to prevent leaks.  Therefore, if any of the tiles become defective in the 

future, they should be replaced quickly.   

 

There is no means of ventilation to the extension roof.  This could be improved by installing 

ventilation grills through the soffit boards at eaves level and pulling insulation material back to 

allow a flow of air.  This can help to prevent any build up of condensation dampness but, there was 

no evidence of any significant problems at the time of my inspection.   

 

15.2 Ceilings 

In the hall and sitting room there are no ceilings merely the floor joists and underside of the 

floorboards above.  This will provide minimal sound insulation between the ground and first floors.   

 

Other ceilings in the main house are the original lath and plaster.  These will comprise thin strips of 

timber lath with gaps between.  The plaster would then have been applied wet to the underside of 

these laths and squeezed through the gaps so that as the plaster dried, this would form the key to 

support them.  Unfortunately, the plaster will eventually crack where it passes between the laths 

allowing patches of plaster to become unstable.   

 

Generally the ground floor lath and plaster ceilings are in a fair condition for their age and no 

repairs currently appear to be necessary.  At the rear of the dining room and sitting room, there are 

some exposed timber rafters with lath and plaster between.  Where visible, some of these timbers 

are affected by severe beetle infestation which is gradually weakening them.  No repairs are 

currently considered essential but gradually over time, if these timbers fail, they will need to be 

replaced and the plaster repaired on either side. 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

The first floor lath and plaster ceilings are in a poorer condition.  Paper linings have been installed 

under the plaster for additional support but, in several areas the plaster has become seriously 

detached from the laths and there is also significant cracking and unevenness to the plaster 

adjacent to the front and right hand walls related to structural movement and dampness.  
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Once the roof repairs and stabilisation works 

have been carried out to the walls, any 

defective lath and plaster will need to be 

replaced.   

 

In the extension, the ceilings are of modern 

plasterboard and are generally firm and level.  

In part of the garden room, the ceiling is 

vaulted to the underside of part of the roof 

frame. 

 

 

 

15.3 Walls and Partitions 

The main external walls and some of the ground floor partitions between the kitchen, rear hall and 

sitting room are of masonry construction.  These have been rendered and set with a plaster finish.   

 

I tested the external walls with a spirit level.  I have already identified the distortion to the right 

hand wall.  There is also some distortion to the left hand wall at ground floor level caused by roof 

spread but overall, distortion is less significant and remedial strengthening work is not required.  

 

In many areas, the plaster has become loose and detached from the wall behind mostly owing to 

damp penetration through the thatched roof walls.  I recommend that any loose or damaged 

plaster is stripped away, any cracks made good and plaster repaired using a traditional lime 

plaster to retain the breathability of the walls.  Any future redecorating should be carried out with 

breathable paints.   

 

Other partition walls in the main house are of timber framed stud work and some of these timbers 

are exposed for example in the dining room, sitting room and the bedrooms above.  Some of these 

are lined with lath and plaster and overall the general condition is fair.   
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The inside surface of some of the walls have been covered with plasterboard or fibreboard dry 

lining for example at the base of the front wall in the dining room, the right hand wall in the sitting 

room and the right hand wall in bedroom 4.  No doubt this has been undertaken to hide evidence 

of dampness behind.  However, it does prevent the walls from breathing and I recommend that the 

dry lining is removed, the plaster repaired/replaced with traditional lime materials and redecorated.  

 

In the extension, the partition walls are of masonry construction and have been rendered and set 

with a plaster finish.  This plaster will be of a more modern gypsum or cement based type.  The 

condition is generally satisfactory.   

 

15.4 Floors 

The ground floors in the original cottage are of solid construction.  Most were covered with carpets 

or tiles which restricted the inspection possible.  The floor in the dining room and sitting room in 

particular are slightly uneven suggesting that they may be the original floors, perhaps merely 

comprising bricks or tiles laid onto the earth with no form of foundation or damp proof membrane.  

There was some slight unevenness to these floors which is consistent with this type of construction 

and age.  However, there is not necessarily any compelling reason to dig up and replace these 

floors.  When carpets are next raised, the floor should be checked for any signs of weakness or 

dampness and a view taken then as to whether it is worthwhile carrying out repairs.  Such work 

would in any case require listed building consent which may not be forthcoming.  Usually it is best 

to leave these old floors in their existing state but perhaps to cover them with a breathable 

covering to help to manage dampness to an acceptable level.   

 

The floor in the kitchen and rear hall area is also solid and covered with quarry tiles.  These floors 

are firm and level.   

 

There are several changes in level on the ground floor between different extensions built at 

different times.  These represent a trip hazard.  There is little that can be done to remove these 

steps however.   

 

The extension floors are of solid construction, probably modern concrete and likely to incorporate a 

damp proof membrane.  They were covered with carpets or tiles but are generally firm and level.  

However, on the right hand side of the garden room, the floor slopes down towards the right hand 

side.  I suspect that this area was once open to the outside and that the floor was purposefully laid 

with a fall so that any rainwater getting into the area could drain down away from the house.  If you 

wished to re-level these floors in the future, it would be necessary to replace the sliding doors with 

shorter units so that the floor could be built up at this end of the room.  

 

The first floors are of suspended timber construction.  The joists are relatively slender, where 

measured, they are about 115mm deep.  They are therefore relatively undersized for their spans 

but, apart from some minor dishing in bedroom 4 and general minor unevenness’s, this is 

considered to be tolerable for a house of this age and construction.  Where carpets were lifted, 

sheets of hardboard were found below.  To my mind, this suggests that the floorboards may have 

been damaged by timber beetle infestation and the hardboard was laid to cover this damage and 

to provide a level finish suitable for carpeting.  When carpets are next raised, it would be wise to lift 

any hardboard so that the condition of the floorboards can be checked and any severely weakened 

timber caused by woodworm infestation be replaced.  
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Some sections of load bearing partition walls have been removed in the past for example on the 

left hand side of the sitting room and dining room and here there are timber beams resting on 

timber posts to help to support the weight of the first floor partitions and floors above.  Again the 

timbers are somewhat undersized by modern standards but I saw no evidence of significant 

distortion or distress to suggest that remedial strengthening work is currently required.  

 

Another wall has been removed within the garden room and it is likely that a steel beam (RSJ) has 

been incorporated above this opening but is now boxed in by plaster.  Again I saw no evidence of 

cracking or distortion to suggest any problems.   

 

15.5 Internal Joinery 

There is a mixture of internal doors, mostly traditional ledged and braced type.  Some minor 

adjustment is required but generally they are in a serviceable condition.   

 

The main staircase has been replaced in later years with a modern softwood flight.  This is firm 

and level.   

 

There is a secondary narrow and rather steep flight of stairs incorporating a 90° turn in the rear hall 

area serving the secondary landing.  Some of the treads are somewhat springy suggesting that 

they have been weakened by timber beetle infestation.  There is a lath and plaster soffit below 

these stairs preventing an inspection of the underside of the stairs.  I recommend you maintain a 

watching brief on the condition of these steps and if any become excessively weak, they will need 

to be replaced and strengthened, perhaps with steel brackets underneath but this will involve 

dismantling parts of the lath and plaster soffit for access.  There is merely a rope serving as a 

handrail to this rear staircase and this is rather flimsy.  You should consider installing a fixed rail.   

 

The two kitchens are fitted with a rather dated range of units affected by some wear and tear but 

are generally serviceable for the time being.  No doubt you will have your own plans as to how you 

wish to fit these rooms in the future.   

 

15.6 Dampness 

Random tests were made with a moisture meter at the base of the main walls and partitions and at 

random intervals to the walls elsewhere where kitchen, sanitary fittings and furniture allowed.  

 

Abnormally high meter readings were obtained in many areas, mainly at the base of the external 

walls in the original main part of the house.  This is attributable to a combination of rising 

dampness and penetrating dampness from water splash back off the paths outside.  It will be 

impossible to completely eradicate dampness from a house of this age and construction.  However 

sensible measures can be taken to reduce dampness, by maintaining the thatch roof in good 

condition, by lowering external ground levels particularly on the right hand side of the kitchen and 

the left hand side of the inner hall so that they are well below internal floor levels, to remove any 

dry lining or defective plaster and to replaster in traditional lime materials and to paint using 

traditional breathable paints.  Consideration should be given to replacing hard paving adjacent to 

the base of the walls with gravel to reduce splash back and to ensure that surface water can drain 

quickly away.  Finally, improving heating and ventilation to the building can also reduce dampness 

levels. 
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High meter readings were also obtained at high level on the left hand wall of the garden room.  

This is an old flint wall and I could not determine the obvious cause for this damp.  I recommend 

that the affected plaster is replaced.   

 

High readings were also obtained at high level around the chimney breasts and at the top of the 

right hand wall in the first floor rooms.  This is attributable to leaks through the thatch roof, 

particularly to the defective flashings around the chimneys and the lack of suitable overhangs at 

the verges.  Once the thatched roof and flashings have been dealt with, any defective plaster 

should be replaced.   

 

15.7 Woodworm, Dry Rot and Other Timber Defects 

I found no evidence of significant wet rot or dry rot attack affecting the building except for the small 

areas of wet rot decay noted earlier in the report affecting some of the corners of window joinery.   

 

There is evidence of extensive timber beetle infestation.  Most of this relates to common furniture 

beetle (woodworm) but there is also evidence of attack by larger beetles known as death watch 

beetle attacking some of the rafters on the left hand roof slope visible in the dining room and sitting 

room.  Many of the flight holes appear fresh and I found piles of dust under affected timber (known 

as frass) caused by active infestation for example in the eaves areas on the left hand side of 

bedrooms 2 and 3 and in the roof space.  The infestation is weakening many timbers eventually to 

a point where they will fail.  Ideally, any severely infested timber should be replaced.  

 

Clearly the rafters on the central section of the right hand side of the roof have failed and will need 

to be replaced but, it would be an overreaction to replace all affected timber as this would destroy 

the character and historic interest of the house.  I therefore recommend that you take a 

conservation stance and only replace severely weakened timber during the course of future repairs 

and alterations when such timbers become accessible for closer examination.  Sometimes it is 

possible to retain existing timbers in position but to lay new timber side by side to carry on fulfilling 

the structural function whilst leaving timbers of historic interest in place.  
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It would also be prudent to carry out some general timber treatment work with modern insecticides 

to reduce further decay.  In the case of timbers affected by common furniture beetle, this is more 

easily achieved but for those affected by death watch beetle, usual treatment methods are rarely 

effective.  I therefore recommend that you consult a specialist contractor with real experience in 

historic buildings so that interventional treatment work can be undertaken in an appropriate and 

modest manner.  This is particularly important in the roof space because some insecticides can 

damage thatch materials.   

 

15.8 Insulation 

There is no thermal insulation material in the main roof space and it would be impractical to install 

this owing to the rather fragile condition of the ceilings and ceiling joists.  In any case, the thatch 

itself does provide some degree of thermal insulation.   

 

Loose blown glass fibre has been installed in recent years in the extension roof space to a 

thickness of about 270mm to 300mm.  This will help to prevent excessive heat loss in the 

extension.  

 

There is no reason to suppose that any of the ground floors incorporate thermal insulation 

material.  Windows are merely single glazed and provide minimal insulation.  Solid walls also 

provide low levels of insulation and you should therefore anticipate that heating costs will be 

relatively high and that the house will cool down very quickly when heating is turned off.    

 

15.9 Cellar 

There is no cellar.  

 

15.10 Decoration 

Decorations are generally dated and worn and the whole building will require complete 

redecoration following the repairs and any refurbishment you have planned.  I recommend the use 

of traditional breathable paints to the wall surfaces to reduce the risk of damp problems. 

 

16 Services 

The services have not been tested and no guarantees can be given as to their efficiency, safety or 

compliance with current regulations.  A prudent purchaser would be well advised to have the 

condition of all the services checked by specialists before making a legal commitment to purchase.  

The following points were noted from this superficial inspection. 

 

16.1 Electricity 

Mains electricity is connected and there appear to be two supplies, one serving the main house 

with a modern meter and consumer unit situated under the main staircase.  There are further 

consumer units in the home office and garden room.  A separate supply runs to a modern meter in 

a cupboard in the annexe kitchen where there is also a consumer unit.  The consumer units all 

incorporate miniature circuit breakers and residual current devices and are labelled 2010 indicating 

that the installation was upgraded at that time.  
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Where visible, distribution cabling is white PVC insulated type but, some of the cabling and switch 

and socket cover plates are of a pattern which suggests that they are older than 2010. 

 

Owing to the fire risk associated with thatched roofs where damage is often caused by electrical 

faults, it is advisable to have electrical installations in thatched houses checked annually to ensure 

they are kept in good condition.   

 

There are only two battery operated smoke detectors.  These are inadequate and I recommend 

that interlinked smoke detectors are installed throughout the house, at each level and within the 

roof space to provide early warning in the event of a fire.   

 

16.2 Gas 

Mains gas connected with a meter located externally on the left hand elevation.  The supply serves 

the central heating boiler and also the hob in the main kitchen.  The latter is serviced by an 

externally mounted old galvanised steel pipe on the left hand elevation which has been painted.  

The paint is flaking and the pipe is affected by rust corrosion which increases the risk of a gas 

leak.  I recommend that you have the gas installation checked and have any defective pipework 

replaced.   

 

16.3 Water, Plumbing and Sanitary Fittings 

The main stop tap appears to be behind boxing in the shower room in the annexe.  Distribution 

pipework where visible is mostly in copper.  Cold water is stored in two plastic tanks in the 

extension roof space and these are lagged.  

 

The water flow is rather disappointing but this may relate to the rather old taps to appliances which 

have run their economic life.   

 

Sanitary fittings are generally dated and you might wish to consider their replacement.  

 

16.4 Central Heating and Hot Water 

A wall mounted gas fired boiler in the hall to the annexe appears to provide central heating via 

copper distribution pipework serving a number of pressed steel radiators mostly fitted with 

thermostatic valves.  The arrangement, size and number of radiators is probably inadequate for 

the system to be regarded as providing full central heating and I recommend you take advice from 

a heating engineer about upgrading the radiators to improve this.  This is likely to be a significant 

cost and may involve the installation of a replacement boiler of greater capacity. 

 

Domestic hot water to the main house appears to be provided by a factory lagged cylinder in an 

airing cupboard off the rear landing and this incorporates its own header tank.   

 

Hot water to the annexe kitchen and bathroom appears to be by way of the central heating boiler 

with hot water stored in a factory lagged cylinder in the airing cupboard off the annexe hall.  The 

pipework arrangement connecting to this cylinder is somewhat unusual and I recommend that you 

have this checked by a heating engineer to ensure it is in satisfactory condition.   
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16.5 Drainage 

Waste water is discharged into three gullies and a soil and vent pipe on the left hand elevation and 

these then connect via underground pipework through two inspection chambers under the path on 

the left hand side of the house and then presumably run to the public sewer under the road.  The 

metal covers to the chambers were raised and the clay pipework within the chambers was seen to 

be clean and showed no sign of any significant defect.  

 

17 Outbuildings 

There is a detached garage built of single skin brickwork with strengthening piers beneath a flat 

roof covered with mineral felt.  The garage was built perhaps in the 1960s or 1970s.  The overall 

condition is fair.  However, I found evidence of 4 minor leaks through the roofing felt and this has 

now reached the end of its useful lifespan and should be stripped and replaced.   

 

 

 

 

 

 

 

 

 

 

There is also evidence of woodworm infestation to the roof timbers and I recommend that these 

are treated with a preservative.   

 

Electricity is connected to the garage but there is no proper fuse box/consumer unit and I 

recommend one is installed to improve safety and convenience.   

 

There is a summer house and also an attached glazed porch on the right hand side of the house 

but these are merely temporary structures and outside the scope of this type of survey.  

 

18 Site and Boundaries 

The property occupies a roughly rectangular 

shaped site, apart from the garage/parking off 

shoot.  The site slopes up at a gentle angle from 

front to rear.  

 

Boundaries are defined with a mixture of brick and 

flint walling in a fair condition.  There is a slight 

lean to the left hand boundary wall but it appears 

stable. 

 

The right hand (south) boundary is mostly defined 

by timber fencing obscured behind planting.   
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CONDITIONS OF ENGAGEMENT FOR A BUILDING SURVEY 

 
 
Subject to express agreement to the contrary and any 
agreed amendments/additions, the terms on which the 
Surveyor will undertake the Building Survey are set out 
below. 
 
1. Based on an inspection as defined below, the Surveyor, 

who will be a Chartered Surveyor, will advise the Client 
by means of a written Report as to his opinion of the 
visible condition and state of repair of the property. 

 
2. The Inspection 
 
a) Accessibility and Voids 
 The Surveyor will inspect as much of the surface area of 

the structure as is practicable but will not inspect those 
areas which are covered, unexposed or not reasonably 
accessible. 

c) Roofs 
 The Surveyor will inspect the roof spaces if there are 

available hatches.  The Surveyor will have a ladder of 
sufficient height to gain access to a roof hatch or to a 
single storey roof, not more than 3.0 m (10’0”) above the 
floor or adjacent ground.  It might therefore not be 
possible to inspect roofs above this level; in such cases, 
pitched roofs will be inspected by binoculars.   

d) Boundaries, Grounds and Outbuildings 
 The inspection will include boundaries, grounds and 

outbuildings.  Specialist leisure facilities, including 
swimming pools and tennis courts will not be inspected. 

e) Services 
 The condition of the building services (plumbing, 

heating, chimney flues, ventilation, air conditioning, 
electrical and drainage installations, lightning conductors 
and the like) cannot be precisely ascertained by a visual 
inspection alone. Although the surveyor will carry out a 
visual inspection of the service installations where 
accessible and will lift manhole covers where 
practicable, no tests will be applied to the services at the 
time of the inspection and the surveyor will not be able 
to confirm that they are operating correctly or are without 
defect. The surveyor may recommend that tests or 
further investigations be undertaken to establish the 
condition of the services. 

f) Areas not inspected 
 The surveyor will identify any areas which would 

normally be inspected, but to which access could not be 
had; in such circumstances the surveyor will advise in 
the report if he considers that access should be 
arranged for the purpose of inspection, and he/she will 
advise on possible or probable defects based on the 
evidence available at the time of the inspection. 

g) Flats 
 Unless otherwise agreed, the Surveyor will inspect only 

the subject flat and garage (if any), the related internal 
and external common parts and the structure of the 
building in which the subject flat is situated.  Other flats 
or properties will not be inspected.   

 The Surveyor will state in his Report any restrictions on 
accessibility to the common parts or visibility of the 
structure.  The Surveyor will state whether he has seen 
a copy of the lease and, if not, the assumptions as to 
repairing obligations on which he is working  The Client 
is reminded that, particularly on the case of large blocks, 
the object of the inspection is to give guidance on the  

general standard of construction and maintenance, 
pointing out those items which will require attention 
within, say, the next decade and not to list those minor 
points which would normally be taken care of in the 
course of routine maintenance. 

 
 (Many flats form part of large developments consisting 

of several blocks.  In such cases the Surveyor will be 
inspecting only the one block in which the flat is 
situated). 

 
3. Hazardous Materials 
 
a) Unless otherwise expressly stated in the Report, the 

Surveyor will assume that no deleterious or hazardous 
materials or techniques have been used in the 
construction of the property.   

b) The presence of possible asbestos and other hazardous 
materials will be noted if seen but it must be appreciated 
that typically such materials are often concealed or 
painted. We will not open up boxing or panelling to 
reveal inaccessible areas (see paragraph 2a above). 
Only a licensed asbestos specialist can identify or 
advise on asbestos materials 

c) The Surveyor will advise in the Report if the property is 
in an area where, based on information published by the 
Health Protection Agency, there is a risk of radon.  In 
such cases the Surveyor will advise that tests should be 
carried out to establish the radon level. 

d) The Surveyor will advise if there are transformer stations 
or overhead power lines which might give rise to an 
electro-magnetic field, either over the subject property or 
visible immediately adjacent to the property, but the 
Surveyor cannot assess any possible effect on health.  
For obvious reasons, the Surveyor cannot report on any 
underground cables. 

 
4. Contamination 
 

The Surveyor will not comment upon the existence of 
contamination as this can only be established by 
appropriate specialists.  Where, from his local 
knowledge or the inspection, he considers that 
contamination might be a problem he will advise as to 
the importance of obtaining a report from an appropriate 
specialist. 

 
5. Consents, Approvals and Searches 
 
a) The Surveyor will assume that the property is not 

subject to any unusual or especially onerous restrictions 
or covenants which apply to the structure or affect the 
reasonable enjoyment of the property. 

 
b) The Surveyor will assume that all bye-laws, Building 

Regulations and other consents required have been 
obtained.   In the cases of new buildings, alterations and 
extensions which require statutory consents or 
approvals, the Surveyor will not verify whether such 
consents have been obtained.  Any enquiries should be 
made by the Client or his legal advisers.  Drawings and 
specifications will not be inspected by the Surveyor. 
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c) The Surveyor will assume that the property is unaffected 
by any matters which would be revealed by a Local 
Search (or their equivalent in Scotland and Northern 
Ireland) and replies to the usual enquiries, or by a 
Statutory Notice, and that neither the property, nor its 
condition, its use, or its intended use, is or will be 
unlawful. 

 
6. Fees and Expenses 
 
 The Client will pay the Surveyor the agreed fee for the 

Report and any expressly agreed disbursements in 
addition.  VAT will be payable in addition. 

 The fee account shall be paid within 14 days of being 
issued. We reserve the right to charge interest at the 
rate of 3% per month on all monies that are overdue 
beyond this 14-day period. 

 
7. Restriction on Disclosure 
 
 The Report is for the sole use of the named Client and is 

confidential to the Client and his professional advisers.  
Any other persons rely on the Report at their own risk. 

 
8. Assessment of Reinstatement for Insurance 

Purposes  (where agreed part of service) 
 
 Where practical, the surveyor will provide an 

assessment of the rebuilding cost of the property for 
insurance purposes.  The assessment will include the 
cost of demolition and clearing away the existing 
structures and rebuilding them to the existing design in 
modern materials and using modern techniques to a 
standard equal to the existing property and in 
accordance with the current Building Regulations and 
other statutory requirements.  The assessment will 
include an allowance for replacing the foundations and 
for temporarily making safe the damaged structure and 
any adjacent property together with professional fees 
payable in connection with the rebuilding of the property.  
The figure excludes VAT on building costs or demolition 
but VAT is included for professional fees.  The 
assessment will be made using the Guide to House 
Rebuilding Costs prepared by the Building Cost 
Information Service of the RICS. 

 
 In certain circumstances, for example for some 

particularly unusual buildings or some listed buildings an 
assessment will not be made and should be 
commissioned by the client from an appropriate expert 
(eg, a Chartered Quantity Surveyor). 

 
9. Budgets 
 

Where we are commissioned to provide approximate 
budgets of likely repair costs the following qualifications 
apply: 

 
a) Wherever possible, budgets will be based on our recent 

experience involving comparable work. If no comparable 
work is available we will include a contingency. 

b) Budgets are not substitutes for firm quotations or 
estimates. If repair costs represent a critical factor in 
your decision whether or not to proceed with the 
purchase then quotations should first be obtained from 
reputable builders or specialists. 

c) Budgets will always exclude professional fees, statutory 
fees and VAT. 

d) Over recent years construction inflation has been 
significantly higher than general published inflation 
figures. Budgets are based on present day costs and 
may quickly become out of date. 

e) Budgets will only relate to the extent of work that is 
apparent at the time of inspection. You must accept that 
additional work may become apparent when safe 
access is available and the area in question can be fully 
opened up. 

f) In addition to any budget figures that we report, you are 
advised to add a contingency of at least 15% of the total 
repair budget to cover unforeseen works. 

 
10. Limited of Liability  

 
We do not accept liability arising out of negligence in 
relation to any single piece of work or series of 
transactions for liabilities of over £1 million. 

 
11. Complaints Procedure  
 
 Carter Jonas has a formal complaints procedure in the 

unlikely event of dissatisfaction.  A copy of this 
procedure will be provided on request. 

 
12. Compliance 
 
 In accordance with the RICS Valuation Standards (7

th
 

Edition) the valuation may be subject to monitoring 
under the Conduct and Disciplinary Regulations of the 
RICS. 

 
13. Additional Advice 
 
 Any further advice, following submission of our survey 

report will be liable to additional fees at an agreed rate.    
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