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A.      GENERAL INFORMATION 
 
 
 
A1 Name and Address of Client 

 
 
 
 
 
 
 

A2 Address of Property 
 
 
 
 
 
 

A3 Date of Inspection 
 
 
 
 

A4 Surveyors 
 
Colin Cockram BSc (Hons), DipCSM, MRICS, DipNDEA 
Jon Ramage BSc (Hons) 
 
 

A5 Weather 
 
It was dry at the time of inspection. This was preceded by a period of 
heavy rain and high winds.  
 
 

A6 Roads 
 

The access road to this property is private and partly made up with 
hard core. We have assumed that all necessary rights of access exist 
and that there are no onerous or disproportionate liabilities for 
maintenance.  

 
 



Property address:  

 4 

A7 Scope of inspection 
  

Our inspection of this property covered all those parts of the building 
that could be seen either from ground level externally or from the 
interior, including accessible roof spaces.  
 
Binoculars were used to examine roof slopes, chimney stacks etc 
externally, and a dampness test meter was used internally.  
 
Many parts of a building such as foundations and subfloor areas are 
concealed during construction and we do not disturb these. It follows, 
for practical reasons, that we have not inspected woodwork or other 
parts of the structure that are covered, unexposed or inaccessible, 
and we are, therefore unable to report that any such part of the 
property is free from defect.  
 
The inspection of the services was limited to those areas which are 
visible. No comment can be made as to the soundness of any 
pipework, wires or fittings which are not visible and the risk must be 
accepted that defects may exist in such hidden areas.  
 
Underground pipes from rainwater downpipes or gullies were not 
traced or tested.  
 
Calculations of the load bearing capacity of floors, structural 
steelwork or pre-cast concrete framework have not been carried out 
and we can give no opinion as to their strength or suitability for your 
purposes.  
 
No local or formal enquiries of the Local Statutory Authorities or 
investigations have been made to verify information as to the tenure, 
the existence of rights and easements etc.  
 
The report does not guarantee that work carried out in the past, has 
been done to statutory/mandatory regulations or to competent 
manufacturers recommendations or to British Standards, Codes of 
Practice, Agreement Certificates etc.  
 
In drafting this report we have limited comment to the more material 
matters and in particular have not listed individually such minor items 
as slightly loose door or window fittings or minor decorative 
blemishes which have no structural significance. 
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B.      DESCRIPTION 
 

 
 
 
B1 Description 

 
B1.1 Type and Age 
  

The property is a Grade two listed detached former farmhouse which 
was probably constructed in the 17th century. The house has been 
completely refurbished internally in recent years. The former barn to 
the rear has been converted to form two bedroom annexe 
accommodation with an external wet room and a detached Wendy 
house directly behind. We have assumed that these outbuildings 
were converted concurrently when the main house was refurbished.  
 
The main house faces generally southwest and all directions in this 
report are given as if viewing the property from the front. 
 

   
B1.2 Construction 

 
The roof over the main house is pitched and covered with fibrous 
cement slates to the front pitch and dry laid natural slates to the rear 
including the rear tenement roof. There are also lead lined valleys at 
roof intersections. The roofs over the annexe, wet room and Wendy 
house are all covered with wet laid natural slates. The roof coverings 
are all supported over traditional cut timber rafter and purlin 
structures which bear over regularly spaced A frame trusses. There 
are three brick chimney stacks over the roofline of the main house. 
The rainwater provision to all the roofs is formed in plastic.  
 
The main walls are of random rubble filled natural stone construction 
many of which have been dry lined internally with plasterboard which 
is assumed to incorporate insulation and vertical membranes. 
External joinery is formed in timber and the windows are single 
glazed. 
 
Internally, all of the ground floors are of solid construction whilst first 
floors are timber suspended. Internal partitions are a mixture of 
plaster faced masonry and plasterboard lined lightweight studwork. 
The ceilings are also assumed to be formed in replacement 
plasterboard.  
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B1.3 Accommodation 

 
The accommodation within briefly comprises the following:- 
 
Ground Floor: Entrance porch, entrance hall with staircase rising to 
the first floor, dining room/kitchen, sitting room, inner hall, study/snug 
and utility room.  
 
First Floor: Landing, WC, two bedrooms (master with en-suite 
bathroom and storage cupboard over the link building between the 
main house and annexe which contains the hot water cylinder), inner 
hall, two further bedrooms and family bathroom with WC.  
 
The accommodation within the annexe briefly comprises of two 
bedrooms on the ground floor the master of which has an en-suite 
bathroom with WC. The first floor accommodation is accessed by 
granite steps externally where there is a good size studio room 
comprising of a dining/sitting room and kitchen.  
 
Attached to the rear of the annexe is a wet room which is accessed 
externally.  
 
Directly to the rear of the annexe is a detached stone built Wendy 
house.  
 
 

B1.4   Garage and Grounds 
  

There is a small walled garden directly to the front of the main 
farmhouse with pedestrian access to the left side with raised 
triangular shaped lawn area which extends behind the annexe. The 
path continues underneath the bridge/link into a further courtyard 
garden that links between the main farmhouse and annexe. This area 
is paved and rises up slightly towards the Wendy house where there 
is a further wall with vertical granite posts bonded together and 
gateway through into an upper lawned area. This is also surrounded 
by walls and traditional Cornish hedge lines. Following onto the rear 
and left side of the garden there is a good sized field which we have 
been told extends to approximately 5 acres.  
 
There is a detached barn/garage to the right side of the private 
access track and we have assumed that there is a further elongated 
field there behind that also contains an orchard. The barn/garage and 
field were not inspected.  
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We have been told that the total area including gardens and fields 
extends to approximately 10 acres.  

 
 
 
B2 Location 
 

The property is situated within a rural locality but in comfortable 
distance of St Levan. There are limited amenities within the general 
locality. Penzance town centre is however within comfortable 
commuting distance which offers a good range of shopping and other 
facilities. Mainline railway services are also available from Penzance 
which offer regular services up to London Paddington or to the north 
via Bristol. Branch line railway services are also available from St 
Erth and Truro which offer other routes to a number of popular 
destinations within Cornwall.  
 
Connections to the A30 can also be obtained from Penzance which 
offers reasonable routes up to Exeter and the M5 motorway north or 
the A30/A303 east to London via Basingstoke and the M3.  
 
The property is located close to a mining area and your legal advisers 
should check whether any reports or agreements have been created 
which relate to this activity and the property. We would refer you to 
our recommendations in Section E4.  
 
We believe the property is listed as having historical importance and 
is in a conservation area. Accordingly, a number of planning 
restrictions will be in force. Your legal advisers should make further 
enquiries about this and we refer you to our comments in Section E2.  

 
The Health Protection Agency (HPA) has identified the local area as 
one in which, in more than 1% of dwellings, the levels of radon gas 
entering the property are such that remedial action is recommended. 
It is not possible in the course of the inspection/survey to determine 
whether radon gas is present in any given building, as the gas is 
colourless and odourless. Tests can be carried out to assess the 
level of radon in a building. At a small charge test instruments and 
results are available by post from the HPA and other approved 
laboratories. The minimum testing period is 3 months. The HPA 
strongly advises against using shorter-term instruments as they can 
give misleading results. If tests have not been carried out, they are 
recommended. It has been the experience of the HPA that it is not 
expensive, in proportion to the value of the property, to affect the 
recommended remedial measures. You can obtain further information 
from the HPA, Centre for Radiation, Chemical and Environmental 
Hazards at Chilton, Didcot, Oxon, OX11 ORO or at 
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http://www.hpa.org.uk/radiation/default.htm or the environmental 
health department of the local authority. Further enquiries should be 
made by your legal advisers and we refer you to our comments in 
Section E4. 
 
 
 

B3 Limitations of the inspection 
  

The property was unoccupied but furnished for holiday lettings at the 
time of inspection. All floors were covered with fitted finishes. 

 
Insulation to the roof space limited inspection of the ceilings, tanks 
and pipework. 

 
Each room has been inspected in detail and damp meter readings 
have been taken where possible without moving heavy furniture.  
Fitted carpets have not been raised unless reasonably practical at the 
edges.  
 
Access to the rear roof void of the main house was restricted due to 
the height and configuration of the roof timbers. Our inspection was 
carried out from the vicinity of the water tanks in the right side of the 
main roof space. 
 
Our inspection of the underside of the roof coverings within the 
outbuilding was restricted due to plasterboard linings directly 
underneath the roof rafters and no comment can be made on 
concealed structural timbers.  
 
The weather was dry at the time of inspection. Therefore, it is not 
possible to state that gutter joints, roof junctions and flashings etc. 
are totally watertight. 
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C.      CONDITION  
 
 
 
 
C1 Movement  

 
There is a slight bow to the front elevation. This is also slightly out of 
plumb. It was also noted that the right gable wall leans out at the top 
section. Internally, it was noted that the door frames throughout the 
property are out of square indicating that previous movement has 
occurred. This has probably been caused by previous roof spread but 
the roof structure has long since been upgraded and therefore the 
risk of this movement continuing is minimal. However, the pointing to 
the front and right side elevations is very poor and this can allow 
water penetration and movement to occur. Accordingly, we 
recommend that repointing works are carried out as soon as 
practically possible and we refer you to our remarks in Section C5.4 
in this respect. 
 
It was noted that the footings to the front of the Wendy house have 
been undermined and there is bear earth visible directly underneath 
the walls. Localised underpinning work will need to be undertaken.  
 
We cannot advise you as to the depth and size of the foundations 
provided with this property. To obtain information relating to the 
foundations would require the excavation of trial holes around the 
base of the main walls. In the absence of any visible signs of 
structural failure or evidence of any past repair work having been 
carried out, we can see no necessity to carry out a detailed 
examination of the foundations.  
 
However, having regard to the age of the property, we believe that if 
the foundations were exposed, they would be found to be of an 
inadequate depth if compared to the current requirements of the 
Building Regulations. Whilst we are not suggesting that the Building 
Regulations could or should be applied retrospectively, we do 
recommend that confirmation should be obtained from your proposed 
building insurers that the property will be insured on an all risk basis 
and therefore if future problems with ground movement were ever 
encountered that this would be a fully insured peril. 
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ACTION:- You should instruct a reputable contractor to carry out 
strengthening works to the footings of the Wendy house. Please 
also see Section F1.2.  
 
 

 
C2 Timber Defects 

 
Our inspection revealed no evidence of any significant rot or active 
wood boring beetle infestation. However, having regard to the 
limitations of the inspection and the age of the property, some timber 
defects are likely to be present unless previous treatment has been 
properly carried out. We refer to Section E3 Guarantees. 
 
It was noted that there is some rot to external joinery and we refer 
you to our remarks in Section C5.5 in this respect.  

 
It should be noted that with older properties such as this, timbers 
such as purlins, floor joists etc. were invariably embedded direct into 
the outer walls without any provision being made for their protection 
against the effects of dampness. Without opening up it is impossible 
to comment on the condition of the enclosed timbers. This cannot be 
established without opening up the structure, which is beyond the 
scope of this survey and therefore, the risk of such defects occurring 
must be accepted. 
 
 
 

C3 Dampness 
 
Damp-proof Course:  
 
The original walls of this property are unlikely to incorporate a damp-
proof course. However, it would appear that subsequent damp-
proofing works have been undertaken. Guarantees may be available 
and we refer you to our remarks in Section E3 in this respect. 
 
There are high walls that abut the front left and right of the main 
farmhouse. These walls were in fairly poor condition; particularly on 
the left side. This is an area where water can track through the top of 
the wall and into the main rubble filled walls. There is no membrane 
between the external walls and main elevations of the house as 
would be recommended in modern construction methods. This is 
likely to have caused the dampness in the left side of the 
accommodation and we refer you to our remarks directly below. 
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Ground levels to the left side of the annexe and wet room are very 
high in relation to internal floor levels. We have assumed that a 
tanking system has been fitted internally and we refer you to our 
remarks in Section E3. We advise that to lower ground levels in this 
area would be likely to undermine the footings as appears to have 
been the case to the front of the Wendy house and we refer to our 
remarks in Section C1 above.  
 
The ground levels to the left and rear of the Wendy house are also 
very high in relation to internal floor levels. Again, we have assumed 
that an internal vertical tanking system has been fitted and we refer 
you to our remarks in Section E3.  
 
Improvements to ground drainage within the field and fitting 
downpipes into an underground drainage system would lower the risk 
of penetrating dampness in the future. Accordingly, it is 
recommended that a herringbone drainage system is installed across 
the rear of these buildings and that the downpipes are connected into 
an underground rainwater drainage system and newly formed 
soakaways away from any structures. 
 
This will effectively lower the water table and therefore the amount of 
water that can be drawn up or penetrate into the construction.  
 
 
Rising and Penetrating Damp: 
 
Ground floor walls were tested with an electronic damp meter at 
regular intervals (except where furniture, etc. prevented access). 
Where ground floors are covered with carpets and other fitted 
finishing’s they could not be tested with the damp meter and 
therefore, comments cannot be given on whether they are suffering 
from rising dampness. 
 
Some minor dampness was noted within the utility room around the 
window and at low level around the entrance door. There is some 
minor crystallisation of plaster in these areas but it is not considered 
significant enough to carry out costly and disruptive damp-proofing 
works. We consider this dampness could be controlled to an 
acceptable level by altering the balance of heating and ventilation and 
perhaps the use of dehumidifiers. However, ongoing redecoration is 
likely to be required.  
 
Dampness was also found within the front elevation of the sitting 
room and further dampness was found within the left side and under 
the window in the kitchen. This dampness is likely to be tracking 
through the front walls which were discussed directly above. It is 
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recommended that the external walls to the front of the property are 
repointed and that the coping arrangements at the top of the walls are 
improved. It would be recommended to fit a horizontal membrane at 
the top of the wall graded down in the course of the wall throughout 
its length in order that any water penetration runs away from the 
building. Internally, it may be necessary to install a vertical membrane 
and upgrade insulation to these sections of the walls in the same way 
as other areas in the kitchen and in the sitting room.  
 
Further penetrating dampness and damp staining was noted along 
the top of the walls in the bedrooms to the front of the building. This is 
likely to have been caused by wind driven rain penetration either 
under the front of the roof coverings or water penetration through the 
roof coverings that would have rundown the top of the roofing felt and 
then discharged on top of the walls where the felt has eroded back. 
Works to resolve this situation would be significant and we refer you 
to our remarks in Section C5.1.  
 
Damp staining was noted to the ceilings and around the ground floor 
door reveal in the annexe. Further damp staining was noted around 
the entrance door reveal. However, no high readings were taken. 
This is likely to have been caused by penetrating dampness and it is 
therefore probable that there is no tray fitted above the lintels and we 
refer to Section C5.4. Ongoing monitoring and improvements will 
need to be undertaken before this situation can be completely 
resolved. In the short term, the internal areas can be stain blocked 
prior to redecoration.  
 
We are pleased to advise that there was no sign of any dampness 
within the Wendy house.  
 
As a general comment, many of the internal walls both within the 
main farmhouse, annexe and Wendy house have been dry lined with 
plasterboard which prevented a direct inspection of the masonry 
surfaces. It must be appreciated that defects may exist but remain 
concealed from view. We can confirm however, that we did check 
skirting boards and floors directly at the base of walls to confirm that 
there is no dampness tracking from the walls into floors that would 
indicate that any current significant defect is present.  
 
ACTION:- You should instruct a reputable contractor to carry out 
improvements to external walls to the front of the main 
farmhouse. Please also see Section F1.2.   

 
ACTION:- You should instruct a reputable damp-proofing 
contractor to carry out damp-proofing works to the front of the 
ground floor accommodation. Please also see Section F1.2.   
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Condensation:  
 
No indications of any problems with condensation were noted. 
However, condensation may be a problem for one occupier where it 
was not for a previous one. It can often be controlled by careful 
management of heating and ventilation rather than any physical 
works. 
 
We are pleased to advise that there was no condensation staining to 
roof timbers or underside of the roofing felt within the main roof space 
that would indicate that condensation has been a problem within the 
roof space and therefore no action is considered necessary.  
 
It is assumed that there is an air gap of at least 50mm between the 
insulation material and underside of the roof coverings within the 
annexe, external WC and Wendy house to comply with current 
recommendations of Building Regulations. Clearly these structures 
are covered up and we therefore cannot confirm if this is the case. 
 
There are mechanical extractor fans fitted within all sanitary areas 
and we are pleased to advise that these operated satisfactorily. 
However, the trunking from the main house family bathroom extractor 
fan is vented into the roof space. We recommend that this is vented 
to the outside air by a roof slope ventilator.  
 
We also noted that the external terminal to the annexe extractor fan 
is broken and this should be replaced. 
 

 
 

C4 Insulation 
  

At the time of original construction of this property, thermal insulation 
was not considered necessary. However due to improvements in 
living standards as well as increasing awareness of the need to be 
energy efficient, modern dwellings are thermally insulated to an ever 
increasing level. The need to retrofit older buildings with insulation is 
also an important factor when considering a properties overall 
thermal performance. 
 
Insulation within the main house roof space is set at between 50mm 
and 100mm of mineral wool quilt. Current recommendations are for at 
least 270mm of mineral wool quilt or similar insulating material to be 
installed and improvements are needed. The sloping ceilings should 
be insulated with at least 100mm of rigid foam leaving an air gap of at 
least 50mm between the insulation material and underside of the roof 
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coverings. It is important that this gap is maintained to prevent 
problems of condensation occurring. It was also noted that the 
partitions around the chimney stacks and between the bathroom and 
rear tenement have not been insulated. We recommend that these 
are insulated with at least 100mm of rigid foam. Alternatively, these 
areas could be boarded over within the roof space and mineral wool 
insulation extended thereover.  
 
As said before, it is assumed that the roofs within the annexe, 
external wet room and Wendy house have been insulated to comply 
with Building Regulations at the time of conversion. 
 
There are some exposed pipes within the main roof space and we 
recommend that these are insulated to reduce the risk of freezing.  
 
The insulation to the right side cold water storage tank is satisfactory. 
However, the insulation to the left cold water storage tank has fallen 
down and we recommend that this is refitted to reduce the risk of 
freezing.  
 
There are hot water cylinders fitted within the en-suite bathroom link 
cupboard and family bathroom cupboard. These have been insulated 
with factory preinstalled foam which will give good protection against 
heat loss. The hot water cylinder fitted within the first floor cupboard 
in the annexe has been fitted with a metal jacket which is assumed to 
conceal insulation. This appears to be a reasonably modern unit and 
should be quite efficient.  
 
It is assumed that many of the inside faces of the outside walls both 
within the main house, annexe and Wendy house have been 
insulated with rigid foam. This should reduce heat loss within the 
building and the completion of this insulation to all walls within the 
main house would reduce heat loss and heating bills.  
 
The buildings are all single glazed and as such heat loss and 
condensation dampness will be an ongoing problem. Heat loss and 
condensation can be reduced by the use of thick curtains but the 
situation is never going to be ideal.  
 
The fixed stone external walls would not meet current building 
regulations standards for thermal insulation but will provide 
reasonably good insulation. Their considerable mass means that they 
have high thermal capacity i.e. the stonework will take a long while to 
warm up in comparison with modern lightweight building materials but 
once warm, will act as a heat reservoir. 
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ACTION:- Refit insulation to cold water storage tank and insulate 
exposed pipework. Please also see Section F1.2.  

 
 
 
C5 The Exterior 

 
C5.1 Roof Structure and Coverings  

 
Main House: 
 
The main roof is of simple pitch design covered with fibrous cement 
slates to the front roof slope and dry laid natural slates to the rear roof 
slopes including the rear tenement. There are lead lined valley 
gutters at the roof intersection of the rear tenement and main rear 
roof slopes and also at the junction of the link bridge to the rear left. 
The roof coverings are supported over a traditional cut timber rafter 
and purlin structure bearing over regularly spaced “A” frame trusses. 
The roof structure has been over felted which precluded an 
inspection of the underside of the roof coverings or of the supporting 
battens and we are therefore unable to comment on their condition.  
 
The roof pitches appeared reasonably uniform with no sign of 
significant sagging or distortion.  
 
The fibre cement/asbestos based roof slates are in satisfactory 
condition for their age. This type of asbestos based product is not 
normally a cause for concern according to the Health Protection 
Agency. However, it should not be disturbed, sanded or drilled, 
without taking suitable safety precautions. However, we refer to our 
remarks in Section C3 and advise that the roofing felt has probably 
rotted away at the roof edges where it is normally dressed into the 
guttering system. This is important as any wind driven rain 
penetration would normally rundown the top of the felt and discharge 
into the guttering system. As this rots back it allows water to drip onto 
the top of the walls causing internal dampness at the junction of the 
ceilings and top of the wall as is the case here and reported in 
Section C3. To repair this will require stripping back the bottom few 
courses of fibrous slates, repairing the roofing felt and fitting rigid 
formers underneath before re-battening and refitting 
fibrous/manmade slates. These works are labour intensive which will 
increase costs and additional safety precautions will also need to be 
made which will further increase costs. It may therefore be a better 
long term solution to strip the front roof slope and recover it with 
natural slates to match the rear roof slopes (subject to listed building 
consent).  
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The natural slate coverings to the rear roof slopes all appeared in 
satisfactory condition. However, there are a small number that have 
slipped or are missing and we recommend that these are refitted 
during the course of normal routine maintenance. 
 
The lead lined valley gutters at the rear tenement and rear roof slope 
intersections appeared in satisfactory condition. However, they are 
partly blocked where they discharge into the guttering system and 
this could cause water to overspill into the construction. Whilst there 
was no such defect at the date and time of inspection, we do 
recommend that the valley gutters are cleaned as soon as possible 
after ownership. This is also the case with the link bridge roof 
intersections where the lead work appeared in satisfactory condition 
where visible but these are also partly blocked and should be cleaned 
as soon as possible after ownership. 
 
The verge under cloaks are formed in slates and bedding mortar. We 
are pleased to advise that these appeared in satisfactory condition. 
 
There are also lead flashings at the link building and wall abutments 
and again these were seen to be in satisfactory condition. 
 
Internally, the supporting structure appeared in good condition. 
However, there were some horizontal cracks within the timber 
sections. These are known as "shakes" and normally attributable to 
shrinkage. They are within areas of the timbers where tensile and 
compressive forces are minimal and are therefore, not of concern. 
 
The roof has been felted to act as a secondary means of protection 
against rain penetration. As said before, the felt to the front needs 
repair but the rest of the felt appeared in satisfactory condition where 
visible. There was also no other sign of internal or external defect that 
would indicate any current defect to all but the front roof slope. 
 
 
Outbuilding Roofs: 
 
The outbuilding roofs are also of simple pitch design but these are 
covered with wet laid natural slates supported on cut timber rafter and 
purlin structures bearing over regularly spaced “A” frame trusses. The 
roof rafters have been boarded up with plasterboard and as such 
there were no accessible roof voids. This precluded an inspection of 
the insulation, felt, underside of the roof coverings or of the 
supporting battens along with the roof rafters themselves and we are 
therefore unable to comment on their condition. Being mindful of the 
property’s relatively recent conversion and the lack of any deflection 
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or distortion to roof pitches that would indicate any current defect, we 
have assumed that these elements are in good condition.   
 
The rear roof slope of the annexe has a large panel of roof lights 
which is assumed to an aluminium casement and is fitted with sealed 
double glazed units. There are metal flashings around the perimeters 
of the roof light. We are pleased to advise that the roof light appeared 
in good overall condition and there was no sign of any damp staining 
around the edges that would indicate that the flashings are currently 
leaking. The top of the walls at the junction of the ceilings was also 
checked with the aid of a moisture meter and there was no sign of 
any dampness at the date and time of inspection that would indicate 
any shortcoming with the flashings or roof lights. We are also pleased 
to advise that there was no sign of any sagging to the roof that would 
indicate any inadequate bracing/trimming of the supporting timbers 
when they were cut out to fit this roof panel.  
 
It was noted that there are a number of slipped slates to all three 
outbuildings and we recommend that these are refitted during the 
course of normal routine maintenance. The mortar pointing in the 
verges has also deteriorated to some extent on all the gable ends of 
each outbuilding. We recommend that the mortar is raked out in 
these areas and that new pointing is applied.  
 
The ridge tiles to the annexe and WC were in fair condition but some 
localised repointing work is required. However, the end tile to the 
Wendy house is loose and this will need to be re-bedded in mortar. It 
is possible that there is some decay to the supporting timbers but we 
consider this risk to be acceptable bearing in mind the relatively 
recent conversion of this building.  
 

 
C5.2 Chimneys 
  

There are three brick built chimney stacks above the roofline of the 
main house. There are no chimneys to the outbuildings.  
 
The stacks appeared reasonably plumb to eye with no sign of 
significant structural defect. 
 
The brick surfaces also appeared in satisfactory condition when 
viewed from ground level with the aid of binoculars. However, a small 
number of bricks have eroded which is particularly evident to the front 
left stack. This happens when the glazing on the face of the bricks 
erodes way which thereafter allows moisture to penetrate the 
underlying brick material. This can freeze which then causes the 
surfaces to spall. We recommend that the stack is carefully cleaned 
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off and that any severely affected bricks are replaced and that 
localised repointing works are undertaken. In order to slow down 
future deterioration of the brickwork, it is recommended that the brick 
surfaces be treated with a micro porous transparent waterproofing 
solution. These solutions have the ability to prevent rain penetration 
while at the same time allow entrapped moisture to dry out. They are 
not long lasting and will require retreatment in conjunction with future 
external redecoration programmes. It may also be prudent to 
undertake the same treatment to the rear right stack but the front right 
stack appears to be quite new and was in good overall condition.  
 
The benching to the left hand stack has a number of cracks evident 
and we would advise that this is hacked off and that the three pots 
are bedded in fresh mortar. The pots themselves appeared in 
reasonable condition. The front and rear pots are fitted with pepper 
pots. This is because the internal flues are no longer used and the 
pepper pots allow for through ventilation to reduce the risk of 
condensation dampness internally. The centre pot is assumed to be 
connected to the close coupled fireplace within the dining room. This 
is fitted with a weather cowl and again the pot appeared in 
satisfactory condition.  
 
The flashings around the front of the left hand stack are formed in 
mortar fillets. It should be noted that mortar fillets have a tendency to 
shrink and crack with age. In due course, water will gain entry to the 
cracks and in freezing conditions, the expansion of the water will 
force away the mortar fillets. At such time as this happens, it is 
recommended that the present arrangement be replaced with a 
correctly designed and installed system of lead soakers and cover 
flashings. This would appear to be the case to the rear of the stack 
but unfortunately the cover flashings have been cut in a single piece 
into the brickwork. Ideally these should be fitted into the coursing 
within the brickwork in the same manner as the right hand stack and 
improvements are recommended.  
 
The right hand stack has one pot remaining at the top which is 
assumed to serve the close coupled fire within the main sitting room. 
The other two flues appear to have been capped off but there are no 
airbricks in the side of the stack to provide for through ventilation of 
the disused flues. There is therefore a risk of condensation dampness 
internally and it is recommended that ventilator pots are installed. 
This is also the case with the chimney stack over the rear tenement 
where our view from video footage shows that this has been capped 
off with cement and again there has been no provision for through 
ventilation of the disused flues.  
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It should be noted that it is important to cap disused flues to prevent 
rain penetration from the outside but these must be ventilated to 
reduce the risk of condensation dampness internally. The disused 
fireplaces should also be ventilated internally to encourage air 
movement and we refer to our late remarks in Section C6.5 in this 
respect. 
 
It would appear that the right hand stack has been rebuilt in recent 
years and the brickwork, pointing and lead flashings all appeared to 
be well specified and to be in good condition. A prominent line, one 
third up from the roofline in the stack would indicate that it is fitted 
with a chimney tray and this is good building practice. However, there 
is some efflorescence coming out of this area but this is not a matter 
of concern and could easily be brushed off if so required.  
 
The stack over the rear tenement was in reasonable condition but the 
bedding mortar is weathered and we would advise that it may need to 
be completely repointed. The lead flashings at roof abutments appear 
quite new and were in satisfactory condition.  
 
The left and rear right stacks are unlikely to contain a proper damp-
proof course and even with the flashings/fillets in good order, some 
internal dampness may occur from driving rain. Providing regular 
maintenance is carried out, then installing a damp-proof course is not 
cost effective and not warranted at this time.  
 

 
C5.3 Rainwater Disposal 
 

The property is served by plastic rainwater goods. Plastic gutters are 
relatively maintenance free but do require periodic re-clipping and 
resealing of their joints. 
 
The guttering needs cleaning through in order to stop possible 
leakage and damp entering the property. There are also a small 
number of joints which are leaking and these should be resealed.  
 
It was also noted that the guttering system is severely distorted to the 
left side of the annexe and that the downpipes discharge over the 
ground. We recommend that the guttering is replaced and that the 
downpipe is connected into a new underground drainage system 
which will need to be connected to a soakaway in the field; we refer 
to our later remarks in Section D2 in this respect. 
 
Other downpipes also discharge over the ground and ideally these 
should also be connected into the underground rainwater drainage 
system.  
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It was not raining at the time of inspection therefore water tightness of 
the joints of the rainwater goods cannot be guaranteed. 
 
Gutters and downpipes carry many hundreds of litres of water during 
wet weather. Their joints and end stops are particularly prone to 
failure as are the outfalls which can be easily blocked by leaves and 
other debris. All rainwater fittings should therefore be regularly 
checked for defects in order to prevent leakages and spillages which 
could lead to damp internally.  
 
ACTION:- You should replace gutter and downpipe system to 
the left side/rear of the annexe. Please also see Section F1.2.  

 
  
C5.4 Main Walls 
 

As previously advised, all the main walls are of solid natural stone 
construction and vary in thickness from 600mm to 700mm including 
internal dry linings where fitted. These walls probably comprise of an 
inner and outer skin which are in-filled centrally with rubble.  Walls of 
this type are particularly prone to rising, penetrating and 
condensation dampness and often have timbers built into the 
construction, normally above and below window reveals and 
supporting floor joists. It follows that these timbers are particularly 
susceptible to wet/dry rot decay and wood boring insect infestation. 
Whilst there was no obvious sign of a defect at the date and time of 
inspection we do recommend that risk areas are opened up and 
inspected during the course of future room refurbishment and that 
repairs/treatments are undertaken at this time. 
 
The pointing throughout the main house is in very poor condition. 
This is particularly the case to the front elevation. This is likely to 
allow water to penetrate the construction and could also make the 
walls structurally unstable. When any repointing is carried out it is 
essential that the joints are raked out sufficiently, usually to a depth 
not less than 20mm so that the new pointing is given sufficient key. 
Failure to do this can result in the new pointing simply cracking and 
falling out over a relatively short timescale. The pointing itself should 
not be stronger than the stone to which it is applied.  
 
Repointing of stone walls should be undertaken using a lime mortar 
as harder cement products tend to trap moisture into the construction 
and can cause the stone surfaces to spall/erode. It should be noted 
that granite and other forms of rock are quite permeable and as 
harder cement is impermeable this tends to trap any wind driven 
moisture into the construction whilst lime mortar allows moisture to 
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evaporate out. Lime mortar also allows for slight movement that must 
be expected in older buildings such as this; particularly on south 
facing elevations. Mortar pointing will either crack or fall out over a 
relatively short period of time or fracture the stone surfaces 
themselves.  
 
The pointing to the annexe, external WC and Wendy house appears 
to have been undertaken using a standard cement mix. This was 
seen to be in reasonable condition and we therefore do not 
recommend that this is raked out and replaced with lime mortar and 
sand mix but we do advise that future repointing works are 
undertaken as recommended above. As said before in Section C1 
Movement, some repairs to the footings of the Wendy house need to 
be undertaken as soon as possible as it would appear that the 
footings have been undermined by excavating the ground.  
 
It should be noted that the foundations of this property are likely to be 
substantially shallower than would now be the norm. This does make 
them more prone to movement from defects such as damaged 
drains, etc. They are also more prone to seasonal variations in soil 
conditions. 
 
The window cills are formed in a mixture of stone and slate. We are 
pleased to advise that these were in reasonable condition throughout. 
 
It was common practice in buildings of this age to provide timber 
lintels to the internal skins of the walls and allow the outer skin to rest 
upon the window frames.  Whilst there was no obvious evidence of 
any serious problems because of this, it would be worthwhile 
budgeting for additional lintel support if and when windows are 
replaced. 
 
As said before in Section C3, there is some damp staining above 
both ground floor doors into the annexe. It is possible that there is no 
membrane/tray installed in the stonework/lintels above the door. 
Whilst there was no dampness noted at the date and time of 
inspection, we do recommend that this is monitored during the course 
of occupation and if penetration should reoccur then the masonry will 
need to be opened up and a membrane/tray installed.  
 
ACTION:- Instruct a reputable specialist to repoint stonework 
throughout. Please also see Section F1.2.  
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C5.5 External Joinery 

  
The main house is mainly fitted with traditional sash windows which 
are single glazed. Rot was noted around the sash boxes and to the 
timber cills which is particularly evident to the front elevation and also 
to the stairs window to the rear. These windows were also difficult to 
operate and in many cases they were stuck in place.  
 
The putty which holds the glass within the frames is also beginning to 
crack. It is possible therefore that water may migrate down to the 
timbers and cause decay. It is recommended that the cracked putty 
is carefully chipped out and new putty put in its place. 
 
The sash windows of this type require a regular overhaul which 
involves taking out the sashes, burning off all paint, cutting out areas 
of rot and scarfing in new timbers. The bare timber should then be 
primed, undercoated and finished with at least two coats of good 
quality gloss paint before reassembling with new sash cords and 
reweighting if necessary. This is normally done in conjunction with the 
redecoration cycle which now appears to be long overdue. 
 
The inner door from the porch and rear entrance doors were seen to 
be in satisfactory condition. 
 
The windows within the outbuildings are also formed in timber but 
these are of simple side opening casements. These windows are also 
single glazed. These were randomly tested and we are pleased to 
advise that they operated satisfactorily with no significant defect 
apparent.  
 
The entrance doors to all three outbuildings also operated 
satisfactorily with no significant defect apparent.  
 
Kitemarks were noted to some but not all of the glazing within these 
buildings and as there are relatively large panes of glass it is 
essential that these are laminated or toughened in order to avoid 
injury. It is recommended that a reputable glazier be asked to advise 
on exactly what type of glass has been fitted and carry out upgrading 
works if found necessary. 
 
The double glazed units within the roof lights to the northwest roof 
slope of the annexe appeared in satisfactory condition with no 
significant defects. It should be noted, however, that double glazing 
can vary in quality, particularly in respect of the seals around the 
edges of the glass. These will deteriorate over time (their life is 
normally between 10 and 15 years) allowing moisture to penetrate 
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between the panes of glass, resulting in misting. Whilst no such 
problems were found, it would be prudent to carry out a regular 
inspection of the double glazing for such defect. 
 
The gutter and soffit boards were in fair condition where visible. 
 

 
C5.6  External Decoration 
  

 Redecoration will be required after necessary repairs/refurbishments 
reported directly above in Section C5.5.  
 
It is possible that the external decorations contain old lead based 
paint. Suitable precautions should be taken when rubbing down and 
redecorating the surfaces. 
 
The property should be repainted on a regular basis, generally on a 
three to five year cycle depending on the quality of the paint, 
exposure factors, etc. 
 

 
C5.7 Other 

 
The entrance porch to the front of the property has dwarf masonry 
walls and timber framed panelling thereover and a flat rolled lead 
covered roof. There is no access to the inside of the porch as the 
front and inner doors were both locked at the time of inspection and 
we therefore cannot comment on unseen areas. You are advised 
however, that rising and penetrating dampness are likely to be 
encountered within this area and some damp-proofing and upgrading 
to insulation may be required.  
 
Significant rot was noted around the base of the frames and cills to 
the timber framework. However, these do appear to be capable of 
repair. We advise that rotted areas should be cut out and new 
timbers scarfed in. The glazing does not appear to be formed in 
safety glass and it would be wise to replace this with safety glass 
when other works are carried out. This is also the case in the door.  
 
The rolled lead roof covering was also inspected and some cracks 
within the rolled up-stands were noted. It was also noted that the 
cover flashings are poorly fixed into the walls and improvements 
would be desirable. We also advise that the lead work is repaired. 
This may be an indication that the lead is becoming brittle and may 
be towards the end of its economic life and replacement in the short 
to medium term is likely to be required. It was also noted that there is 
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a gap to the left side where it abuts the wall and an under flashing 
may need to be installed in this area.  
 
We would also advise that ventilation and insulation within the flat 
roof is unlikely to be up to modern standards and this should be 
improved when the roof is next recovered. It is also likely that the 
decking and supporting timbers will need attention when it is next 
opened up.  

 
 
 
C6 The Interior 
  
C6.1 Roof Space 

 
The main roof space was accessed via a hatch in the first floor 
landing ceiling. There was a fitted access ladder but no lighting within 
the main house roof space. 
 
It was noted that the overflows from the water tanks are combined. 
The support under the pipes is also poor. We recommend that the 
overflow pipes are separated to discharge independently to the 
outside and that the support is improved. 
 
It was noted that there is bate down for rodents within the roof space. 
This must be expected in a location such as this and further advice 
should be obtained from a reputable pest control expert on how this 
could be controlled in the future.  
 
Bats must also be expected in a location such as this but there was 
no evidence of these having been present at the date and time of 
inspection. It should be noted that bats are relatively harmless but are 
a protected species. Rats and mice however, can cause damage, 
particularly if they chew through electrical cabling.  
 
Pointing to the chimney breast positions is deteriorating. This may 
allow escape of flue gasses into the roof void. It is recommended that 
the pointing and any loose bedding is raked out and the areas 
repointed. 
 
We refer to our earlier remarks in Sections C3 Condensation, C4 
Insulation and C5.1 Roof Structure and Covering. 
 
 

C6.2 Ceilings 
 
The property has plasterboard ceilings. These have painted finishes.  
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These are in serviceable structural order with no serious defects 
evident. However, there are a number of shrinkage/differential 
movement cracks present. These are superficial in nature and only 
filling and decoration is required. The cracks are larger within some of 
the first floor accommodation where movement has occurred as 
previously discussed in Section C1. These areas should be filled, 
taped and skimmed prior to redecoration.  
 

 
C6.3 Floors 
 

The ground floor is of solid construction and is presumed to have 
been replaced when the property was refurbished and to now 
incorporate a horizontal membrane which would have been surfaced 
with a screed, insulated and then re-screeded. We are pleased to 
advise that the solid floors within both the main house and 
outbuildings were all reasonably level with no sign of significant 
heave or settlement. 
 
The first floor in the main house is of timber suspended construction. 
This was not precisely level but is considered to be within acceptable 
tolerances for a building of this age and no action is required.  
 
It should be noted that floor joists within the original parts of the 
building are bedded into solid walls which tend to be more liable to 
problems of penetrating dampness and as such, without protection, 
could suffer from deterioration. It was noted however, that there are 
no significant cracks around the perimeters of ceilings within the 
ground floor accommodation or gaps under the skirting boards within 
the bedrooms that would indicate that such defect is present and no 
action is necessary. 
 
The first floor within the annexe is also of timber suspended 
construction. We are pleased to advise that this was reasonably level 
and firm underfoot and should be capable of bearing normal domestic 
loads.  
 
We are pleased to advise that the floor coverings were in satisfactory 
condition where visible. 
 

 
C6.4 Internal Walls & Partitions 

 
The property has a mixture of solid masonry and plasterboard lined 
timber framed internal walls.  
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Generally there was evidence of minor hairline cracks in the finishes 
which are assumed to be shrinkage or vibration related. Cracked 
areas should be cut back at times of redecoration and patch 
plastered as necessary. 
 

 
C6.5 Fireplaces, Flues, Chimney Breasts 
 

There is a close coupled wood burning stove within the kitchen. This 
was visually in satisfactory condition. It was noted that there is a 
HETAS engineer’s installation plate by the side of the stove and this 
would indicate that the stove was installed in circa 2004. We 
recommend that legal advisers obtain and authenticate all 
documentation in this respect. 
 
The inglenook fireplace within the main sitting room is also fitted with 
a close coupled wood burning stove. This was also in visually 
satisfactory condition. There was no installation plate identified. Legal 
advisers should make further enquiries in respect of installation and 
commissioning certificates.  
 
The remaining fireplaces within this property have been blocked up 
but there has been no provision for through ventilation of disused 
flues. The chimney breast positions, where redundant, should be 
ventilated in order to prevent condensation within the disused flues. 
Vents are normally fitted within the rooms as well as at the head of 
the flues where they are in contact with outside air. This is required in 
order to prevent condensation occurring within the flues which in turn 
could cause damage to flue linings and decorations.  
 

 
C6.6 Internal Joinery 
 

The internal joinery is in a generally satisfactory condition, although 
some minor making good will be needed prior to redecoration.  
 
The internal doors have suffered some wear and tear. They do not fit 
perfectly but otherwise they appear to be satisfactory for their 
purpose.   
 
Some of the internal doors are fitted with glass which may be unsafe. 
Where this glass is close to floor level, there is an increased risk of 
injury. The glazing should be replaced with safety glass.  
 
The fitted cupboards are of fair quality and considered to be 
adequate for their purpose.  
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The cupboards on the first floor inner landing were locked at the date 
and time of inspection and we are therefore unable to comment on 
concealed elements.  
 
The kitchen is equipped with an adequate range of modern worktop 
and storage facilities, which should suffice, subject to personal taste. 
The utility room and annexe kitchen fittings are also in satisfactory 
condition.  
 
The kitchen fittings include built-in cooking appliances. No comments 
can be given as to the condition or safety of these appliances.  
 
The timber staircase was close carpeted which restricted our 
investigation but it did appear in satisfactory condition.  The stair 
balustrade also appeared in satisfactory condition.  
  
New staircases are normally designed with hand railing and 
balustrading to resist a reasonable force of somebody falling heavily 
against them. Older balustrades however were not designed to the 
same standards therefore the usual care should be taken. 
 

 
C6.7 Internal Decoration 
  

The subject property is in reasonable decorative order, however it is 
likely to be marked and faded when furniture and pictures are 
removed. 
 

 
C6.8 Other 
  

 We recommend that smoke alarms currently fitted are tested soon 
after ownership and thereafter on a regular basis.  
 
We recommend that a mains wired heat detector is fitted within the 
kitchen and utility room. 
 
The installation of a carbon monoxide detector would be beneficial for 
the safety of occupants. 
 
The external steps to the first floor annexe were in satisfactory 
condition. These should be kept in good condition at all times to 
reduce the risk of internal dampness. 
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D.      SERVICES 
 
 
 
 

The Main service installations within this property have been the 
subject of a purely visual inspection only and have not been formally 
traced or tested by us in any way. The information provided within 
this part of the report is purely for your initial advice and consideration 
only. Should you wish formal service tests to be undertaken we would 
be pleased to arrange this on your behalf and upon receipt of your 
formal instructions. However we do make the following initial 
observations at this time. 

 
 
D1.1 Electricity 
  

The property is connected to the mains supply. The meter and 
consumer units to the main house are situated within the study/snug 
cupboard. Further consumer units are situated within the kitchen in 
the annexe and behind a fixed panel in the Wendy house. 
 
It would appear that the electrical installations were tested/installed 
circa 2004. However, advice from the Institute of Electrical Engineers 
(IEE) recommends that systems are tested every 10 years or on 
every change of ownership. 
 
It is impossible to guarantee the condition of an electrical installation 
on the basis of a visual inspection only. There are many aspects 
relating to the physics of electricity which can only be identified by the 
application of test instruments which cover matters relating to 
resistance, impedance and current, etc. Only proper testing of the 
installation will provide a true picture. 
 
It would be prudent to have the system checked and tested before 
exchange of contracts by an approved electrical engineer registered 
with either the National Inspection Council for Electrical Installation 
Contracting, (NICEIC), (www.niceic.com/) or with the Electrical 
Contractors Association, (ECA), (www.eca.co.uk/).  
 
ACTION:- You should instruct a competent registered person to 
test the electrical installation and provide quotations for any 
necessary upgrading work. Please also see Section F1.3. 

 

http://www.eca.co.uk/
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D1.2 Gas 
  

There is no mains gas connected to the property and there is none 
available in the area.  

 
 
D1.3 Water (Plumbing/Sanitary Fittings) 
  

The property is believed to benefit from a mains water supply. Prior to 
exchange of contracts we recommend that legal enquiries should be 
made of the vendor/the local water authority to determine whether the 
incoming water supply has been renewed in more recent years. If so, 
copies of any documentation should be obtained.  

  
In the event that confirmation cannot be obtained on this point then 
we advise that having regard to the age of the property it is likely that 
if the supply pipework from the mains supply to the property (and 
which is the responsibility of the individual property owner) were 
inspected it would be found to be currently ineffective and possibly 
leaking.  
 
The external stop tap was not located and South West Water should 
be contacted to advise on its precise location. The internal stop is 
under the kitchen sink in the main house. Typically stop cocks can 
seize, therefore it is a good idea to periodically have them turned on 
and off and repaired or replaced as necessary. 
 
The cold water storage tanks are of plastic construction and have the 
benefit of correctly sized lids. The presence of insulation prevented a 
full visual examination of the right hand tank and parts of the left hand 
tank. However, there was no evidence of any leakage. As said 
before, the overflow pipes are poorly supported and are combined. 
These should be separated and further support provided.  
 
The visible distribution pipework appears to be run in a mixture of 
copper and plastic. Wastepipes also appear to be in plastic. In 
properties of this age, it is possible that steel or lead pipework may 
have been used. This type of pipework is prone to sudden failure and 
lead carries an additional health risk. If this pipework is uncovered 
during the course of future room refurbishment, then we recommend 
that it is replaced with copper or plastic. It is assumed however, that 
the main house and annexe were completely re-plumbed during the 
recent refurbishment works.  
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Sanitary Fittings: 
 
The sanitary fittings are modern and in satisfactory condition.  
 
It was noted however, that some of the tiles underneath the sink in 
the family bathroom have fallen away and these should be refitted. 
The tap over the annexe bath is also leaking and new washers or 
perhaps tap heads may be required. 
 
The seals around the bath in the annexe and the en-suite bath are 
very poor and these should be raked out and replaced.  
 
The grouting and seals in the external wetroom floor are poor and 
should be raked out and replaced.  
 
 
General Advice: 
 
With respect to showers generally, they should be regularly cleaned, 
including the heads, to prevent the harbouring of bacteria such as 
Legionella.  
 
It is very important to ensure that the seals to the sanitary appliances, 
in particular baths and showers, are maintained in good condition to 
avoid water penetration to the floors below, which could result in 
serious decay problems developing. As a precautionary measure it 
would be advisable to open up, by removing panels as necessary, to 
check the condition of the floors beneath these fittings. 

 
 
D1.4 Heating 

 
The main house is heated by night storage heaters which incorporate 
convector heaters. The annexe and playroom are heated by a 
combination of night storage heating and electric panel heaters.  
 
The units were not switched on at the time of inspection and we 
therefore cannot comment on serviceability. However, they appear 
reasonably modern but are still likely to be fairly inefficient by modern 
standards. 
 
As said before, further heating is provided by the close coupled wood 
burning stoves within the main house and the electric AGA 
(assumed) and these will provide further background heating. 
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Hot water is provided by electric immersion heaters incorporated into 
cylinders within the annexe kitchen cupboard, the link storage room 
and family bathroom cupboard. These cylinders were covered either 
by foam insulation within the main house or an insulation jacket within 
the annexe which restricted a direct inspection. However, they did 
appear in good condition where visible.  
 

 
D1.5 Hazardous materials 
  

Although the manufacture of asbestos based building materials has 
now generally ceased, many products containing asbestos can still 
be found on and within buildings.  These can include roofing felt, roof 
sheeting and slates, thermoplastic floor tiles, Artex surface coatings, 
ceiling tiles, fireproof linings, roof edge verges and eaves soffits, soil 
and vent pipes, drainpipes, hoppers and waste pipes, gutters and 
downpipes.  Asbestos waste has also been found in lofts and floors, 
sometimes installed by owners as insulation. 

 
Asbestos is a hazardous material and removal is expensive.  Safe 
removal of asbestos requires trained expertise and we recommend 
that such work should only be carried out by a licensed asbestos 
removal contractor.  There are regulations controlling the removal 
and disposal of certain types of asbestos.   
 
If you require further information as to the register of licensed 
contractors, you should consult the local Environmental Health 
Officer or Health Protection Agency (HPA). 

 
Depending on its condition, asbestos cement found on and within 
domestic property can, in many cases, be left alone without causing 
any undue risk to the occupants.  This, however, is strictly on the 
basis that the material is left undisturbed and unbroken, thus avoiding 
release of fibres.  It is also normally advisable to have the surfaces 
sealed and it would be sensible for them to be marked to indicate the 
presence of asbestos. 

 
Problems arise, however, when asbestos based materials need to be 
removed for reasons such as maintenance or repair and when 
alterations are made to a building.  Depending on the function of the 
material, certain notifications have to be given, followed by removal, 
by registered operatives, to disposal sites allocated specifically for 
this type of contaminated waste.  Asbestos removal is expensive due 
to the substantial safety precautions which have to be taken. 
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D2 Drainage 
  

Rainwater drainage:  
 
Where downpipes discharge over drains it is assumed that there are 
suitable underground drain pipes and garden soakaways to collect 
the surface water and disperse it into the surrounding sub soil. 
However, no excavations have been made to establish the existence, 
position or condition of any such pipes and soakaways and therefore, 
it cannot be confirmed that a satisfactory disposal system exists. This 
would involve work which is beyond the scope of a normal survey. 
 
As said before, there are no drains to the annexe or Wendy house 
and we advise that further drains, pipework and soakaways should be 
formed.  
 
Further ground drainage should also be provided within the field on 
the opposite side of the annexe and Wendy house where ground 
levels are particularly high. This is to reduce the height of the water 
table and therefore the amount of water that can be drawn into the 
construction.  
 

 
Foul drainage:   
 
The property is believed to be connected to a shared septic tank. 
Your legal advisers should make the usual checks in respect of the 
drainage system and we refer you to Section E2. Liabilities and 
access for maintenance should also be confirmed.  
 
The septic tank arrangement is effectively a private sewage treatment 
facility and is a specialised feature. The correct working of these 
installations is important to avoid contamination of neighbouring land 
as well as correct disposal of foul materials. Specialist inspection of 
the system as a whole is advisable as a precautionary measure.  
 
Septic tanks work on the principle that discharged solids are collected 
and settled in a series of 2 or 3 underground chambers and surface 
liquid is dispersed into the surrounding ground, by an arrangement of 
perforated or open jointed pipes laid in gravel filled trenches, usually 
in a herring bone pattern. Naturally occurring bacteria help to 
breakdown and digest the material in the chambers but this is usually 
only a very limited function, due to the large volumes of discharge 
from most dwellings and the anti-bacteriological cleaners, etc. used in 
the home. Such systems have limited success and some smells and 
inconvenience must be anticipated. Depending on the porosity of the 
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sub soil, the land containing the outfall drains can become saturated 
and soggy. The outfall drains can gradually become silted up and 
when this occurs they have to be taken up and replaced. The septic 
tank chambers will need periodic emptying by a drainage contractor 
to remove the accumulated material, typically at least twice a year.  
 
Because of the limitations of this type of drainage system, it is 
recommended that it should be inspected by and a report obtained 
from, a reputable drainage specialist.  
 
Drain covers to the rear of the property were raised and a “Look See” 
CCTV scan was undertaken. This confirmed a system of mixed 
plastic and sectional salt glazed pipework which was seen to be in 
satisfactory condition. 
 
The plastic external soil vent pipe appeared in satisfactory condition. 
It is assumed that there are internal soil vent pipes within the annexe 
and wetroom. These were not visible but we are pleased to advise 
that there was no sign of any dampness where the pipework was 
located.  
 
There is a small up-stand soil pipe to the rear northwest side of the 
annexe. We have been unable to establish what this is for but have 
assumed that it is a rodding point but could easily be a radon vent. 
Further enquiries should be made of the vendor about this. 
 

 
 
D3 The Site 
   
D3.1 Garage & Outbuildings 

 
The barn/garage was not identified at the time of survey. We are 
returning to the property this coming week to carry out an inspection 
of the garage and second field and we will report on the same in 
letter form in due course.  
 

 
D3.2 Grounds 
  

As said before, the walls to the front left and right of the main house 
are in quite poor condition. We recommend that the top sections of 
the walls are removed and that horizontal membranes are installed to 
discharge away from the house. The walls should then be repointed 
and repaired as found necessary.  
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The boundary wall beside the access track to the rear right of the 
property was also in poor condition and, although relatively in plumb, 
will need to be repointed; some sections will need to be rebuilt. 
 
In-between the lower and upper rear gardens there are granite posts 
secured in the ground that have been bedded together with mortar. 
This is a fairly strange arrangement but we are pleased to advise that 
it did appear in satisfactory condition.  
 
The Cornish hedges around the rear garden were in satisfactory 
condition. 
 
The boundaries around the larger field were in fair condition but there 
are some large gaps. The stock fencing will need some repairs and 
improvement.  
 
The steel five bar gate was also satisfactory but this was not checked 
for serviceability.  
 
The coping arrangements over the arch to the walkthrough under the 
link building has plants growing out the top. We advise that this area 
should be hacked off and the copings improved including the 
incorporation of a membrane which should be properly detailed to the 
wall abutments. Please also see Section F1.2. 
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E. LEGAL MATTERS 
 
 
 
 
E1 Tenure 

 
We were verbally informed by the vendor that the property is held on 
freehold tenure. Further we assume there are no onerous conditions 
contained within the titles. It is assumed that the property has been 
offered for sale with the benefit of full vacant possession.  
 
 
 

E2 Regulations 
 
Your legal adviser should check the following assumptions:-  
 
The source and quality of the water supply.  
 
Confirm that the property is connected to a private shared drainage 
system and the liabilities for maintenance.  
 
Confirm that there is a discharge exemption certificate in place for the 
private drainage system. 
 
That all necessary valid local planning and Building Authority 
permissions, approvals and completion certificates have been 
obtained for the renovation of the main house including replacement 
roof coverings to the rear, conversion of the annexe, wetroom and 
Wendy house. 
 
If regulations have been breached for work carried out without the 
necessary approvals and inspections, then extensive and costly 
alteration works may well be needed to ensure compliance.  
 
The consequence of the property being listed as having historical 
importance.  
 
Confirm that all necessary rights of access exist and that there are no 
onerous or disproportionate liabilities for maintenance over the 
private road. 
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E3 Guarantees 

 
Your legal adviser should establish in the pre-purchase enquiries the 
existence, validity and transferability of guarantees and certificates 
for the timber infestation treatments and damp-proofing works which 
should be assigned to you as new owner of the property. The extent 
of the works should also be confirmed.  

 
 
 

E4 Other Matters 
 
Your legal adviser should make further enquiries and advise you on 
the following:-  
 
Confirm the council tax banding of this property.  
 
The likelihood that the property is located near to or over a landfill site 
or contaminated land.  
 
The ownership and obligations for maintenance and extent and 
position of the boundaries to the property.  
 
Whether the property will be affected by mining works or has 
benefited from remedial works in the past as a result of mining 
excavations. We strongly recommend that a mining report is obtained 
for the property. 
 
The availability of Radon information from the current owner and/or 
the possibility of negotiating a Radon Bond.  
 
ACTION: You should immediately pass a copy of this report to 
your legal advisers with the request that, in addition to the 
necessary standard searches and enquiries, they check and 
confirm each and every one of the items and assumptions 
referred to in Section E1-4 above. 

 
Please let us know if any of this information is found to be 
inaccurate as this might change the advice given in this report.



Property address:  

 37 

 
 

F.      SUMMARY & RECOMMENDATIONS 
 
 
 
 
F1 Action 
   
F1.1 Copy of Report to Legal Adviser 

 
If, after reading and considering this report, you wish to conclude a 
contract for purchase of the property, you are advised to send a copy 
of the report as soon as possible to your legal advisers.  Please draw 
their attention to the whole of Section E, and in particular the 
paragraph headed ‘ACTION’ at Section E4. 

  
 
F1.2 Urgent Repair 
   

We recommend that you should treat the following matters – all 
discussed earlier in the report – as urgent repairs, to be remedied as 
soon as possible after purchase:- 
 
ACTION:- You should instruct a reputable contractor to carry out 
strengthening works to the footings of the Wendy house. 
 
ACTION:- You should instruct a reputable contractor to carry out 
improvements to external walls to the front of the main 
farmhouse. 
 
ACTION:- You should instruct a reputable damp-proofing 
contractor to carry out damp-proofing works to the front of the 
ground floor accommodation. 
 
ACTION:- Refit insulation to cold water storage tank and insulate 
exposed pipework. 
 
ACTION:- You should replace gutter and downpipe system to the 
left side/rear of the annexe. 
 
ACTION:- Instruct a reputable specialist to repoint stonework 
throughout. 
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F1.3 Further Investigation 
   

We recommend that you obtain further specialist advice on the 
following prior to entering into a legal agreement:- 
 
ACTION:- You should instruct a competent registered person to 
test the electrical installation and provide quotations for any 
necessary upgrading work. 
 
You are most strongly advised to obtain competitive quotations from 
reputable contractors before you exchange contracts. As soon as you 
receive the quotations and report for the work specified above, and 
also the responses from your legal advisers, we will be pleased to 
advise you whether or not they would cause us to change the advice 
or valuation which we give in this report.  

 
We must advise you, however, that if you should decide to exchange 
contracts without obtaining this information, you would have to accept 
the risk that adverse factors might come to light in the future.  

 
 
 
F2 Maintenance Considerations 
   

You will note that we have referred to a number of other defects 
within our report, all of which will require attention either now or in the 
foreseeable future. It is recommended that you obtain estimates and 
reports, as appropriate, prior to exchange of contracts in order that 
you can budget for future expenditure.  

 
The following repairs are brought to your attention to be dealt with in 
due course:- 
 
C3 Condensation: 
 
Vent bathroom extractor fan to the outside air.  
 
Replace extractor terminal to the northwest side of annexe.  
 
 
C4 Insulation: 
 
Insulate external garden tap.  
 
Upgrade insulation within the main roof void to comply with modern 
recommendations of Building Regulations.  
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Insulate sloping ceilings with rigid foam of at least 100mm thick. 
 
Insulate partitions within roof space.  
 
 
C5.1 Roof Structure & Coverings: 
 
Refit slipped and missing slates.  
 
Clean and flush through valley gutters.  
 
Rake out and repoint verges to the outbuildings. 
 
Refit ridge tile to Wendy house.  
 
 
C5.2 Chimneys: 
 
Replace benching to the front left stack. 
 
Replace spalled bricks as necessary. 
 
Clean brickwork and apply masonry sealer. 
 
Upgrade flashings at roof abutments to left stack. 
 
Repoint rear right stack. 
 
Ventilate capped flues. 
 
 
C5.3 Rainwater Disposal: 
 
Clean and flush through guttering system. 
 
Connect downpipes into the underground rainwater drainage system. 
 
 
C5.5 External Joinery: 
 
Carry out general refurbishment of sash windows throughout. 
 
Instruct a reputable glazier to inspect and upgrade glazing to safety 
glass where necessary.  
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C5.6 External Decoration: 
 
Redecorate after necessary repairs.  
 
 
C5.7 Other: 
 
Repair porch roof.  
 
Repair cills and windows in porch. 
 
Upgrade glazing to safety glass.  
 
 
C6.1 Roof Space: 
 
Separate overflow of pipes and provide additional support.  
 
Repoint gable end walls.  
 
Instruct a reputable pest control expert to eradicate rodents within the 
roof space.  
 
 
C6.5 Fireplaces, Flues, Chimney Breasts: 
 
Ventilate blocked up fireplaces.  
 
 
C6.6 Internal Joinery: 
 
Instruct a reputable glazier to inspect glazing in doors for safety glass 
and upgrade if found necessary.  
 
 
C6.8 Other: 
 
Test smoke detectors.  
 
Fit heat detectors in kitchen.  
 
Fit carbon monoxide detectors.  
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D1.3 Water (Plumbing/Sanitary Fittings): 
 
Refit tiles below sink in family bathroom.  
 
Repair or replace tap in annexe bathroom.  
 
Replace seals around baths within the annexe and onsuite bathroom.  
 
 
D2 Drainage: 
 
Consider fitting a herringbone drainage system on the high ground to 
the northwest of the annexe and around the Wendy house. 
 
Install a new system of drains and garden soakaways.  
 
 
D3.2 Grounds: 
 
Repoint walls to the rear right.  
 
Improve coping arrangements/membrane over archway to pedestrian 
access to the rear of the building.  
 
 
 
Other than the normal maintenance work required for a property of 
this age and type, there are no other significant matters to report.  
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G.      VALUATION 
 
 
 
 
G1 Market Value 
  

In accordance with our Terms and Conditions of Engagement the 
Market Valuation is not included. This is an additional service which 
has not been requested. 

 
  
 
G2 Insurance Cover 

 
We would recommend a reinstatement cost assessment for buildings 
insurance purposes, based on present day reinstatement costs in its 
present form, with due allowance for demolition, site clearance and 
professional fees, excluding VAT (except on fees) in the sum of 
£XXX (XXX Pounds).  
 
The estimated external area of the accommodation is approximately 
XXXm2 or thereby. 

  
 
 
G3 Summary and Recommendations 
  

May we state immediately that when undertaking a report of this type 
we are deliberately looking for defects within the property so that you 
can be made fully aware of all major defects and future liability for 
maintenance and repair. During our inspection we discovered a 
number of defects within the property which are described within the 
main part of this report. None of these defects found were considered 
particularly unusual bearing in mind the type and age of the property 
although we would recommend that they are attended to as soon as 
possible to prevent further deterioration. You should also give due 
consideration to the likely cost of carrying out these works prior to 
exchange of contracts.   

 
We trust that within this report we provide the advice and information 
you require, obviously if we can be of any further assistance please 
do not hesitate to contact us. 
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Finally, may we confirm that our report has been prepared for your 
initial advice and consideration.  We therefore can only accept 
responsibility to you as our client.  We cannot accept responsibility to 
any third party who may become acquainted with its contents without 
our prior knowledge or consent in writing. 
 
 

 
G4 Signature 

 
 
Signed 

 

 
Print Name 

 
Colin Cockram 

 
Qualifications 

 
BSc (Hons), DipCSM, MRICS, DipNDEA 

 
Date 
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