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INTRODUCTION  

 

          

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

undertaken a Building Survey (formerly known as a Structural Survey) of the 

aforementioned property. This Survey was carried out on xxxxxxxxx. 

 

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

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

building, and a summary of our findings.  

 

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

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

internal areas and the buildings services.  We conclude with the section for 

your Legal Advisor and also attach some general information on the property 

market. 

 

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

putting to the reader because of this.  We would stress that the purchase of a 

property is usually one of the largest financial outlays made (particularly when 

you consider the interest you pay as well). 

 

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

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

phone us. 

 

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

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

report, which we recommend you read first so that you get a general feel for 

the way the report is written. 

 

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

many times as you wish until you are completely happy to make a decision.  

Ultimately, the decision to purchase the property is yours but we will do our 

best to offer advice to make the decision as easy as possible. 
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REPORT FORMAT  
 

 

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

styles and types of text, these are as follows: 
 

GENERAL/HISTORICAL INFORMATION  
 

This has been given in the survey where it is considered it will aid understanding of the 

issues, or be of interest.  This is shown in ñitalicsò for clarity. 

 

TECHNICAL TERMS DEFINED 
 

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

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

 

A PICTURE IS WORTH A THOUSAND WORDS  
 

 

 

 

 

 

 

 
 

ORIENTATION  
 

Any reference to left or right is taken from the front of the property, including 

observations to the rear, which you may not be able to physically see from the 

front of the property. 
 

ACTION REQUIRED AND RECOMMENDATIONS  
 

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

are items that you should carry out action upon or negotiate upon. 

 

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

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

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

repair/replacement to last.   

We utilise photographs and sketches to 

illustrate issues or features.  In some 

photographs a pencil, pen or arrow has been 

used to highlight a specific area.  The sketches 

are not 100% technically accurate; we certainly 

would not expect you to carry out work based 

upon the sketches alone. 
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SYNOPSIS 
 

SITUATION AND DESCRIPTION  
 

This is a two storey semi-detached property located on a corner plot at the 

beginning of the road. The property has been extended to the rear, amended 

and altered over the years including a loft dormer conversion to the roof area. 

 

Much of the garden at the front of the property has been given over to parking. 

To the rear of the property is a mature garden with large trees and a garage at 

the end with its own access (which is just past the bus stop). 

 

We believe that the property was built in the 1950ôs/1960ôs If the exact age of 

the property interests you your Legal Advisor may be able to find out more 

information from the Deeds.   

 

Putting Life into Perspective! 
 

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

 

 

1946   Winston Churchill gave his óIron Curtainô Speech 

1948   Olympic Games held in London 

1951   Truman signs Peace Treaty with Japan which ended WWII 

1953   DNA discovered 

1958   The first time ultrasound was available to examine unborn  

   Babies 
 

1959   UK postcodes introduced   

1961   Berlin wall built 

1964   The Queen gave birth to a son called Edward 

1967   First heart transplant 
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EXTERNAL PHOTOG RAPHS 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

   

 Front view  Rear View  

 Right hand view   

 Front garden (looking towards 

the house) 

 Rear garden   Street view 

 Left hand view 
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ACCOMMODATION AND FACILITIES  
(All directions given as you face the front of the property) 

 

Ground Floor 

 

The ground floor accommodation consists of: 

 

1) Entrance Hall/ Stairway 

2) Through lounge with rear dining area (left) 

3) Kitchen with breakfast area(rear right) 

 

 

First Floor  

 

The first floor accommodation consists of: 

 

1) Bedroom (front left) 

2)  Bedroom (rear left) 

3)  Box Bedroom (front right) 

4)      Bathroom (rear right) 

 

 

Top Floor 

 

The top floor accommodation consists of: 

 

1) Bedroom  

2) En Suite shower room (rear right) 

 

 

Outside Areas   

 

The front garden has been mainly given over to parking and is surrounded by 

conifers. To the rear of the property there is a mature garden with a patio area, 

large trees and a pond. There is a garage to the end of the garden with its own 

small drive/access behind double wooden doors just past the bus stop. 

 

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

Advisor. 
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INTERNAL PHOTOGRAPHS  
 

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

looked like and the general ambience (or lack of).  We have not necessarily taken 

photographs of each and every room. 
 

Ground Floor 

 

 

 

 
 

 

 

 

 

 

 

  

  

  

Through Lounge (front left) 

 

Through lounge dining area 

(rear left) 

 

 Hallway Hallway and stairs 

 Kitchen (rear right) 

 

 Kitchen breakfast area 

 (rear right)  
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First Floor  

 
 

 

 

 

 

 

 

 

Top Floor 

 

 

 

 

 

  

  

   

Front of bedroom 

 Bedroom (front left) Bedroom (front right) 

 

Bedroom (rear left) Bathroom (rear right)  

 En-suite shower room 

 (rear right) 

 

Rear of bedroom  
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SUMMARY OF CONSTRUCTION     
 

External 
 
Chimneys: 

 

One brick chimney. A rear chimney has been removed. 

Main Roof: 

Other Roofs: 

 

 

Main Roof Structure:  

Pitched, clad with small concrete tiles (assumed) 

Shallow pitched roof to the rear extension with roof 

windows 

 

Hidden, assumed an original cut timber roof. 

  

Gutters and Downpipes: 

 

Cast iron and plastic 

Soil and Vent Pipe: 

 

Cast iron and plastic  

Walls: 

 

Pebbledash render with some brickwork (assumed). 

 

 Fascias and Soffits: 

 

Painted timber 

Windows and Doors: 

 

Timber with double glazed units in timber frames and 

leaded lights 

Internal  
 

Ceilings: 
 

Plasterboard possibly with some lath and plaster 

(assumed) 

Walls: 
 

Floors: Ground Floor: 

 

 First Floor: 
 

Top Floor: 
 

Mixture of solid and hollow (assumed) 
 

Suspended timber floor including the new extension 

(assumed) 

Joist and floorboards with embedded timbers (assumed) 
 

Possibly back to back timbers to strengthen old ceiling 

joists or a steel frame has been added (assumed).Your 

legal Advisor to confirm this with the Local 

Authority/owners. 

Services 
 

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

gas (all assumed).  The wall mounted Vaillant boiler is located in the kitchen and the 

1970ôs /1980ôs electrics are under the stairs. 
 

The above terms are explained in full in the main body of the Report.  
 

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

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

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

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

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

 

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

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

that we have decided are part of the ócharacterô of this property you may think 

are very important.  We have taken in the region of 250 photographs during 

the course of this survey and many pages of notes, so if an issue has not been 

discussed that you are interested in or concerned about, please phone and talk 

to us before you purchase the property (or indeed commit to purchasing the 

property), as we will more than likely have noted it and be able to comment 

upon it; if we have not we will happily go back.  

 

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

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

 

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

property to review your thoughts on the building in light of the comments we 

have made in this survey. 

 

The Good 

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

we would start with some positive comments on the property! 

 

1.0)  Older properties typically have more space than newer properties, both 

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

 

2.0) The property is presented very well.  

 

3.0)  The property has the advantage of being extended and enlarged. 

 

4.0)   There is off road parking and a garage albeit that most people never 

seem to keep a car in the garage.  

 

We are sure you can think of other things to add to this list. 
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The Bad 
 
Problems / issues raised in the óbadô section are usually solvable, but often need 

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

 

 

1.0) Loft Conversion and hidden roof 

 

With an older style loft conversion such as 

this it may not have been insulated and as 

such can suffer from solar heat gain during 

the summer months and heat loss during 

the winter months. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ACTION REQUIRED:  If this is going to be your main room we 

suggest at some point (perhaps just before re-decoration) that you drill 

or open up a small section of the roof to check the insulation levels. 

 

 

Roof not viewed     

 

We would also draw to your attention that we were not able to view the flat 

roof on the dormer. These are notorious for having problems.  

 

 

 

 

 

Rear of loft conversion  

Thin walls in loft conversion 

(en-suite shower room)  

Heat Loss  
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ACTION REQUIRED:  We would generally recommend that a roof 

access is formed into it so that you can actually access the roof to view 

it. We also recommend that at the same time insulation cut to falls is 

added to the roof and a high performance felt. This way you will deal 

with any roof problems in this area once and for all. 

 

ANTICIPATED COST:  £2,000 - £4,000 (two thousand to four 

thousand pounds). 

 

Please see the Thermal Efficiency Section of this Report. 

 

 

2.0) Shallow pitch of rear extension roof 

 

We are always slightly concerned when 

there is such a shallow pitch on a tiled roof 

as wind driven rain can get underneath it. 

From a visual inspection internally there 

are no visual signs of dampness coming in.   

 

 

ACTION REQUIRED:   Keep all the 

gutters clear and remove moss and tree 

debris as the build-up can aid water 

getting into the roof. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Please see the Roof Section of this Report. 

 

 

  

Shallow pitched roof to 

kitchen extension  

Flashing where the extension 

meets the main building   

Shallow pitch of roof 

(remember to keep guttering 

around roof lights clear) 
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3.0) Suspended timber floor  - does this floor have an acceptable air 

flow? 

 

The property has a suspended timber floor. A suspended timber floor 

requires air movement underneath to minimise wet rot, dry rot and 

woodworm.  

 

 

 

 

 

 

 

 

 

 
 

Blocked air vents  
 

Possibly due to the extension being added there do not seem to be sufficient 

air bricks to the property. 

 

 

 

 

ACTION REQUIRED:   We recommend that you double check that 

there are airbricks to both the front and the rear of the property to allow 

a through flow of air. Next time the carpets are replaced (or before 

2014) we recommend you open up a section of the floor to check the 

condition of the timbers underneath. 

 

Please see the Floors Section of this Report. 

 

 

  

Patio doors with blocked air 

bricks  

Air brick  

This sketch is not exactly the same 

as this property but it shows how 

the extension blocks the air flow  

Suspended timber floor  
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4.0) Trees 

 

There are trees closer than most insurance 

companies would like and you may have 

to pay a premium because of this. We 

have personally found that where there is 

a mature tree and the house is relatively 

old, as in this case, then as long as the tree 

is well maintained then little damage 

occurs. 

 

However in this instance we can see roots 

are starting to get into the drainage system 

so these need to be cut back. This also 

indicates that the trees need to be lopped. 

 

 

 

 

 

ACTION REQUIRED:   Your Legal Advisor should specifically ask in 

writing if the owners have had problems with roots in the drains in the 

past.  We would recommend a closed circuit TV camera report to 

establish the condition of the drains to check if there are roots within 

them. 
 

ANTICIPATED COST:   £250 - £500; please obtain quotations. 

 

  

Trees to the rear of the property 
Trees to the front right hand side 

Influencing distance  
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Please see the Trees Section of this Report. 

 

 

 

5.0) Garage Roof 

 

Within the garage we could see some 

mould occurring which indicates 

condensation is happening in this area. 

 

ACTION REQUIRED:   The roof is 

vented sufficiently from what we can 

see and it may simply be there is not 

enough general air movement in the 

garage. If this is the case you need to 

add some air bricks. We would also 

recommend that you cut back the bushes etc. that are starting to take 

over the rear of the roof and at the same time make good the parapet 

wall.  

 

ANTICIPATED COST:  A few hundred pounds; please obtain 

quotations. 

 

   

 

Garage roof  

Tree roots coming through in 

the garden  

Drain (front) with tree roots 

coming through 

 (not very clear in photo)  

Drain (rear) with tree roots 

coming through  
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Please see the Roofs and Outdoor Areas Sections of this Report. 

 

 

 

6.0) Bus stop 

 

There is a fairly active bus stop near to the 

access to the garage. The trees may or may 

not shelter the view of your property. 

 

 

ACTION REQUIRED:   You need to 

check that you are happy with this. 

 

 

 

 

  

  

 

Mould indicates condensation 

is occurring  

Mould coming through  

Bus stop close to garage 

entrance  

Mastic coming away  Parapet wall needs re-pointing  
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7.0) Services 

 

Electrics 

 

The electrics are slightly dated and better 

are available.  

 

ACTION REQUIRED:  We would 

recommend replacement of the fuse 

board. 

 

ANTICIPATED COST:   In the region 

of £250 - £500 (two hundred and fifty 

pounds to five hundred pounds); please 

obtain quotations. 

 

We would also recommend increasing the 

number of socket points as there seemed to 

be a fair number of extension leads and 

adapters being used.  

 

 

 

 

Single panel radiators 

 

This property has single panel radiators. 

These may not warm the property as you 

would wish.  

 

 

ACTION REQUIRED: You may wish 

to add double panel convection 

radiators. It is best to live in the property 

for a while and establish if it is warm 

enough for you before you carry out any 

work.  

 

Please see the Services Section of this Report. 

 

 

 

 

More socket points needed  

Single panel radiator  

Dated fuse board  
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The Ugly 

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

consideration. 

 

 

There is nothing which we feel falls within this section providing you are 

happy with the characteristics of the property which we have mentioned 

throughout the report. 
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Other Items 
 

Moving on to more general information. 

 

Maintenance 

 

This type of property is relatively modern (i.e., less than one hundred years 

old) but nevertheless still requires ongoing maintenance and repair.  A budget 

for such work must be allowed to ensure it is maintained in a good condition.  

This will prevent undue and unnecessary deterioration.   

 

Services 
  

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

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

for each of the services. 

 

Electrics 

 

The fuse board is dated and better are available. We would recommend an 

Institute of Electrical Engineers standards (IEE) test and report, carried out by 

an NICEIC registered and approved electrical contractor or equivalent, which 

is recommended whenever a property changes occupancy.   

 

Heating 

 

The heating is not to modern day standards. Combined with a possible lack of 

insulation in the property may mean it doesnôt warm as quickly as you may 

wish. We would recommend that the heating system be tested and overhauled 

before exchange of contracts and that a regular maintenance contract be 

placed with an approved heating engineer. Also check the insulation levels 

particularly in the dormer area. 

 

Drainage  
 

Please see our photographs earlier in the report showing some roots in the 

drains. These need to be cut back. For this reason we would recommend a 

closed circuit TV camera report to establish the condition of the drains to 

check if there are roots within them. 
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Water Supply  
 

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

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

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

in the building it gives an ideal opportunity to also check for any remaining 

lead pipes. 

 

ACTION REQUIRED ï SERVICES:   

We would reiterate that we recommend with regard to all services 

that you have an independent check by a specialist contractor. 

 

 

DIY/Handyman Type Work  

 

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

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

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

Purchase Price 

 

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

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

housing market within the Information on the Property Market Section, which 

can be found in the Appendices at the end of the Report. 

 

Every Business Transaction has a Risk 

 

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

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

body of the Report paying particular attention to any ñACTION 

REQUIREDò points. 

 

Estimates of Building Costs 

 

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

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

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

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

of course vary from area to area when giving a general indication of costs.    
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For unskilled labour we currently use between £75 and £125 per day (the 

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

£200 per day for an accredited, qualified, skilled tradesman. Other variations 

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

example off ladders or from scaffold.   

 

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

probably difficult or open to various interpretations and we would recommend 

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

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

 

The Summary Upon Reflection is a second summary so to speak, which is 

carried out when we are doing the second or third draft a few days after the 

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

property.  We would add the following in this instance: 

 

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

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

 

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

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

served tradesperson or a competent registered building contractor prior to 

legal completion.   

 

 

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

you require further clarification on. 
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MORE ABOUT THE  REPORT FORMAT  
 
 

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

main body of the Report. 

 

TENURE ï FREEHOLD (OR AS GOOD AS) 
 

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

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

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

 

ESTATE AGENTS ï FRIEND OR FOE? 

 

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

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

sell the property (no sale ï no fee!).  We as your employed Independent 

Chartered Surveyor represent your interests only. 

 

SOLICITOR/LEGAL ADVISOR  
 

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

have used both terms within the report. 
 

TERMS OF ENGAGEMENT/LIMITATIONS  
 

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

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

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

or email the secretary from which this survey came from. 

 

OUR AIM IS ONE HUNDRED PERCENT SATISFACTION  

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

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

just phone us. 
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THE DETAILED PART OF THE REPORT 

FOLLOWS, WORKING FROM THE TOP 

OF THE PROPERTY DOWNWARDS 
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EXTERNA L 

 

CHIMNEY STACKS , FLUES, DORMER 

WINDOWS AND ROOF WINDOWS  
 

 
Chimney Stacks 

 

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

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

focal point rather than purely just to heat the room.   

 

There is one chimney to this property and it is located to the left hand side but 

central of the two semi-detached properties and sits on the Party Wall as does 

the hog backed tile (all directions given as you face the property).   

 

Chimney One - Left  
 

This chimney is brick finished with a lead 

flashing and no chimney pots.   From what we 

could see, as we had a limited view, it looked 

in average condition considering its age, type 

and style.  

 

There is a large aerial on the chimney 

supported by wires. In this case if the wire 

does get displaced it could cut into the 

brickwork, like cheese wire into cheese!   

 

 

Unfortunately we were unable to see the top of 

the chimney known as the flaunching, we 

therefore cannot comment upon them. 

 

 

 ACTION REQUIRED:  Periodically 

inspect the chimney for weathered 

pointing. 

 

 

 

Chimney (left)  
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Chimney removed 

 

We spoke to the owners about this and they 

advised us that when the extension was carried 

out the rear chimney that used to vent the 

boiler was duly removed. 

 

 

 

 
 

 

 
Flashings Defined  

 

Flashings prevent dampness from entering the property, usually at 

junctions where materials change.  Such a junction is the one between the 

chimney and the roof.  

 

 Flaunchings Defined  

 

A low, w ide cement mortar fillet surrounding the flue terminal on top of 

the chimneystack to throw off rainwater.  

 
 

Flues 

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

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

 

 

The property has a metal flue leading from the 

boiler that is visible on the rear extension roof.   

Where it is through the roof there is a lead 

flashing (which we were pleased to see). 
 

 

 

 

 

 

 

 

 

 

 

Flue from the boiler in the kitchen   

 

Chimney has been removed to the 

rear of the property 
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Dormer Windows 

 
Dormer windows are often used where rooms are formed within the roof space and have 

the advantage of allowing light into the area and also giving the head space to allow them 

to be stood next to. 

 

 

To the rear of the property a major dormer 

window has been added to allow for full 

height within the loft extension. The dormer 

window is made from a vertical tile with a felt 

roof (we could only see the edge of this). Our 

main concern about this is we cannot see the 

flat roof. What we could see seemed to be in 

average condition for its age, type and style. 

 

Finally, Dormer windows have been viewed from ground level and literally 

from the dormer windows themselves. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Dormer window   

 

Dormer window side  

 
Vertical tiling 
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Roof Windows (known as roof lights or Velux windows which is 

the trade or generic name) 
 

 

The property has four purpose made roof 

lights, two at the front of the main roof and 

two to the rear extension roof which all 

looked in average condition.  The important 

factor with roof lights is the flashing around 

them. 

 

 

It seems inevitable with roof windows that 

they will sooner or later leak.  If this doesnôt 

occur then they seem prone to condensation.  

Keep a cloth handy!  

 

 

 

 

 
Double check Local Authority approval has been gained 

 
We would always recommend that your Legal Advisor double checks that full 

Local Authority approval has been obtained. In this particular case where there 

are roof lights to the front of the property they can sometimes be considered 

not acceptable by Local Authorities.  

 

 

 

 

   

Roof windows (front) 

Roof window to rear extension 

roof  

Roof window to the rear 

extension  
Roof window from within 

kitchen  




