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Report on the Structure and General Condition of  

Park House,  

          

1. Introduction  

 

1.1 Scope of instructions 

 

This report is intended to cover the property named and described below.  It has been carried 

out in accordance with our Terms and Conditions of Engagement, a copy of which has been 

supplied to and approved by the client. 

 

This report is for the private and confidential use of Mr for whom the report is undertaken 

and should not be reproduced in whole or part or relied upon by third parties with the 

exception of the clientôs Legal Advisers or for any use without the express written authority 

of the surveyor. 

 

©Copyright remains vested in the surveyor. 

 

1.2 Property address 

 

Park House,  

 

1.3 Client's name and address 

 

 

1.4 Date of inspection 

 

The inspection was carried out on 18 October 2013 

 

1.5 Weather 

 

At the time of inspection weather conditions were overcast but mild with patchy rain.  There 

had been changeable weather in the recent past including some heavy rain. 

 

1.6 Limitations of inspection 

 

At the time of the inspection the property was occupied, fully furnished and carpeted.  Built 

in cupboards and kitchen fittings were full restricting inspection of these areas.   

 

Inspection of roof spaces was restricted by fibreglass insulation and some stored items. 

Access to a small area of the roof void only was possible due to the óroom in the roofô nature 

of the construction.  

 

Inspection of the exterior of the property was limited to an extent by site constraints.  There 

are many large trees and a considerable amount of external planting and climbing plants. 

Many areas were not available to inspect. Some areas of the roof were not visible due to 

insufficient angle and mature trees. 
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1.7 Information provided 

 

The vendor was not present at the time of our inspection but their son was there and we have 

largely completed our standard checklist. Detail from this is contained within the body of the 

report.    
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2 Description of the property  

 

 2.1 Type and age 

 

A detached two storey dwelling house (plus basement) built around 1815 and of traditional 

design and construction.  Walls are of solid brickwork under a pitched, hipped and slate roof.  

The property appears to have been slightly extended but not significantly altered internally.   

 

The property is Listed and is given as being in of the Conservation Area. See plan below)  

The property is in residential use. 

(Park House) 19/08/76 

 

GV II 

 

House. Early C19, with later C19 extension. Red brick in Flemish bond. Hipped slate roof, 

brick lateral stacks. 2-unit central staircase plan. 2-storey, 3-window range. Central 4-panel 

part-glazed double-leaf door with overlight, panelled reveals and pilastered wood surround 

and cornice/hood. 12-pane sash windows to ground and first floors with gauged brick lintels. 

Central bay breaks forward slightly. Plinth and deep overhanging eaves. Lower 2-storey 

extension to left. Right side and rear elevations have flared headers. Part-glazed central door 

to rear has moulded wood surround. 16-pane sash windows to rear to ground and first floors, 

except for large 18-pane sash to first floor centre lighting staircase, all with gauged brick 

lintels. Interior noted as having stone diamond-patterned paved staircase hall with open-well 

staircase. Staircase has stick balusters, carved tread ends and steep ramped and wreathed 

mahogany handrail. 

 

Listing NGR: SP6898448616 

Selected Sources 

Legacy Record - This information may be included in the List Entry Details 

 

 

National Grid Reference: SP 68984 48616 
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 2.2 Accommodation 

 

The property comprises 

 

2 roomed cellar. 

 

Ground Floor: Entrance hall, sitting room, dining room,drawing room, music room, kitchen, , 

utility, w.c., workshop, conservatory. 

 

First Floor: Landing, four bedrooms, family bathroom. Self contained flat: 2 receptions, 

bedroom, kitchen and bathroom. 

 

Outside: Gardens to all sides.   There is a garage.. 

 

 
 

2.3 Tenure 

 

I am informed by the selling agents that the property is offered for sale on a freehold basis 

with vacant possession.  Your legal adviser should confirm this and explain the implications. 
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3 Location 

 

 3.1 Location 

 

The property is situated in a residential area with mixed housing in terms of age, size and 

type. It is situated on the main arterial road west from the town centre.  

 
 

 

 
 

3.2 Orientation 

 

The front of the property is taken as the elevation with the front door.  This elevation faces 

roughly north west.  References to left and right, front and rear are as if standing in the front 

garden looking at the front of the property. 

 
©Google Earth and subject to their use policy 
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 3.3 The site and surrounding areas 

 

The British Geological Survey Map gives subsoils in the area as:  

GEOLOGY: NORTHAMPTON SAND FORMATION - SANDSTONE, LIMESTONE AND 

IRONSTONE. This is overlaid with till which is shrinkable. Care should be taken with all 

planting near to the property. 

 

The Indicative Atlas of Radon published by the Health Protection Agency suggests that 

between 10-30% of property in the area is above the action level for the naturally occurring 

radioactive gas radon.  Full detail is available at www.hpa.org.uk. 

 

Testing is available and advised. Detail is at www.ukradon.org.  If testing reveals that 

precautionary measures are necessary our general experience is that these are not overly 

expensive.  You are advised not to let the presence or otherwise of radon influence your 

housebuying decision. 

 

The Indicative Flood Map published by the Environment Agency suggests that there is no 

significant risk of flooding at this postcode.   

 

The OFCOM website shows one telecommunication mast within 400 metres of the subject 

property.  Further advice is contained at www.ofcom.org.uk.   

 

 3.4 Local factors 

 

Other property around and about is apparently in residential use.  There is a school opposite 

and a pub adjacent both of which will provide some noise nuisance. Some of the 

neighbouring property has been converted to flats.   

 

 3.5 Trees and hedges 

 

As noted there are some highly shrinkable subsoils in the area and you are advised to restrict 

planting close to the property.  As a rule of thumb trees and shrubs should not be planted 

closer than their eventual mature height.  

 

There are trees and shrubs sufficiently close to the property at present to cause a substantial 

problem.  Growth of existing trees should however be restricted to no more than their existing 

size. There has been movement to the rear right hand flank and some apparent roof spread to 

the left hand flank. The large trees and shrubs close to the property may also cause problems 

in the future. You should manage these trees and climbing plants with great care.  

http://www.hpa.org.uk/
http://www.ukradon.org/
http://www.ofcom.org.uk/
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4 Surveyor's overall assessment 

 

 4.1 Surveyor's overall opinion 

 

A traditional property which has had some maintenance over the years but would benefit 

from further upgrading and improvement.  Services are dated and there is some requirement 

for routine maintenance. The property is probably in slightly below average condition 

internally for housing of this type, age and style.  Very little maintenance appears to have 

been carried out in many years and all services and facilities/fittings are dated and ready for 

renewal. No substantial improvement works or quality re-decoration or fitting has been 

undertaken during the current ownership it appears and possibly before. 

 

The property was substantially built at the time of construction using high quality materials 

and with many attractive design features incorporated. A considerable budget will be needed 

to put this property in to the kind of condition that a property of this inherent quality and 

Listing deserves. There will be defects which are hidden both externally by planting and trees 

and internally by wall coverings and furnishings. You should build a substantial contingency 

into your budget for this. 

 

All property has a maintenance requirement and this requirement tends to increase with age.  

Good indicators of the level and type of maintenance necessary are given at the following 

links.   

 

http://www.maintainyourbuilding.org.uk/data/files/pages/maintenance_guide.pdf    

&  

http://www.ihbc.org.uk/publications/hard_copy/stitch_in_time/SPAB%20PDF's%20(D)/Stitc

h%20in%20Time.pdf  

 

You are advised that when repairs and maintenance are carried out to commission specialist 

builders who are used to this type of construction.  Such builders tend to be more expensive 

than general builders and you should be aware that maintenance could be costly.  The Local 

Historic Buildings Officer can sometimes recommend suitable local contractors. 

  

 4.2 Areas of Concern 

 

Accidents involving glazing not fitted with safety glass can have serious consequences.  

Replacement of glazing or the use of protective laminate films should be considered.  As an 

alternative internal barring is possible.   

 

You should consider means of escape from the property.  At present many of the windows 

are not capable of being opened as they are fixed lights or do not operate with ease.  This 

situation must be altered.  Any windows provided with window locks should have keys 

available in case of a need for emergency egress. 

 

There are a number of steep steps around the property and care should be taken as they are a 

possible trip/fall hazard. 

 

4.3 Further investigations 

 

There are two old wired fuseboards and it is considered prudent to have the electrical 

http://www.maintainyourbuilding.org.uk/data/files/pages/maintenance_guide.pdf
http://www.ihbc.org.uk/publications/hard_copy/stitch_in_time/SPAB%20PDF's%20(D)/Stitch%20in%20Time.pdf
http://www.ihbc.org.uk/publications/hard_copy/stitch_in_time/SPAB%20PDF's%20(D)/Stitch%20in%20Time.pdf
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installation checked.  The current fuses will offer little protection. Re-wiring may be needed 

and the installation of a modern consumer unit with miniature circuit breakers and rcd is 

strongly recommended. You should ensure that there is adequate circuitry for your 

requirements.  Earth bonding may well need to be upgraded. 

 

Flueways intended for use should be swept prior to occupation and regularly thereafter.  Your 

sweep is best positioned to advise you as to the condition of flues and their suitability for use.  

Room heaters should ideally have lined flues and your sweep may be able to confirm this. A 

number of chimneys appear to be leaking around their junction with the roof and carrying 

condensation internally with staining visible. 

 

Rainwater goods are a mix of plastic and metal.  They are not in best condition and there is 

evidence of leaks in a number of areas.  Leaking rainwater goods are a principal course of 

internal dampness problems and can also be contributory over a period of time to other 

defects such as decaying joinery and even structural failure.  You are strongly advised to 

inspect all rainwater goods during a period of heavy rainfall.  Necessary remedial works 

should be carried out at the earliest opportunity. Gutters are full of leaves and other debris 

and do not discharge. 

 

You are advised to determine what structural works, if any, have been carried out and 

whether the repair has been a simple matter of repointing. There are indications of repairs to 

movement to the rear right hand corner. The vendor should provide information as to what 

occurred and the repairs carried out. It should be confirmed whether the insurance company 

was notified and who paid for the repairs. 

 

The heating installation is old and, whilst functional, will be much less efficient than a 

modern condensing combination boiler. You should consider installing a modern boiler. This 

will reduce heating bills and allow for the installation of a mains pressure hot water system. 

 

4.4 Recommended repairs 

 

Some high levels of dampness were noted predominantly where there are leaking rainwater 

goods, high ground levels and planting across the front of the property and occasionally 

elsewhere.  Dampness must be addressed. The cellar is very damp and timbers in the cellar 

were tested and shown to have retained moisture above the point at which deterioration will 

occur. The levels of ventilation to the cellar are minimal and must be improved substantially 

and urgently. Mechanical extraction is likely to be needed and regularly used. 

 

There should be a minimum distance of 150mm (6 inches or two bricks) between any damp 

course and internal floor level and the ground level.   

 

Render on the right hand side wall needs some repair. Cracking was noted and some areas are 

loose or hollow. Upper timbers should be maintained at the same time. Cementitious render 

has been applied and is not really recommended. It traps moisture between the render and 

brickwork and causes accelerated weathering and internal dampness. Walls need to breathe 

through the use of sacrificial lime based mortars.  

 

There is cracking to the rear right hand side and to the rear of the property. Localised repairs 

to the masonry will be needed and trees in the vicinity removed or reduced. The adjacent 

drainage should also be investigated as it may be leaking and causing the movement seen. 
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The left hand wall to the upper part appears to be bulging and it is possible that roof spread is 

occurring. This is seen to the window frames where substantial gaps have opened around the 

windows indicating that the walls are moving away. The windows are square and fairly 

plumb showing that it is the brickwork that is moving. This wall area is covered in climbing 

plants making a detailed inspection very difficult to complete adequately. Much of the 

brickwork and other masonry cannot be seen. 

 

Although not all areas of the external roof could be inspected from ground level daylight was 

noted in the roof space indicating that slates may be missing. 

 

You should closely examine all external joinery during preparation for redecoration.  Any 

necessary remedial works should be carried out at that time.  You should be aware of the 

importance of external decoration as preservative to all joinery. Great care should be taken 

when preparing any old painted surfaces as paints are likely to have a lead content.  Many 

windows are very old and do not operate adequately. They are likely to require overhaul to 

put them into good serviceable condition. 

 

Deeply weathered bricks require early attention.  These were most notable to upper walls 

particularly to the rear.  

 

Chimneys are particularly exposed to wind and rain weathering. You are advised to cap and 

ventilate open flues top and bottom if they are not to be used. Chimney stacks also show 

severely weathered brickwork and some loose and broken/cracked pots. 

 

You are advised when flueways are being capped to closely examine these stacks and to carry 

out any necessary remedial works at that time.   

 

Birds have been gaining access to the roof spaces and some nesting material was noted.  It is 

not apparent if access points have been found and sealed but there is no evidence that nesting 

is currently taking place.  Nesting materials should be moved and checks should be made to 

ensure that all access points are sealed. 

 

Boundary walls around the property are not in good condition particularly to the front. The 

walls have a noticeable lean in places. Brickwork is deeply eroded here and there is a need 

for early repair.  You should ascertain who is responsible for all boundaries and you should 

not underestimate the cost of maintenance and repair of them. The front wall abuts a path and 

there is a school opposite. The large tree is pushing the wall over and it poses a major threat 

to any passers-by in the event of collapse. The right hand boundary walls have been repaired 

but further works are required as severe weathering and deterioration was noted. 

 

The window installation is of a variety of types and styles. All windows should be examined 

and overhauled. Secondary double glazing internally is ineffective, prevents proper 

ventilation and hampers means of escape. It is also not safety glass and could cause severe 

injury. Some windows show signs of decay and others are ill fitting.  

 

4.5 Further recommendations 

 

You are advised to fit linked mains powered smoke alarms throughout the accommodation 
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Insulation levels,.apart from the main roof,  are well below the current recommended level 

and you are advised to upgrade. Ventilation to the main roof is non-existent and condensation 

will occur which will adversely affect roof timbers. Ventilation should be provided. 

 

You are advised to provide forced extraction to bathrooms and consider upgrading ventilation 

to the kitchen. 

 

Cracking in some ceilings is now becoming significant and it may be necessary to carry out 

some repair here in the relatively short term.   

 

Patching of plasterwork or replastering should be seen as routine maintenance 

 

Sanitary fittings are from standard ranges and beginning to show their age.  You should 

ensure that mastic seals between fittings and surrounding walls are properly maintained to 

prevent water penetration to the structure from leaks. 

 

Security is considered to be relatively basic and should be upgraded   
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5 Construction and condition - structural frame, exterior and interior  

 

5.1 Constructional principles 

 

A traditional building and loads from the floors and roof together with the imposed loads of 

the building are carried by the external walls and internal load bearing partitions to some 

form of foundation.  Commonly with housing of this type and age foundations are relatively 

modest and well below the depth of foundation that would be required for modern housing.  

Lateral restraint is provided to an extent by the floor and roof constructions but also by 

chimney breasts and internal walls.    

 

As built the property would have been slightly flexible by the use of lime mortars.  This 

flexibility should be maintained during any maintenance and repair works by the continued 

use of these materials.  See further comment below. 

 

Older buildings were designed and constructed differently to modern property.  Works 

causing changes in the intended performance of a traditional building can have a detrimental 

consequence on its long term condition.  The entrapment of moisture for example by the use 

of impervious materials in repair and maintenance such as cement based renders, pointing, 

plasters and modern paints can have a long term deleterious effect on a structure.  In addition 

repointing using hard cementatious mortars for example reduces the flexibility of the building 

and substantially increases its potential for cracking.   

 

Cement mortars will also damage these soft old bricks.  The original lime mortar is sacrificial 

and allows the wall to transpire moisture.  Cementatious mortars result in bricks having to 

transpire moisture increasing the rate of decay. 

 

The ñbreathingò performance of all traditional buildings is important and should be 

maintained and enhanced as far as possible by the use of traditional often lime based building 

materials.  

 

5.2 Main roof  

 

5.2.1 Structure  

 

The main and subsidiary roofs are carried on a timber framework of rafters bearing onto 

purlins and with diagonal and other bracing.  There is no evidence of substantial distress 

within the roof structure. Underfelt is laid beneath the tiles installed when the roof was re-

covered in the past.  There is some staining to timbers and testing indicated that condensation 

is occurring to structural timbers. Ventilation is needed to reduce this tendency. 

 

There is evidence of historic wood worm but no current infestation was seen. It should be 

appreciated that many areas were not possible to inspect. The presence of active woodworm 

is unlikely due to their preference for new timber although damp conditions can alter this. 

 

Great care should be taken if accessing the roof space as ceiling joists may be covered by 

fibreglass insulation.  Care should be taken if the roof space is used for storage not to 

overload the structure. 
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 5.2.2 Coverings 

 

There is a slate covering.  There is a tiled ridge and hips bedded in mortar. Erosion to bedding 

is visible and they may become dislodged in high winds. The edge of the roof where 

appropriate(the verge) is pointed with mortar.  The original slate roof has been replaced. No 

indications of any distress were seen.   There is no evidence of a need for early repair.  

Valleys are properly formed and lined. Valleys can collect debris and plant growth can result. 

Moss has accumulated to the roofs and can accelerate deterioration to slate tiles. It can also 

cause blockages to guttering. There is some standard age wear and tear. Slates may become 

dislodged in strong winds and a programme of annual maintenance will be needed. 

 

Not all areas of the roof can be seen externally from ground level and other vantage points. 

There are some indications of missing slates from within the roof void but all external areas 

inspected were in satisfactory condition. 

 

5.2.3 Valley gutters 

 

There are valley gutters at the change of direction of the roofs.  These appear to be fitted with 

proprietary floors.  Again there is no evidence of substantial failure and no further 

investigation is considered to be necessary. Valleys collect debris and regular clearing will be 

needed. 

 

 5.2.4 Rainwater goods 

 

Rainwater goods are a mix of plastic and metal.  They are not in best condition and there is 

evidence of leaks in a number of areas.  Leaking rainwater goods are a principal course of 

internal dampness problems and can also be contributory over a period of time to other 

defects such as decaying joinery and even structural failure.  You are strongly advised to 

inspect all rainwater goods during a period of heavy rainfall.  Necessary remedial works 

should be carried out at the earliest opportunity. 

 

It should not necessarily be assumed that metal rainwater goods are at the end of their life as 

they can often be satisfactorily repaired.   

 

Many areas were noted to be full of leaf and other debris which will prevent the system from 

discharging properly. The number of mature trees and other planting will make this need to 

be cleared regularly. 

 

 5.2.5 Fascias, soffit and barge boards 

 

Upper joinery is timber and in the main appears to be in fair condition but in need of 

decorative attention.  Some areas of deterioration and wet rot are visible from ground level. It 

is however difficult to examine close from ground level. You should however closely 

examine all of this joinery during preparation for redecoration.  Any necessary remedial 

works should be carried out at that time.  You should be aware of the importance of external 

decoration as preservative to all joinery. You should also consider the difficulty and cost 

involved in working at high level. 
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Great care should be taken when preparing any old painted surfaces as paints are likely to 

have a lead content.  Good advice in respect of lead in paint is at the HSE website and should 

be followed.  http://www.hse.gov.uk/pubns/indg305.pdf  

 

 5.2.6 Flashings 

 

Visible flashings at the abutment of chimneys, walls and roofs are either metal or cement 

fillets. There is evidence of internal dampness in places as a result of their failure. It is 

impossible from ground level to closely examine the base of the stacks and the junction with 

roof slopes. This can only be undertaken adequately from high level scaffolding or using a 

lift. This should be undertaken as repairs are going to be needed. 

 

 5.2.7 Insulation and ventilation 

 

Insulation in the roof space is variable but about 200mm in depth.  This is below the current 

recommended level of 270mm of fibreglass or equivalent and you are advised to upgrade. 

Some areas could not be seen. 

 

Care should be taken to bring any electrical cabling above insulation if it is improved to avoid 

a need for the cables to be up-rated.   

 

No formal ventilation was noted. Ventilation is provided to reduce the tendency to 

condensation especially in highly insulated roof spaces.  There is some evidence of 

condensation and a change in the type or style of occupation or the further upgrading of 

insulation may bring an increased need for ventilation to be upgraded. 

 

 5.3 Chimneys 

 

There are four brick chimney stacks.  To the main house there are two substantial stacks to 

right and left. Both have tall clay pots. There is a good deal of erosion to masonry with 

deeply weathered and eroded bricks visible. Pots are seen to be cracked and broken and will 

need to be removed. 

 

To the rear left hand section there are two further stacks and similar comments apply in terms 

of condition although the stacks are much smaller in scale. 

 

Stacks have open flueways.  Open flues can be a source of internal dampness problems.  You 

are advised to cap and ventilate all unused flueways.  See further comment below. 

 

Brickwork to the rear left hand side stacks is not in best condition being moderately 

weathered and with some open mortar joints in a number of areas.  You are advised when 

flueways are being capped to closely examine these stacks and to carry out any necessary 

remedial works at that time.  As existing, open flues to stacks are likely to easily allow 

dampness into the structure and ultimately into the accommodation.  Where there are entire 

unused stacks it may be appropriate to lower these to below the roof covering. 

 

When working on stacks at close quarters the fillets and flashings can be properly examined 

and repairs undertaken. Internal staining indicates that leaks are occurring to the areas around 

stacks and their junction with the roofs. 

 

http://www.hse.gov.uk/pubns/indg305.pdf
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5.4 External Walls 

 

External walls are of solid brick construction.  There is stone detailing to the front with stone 

cills. The stone is limestone based and is softer than the brick. Some minor erosion was 

noted. Solid brick construction was normal at this time but is more prone to damp penetration 

than cavity wall constructions.  It also offers relatively poor thermal insulation particularly 

compared with modern forms of construction. 

 

Walls are in reasonable condition.  There are a number of areas where there are severely 

perished bricks.  Perished bricks further increase the potential for damp penetration to the 

interior but the worst areas are quite well sheltered and this does not appear to be a 

substantial problem. Any badly eroded bricks will need to be cut out and replaced. Some 

have been filled with cement mortar. This is absolutely the wrong thing to do as it will cause 

adjacent bricks to rapidly deteriorate. 

 

At some point in the future it will be necessary to cut out and replace some of these damaged 

areas.   The use of lime mortar for repairs is often far more successful and to be encouraged.  

As previously observed lime mortars must always be used for any repointing. 

 

Render on the rear right hand wall requires some repair.  This type of cement based render is 

not recommended as the walls need to breathe. There is a hole in the wall which may allow 

birds or vermin in. It should be filled. 

 

There is cracking to the rear right hand side and side wall adjacent. This appears to show that 

the back right hand corner of the property has dropped slightly. Adjacent trees may well have 

contributed and the drainage run here may also be defective. A camera inspection is 

recommended. 

 

The chequer patter to the brickwork is typical of the period and included in the listing. The 

darker bricks have a much harder surface and will not wear in the same way as the red bricks. 

They do however increase the speed of deterioration to these softer bricks. 

 

Soldier courses to window heads will drop is not maintained and this has happened to a 

number. They need to be re-set and re-pointed. 

 

 5.5 Damp proof courses 

 

There is no visible damp proof course to the property. It is unlikely that any damp proof 

course was installed at the time of construction. There are visible indications of an injected 

chemical damp proof course. The property does not appear to have been appropriately re-

plastered which will have limited the effectiveness of this. 

 

It is possible to provide alternative damp proofing procedures in solid brick constructions 

relatively easily by the use of injection techniques. If this is done re-plastering will be needed 

which can be messy and inconvenient. Damp meter readings are at fairly high levels to the 

front of the property. Where ground levels reduce to the rear the readings and hence lower. 

Old plaster becomes hygroscopic meaning that it takes moisture from the air. These areas 

may need to be removed and replaced. 
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 5.6 Floor ventilation 

 

There is floor ventilation around the property and this must be maintained.  Ventilation is 

provided both to allow any gasses forming in the sub floor to vent but also to reduce the 

tendency to decay in the sub floor void. The ventilation to the cellar is well below what is 

recommended and should be dramatically increased urgently. 

 

5.7 Internal walls and partitions 

 

Walls and partitions have not been substantially altered as noted previously. 

 

There is some hollow plasterwork where plaster has separated from the backing coat or wall.  

Patching of plasterwork or replastering should be seen as routine maintenance.  The use of 

steam wallpaper strippers should be avoided and it may be found that removing paper during 

redecoration results in a need for some repair to plasterwork. Some damp penetration has 

caused loose plaster and staining particularly to the flat and first floor bedrooms. 

 

 5.8 Fireplaces and chimney breasts 

 

Fireplaces are present in many rooms throughout the property although few now appear to be 

in use.  Flueways intended for use should be swept prior to occupation and regularly 

thereafter.  Your sweep is best positioned to advise you as to the condition of flues and their 

suitability for use.   

 

Room heaters should ideally have lined flues and your sweep may be able to confirm this. 

 

Open flues can be a source of internal dampness problems.  You are advised to cap and 

ventilate open flues top and bottom.  Closing flues can result in an increase in condensation 

problems. 

 

 5.9 Floors 

 

Floors are of solid and timber constructions.  As previously observed it is important that sub 

floor ventilation is maintained to the suspended timber ground floors. 

 

Floors are generally level and there is no evidence of substantial failure.  There are loose 

boards in places and some have been cut to install services. They can be replaced or re-fixed. 

Solid floors to the ground floor area attractive but uneven and lacking a membrane. Some 

distortion has occurred particularly adjacent to the cellar access and back door. They will be 

damp as a result. 

 

 5.10 Ceilings 

 

Ceilings are apparently lath and plaster constructions in the main.  Many of the lath and 

plaster ceilings show some cracking.  Patching of plasterwork or replastering should be seen 

as routine maintenance.  Plaster can separate from the backing coat and laths.  Papered 

finishes as in a number of areas can usefully extend the life of lath and plaster ceilings. 

 

Cracking in some areas is now becoming significant and it may be necessary to carry out 

some repair here in the relatively short term.  Again any form of redecoration is likely to 
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bring a need for repair to ceilings. 

 

 

 5.11 Windows, Doors and Joinery 

 

 5.11.1 Windows 

 

Windows are of mixed type. Many older and possibly original double hung sash units remain. 

Their condition is variable but none are in particularly good or operable condition. Some 

modern softwood casements are in place. They are not in keeping with the type of property. 

Many of the windows do not have openers and are fixed lights. This restricts ventilation and 

reduces escape options in the event of fire. Keys to window locks should be available nearby. 

Thought should be given to means of escape to first and second floors. Upgrading to fire 

alarm provision is recommended. 

 

Fixed internal secondary glazing is largely ineffective and prevents escape, ventilation and is 

generally a nuisance.  

 

The whole window installation should be overhauled. Original windows look very much in 

keeping and the insulation failings may have to be tolerated for the aesthetic enhancement. 

 

As mentioned the brickwork surrounding the windows to the left hand flank is defective and 

may need to be reinforced or possibly rebuilt. This will only be fully established when the 

planting is removed and the walls can be properly examined. 

 

5.11.2 External doors 

 

The front door is of timber construction and has a decorative glazed panel over. Other doors 

are of timber and part glazed. All are in need of some minor repair and decorative attention. 

All external doors are of an attractive design and style and efforts to retain and restore their 

condition should be made. 

 

 5.11.3 Internal doors 

 

Internal doors are of timber framed and panelled constructions hung in timber frames.  Their 

action is generally considered to be acceptable.  Some doors are part glazed.  Glazing is not 

indicated as safety glass.  Comments as above apply here also. Accidents involving non-

safety glass can be severe and it should be replaced. Headroom is limited to some door 

openings.  

 

5.11.4 Stairs 

 

The stair is of timber construction and probably original.  You should ensure the arrangement 

of handrails is suitable for your requirements. The bottom of the stairs has been damaged and 

some spindles are missing. 

 

There is restricted width to the stairs to the flat. This may restrict the passage of larger items 

of furniture. It may also hinder means of escape in the event of an emergency. 
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 5.11.5 Skirtings and architraves 

 

These are timber mouldings and probably, in the main, original.  Areas in contact with damp 

walls may deteriorate and these mouldings will need to be made as they will not be available 

now. This can be very expensive. It is likely that woodworm damage will exist to the reverse 

side which will only be seen when they are removed or worked upon. 

 

5.11.6 Kitchen fittings 

 

The kitchen is basic and dated but is considered serviceable in the short term.   

 

 5.12 Finishes and decorations 

 

External decorations to timber surfaces are in need of some decorative attention.  Care should 

be taken to decorate upper joinery as well as lower sections.  It is possible that some decay 

will be discovered on preparation for redecoration.  Necessary remedial works should be 

carried out prior to redecoration.  As noted elsewhere care should be taken when preparing 

old painted surfaces in case there is lead present in the painted finishes. 

 

Internal decorations are generally somewhat dated and it is assumed that they will be renewed 

as is normal on change of ownership. Removal of wallpaper, particularly painted chip paper 

may cause the loss of some wall plaster. Some areas of loose and damaged plaster are easily 

seen but others are very likely when re-decorating. 

 

 5.13 Dampness 

 

An electronic damp meter was tested and used to check for dampness throughout the 

property.  Some high levels of dampness were noted predominantly to the front where ground 

levels are higher. 

 

Some chimney breasts show some retained moisture levels. This is especially the case at first 

floor level to the flat but also to bedrooms in the main house. Open unused flueways should 

be capped and ventilated to prevent this source of dampness. 

 

Once these works have been carried out then you should allow a period of up to 12 months 

for walls to dry.   If dampness is persisting then it may well be necessary to provide a modern 

damp proof course.  Injection techniques are usually successful in constructions of this type.  

It is felt that however that dampness is relatively modest and there is an apparent external 

source wherever dampness was observed.  Carrying out the works advised should remove the 

need for any alternative provision. Removal of attached plants and the lowering of external 

ground levels will help. 

 

5.14 Timber defects 

 

No active infestation was found.  It is possible that timber treatment works have been carried 

out in the past and you should seek detail of any guarantees which may be present. 

 

It is possible that some infestation will be found for example when carpets or furniture are 

removed.  Such infestation can generally be easily treated using modern low toxicity 

chemicals. 
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You should be aware for the potential for decay in joinery where there is dampness.  Decay 

may occur for example in floorboards and joists, door linings, stairs, skirtings, architraves 

and other timbers.   

 

 5.15 Structural movement 

 

No indications of current active significant structural movement were observed. There has 

been movement to the rear right hand side of the property. The repairs to the brickwork in 

this location are visible. There may have been other historic movement the evidence of which 

is concealed by the render. Localised repairs are recommended together with a drainage 

check and removal/maintenance of all planting nearby. 

 

The brickwork to the upper left hand side needs further examination after removing all 

climbing plants. The brickwork in this location will need repair and this might be substantial. 

 

Due to the subsoils, the slope of the site and planting around the property this may re-occur. 

You should undertake a plan of maintenance to trees and climbing plants to reduce the 

likelihood of this. 
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6 Services 

 

6.1 Electricity 

 

The meter and two fuse installations is very dated and will offer little. The property should be 

professionally inspected and tested. Advice received should be acted upon which is likely to 

include at least some if not complete re-wiring of the property. This will also probably 

require the installation of a modern consumer unit with miniature circuit breakers and 

residual current device. A linked mains fed smoke detection system is also considered 

essential. 

 

 6.2 Gas 

 

There is a mains gas supply.  Within the limitations of my inspection no particular defects 

were apparent. 

 

 6.3 Water supply 

 

The mains feed is in lead. Current recommendations are for it to be left as limescale 

accumulation will prevent the lead from being in contact with the water. Visible plumbing is 

in copper and plastic.  Cold water storage tanks are fully insulated and covered. 

 

Sanitary fittings are from standard ranges and beginning to show their age.  You should 

ensure that mastic seals between fittings and surrounding walls are properly maintained to 

prevent water penetration to the structure from leaks. It is considered likely that most 

purchasers would wish to renew the sanitary ware. 

 

 6.4 Heating and Hot water installations 

 

Domestic hot water and heating is provided by a fairly modern gas fired boiler to the main 

house. It appears to have a British Gas maintenance contract although this has not been 

verified. We have not seen the service records. There are many additional plug-in heaters in 

evidence in the house indicating that the system may not be adequate. 

 

The installation of a modern condensing boiler will substantially increase the efficiency of 

the installation and will enable water to be provided at mains pressure.  This could reduce 

heating bills and allow for a pressurised hot water delivery system to be installed. 

 

The flat has a very old wall mounted electric Heatrae Sadia water heater which should be 

removed as it may be dangerous. Heating is also by a variety of means including some 

electric night storage heaters. 

 

 6.5 Drainage  

 

Drains are assumed to be to a private drainage system at the bottom of the garden. You are 

recommended to have a specialist drainage contactor inspect and report on the suitability of 

this system. 

 

Within the limitations of my inspection no particular defects were noted.   
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 6.6 Other services 

 

You are advised to fit linked mains powered smoke alarms throughout the accommodation 

and in accordance with manufacturerôs recommendations. This is especially the case here due 

to the lack of opening windows and other means of escape from high level. 
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7 Environmental and other issues 

 

 7.1 Orientation and exposure 

 

The property is not considered to be particularly exposed. 

 

 7.2 Thermal insulation and energy efficiency 

 

Solid brick walls such as there are here provide relatively poor thermal insulation compared 

to modern property.  It is possible to provide insulation either internally or externally 

although both options are expensive and can be difficult to detail.  External insulation will 

alter the external appearance in the property and may well not be acceptable.  Internal 

insulation is extremely disruptive and will reduce the size of rooms.   

 

Upgrading roof space insulation is advised and this should be economic. Improvements can 

be made to the glazing whilst retaining the aesthetic appeal of the timber windows. 

 

Consideration should be given to upgrading the heating installation. 

 

Consideration should be given to the providing more energy efficient lighting. 

 

You are advised to note the recommendations of English Heritage at 

http://www.climatechangeandyourhome.org.uk/live/climate_change_publications.aspx.  

Good advice is also available at www.energysavingtrust.org.uk.  

 

 7.3 Ventilation 

 

You are advised to provide forced extraction to all bathrooms and consider upgrading 

ventilation to the kitchen. 

 

 7.4 Noise and disturbance 

 

No particular sources of noise or disturbance were noted during the period of my inspection.    

 

 7.5 Means of escape 

 

You should consider means of escape from the property.  At present many of the windows 

are not capable of easy operation.  This situation must be altered.  Any windows provided 

with window locks should have keys available in case of a need for emergency egress. 

 

The installation of linked mains powered smoke alarms is considered an essential element of 

any escape plan. 

 

 7.6 Other health and safety concerns 

 

Comment has been made in the body of the report in respect of safety glass. 

 

The site has a slope and there are a number of steps and uneven ground/slabs which present a 

trip hazard. 

  

http://www.climatechangeandyourhome.org.uk/live/climate_change_publications.aspx
http://www.energysavingtrust.org.uk/
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7.7 Hazardous materials 

 

Asbestos was commonly used in building materials up to the end of the twentieth century by 

which time it became a banned substance.  Asbestos is not usually harmful unless the fibres 

can be released into the air by becoming damaged or showing signs of wear.  It is not 

possible to identify whether asbestos fibres are contained in a building material without a 

specialist test.  Because asbestos was used in such a wide diversity of materials it is 

impossible to identify all the materials that may contain asbestos and it is beyond the scope of 

this report to test for asbestos. 

 

No particular asbestos containing materials were noted although no guarantee can be given as 

to their presence or otherwise.  Asbestos may be contained in old flue liners and in textured 

wall and ceiling finishes. Good advice in respect of asbestos in domestic buildings is 

available at http://www.hse.gov.uk/Asbestos/essentials/index.htm#a1 

 

 7.8 Security 

 

Security is considered to be relatively basic and should be upgraded in accordance with the 

recommendations at the following link 

http://www.crimereduction.homeoffice.gov.uk/cpghs.htm 

 

http://www.hse.gov.uk/Asbestos/essentials/index.htm#a1
http://www.crimereduction.homeoffice.gov.uk/cpghs.htm
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8 Outbuildings, grounds and boundaries 

 

8.1 Gardens and grounds 

 

There are gardens to all sides.  Gardens are reasonably well maintained. Retaining walls need 

some repair and maintenance. This can be costly and should not be under-estimated in 

budgeting for annual maintenance. The garden room/conservatory is in fair condition 

although some cracked glazing and possible roof leak were seen. The outer doors do not close 

easily or properly and were swollen with damp. 

 

 8.2 Boundaries 

 

Boundary walls around the property are not in good condition particularly at the front and to 

both sides. Brickwork is deeply eroded here and there is likely to be a need for early repair.  

You are strongly advised to ascertain ownership of boundaries and responsibilities for 

maintenance. Repair to or replacement of the front wall will be expensive. You should not 

underestimate this liability with the large and extensive walling to this property. 

  

 8.3 Flat 

 

It was inspected as part of the house. I understand that it is your intention to include this as 

part of the main house and re-align the rooms and floor space. 

 

 8.4 Basement and store 

 

There is a basement with internal and external access. It is useful for storage. Commonly with 

basements it is very damp and perishable items should not be stored here. It must be kept well 

ventilated. Ventilation is currently well below recommendations and timbers are well above 

acceptable moisture levels. They will deteriorate substantially if this is not addressed. 

 

 8.5 Garage 

 

The garage was briefly inspected and full of stored items. It is considered serviceable for 

normal storage but, as elsewhere, maintenance is needed. 
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9 Matters for legal advisor's attention 

 

 9.1 Statutory 

 

The property is given as being Listed and within the Conservation Area.    

 

Building Regulation consents will need to be obtained for any alterations to internal partitions 

as well as Listed Building Consent. 

 

9.2 Rights of way, easements and shared services 

 

I am informed by the selling agents that the tenure of the property is freehold.  Your legal 

adviser should confirm this and explain the implications. 

 

I am not aware of any multiple occupation, tenancies (except to the flat)or holiday lettings. 

 

There is no evidence of trespass. 

 

I am not aware of any rights of way. 

 

Brackley Road is made and adopted. 

 

I am informed that all mains services are available and installed.   

 

I have not been made aware of any Rights of Light or restrictions to occupation. 

 

9.3 Ownership of boundaries 

 

 You should ascertain ownership of and responsibility for maintenance of all boundaries. 

 

 9.4 Guarantees and warranties 

 

I have not been made aware of any guarantees or warranties of which the property has 

benefit.   
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The Surveyor 

Surveyorôs Name:  

Signature:  
Qualifications: B.Sc., MRICS, ACI Arb. 

Date: 24 October 2013  
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Appendix 1         Photographs 

Rear view 

 

 
 

 
Chequer brickwork typical of the period 
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Visible minor deterioration to lower walls to front elevation ï air vent visible 

 
Climbing plants obscured many areas 


