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INTRODUCTION  
 
We have been asked to inspect and prepare a Report and Schedule of a public 
house in Cambridgeshire.    
 
This Report is to be read in conjunction with the Schedule of Condition. 

 
 
 
SYNOPSIS 
 
SITUATION AND DESCRIPTION  
 
 

This is a two storey detached property with single storey extensions to the rear 
and alterations and modifications have taken place internally throughout the 
years. 
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SUMMARY OF CONSTRUCTION  
 
MAIN BUILDING  
 
External 
 

Chimneys: 
 

Brick  

Main Roof: Clay tiles 
 

Gutters and Downpipes: 
 

Plastic, possibly some cast iron remaining 

Walls: 
 

Painted brickwork (assumed) 

External Joinery: Double glazed UPVC windows 
 

  
Internal  
 

Ceilings: 
 

Lath and plaster, with newer areas of 
plasterboard (assumed) 
 

Walls Mixture of lime plaster and gypsum plaster 
(assumed) 
 

Floors: Ground Floor: 
 

  
First Floor:  

Mixture of suspended floor and solid floor 
(assumed) 
 
Joist and floorboards with embedded timbers 
(assumed)  

Services 
 
We are advised that the property has a mains water supply, drainage, 
electricity and gas.   
 

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

We have used the term ‘assumed’ as we have not opened up the structure. 
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EXTERNAL PHOTOGRAPHS  
 
 
 
 
 

 
 
 
 
 
 
 
 

 

 

 

Front Elevation 

Left Hand View 

Right Hand View 
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ACCOMMODATION AND FACILITIES  
 

Ground Floor – Trading Area 
 
 
Front of House 
 

·  Bar  
·  Toilets 

 
Back of House 
 

·  Bar Servery Area 
·  Kitchen (commercial and residential) 
·  Cellar 

 
 
First Floor – Private Living Accommodation 
 

·  Two bedrooms, one currently being used as an office 
·  Middle shower room 

 
Outside Areas 

 
  There are sitting out areas to the front and to the rear in a courtyard style 

arrangement. 
 
 
  There are no toilets for the less able / disabled. 
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REPORT FORMAT AND INFORMATION  
 
 
To help you understand our Report we utilise various techniques and different 
styles and types of text, these are as follows: 
 
 
PHOTOGRAPHS 

 
 
 
 
 
 
 
 
 
 

 
ACTION REQUIRED AND RECOMMENDATIONS  
 
We have used the term ACTION REQUIRED  where we believe that there 
are items that you should carry out action upon or negotiate upon prior to 
purchasing the Lease. 
 
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.   

 
 

MARKET VALUE  
 
We have not been asked to comment upon the market value in this instance.  
We have not seen copies of the trading figures or the accounts. 

 
 

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.  

We utilise photographs and sketches to 
illustrate issues or features.  In some 
photographs a pencil has been used to highlight 
a specific area. 
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AGENT / BUSINESS DEVELOPMENT MANAGER – FRIEND OR 
FOE? 
 
It is important to remember that the agents are acting for their client and not 
the purchaser.  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, as agreed to 
and signed by you.  If you have not seen and signed a copy of our terms of 
engagement please phone immediately.   
 
 
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 - just phone us. 
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 EXECUTIVE SUMMARY  
 

 
Summaries are dangerous as they try to précis often quite complex subjects 
into a few paragraphs, particularly 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 on you may dismiss as irrelevant and some of the areas that 
we have decided are part of the ‘character’ of this property you may think are 
very important.  We have taken in the region of 100 photographs (a CD copy 
of all photographs is enclosed) 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, 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.   Having said all of that, here are our comments: 
 
We believe there are three key elements when dealing with commercial 
property, these are: 
 
The Business 
 
Only you can decide upon the true potential of the business and its value to 
you; although we do recommend taking independent advice on the value of the 
business and property. 
 
The Lease 
 
The quality of the lease needs to be discussed with your Legal Advisor and 
understood.  You need to understand your rights, responsibilities and liabilities 
when you sign for a lease of this nature.  We ask that your Legal Advisor 
brings any onerous or unusual clauses to our attention immediately.  We 
assume this is a standard full repairing and insuring Lease.   
 
The Property 
 
There are many aspects to look at property-wise, both from its condition at the 
moment, to its condition in relation to the lease (or in this case a standard full 
repairing and insuring lease). 
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You are currently reading the Property Report which is intended to advise you 
on the property element of the purchase.  We will also provide you with a 
Schedule of Condition, which will enable you to agree with the Landlord the 
condition of the property when you start to lease it.   
 
Generally we found the public house in average condition; however, this does 
not mean that it meets specific requirements within your lease. 
 
We have divided the Executive Summary into ‘The Good’, ‘The Bad’ and 
‘The Ugly’, to allow you to clarify and focus on exactly what the issues are. 
 
 
The Good 
 
Survey reports often are full of only the faults and general ‘doom and gloom’, so we thought 
we would start with some positive comments on the property! 

 
·  From our experience, public house owning companies issue a range of 

Dilapidations Notices; from what we would term as light Dilapidations 
Notices, where only the most onerous issues are itemised, to heavy old 
style Dilapidations Notices, where every single issue is itemised. This 
may be a tactical serving of the Schedule of Condition, therefore it is 
difficult to pre-predict how your Schedule of Dilapidations will be. 
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The Bad 
Problems / issues raised in the ‘bad’ section are usually solvable, but often need 
negotiation upon.  However, a large number of them may sometimes put us off the property.   
 
1) Schedule of Condition 
 

From our discussions with you, you advised that you are not aware of any 
Schedule of Condition being carried out when the Lease was taken on or 
being appended to the Lease. We therefore have a situation where there is 
no Schedule of Condition to limit your liability and your liability relates to 
the wording in the Lease.   
 

ACTION REQUIRED:   See our reference to the Lease within the 
Appendices of this report, which shows you as having responsibility to 
keep them clean, tidy and in good condition and must repair and replace 
them as necessary.  The “keep” word has various legal connotations that 
we would recommend you take legal advice on. 

 
2) Covenants 

 
Major items of repair we feel typically falls into the following categories: 

 
Repair Covenant 
 
Main issues that we feel will arise from the Dilapidations. 
 
Flat Roofs 
 
Flat roofs would benefit from a day or 
two’s work, clearing various tiles and 
slates that have fallen down and 
redistributing the shingle on the roof and 
ensuring the gutters and downpipes are 
running freely.  We noted, for example, on 
the right hand side of the property (all 
directions given as you face the property) 
that the plastic guttering has flattened out 
(distorted) and will need fixing before you 
redecorate the walls below properly 
(although having said that, you have 
redecorated them!). 

 

Moss on flat roof, with asbestos 
roof to right hand side of photo  
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ACTION REQUIRED:   We recommend the roof is cleared and 
checked for any leaks, etc, and patch repaired if necessary. 
 
ANTICIPATED COST:   A few hundred pounds. 

 
 
Cracking to Walls 
 
There is a raking crack to the rear of the property adjacent to the stairs.  We 
would comment that this is a long standing issue, brought about by 
previous reconfiguration of the public house. 

 
 
 

ACTION REQUIRED:   We would not carry out any work and would 
argue that it is a long standing issue. 
 

Services 
 
In our experience, in nearly all the pubs that we look at the electrics do not 
meet current Institute of Electrical Engineers (IEE) Standards and the 
heating is either not suitable or sufficient, as usually the requirement is to 
have a Safety Certificate. This used to be Corgi certificate and is now a Gas 
Safe certificate. 

 
ACTION REQUIRED:   You need test and inspection reports on each 
of the services. 
 
ANTICIPATED COST:   In the region of £500 to £700. Please obtain 
quotations. 

 

  

Cracking externally Cracking internally 
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Redecoration Covenant 
 

Most leases, in our experience, require external and internal redecoration at 
the end of a lease, together with associated repairs.  
 

ACTION REQUIRED: These are outlined within the Schedule of 
Condition we have carried out. 

 
Reinstatement Covenant 

 
Opening up of the snug roof to the right hand side should have had firstly 
Landlord’s approval and then Local Authority approval, possibly 
Magistrates approval due to the supervision requirements. This will 
certainly put you on the back foot of any work required in this area. 

 
ACTION REQUIRED:   We would anticipate the Dilapidations may 
require the area to be closed back up as, strictly speaking, we cannot see 
how it could be supervised from the bar without video cameras, etc. You 
may well be able to negotiate on this element as it can be argued it adds 
value as it increases the trading area. 
 
ANTICIPATED COST:   Not known. 
 

 
Statutory Regulations 

 
Asbestos Roof 
 
You have an asbestos roof to the left hand 
side area; possibly to the right as well. Full 
repairing and insuring lease clauses require 
an asbestos report to be carried out on a 
building. In our discussions with you we 
believe you advised that there is one 
already. 
 
  

 

Asbestos roof 
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ACTION REQUIRED:  We spoke to you about this and you advised 
that you had an Asbestos Certificate.  This needs to be to the standard 
set out within the Lease, which is often what is known as a Type Two 
Asbestos Certificate. 

 
 
Environmental Health 
 
The kitchen and the bar are not to 
Environmental Health Standards.  Areas of 
mould were noted in the cellar and 
ingrained dirt and grime within the kitchen 
area, together with things such as no insect 
mesh over the windows and doors. 
 
 
 

ACTION REQUIRED:   To clean the cellar with warm water, remove 
any loose areas and redecorate with a mould retardant paint. This can be 
quite overcoming with the fumes if you are not careful. 
 
ANTICIPATED COST:   In the region of £500 to £1,000; please obtain 
quotations. You also need to carry out some repairs to the ceiling and 
floors. 
 

 
Yield Up Covenant 

 
The yield up covenant is over and above the Dilapidations and relates to 
whether or not you have a lease because you cannot yield it up if you do not 
have one! Your Legal Adviser will be best positioned to comment further. 
 

 

Dampness and mould within cellar 
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3) Dilapidations and Poker Playing 
 

As discussed, dilapidations can sometimes be likened to poker playing. 
However there are rules to the game. These are set out within the Royal 
Institution of Chartered Surveyors (RICS) Guidance Notes on 
Dilapidations, together with the accompanying Civil Procedure Rules. 
These Guidance Notes set out recommendations with regard to timescales 
that things should be carried out in and are generally considered a good 
practice document.  They are guidance notes and as such landlords and 
tenants do not have to work to them. 

 
ACTION REQUIRED:   If a Dilapidations claim is made we would 
recommend that you ask for the RICS Guidance Notes to be applicable 
to the claim. 
 

 
The Ugly 

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

 
Obviously the situation where you are unsure as to your tenure is not ideal. 
Once this is established we will be able to advise you further. 
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Other Items 
 
Moving on to more general information. 
 
DIY/Handyman Type Work  

 
You may well be able to get a lot of the work we quoted for carried out more 
cheaply if you use a DIY handyman.   

 
Estimates of 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.  For unskilled 
labour we currently use between £75 and £100 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 probably be best to supervise the work if 
it is complex, both of which we can do if so required. 
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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 recommend an early meeting with the Landlords and we would be 
more than happy to attend this, and ultimately a request from you for them to 
serve a Dilapidations Notice upon you.  
 
Please remember that they do not have to serve a Dilapidations Notice upon 
you, you will automatically be breaking the Covenants of the Lease if you are 
not meeting the standards set out within it.   
 
Once you leave the premises a monetary only settlement is the only option, for 
example to re-visit and carry out repairs would be considered trespass and the 
Landlord has every right to request a monetary solution.  
 
We would refer you to the Appendices where we have commented briefly 
upon the PDF files that you have forwarded to us. However, we were unsure 
whether this was the actual Lease or an explanation of the Lease, as we 
sometimes come across. 
 
We would ask that you read this Property Report and the Schedule of 
Condition and contact us on any issues that you require further clarification on. 

 
 
 
 
 
 

SUMMARY UPON REFLECTION  
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LIMITATIONS  
 
 

As per our original Terms of Engagement, we would remind you specifically 
that: 
 
We have not inspected parts of the structure that were covered, unexposed or 
inaccessible during our inspection. We therefore cannot confirm that such 
parts are free from defect, structural or otherwise. 
 
We have not determined whether any hazardous materials such as high 
alumina cement, calcium chloride, asbestos etc have been used in the 
construction. 
 
Our report is for the use of the party to whom it is addressed above and no 
responsibility is accepted under the Third Parties Act or for any third parties 
who use this report in whole or in part. 
 
We have not carried out a comprehensive test of any electrical, mechanical or 
drainage services. We therefore cannot confirm that they are operational and 
in good condition. If you wish us to arrange tests please advise us. 
 
We have not carried out or arranged for specialists to undertake any reports, 
for example an environmental report or an audit report upon the property. We 
are therefore unable to advise whether any contaminated or other adverse 
environmental issues affect the site. 
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APPENDICES 
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ADDENDUM  

 
Having read the three PDF documents you forwarded to us we are unsure 
whether this is the Lease document or an explanatory document relating to the 
Lease. This needs to be confirmed and established. Your Legal Adviser should 
highlight any clauses they feel are unusual or onerous for this type of business. 
 
Having looked through it we would make the following comments:- 
 
PDF 1 
 
We have sent extracts from the Lease from page 12 to page 22, which looks at 
four stages. 
 
1. Outgoings, which is sub-divided into Rates and Other Expenses for the 

Property. 
 
2. Repairs and alterations, sub-headed Making changes to your property 

and keeping it in good condition. 
 

3. Insurance  - the risk that you insure against their obligations to you. 
 

4. Licences - this is what you need to do to run a licensed business. 
 

From this we would comment that we would normally receive an extract from 
your solicitor advising as to the salient points within the lease and would ask 
the same in this instance.  However, we would comment that the repairing 
covenant (section 2) uses the term of maintaining the following: 
 
“The standard required is that you must keep them clean, tidy and in good 
condition and must repair and replace them if necessary.” 
 
This is not structured in normal language and looks more like an explanation 
of a lease rather than the actual lease itself. 
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Part Two of Part Two – Reinstatement Covenant 
 

This requires prior approval of any alterations from the Landlord and normally 
a Licence would be issued for this. 
 
PDF 2 
 
From page 24 to page 26 
 
Section 5 – General obligations and rights and responsibilities and 
requirements that apply to this Agreement. 
 
We noticed that item 5 Other Matters that 5.1.4 and 5.1.5 require that they 
give written approval prior to you getting any Local Authority approval. From 
our understanding this was not carried out.   
 
There was then various examples of rights to enter the property, or visit the 
property as it is termed, between 8am and 10.30pm plus emergency rights as 
well. 
 
PDF 3 
 
From page 28 to page 33 
 
Looks at reviewing the rent, when your rent will change and how and 
Section 7 Transferring the property -  what you must and must not do. 
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If you would like any further advice on any of the issues discussed (or indeed 
any that have not been discussed!) then please do not hesitate to contact us on                  
0800 298 5424. 
 
 
 
 
 


