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3 

 
 

Address: 
 

Somerset  
 

Prospective Tenant: 
 

Mr A  
 

Repairing Covenant, 
Redecorating Covenant, 
Reinstatement and Statutory 
Regulation Covenant 
Yield Up Clause:  
 

We have not seen a copy of the lease and 
we have therefore assumed the property has 
a full repairing and insuring covenant – or 
will have under the proposed lease.  We 
have assumed it is a standard lease with no 
unusual or onerous clauses.  Your Legal 
Adviser should confirm this and advise us 
of any unusual or onerous clauses 
immediately. 
 

Photographs: We typically take approximately 250 
photographs during the course of a Schedule 
of Condition. We reserve the right to 
produce these photographs to establish the 
condition of the property over and above the 
ones included in the report. 
 

Orientation:  All directions are taken as if viewing the 
property from the front. 

 
The Schedule of Condition offers a detailed description of the condition of the 
property. 
 
We have not carried out formal investigations to establish if the property is Listed 
or in a Conservation Area; if it is it will require various permissions to be obtained 
before work is carried out over and above that normally required, and possibly the 
use of appropriate materials for the age, type and style of property. 

 
The Schedule of Condition is to be read in conjunction with the Property Report. 
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ELEVATIONS  
 
 

All directions given as you face the property. 
 

 
Under the terms of most Leases there is a redecoration covenant requiring 
redecoration on termination of the Lease we assume this will take place or 
appropriate agreed monetary compensation in lieu of this to the new tenants. 
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FRONT ELEVATION  
 

   
 
 
 

 

 
DESCRIPTION 

 

 
CONDITION 

 
ACTION REQUIRED 

Chimneys: 
 
One stone chimney to right hand 
side 
 

 
 
Allowing dampness in 
 

 
Front right hand chimney 

 

 
 
Repair and make watertight 
 
 

Roofs: 
 
Hipped and pitched, clad with a 
concrete tile  
 

 
 
Dampness getting in via 
valley gutters and possibly 
other areas such as where the 
chimneys have been removed  
and made good to left hand 
side of the rear 

 
 
Repair and make watertight 
 
 

Gutters and Downpipes: 
 
Plastic gutters 
 

 
 

Ensure all gutters are 
watertight and falling 
towards the downpipe. 
Repair and secure as 
necessary, ensure downpipes 
are clear. 
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Walls: 
 
Coursed cut stone to upper section 
 
 
 
Render, painted to lower section 
with bell mouth detail with drip 
detail over window 

 
 
Staining to corners and centre  
 
 
 
Cracking under window. 
Marked and dirt stained at 
bottom 
 

 
Cracking to render 

 

 
 
Repoint in a lime mortar and 
at lower level add a French 
drain 
 
Repair, prepare and 
redecorate. 

Fascias and soffits: 
 
Timber 
 
 

 
 
Paint flaking 
 

 
Redecoration of fascias and  

soffits needed 
 

 
 
Repair, prepare and 
redecorate. 
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Detailing: 
 
Four sliding sash windows 
 
 
 
 
 
 

 
 
Mullion deteriorating heavily 
to right hand side window 
 

 
Mullion to front where stone 

deteriorating– centre of window 
 
Sills deteriorating to both 
windows 
 
Downstairs picture window 
and shop front window have 
paint flaking and signs of  
bare timber 

 
 
Repair, prepare and 
redecorate. 

 
We were advised that there was, and is, heavy flooding to the front of this property. 
You need to make your own enquiries with regard to this. 
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LEFT HAND SIDE ELEVATION  
 

     
 

 
DESCRIPTION 

 

 
CONDITION 

 
ACTION REQUIRED 

Roofs: 
 
As front roof  

 
 

 
 
 

Gutters and Downpipes: 
 
Plastic 

 
 
 

Ensure all gutters are 
watertight and falling 
towards the downpipe. 
Repair and secure as 
necessary, ensure downpipes 
are clear. 

Walls: 
 
Coursed stonework 
 

 
 
Some dampness coming in 

 

 
 
Repoint in a lime mortar and 
at lower ground level add a 
French drain 

External Detailing: 
 
Timber sliding sash window 

 
 
Flaking paint 

 
 
Redecorate 

Air Vent: 
 
Approximately 300mm high. It may 
relate to a deep sewer or the nearby 
stream 

 
 

 
Vent on left hand side 

 
 
Establish what they relate to 
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RIGHT HAND SIDE ELEVATION  
 

   
 

 
 

 
DESCRIPTION 

 

 
CONDITION 

 
ACTION REQUIRED 

Roofs: 
 
As front elevation 
 

 
 
 
 

 
 

Gutters and Downpipes: 
 
Plastic 

 
 
 

Ensure all gutters are 
watertight and falling 
towards the downpipe. 
Repair and secure as 
necessary, ensure downpipes 
are clear. 
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Walls: 
 
Coursed stonework 
 
 
 
Painted render 
 

 
 
In need of repointing 
 
 
 
Deteriorating  

 
 
Repoint in a lime mortar and 
at lower ground level add a 
French drain 
 
Repair, prepare and 
redecorate 
 

Detailing: 
 
Window 
 
 
Door 
 

 
 
Wet rot visible to window cill 

 
Wet rot to window cill 

 
 
General repair and 
redecorate 
 
General repair and 
redecorate 

Air Vent: 
 
Approximately 300mm high. It may 
relate to a deep sewer or the nearby 
stream 

 
 

 
Air vent on right hand side– 

confirmation of what this air vent is 
for 
 

 
 
Establish what they relate to 
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REAR ELEVATION  

 
 

 
DESCRIPTION 

 

 
CONDITION 

 
ACTION REQUIRED 

Chimneys: 
 
As front elevation, rear chimney has 
been removed 

  

Main Roof: 
Main roof as front elevation 
 
Rear roof over kitchen and 
bathroom area: 
Shallow pitched with a concrete tile 
and single pitched felt roof 
 
 
 

 

 
water getting in through rear pitched roof 

into rear and middle rooms 
 

 
 
 
 
 
Wind driven rain may get in. 
We also noted the lead 
flashing has partially been 
removed allowing dampness 
in 
 

 
Concrete tile roof 

 
 
 
 
 
Replace lead flashing and 
make watertight 
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Low level roof over toilet:  
Pitched and clad in a concrete tile 
 
 

 
Missing lead over toilet area 

 
We noted the lead flashing 
had been partially removed 
and needs re-securing 

 
Roof over toilet with missing 
flashing 

 
Re-secure and make 
watertight 
 

Gutters and Downpipes: 
 
Plastic 

 
 

Ensure all gutters are 
watertight and falling 
towards the downpipe. 
Repair and secure as 
necessary, ensure downpipes 
are clear. 

Walls: 
 
Uncut stone 
 
Random rubble wall visible to lower 
section that relates to the adjacent 
grocery business  
 
 
 
 
 
Area of render 
 

 
 
In need of repointing  
 

 
Close up of random stonework 

 
 
Repoint in a lime mortar 
 
 
 
 
 
 
 
 
 
Prepare, repair and 
redecorate 
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OUTSIDE AREAS 
 
 

 
 

 
DESCRIPTION 

 

 
CONDITION 

 
ACTION REQUIRED 

Front: 
 
Conformation needs to be made 
with regard to who owns the outside 
front area. This could be used for 
marketing in the form of signage 
etc, subject to local authority 
approval. 
 

 
 
 
 

 
 

Rear: 
 
There is a rear courtyard area with 
rear gated access. 
 
We would make a general note that 
the adjoining property which is a 
Lloyds pharmacy, has visible 
movement signs to the rear in the 
form of a raking cracking to rear 
right hand corner and a vertical 
crack to same area. 
 

 
 
General vegetation growth 
and rubbish  
 

 
Stepped cracking to building 

 next door 

 
 
Clear area, make safe and 
secure 
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INTERNAL  
 
 
 
 

All directions given as you face the property. 
 
 

 
Under the terms of most Leases there is a redecoration covenant requiring 
redecoration on termination of the Lease we assume this will take place or 
appropriate agreed monetary compensation in lieu of this to the new tenants. 
 
 

 
 
 

SHOP TRADING AREA  
 

Ground Floor 
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Shop Trading area 
 

   
 

 
DESCRIPTION 

 

 
CONDITION 

 
ACTION REQUIRED 

Ceilings: 
 
Woodchip with central beam 
 

 
 
Splattered and marked 
with water, etc. 
 

 
 
Repair, prepare and 
redecorate. 
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Walls: 
 
Newly plastered following an 
inserted DPC 
 
 
 
 
 
 
 
 
 
Skirting 
 

 
 
Still finding high levels of 
dampness and rusting 
internal plaster corner 
bead. 

 
Inserted DPC 

Mouldy 
 

 
Mouldy skirting boards 

 

 
 
Repair, prepare and 
redecorate. 
 
 
 
 
 
 
 
 
 
Replace 

Floors: 
 
Concrete 
 

 
 
 

 
 

Obtaining damp readings to 
floor 

 
 
Make watertight 

Detailing/Windows and Doors: 
 
Double glazed window to front left 
hand side 
 
Shop window – single glazed 
 
Doors 

 
 
 
 

 
 
Repair, prepare and 
redecorate. 
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Services: 
 
Electrics – fuseboard 
 
 
 
 
 
 

 
 
 

Heater – Mitsubishi electrical 
Mr Slim heater on rear wall 
 
No fire or smoke alarm noted 

 
 
Dated - 1980’s 
The electric fuse points 
have literally not been re-
wired in following the 
plasterwork and are 
hanging from the ceiling 
 

 
Electric sockets  

 in mid air 
Not working at time of 
inspection 

 
 
Confirmation required as to 
how the socket points will be 
fixed without damaging the 
waterproof plaster 
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SHOP TRADING AREA  
 
 
 

BACK OF HOUSE 
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WC  

 
Rear right hand side 

 

 
 

 
DESCRIPTION 

 

 
CONDITION 

 
ACTION REQUIRED 

Ceilings: 
 
Plaster and painted plaster 
 

 
 
Marked 
 

 
Repair, prepare and 
redecorate. 
 

Walls: 
 
Painted plaster 
 
 

 
 
Corner bead rusting 
 
Water pipes visible to right 
hand wall 
 

 
Visible pipes  

 

 
 
Repair, prepare and 
redecorate 
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Floors: 
 
Concrete 
 

 
 
DPM can be seen and has 
not been brought into the 
walls 

 
DPM not bedded in properly 

 

 
 
Make watertight 

Detailing/Windows and Doors: 
 
Windows 
 
Door 
 
 

 
 
Marked  
 
Marked 

 
 
Repair, prepare and 
redecorate. 
 

Sanitary ware: 
 
One WC, one wash hand basin 
 
 

 
 
WC not plumbed in 
Taps did not work 
Pipework is plastic and 
surface mounted 
 

 
 
Plumb in WC 
Repair 
 
 
 

Services: 
 
Surface mounted 
 
 
 
 
 
 
 
 
 
 
Small extract fan 
 
No fire or smoke alarm noted 

 
 
Pipework directly above a 
socket point 
 

 
Water pipes going over a socket 

point in WC 
Did not work. 
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Middle Reception Room 
 

 
 

 
DESCRIPTION 

 

 
CONDITION 

 
ACTION REQUIRED 

Ceilings: 
 
Painted / woodchip paper  
 

 
 
No lights 
 

 
 
Repair, prepare and 
redecorate  
 

Walls: 
 
Newly plastered  
 
 
Skirtings 
 

 
 
High damp readings 
Rusting corner beads 
 
Mould  

 
 
Repair, prepare and 
redecorate. 
 
 
 

Floors: 
 
Concrete 

 
 
Damp skim coat  

 
 
Make watertight 
 

Detailing/Windows and Doors: 
 
Windows 
 
Doors 
 

 
 
 
 

 
 
Repair, prepare and 
redecorate. 
 

Services: 
 
No fire or smoke alarm noted 
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Rear Reception Room 
 

   
 

 
 

 
DESCRIPTION 

 

 
CONDITION 

 
ACTION REQUIRED 

Ceilings: 
 
Painted and central purlin painted 
over 
The ceiling follows the line of the 
single pitched roof 
 

 
 
Below average 
 

 

 
 
Repair, prepare and 
redecorate  
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Walls: 
 
Mixture of walls, including asbestos 
sheets 
 

 
 
Asbestos damaged 
 

 
Damaged asbestos  

 

 
 
An asbestos report needs to 
be made for the entire 
property. We are not 
asbestos surveyors.  
 
 

Floors: 
 
Concrete 

 
 
Dampness found  

 
 
Make watertight 
 

Detailing/Windows and Doors 
 
Timber windows 
 
 
 
Rear access door 
 
 

 
 
Need redecoration and 
security bars 
 
 
Dead locked 

 
 
Repair, prepare and 
redecorate and add security 
bars 
 
Repair, prepare and 
redecorate 
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Services: 
 
Stainless steel sink 
 
 
 
 
 
 
 
 
 
 
 
Bath and wash hand basin to left 
hand side 
 

 
 
Cold water tap only 
working.  
Sink has some lead piping 
and there may be others 
elsewhere 
 

 
Sink 

 
Socket point next to bath 
 

 
Bath 

 
 
Repair  
 
 
 
 
 
 
 
 
 
 
 
Move socket point 

Services: 
 
No fire or smoke alarm noted 
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FIRST FLOOR  
 

 
 
 

All directions given as you face the property. 
 
 
Under the terms of most Leases there is a redecoration covenant requiring 
redecoration on termination of the Lease we assume this will take place or 
appropriate agreed monetary compensation in lieu of this to the new tenants. 
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Front Left Hand Room 
 

 
 

 
DESCRIPTION 

 

 
CONDITION 

 
ACTION REQUIRED 

Ceilings: 
 
Painted  
 

 
 
Average 
 

 
 
 

Walls: 
 
Painted 
 
 
 
 
Skirtings 

 
 
Minor dampness to wall 
indicating repointing 
required externally, 
particularly to front  
 
Average 
 

 
 
Prepare, repair and 
redecorate 
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Floors: 
 
Floor boarding; joists running side 
to side 
 

 
 
Signs of woodworm to 
floor boards 
 

 
Signs of old woodworm 

 
Some deflection indicating 
there is wet rot to joist 
ends which may be due to 
embedded timbers 
 

 
 
Further investigation 
required – confirmation by 
landlord that woodworm is 
not active 

Detailing/Windows and Doors: 
 
Two sliding sash windows 
 
Doors 
 

  
 
Repair, prepare and 
redecorate 

Services: 
 
No fire or smoke alarm noted 
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Right Hand Side Room 
 

   
 
 

 
DESCRIPTION 

 

 
CONDITION 

 
ACTION REQUIRED 

Ceilings: 
 
Painted 

 
 
Hairline cracks 
 

 
 
Repair, prepare and 
redecorate 

Walls: 
 
Painted chipboard 
 
 
Painted skirting 
 

 
 
Dampness to right hand 
side chimney 
 
Average 
 

 
 
Stop dampness, repair, 
prepare and redecorate 
 

Floors: 
 
Carpet 
 

 
 
Ingrained dirt 
 

 
 
Replace 
 

Detailing/Windows and Doors: 
 
Windows 
 
Painted doors 
 

 
 
 
 
 
 

 
 
Repair, prepare and 
redecorate 

Services: 
 
No fire or smoke alarm noted 
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Rear Bedroom 
 

   
 

 
DESCRIPTION 

 

 
CONDITION 

 
ACTION REQUIRED 

Ceilings: 
 
Painted  
 

 
 
Average 
 

 
 

Walls: 
 
Painted embossed 
 
 
 
 
 
 
Painted skirting 

 
 
Areas of blown plaster 
indicating that dampness 
coming through. 
 
Impact damaged section on 
rear left hand side 
 
Average 
 

 
 
Repointing externally and/or 
repairs to gutters 
 
 
 
 
 
 
 

Floors: 
 
Floor boarding; joists running left to 
right 
 
Carpet laid in area 
 

 
 
Deflection 

 
 
Open up floor and check 
condition of timbers 
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Detailing/Windows and Doors: 
 
Three sliding sash windows 
 
Doors 
 

  
 
Repair, prepare and 
redecorate 

Services: 
 
Hot water tank – relates to services 
on ground floor 
 
No fire or smoke alarm noted 
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Staircase Area 
 
 
 

 
 

 
DESCRIPTION 

 

 
CONDITION 

 
ACTION REQUIRED 

Ceilings: 
 
Embossed paper 
Access hatch 
 

 
 
Average 
 

 
 

Walls: 
 
Painted with timber to base 
 
 

 
 
Average 
 

 
 
 

Stairs: 
 
 

 
 
The cupboard stops us 
from seeing if this area is 
lined to meet fire 
regulations 
 

 
 
Further investigation by 
Landlord 

Services: 
 
No fire or smoke alarm noted 
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OTHER MATTERS  
 
Services 
 
We do not carry out any tests at all on services and you will need to carry out 
your own tests. 
 
The comments that follow are based upon a visual inspection carried out as 
part of the overall Survey. 
 
Services and specialist installations have been visually inspected.  It is 
impossible to examine every detail of these installations without partially 
dismantling the structure.  Tests have not been applied.  Conclusive tests can 
only be undertaken by suitably qualified contractors.  The vendor/seller 
should be requested to provide copies of any service records, test certificates 
and, ideally, the names and addresses of the installing contractors. 
 
Electrics 

  
 All electrics need to be tested by an NICEIC approved electrician or 

equivalent to Institute of Electrical Engineers (IEE) standard. Note our 
comments with regards to the lights and the extract system.     

 
Heating 
 

 You need to have Gas Safe Certificates. There are three boilers present in the 
property, some of these looks relatively modern but they do not look to be 
working from their condition. 
 
Fuel – Gas/Oil 

  
 The respective safety standards to be applied and most full repairing and 

insuring leases require a test certificate. All services to Gas Safe Standard or 
equivalent. 

 
Lighting  

  
 Please see our comments in the Executive Summary about the lighting. 
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Fire Regulations 
 
Fire regulations have to be applicable for how you use the property.  
 

ACTION REQUIRED:  We recommend an informal chat with the fire 
service as to how best to deal with the numbers of people that you are 
anticipating. 

 
Disability Discrimination Act  
 
You should be aware that it is now a requirement to give reasonable access to 
the disabled and make reasonable amendments to the property as is necessary 
to accommodate them.   

 
ACTION REQUIRED:  You should ask to see if a report has been 
carried out in line with the Disabilities Act highlighting areas that can 
be improved or have been improved. 

 
Asbestos Register 

  
In a property of this age there may well be some asbestos.  This was 
commonly used post war until it was banned only in the last ten or so years, 
although it is rumoured that it was still used after this point in time.   
  
It is now a requirement for any public building to have an asbestos register, 
indicating whether there is or is not asbestos and if so where it is. 
  

ACTION REQUIRED:  An Asbestos Register should be provided by 
the outgoing owner. 

  
You should note that work involving products containing asbestos is 
covered by Health and Safety legislation and you are recommended to 
seek the advice of the Local Authority Environmental Health Officer 
before proceeding with any such work.  
 
Please see our comments in the Executive Summary. 

  
We are not asbestos surveyors. 
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Building Insurance 
 
We are becoming increasingly concerned with regard to the insurability of 
some properties which is a commercial decision made by the insurance 
companies and not purely based upon its condition but based upon general risk 
criteria that they set within their business. 

         ACTION REQUIRED:  We would therefore recommend that you 
obtain insurance quotes before you commit to purchase this property to 
understand your liability.  If at all possible we recommend you keep 
with the existing insurance company.  You need to check that you are 
insured adequately. 
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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. 
 
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. 

 
The Schedule of Condition has been prepared following a visit by independent 
surveyors.  This report does not constitute a Structural Survey (now known as 
a Building Survey). 

 
 

 



�
�

�
Independent Chartered Surveyors 

 

———  Marketing by:  ——— 
 

www.1stAssociated.co.uk 
0800 298 5424 

 

36

 
Signature Document in Relation to A Shop in Somerset  

 
Schedule of Condition 

 
 

This signature document represents page 36 and 37 of a 37 page Schedule of 
Condition relating to: 
 

A Shop 
In Somerset  

 
as prepared by  

 
Chartered Surveyors 

 
You should ensure your Legal Advisor gets this document signed by the 
relevant parties and agreed prior to legal commitment to purchase.  
Delete/amend as you require. 
 
 
Lessees Representative 
 
We verify that this is a true and accurate record of the condition of: 
 

A Shop 
In Somerset  

 
As inspected  

 
By 

 
Chartered Surveyors 

 
 

 
 
Signed:  …….…..………………………..  Dated:   
 

For and on Behalf of Chartered Surveyors 
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Lessee 
 
Mr A has seen and forwarded this document on by recorded delivery on 
…………….………….….. to the owners/landlords or their legal 
representatives in relation to the proposed Lease. 
 
 
Signed:  …………..……………………. Dated: ………………...………... 
 Mr A  
 
 
Landlords Representative (delete as applicable) 
 
Print Name: ……………..…………………….. for and on behalf of 

……………….………………………….……... has inspected and read the 

Schedule of Condition for an on behalf of ………………………….……… 

and accepts that it is a true and accurate record. 

 
 
Signed:  ………………………………… Dated: …………………………. 

For and on Behalf of:   ….…………………..………………………………….. 

I have the authority to sign this document on behalf of the aforementioned 
company.                     
 
 


