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SURVEY AND PHOTOGRAPHIC REPORT 
 

INTRODUCTION 

 

          

Further to your kind instruction of XXX; we have now undertaken a Building 

Survey (formerly known as a Structural Survey) of the aforementioned 

property. This Survey was carried out on XXX. 

 

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

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

building, and a summary of our findings.  

 

We include a detailed photographic record examination of the property starting 

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

by the internal areas and the buildings services.   

 

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

putting to the reader because of this.   

 

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

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

phone us. 

 

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

many times as you wish. 
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REPORT FORMAT 
 

 

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

styles and types of text, these are as follows: 
 

GENERAL/HISTORICAL INFORMATION 

 

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

issues, or be of interest.  This is shown in “italics” for clarity. 

 

TECHNICAL TERMS DEFINED 

 

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

used.  This is shown in “Courier New” typeface for clarity. 

 

A PICTURE IS WORTH A THOUSAND WORDS 
 

 

 

 

 

 

 

 
 

ORIENTATION 
 

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

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

front of the property. 
 

ACTION REQUIRED AND RECOMMENDATIONS 
 

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

are items that you should carry out action upon. 

 

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

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

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

repair/replacement to last.   

We utilise photographs and sketches to 

illustrate issues or features.  In some 

photographs a pencil, pen, circle or arrow has 

been used to highlight a specific area.  The 

sketches are not 100% technically accurate; we 

certainly would not expect you to carry out 

work based upon the sketches alone. 
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SYNOPSIS 
 

SITUATION AND DESCRIPTION 
 

 

This is two storey detached property which has been extended and altered over 

the years.  The property is currently unoccupied and in a general dilapidated 

condition. The property is part of a development proposal which extends from 

this house.  

 

We believe that the original property was built from the 1930s to 1950s.  This 

property may have been one of many that were built by the Ministry of 

Agriculture Housing Scheme after the War to provide housing with farming 

facilities.  As with many houses built in this era they were built to very 

different to standards to today; also there were often storage of materials (we 

believe they were still being rationed) and also there was a lack of skilled 

trades’ people generally.  If the exact age of the property interests you your 

Legal Advisor may be able to find out more information from the Deeds. 

 

Putting Life into Perspective! 
 

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

 

1930   Amy Johnson first woman to fly solo from England to 

Australia 

1934    Percy Shaw patents cat’s eye road safety device 

1936    The RMS Queen Mary left Southampton on her maiden  

    voyage to New York 

1939-1945  World War II (6 June 1944 D-Day) 

1940   Food rationing introduced 

1942   Anne Frank went into hiding 

1944   D-Day 

1946   Winston Churchill gave his ‘Iron Curtain’ speech 

1948   Olympic Games held in London 

1952   Princess Elizabeth became Queen 
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EXTERNAL PHOTOGRAPHS 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

  

Front Elevation Rear View 

Left view Right view   

Field to rear 
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ACCOMMODATION AND FACILITIES 
(All directions given as you face the front of the property) 
 

As the building is uninhabited it is difficult to be certain of the uses of all the rooms. 
 

Ground Floor 
 

The ground floor accommodation consists of: 

 

1)  Reception Room One (front left)   

 

2)  Reception Room Two (front right) 

 

3)  Utilities/boiler Room (middle right) 

 

4)  Kitchen (middle right) 

 

5)  Dining Room (rear right) 

 

6)  Reception Room Three (rear left) 

 

7)  Reception Room Four (middle left) 

 

8)  Cloakroom (set within left side access area) 

 

First Floor 
 

The first floor accommodation consists of: 

 

9) Bedroom One (front left) 

 

10)  Bedroom Two (front right) 

 

11)  Bedroom Three (rear left) 

 

12) Ensuite to Bedroom Three (rear left) 

 

13) Family Bathroom (middle right) 

 
Outside Areas   

 

Parking is available to the right of the property with gardens to the front and rear and nearby 

fields. 

 

 

 

  Finally, all these details need to be checked and confirmed by your Legal Advisor. 
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INTERNAL PHOTOGRAPHS 
 

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

looked like and the general ambience (or lack of).  The property is generally 

dilapidated. 

 
 

Ground Floor 
 
 

 

 

 

 

 

 

  

   

   

Reception Room Three (rear left) 

 

Reception Room Four (middle left)  

 

Reception Room One (front left) 

 
Reception Room Two (front right)  

Utilities/boiler Room (middle right) 

 

Cloakroom (within left access area) 

 

Dining Room (rear right) 

 

Kitchen (middle right) 
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First Floor 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

  

Bedroom Three (rear left) Ensuite to Bedroom Three  

(rear left)  

Bedroom One (front left) Bedroom Two (front right) 

 

Family Bathroom (middle right)   
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SUMMARY OF CONSTRUCTION     
 

External 

 
Chimneys: 

 

Two brick chimneys  

Main Roof: 

 

 

Main Roof Structure:  

Pitched, clad with concrete 

One roof light 

 

Cut timber roof  

 

Dormer windows: Two Dormers to front and two to rear 

 

Rear Roof: 

 

Single storey, pitched 

Flat Roof: 

 

Felt  

Gutters and Downpipes: 

 

Plastic 

Soil and Vent Pipe: 

 

Plastic 

Walls: 

 

Modern and old Stretcher Bond Brickwork  (assumed) 

Fascias and Soffits: 

 

Painted timber  

Windows and Doors: 

 

Predominately plastic double glazed windows and some single 

glazed timber windows 

Internal 
 

Ceilings: 

 

Plaster and Plasterboard (assumed) Missing plaster in many areas 

Walls: 

 

Floors:  Ground Floor: 

 

 

              First Floor: 

Mixture of solid and hollow (assumed) Some walls missing. 

 

Small part suspended floor to the front with majority a concrete 

floor (assumed) 

 

Joist and floorboards with embedded timbers and to the rear joist 

and floorboard sheets with embedded timbers (assumed) 

Services 
 

We are advised (by the owner) that the property has a mains water supply, mains drainage, electricity and 

gas (all assumed).  The electrics and wall mounted boiler are located in the Utilities/Boiler room. 

 

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

 

Finally, your Legal Advisor needs to check and confirm the above and advise us of anything they require 

further clarification. 
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EXECUTIVE SUMMARY 

 

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

a few paragraphs.   

 

Here we draw your attention to the following:-  

 

1.0) General disrepair/dilapidation 
 

Whilst we may be stating the obvious the property is in general 

disrepair/dilapidated state and deteriorating.  You have advised us that 

the property has been affected by a water leak and has been 

unoccupied/inhabited for some time.  Unheated properties such as this 

do tend to deteriorate relatively quickly whatever their age. 

 

Please see our comments on upgrades and repairs later in this report. 

 

2.0) Roof problems 
 

The roof has had solar panels which have since been removed. Solar 

panel fixing brackets however remain. Unfortunately damage and 

deterioration has been caused to the roof whilst this work has been 

carried out. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Solar panel brackets Broken tiles to front roof 
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 3.0) Protective Underlayer 
 

We would also advise that the 

protective underlayer is an older style 

underlayer that does not allow the 

property to breathe and can result in 

condensation issues. 

 

 

 

  In summary of items 2.0) to 3.0):- 

 

1) Roof tile/solar panel fixings 

problems 

2) Old style protective underlayer 

3) There may be some thermal/cold 

bridging elements to the property 

due  to the Dormer windows 

and roofs. 

 

 

 

Solar panel fixings have been 

bolted to joists 

Close up of solar panel 

fixings 

Protective Underlayer 

Flat roof dormer window 
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ACTION REQUIRED: In summary it may be most economical 

to remove the existing roof tiles, bolts and battens and add a level 

of insulation to current Building Regulations, appropriately vent 

the roof with a breathable roof membrane or equivalent and 

replace the tiles. 

 

We would expect from what we can see that from the general age 

of the tiles there would be a loss of between ten and thirty percent 

when the tiles are removed from the roof therefore you will need 

to take this into consideration and add into the equation. 

 

 

  

 
 

Pitched roof dormer window Cold bridging and dormer 

Heat loss and sloping ceilings 
Ceiling at an angle 

Older style hessian based felt 

No insulation 
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ANTICIPATED COST: Modern 

re-roofing often requires 

scaffolding over the entire 

property (sometimes with a roof) 

which adds considerably to the 

costs.  We would recommend that 

you obtain at least three 

quotations and anticipate costs to 

be in the region of £15,000 to 

£25,000. 

 

 

4.0) Rooms in the roof 
 

 The design of the property has bedrooms all built within the roof space.  

Roofs such as these can suffer from heat gain during the summer months 

and heat loss during the winter months.  We recommend that the roofs 

are redesigned to current thermal standards. 

 

 We reiterate our earlier comments that 

the design of buildings where rooms are 

formed in the roof often suffer from 

heat gain in the summer and heat loss 

during the winter months and as such as 

mentioned we would recommend re-

designing to current thermal standards. 

 

 

 

5.0)  Rear extension roofs 
 

 The rear extension roofs are currently 

traditional roof felt and we would term 

this flat roof as being very flat with 

next to no fall and as such moss is 

sitting upon it which in turn is causing 

deterioration and will limit the life of 

the roof.   

 

 

 

 

Very flat moss covered roof 

Scaffolding entire building 

Heat loss 
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ACTION REQUIRED:  We would recommend the roof is 

replaced with a warm decking roof before works inside are 

carried out which would then give a maximum life of the roof 

with a new high performance felt of twenty years plus.  

 

ANTICIPATED COST: In the region of £7,500 to £15,000; 

please obtain quotations. 

 

6.0)  Movement to front left corner 
 

Movement is visible in the property to 

the front left corner (all directions given 

as you face the property from the front).  

From what we could see, this 

movement is both internally and 

externally meaning that it is a structural 

crack.  

 

The normal cause of action would be to 

monitor for a period of time, most 

insurance companies and the Building 

Research Establishment (BRE) 

recommend one year.  

 

  

 

 

External cracking to front left  

Internal cracking to left 

Reception Room 

Cold flat roof 
No insulation underneath flat roof 
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A one off inspection such as this is very limited and from what we could 

see there does not look to be progressive movement. We anticipate that 

there is a stepped brick foundation or possibly a raft foundation and 

whilst underpinning may be an option if the movement is progressive it 

is difficult to comment without further research. 

 

ACTION REQUIRED:  Please 

an insurance claim. 

 

ANTICIPATED COST: If 

movement is considered 

progressive we would expect 

underpinning to be in the region 

of £2,000 to £4,000; please obtain 

quotations.   

 

However we would add that we 

are not certain underpinning is 

the correct solution in this 

instance and further investigation 

needs to take place. 

 

Additional movement 
 

We can see other cracks within the 

property which we believe relates to 

dampness getting into the property but 

there is an outside chance that this 

movement may relate to the building as 

a whole.  It is not possible to be one 

hundred percent certain from a one off 

inspection. 

 

 

 

 

 

 

 

 

 

 

Concrete underpinning 

Cracking front right 

Bedroom 
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 7.0) Proposed Development and foundations 
 

We are aware that there are proposed 

developments to this property.  The 

design of the foundations of these 

developments needs to take into 

consideration the type of foundation 

that the existing property has otherwise 

differential movement will occur.   

 

We would expect the foundations to be 

in the region of a foot and be a stepped 

brick foundation or possibly a raft 

construction if there is a clay soil in the 

area.   

 

ACTION REQUIRED:  You need to expose the foundations of 

this existing building.   

 

Our concern is if there is differential movement between the 

existing foundations and the new foundations.  

 

ANTICIPATED COST: A few hundred to £1,000 to expose 

foundations then it depends what is found; please obtain 

quotations. 

 

 

8.0) Risk of cold/thermal bridging between new and old construction 
 

 We have been involved in several cases where the new construction 

which has been added onto old building which has resulted in 

cold/thermal bridging occurring within the old construction and resulting 

in condensation and black mould.  This needs to be considered within 

the design and heating and ventilation of the proposed development. 
 

 

Stepped brick foundation 
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Cold bridging defined 

 

Cold bridging is caused by a 

colder element in the structure 

allowing coldness to pass through 

the structure much quicker when 

warm moist air is present in the 

property.  Cold bridging is often 

caused by things like having a 

shower or a bath, cooking or 

washing, particularly if you are 

drying washing on the radiators. 

This is also caused by the 

general climate which results in 

condensation on the element. 

 

ACTION REQUIRED:  Design of new building needs to take 

into consideration the risk of cold bridging with the old building 

and insulate appropriately; see below.  

 

 

9.0) Improving the thermal properties of the existing building 

 

 It may well be worth looking at improving the thermal properties of the 

existing building to reduce the chances of cold bridging/thermal 

bridging.   

 

9.1)  External cladding 
 

It may well be possible to externally clad the existing construction to 

improve its thermal properties.  External cladding often has a rendered 

finish which may or may not be appropriate for the area. 

 

 The other areas we have discussed already in the upgrade is the roof, the 

area which will be difficult to upgrade is the flooring as it is currently 

concrete flooring.  The concrete flooring could be removed but this is a 

very expensive operation. 

 

9.2)  Internal cladding 
 

 Internal cladding can also take place where an insulation layer is added 

internally.   

 

 

Cold bridging 
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10.0) Flooring 
 

 The current flooring is a suspended 

timber floor to the front of the property 

and a concrete floor to the rear of the 

property which is unlikely to be 

insulated.   

 

We believe that the suspended timber 

floor to the front of the property is not 

vented adequately and there may be wet 

rot or in a worst case scenario a dry rot 

underneath it.   

 

ACTION REQUIRED: We 

would recommend replacement 

of the timber suspended floor 

and this does give an opportunity 

to add an insulated floor in this 

area.   

 

Our concern is the problems 

with cold bridging which may 

occur where you have mixed 

construction thermal values. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Suspended timber floor  

Airbrick to front 

Suspended timber floor meets 

concrete floor 



XXXX Wyboston, Bedfordshire. MK44 XXX. 

 

XXXXX 

Independent Chartered Surveyors 
 

———  Marketing by:  ——— 
 

www.1stAssociated.co.uk 

0800 298 5424 

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited  

 

20

 

11.0) Numerous ad hoc repairs and upgrades 
  

11.1) External 

 
 There are various, what we would term, 

ad hoc repairs required throughout the 

property which range from everything 

from re-securing/replacement of 

guttering and downpipes to adding a 

fire alarm system and also a security 

system particularly as the property is 

located in a rural and isolated area. 

 

 

 

11.2) Extensive internal repair 

 

Once the property has been made wind 

and watertight extensive repair work 

needs to be carried out internally which 

ranges from new ceilings to 

reinstatement of walls and floors to 

areas of plaster which requires removal 

due to black mould and re-plastering 

together with redecoration. 

 

 
ACTION REQUIRED:  Make wind 

and watertight and carry out 

extensive repair work. 

 

ANTICIPATED COST:  £20,000 to 

£40,000; please obtain quotations.   

 

 

 

 

 

 

 

 

 

Guttering requires securing  

Mould to front right Reception 

Room 

Extensive repair work required  
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12.0) Services 

 

12.1) Electrics 
 

The electrics were not working at the 

time of our survey and we believe have 

been affected by the dampness in 

general.   

 

We also noted some wiring which was 

just below the surface which was not 

conduited which would not meet 

Institute of Electrical Engineers current 

standards if indeed these met past 

standards. 

 

ACTION REQUIRED:  Replace 

electrics installed by an NICEIC 

registered and approved electrical 

contractor or equivalent.  

 

ANTICIPATED COST: £5,000 to 

£10,000 dependent upon the upgrade 

level you wish to install; please 

obtain quotations. 

 

12.2) Boiler 
 

The boiler was not working at the time 

of our inspection.  A general upgrade is 

required to the central heating system. 

 
ACTION REQUIRED:  Check 

condition of boiler. Upgrade central 

heating system. 

 

ANTICIPATED COST: £7,000 to 

£10,000; please obtain quotations. 

 

 

 

 

 

Electrics  

Boiler in Utilities Room 

Electrics hanging from rafters 
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12.3)  Drainage 
 

Where does the drainage go? 

 

The drainage to the property has not been inspected.  In a property of 

this era there could be problems in relation to the drains. 

 

   ACTION REQUIRED: Closed circuit TV camera report. 

 

ANTICIPATED COST: £250 for closed circuit TV camera 

report to £3,000 for drainage repairs; please obtain quotations. 

 

Replacement of drainage will be more expensive but may be 

appropriate where extensive development is taking place as in this 

instance. 

 

13.0) Asbestos 

 

The property may have asbestos.  We 

noted thermo plastic tiles in Reception 

Room Three to the rear left side (all 

directions given as you face the property 

from the front). 

 

Our insurance company require us to 

advise we are not asbestos specialists. 

We recommend you have an asbestos 

survey carried out by a specialist 

asbestos company. 

 
ACTION REQUIRED:  Asbestos 

test and report. 

 

ANTICIPATED COST: £250 to £750 dependent upon if asbestos is 

found; please obtain quotations. 

 

 

 

Thermo plastic tiles in Reception 

Room Three  
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SUMMARY OF COSTS 
 

 

1) Roof:      £15,000 to £25,000 

2) Rear extension roof:   £7,500 to £15,000 

3) Movement    £2,000 to £4,000 

4) Foundations:    A few hundred to £1,000 to expose  

      foundations then it depends what is  

      found  

5) Ad hoc repairs and upgrades: £20,000 to £40,000 

6) Electrics     £5,000 to £10,000 dependent upon the 

      upgrade level you wish to install 

7) Boiler     £7,000 to £10,000 

8) Drainage:    £250 to £3,000 

9) Asbestos     £250 to £750 dependent upon if  

      asbestos is found  

 

Total:      £57,300 to £108,750 
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Other Items 
 

Moving on to more general information. 

 

Design specification 

 

We are not fully aware of the design specification of the extension and 

alterations you have carried out and we assume they are to current Building 

Regulations, Planning Permissions and take into consideration the design of 

the original building.  
 

Purchase Price/worth 

 
We have not been asked to comment upon the purchase price/worth in this 

instance, we have however referred you to sources of general information on 

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

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

 

Estimates of Building Costs 

 

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

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

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

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

of course vary from area to area when giving a general indication of costs.    

For unskilled labour we currently use between £75 and £125 per day (the 

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

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

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

example off ladders or from scaffold.   

 

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

probably difficult or open to various interpretations and we would recommend 

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

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

 

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

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

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

property.  We would add the following in this instance: 

 

The main issues as we see them are:- 

 

1)   The roof and bringing this back to an acceptable standard. 

2)  The thermal properties of the building compared with current Building 

 Regulation requirements. 

3)  Potential problems with the floor/foundations and differential 

 movement with regard to the extension and alterations. 

 

The summary of costs gives a broad cost brand between £57,300 to £108,750. 

Sometimes there can be huge costs with carrying out all the work as one 

contract.  You also need to step back and look at the process overall in the 

economics of whether the work is worth carrying out and if the new build to a 

higher standard is worth its overall benefits. 

 

We would refer you to our comments in the Executive Summary and ask that 

you re-read these. 

 

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

you require further clarification on. 
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PHOTOGRAPHIC RECORD 
 

 

 

 

In this case we have carried out a Photographic Record rather than a traditional 

full Report.  The photographs were taken on XXX and XXX and are shown 

from the top of the property to the bottom and numbered for ease of reference. 
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EXTERNAL 

 

CHIMNEY STACKS, DORMER WINDOWS AND 

ROOF WINDOWS 

 
Chimneys 

 

 

 

Dormer Windows 

 

 

Photograph  

1hotograph  

 

 

Chimney One 

front left 

 

Photograph  

2 

 

Chimney Two 

front right 

Photograph  

3hotograph  

 

 

Front dormer 

windows 

Photograph  

4hotograph 

 

 

Rear left 

dormer window 

Photograph  

5hotograph 

 

 

Front left 

dormer window 

Photograph  

6hotograph 

 

 

Front right 

dormer window 
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Roof Windows  

 
 

 

 

 

 

 

 

 

 

ROOF COVERINGS AND UNDERLAYERS  
 
Main Roof  

 

 

 

Protective Underlayer (Often known as the sarking felt or underfelt) 

 

 

 
 

 

 

 

 

 

 

Photograph  

7hotograph 

 

 

Rear roof 

window and 

dormer window 

Photograph  

8otograph 

 

 

Main roof with 

solar panel 

brackets 

Photograph  

9hotograph 

 

 

Broken tiles to 

front main roof 

Photograph  

10otograph 

 

Common rafters 

(ones that form 

the pitch of the 

roof) and the 

dark area 

between is the 

underlayer 
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Flat Roofs 
 

 

 

 

Porch roof 

 
 

 

 

 

 

 

 

 

 

 
 

 

 

 

Roof Timbers  

 

Photograph  

11hotograph 

 

 

Moss covered 

rear flat roof 

Photograph  

12hotograph 

 

 

Rear flat roof 

heavily moss 

covered 

Photograph  

13hotograph 

 

 

Front porch 

roof 

Photograph  

14hotograph 

 

 

General view of 

inside the roof 

Photograph  

15hotograraph 

 

 

Old roof meets 

new roof right 

side 

ROOF STRUCTURE AND LOFT 
 

(ALSO KNOWN AS ROOF SPACE OR ATTIC SPACE) 
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Gutters and Downpipes 

 

 

 

Soil and Vent Pipe 
 

 

 

 

 

 

 

 

 

 

Brickwork 
 

 

 

 

 

 

 

 

 

 

 

Photograph  

16hotograph 

 

 

Gutter and 

downpipe needs 

securing to the 

front of the 

property 

Photograph  

17hotograph 

 

 

Guttering 

coming away 

Photograph  

18hotograph 

 

 

Soil and vent 

pipe 

Photograph  

19hotograph 

 

 

Older and 

newer 

brickwork 

GUTTERS AND DOWNPIPES 
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Cracking 

 

 

 

Lintels 
 

 

 

 
 

 

Photograph  

20hotograph 

 

 

Cracking to 

front wall 

Photograph  

21hotograph 

 

 

Internal view of 

cracking to 

front wall of  

Photograph  

22hotograph 

 

 

Different mortar 

to soldier brick 

course above 

window 

indicating lintel 

may have been 

replaced 

Photograph  

23hotograph 

 

 

Timber lintel 

Photograph  

24hotograph 

 

 

Metal lintel  
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Photograph  

25hotograph 

 

 

Trees close to 

property 

Photograph  

26hotograph 

 

 

Airbrick to 

front of 

property 

TREES

AIRBRICKS 
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Fascias and Soffits 

 
 

 
 
 
 
 
 
 
 
 
 
 

 

Windows and Doors 
 

 

 

 

 

 

 

 

 

 

Photograph  

27hotograph 

 

 

Fascias and 

soffits 

Photograph  

28hotograph 

 

 

Plastic double 

glazed window 

with trickle vent 

Photograph  

29 

 

 

Single glazed 

timber window 

FASCIAS AND SOFFITS AND WINDOWS AND 

DOORS 
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INTERNAL 

 

CEILINGS, WALLS, PARTITIONS AND FINISHES 

   

Ceilings 

 

 

Plasterboard Cracks 
 

 

 

 

 

 

 

 

 

Perimeter Walls 

 
 

 

 

 

  

 

 

 

 

 

 

Photograph  

30hotograph 

 

 

Ceiling 

removed 

Photograph  

31hotograph 

 

 

Exposed joists 

as ceiling 

removed 

Photograph  

32hotograph 

 

 

Hairline crack 

front right 

bedroom 

Photograph  

33hotograph 

 

 

Cracking front 

left room 
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CHIMNEY BREASTS, FLUES AND FIREPLACES 

Photograph  

34hotograph 

 

 

Fireplace 
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FLOORS 

 

 

Ground Floor 

Suspended Timber Floor and Concrete Floor 

 
 

 

 

 

 

 

 

 

 

First Floor 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

Photograph  

35hotograph 

 

 

Suspended 

timber floor 

meets concrete 

floor 

Photograph  

36hotograph 

 

 

Embedded 

timbers at first 

floor level 

Photograph  

37hotograph 

 

 

Close up view 

of embedded 

timbers 

Photograph  

38hotograph 

 

 

Joist hangers 

have been used 

in modern 

single storey 

extension 
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DAMPNESS 

 

 

 

 

Rising Damp and Lateral or Penetrating Dampness 

 

 

Photograph  

39hotograph 

 

 

Testing for 

rising damp 

Photograph  

40hotograph 

 

 

Testing for 

lateral 

dampness 
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INTERNAL JOINERY 
 

 

 

Doors 

 
 

Staircase 
 

 

 

 

 

 

 

 

 

 

 

 

Kitchen 
 

 

Photograph  

41hotograph 

 

 

Glazed panel 

door 

Photograph  

42hotograph 

 

 

Door removed 

Photograph  

43hotograph 

 

Staircase 

Photograph  

44 

 

 

Kitchen 
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SERVICES 

 

Fuse Board and Earth Test 

 

 

 

Hot Water Cylinder 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photograph  

45hotograph 

 

 

Dated 

Fuseboard 

Photograph  

46hotograph 

 

 

Earth Test not 

possible as 

electrics not 

working at time 

of survey 

Photograph  

47hotograph 

 

 

Hot water 

cylinder 

PLUMBING AND HEATING 
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Bathroom 
 

 

 

 

 

 

 

 

 

 

En-Suite Bathroom 
 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photograph  

48hotograph 

 

 

Bathroom 

Photograph  

49hotograph 

 

 

En-suite 

BATHROOM  
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OUTSIDE AREAS 

 
 

 

 
 

 

 

 

 

 

 

 

 

 

 

Front Garden and Rear Garden 

 

 

 

Photograph  

50hotograph 

 

 

Outbuilding 

Photograph  

51hotograph 

 

 

Front garden 

Photograph  

52hotograph 

 

 

Rear garden 

GARAGES/OUTBUILDINGS 
 

EXTERNAL AREAS 
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Surrounding Area 

 
 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

Photograph  

53hotograph 

 

 

Surrounding 

fields 
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It is our policy not to offer a conclusion to ensure that the Building Survey is 

read in full and the comments are taken in context. 

 

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                   
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Proposed Development Plan of Property 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
We have not been involved with the development and therefore we are not aware of 

what has and has not been approved by the Local Authorities. 
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LIMITATIONS 
 

Our limitations are as the agreed Terms and Conditions of Engagement. 

 

CONDITIONS OF ENGAGEMENT   
 

The report has been prepared in accordance with our Conditions of 

Engagement dated XXXX and should be regarded as a comment on the overall 

condition of the property and the quality of its structure and not as an 

inventory of every single defect.  It relates to those parts of the property that 

were reasonably and safely accessible at the time of the inspection, but you 

should be aware that defects can subsequently develop particularly if you do 

not follow the recommendations. 

 

ENGLISH LAW 
 

We would remind you that this report should not be published or reproduced in 

any way without the surveyor’s expressed permission and is governed by 

English Law and any dispute arising there from shall be adjudicated upon only 

by the English Courts. 

 

SOLE USE 
 

This report is for the sole use of the named Client and is confidential to the 

Client and his professional advisors.  Any other persons rely on the Report at 

their own risk. 

 

ONLY HUMAN! 
 

Although we are pointing out the obvious, our Surveyors obviously can’t see 

through walls, floors, heavy furniture, fixed kitchen units etc. they have 

therefore made their best assumptions in these areas. 

 

As this is a one off inspection, we cannot guarantee that there are no other 

defects than those mentioned in the report and also that defects can 

subsequently develop. 
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WEATHER 
 

It was dry and overcast at the time of the inspection.  The weather did not 

hamper the survey. 

 

In recent times our weather seems to be moving towards the extremities from 

its usual relatively mid range. Extremes of weather can affect the property. 

 

EMPTY PROPERTY 
 

Just to reiterate the property was empty at the time of our survey and has been 

empty for some time. 

 

INSPECTION LIMITED 

 
Unfortunately in this instance our inspection has been limited:  

 

1) We have not been able to speak to the original owners/occupiers of the 

property. 

 

 

BUILDING INSURANCE 

 

We do not advise with regard to building insurance. You need to make your 

own enquiries. Some areas may have a premium, some buildings may have a 

premium and some insurers may be unwilling to insure at all in certain areas. 

You need to make your own enquires. Please be aware the fact a building is 

currently insured does not mean it can be re insured. 

We would comment that non-insurability of a building we feel will affect 

value. It is therefore essential to make your own enquiries with regard to 

insurance. 

          ACTION REQUIRED:  You need to contact an insurance company 

today to make enquiries with regard to insurance on this property. 
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TERMS AND CONDITIONS 

 
Our computer system sends two copies of our Terms and Conditions to the 

email address given to us when booking the survey; one has the terms 

attached and the other has links to the Terms and Conditions on our website 

(for a limited time).  If you have not received these please phone your contact 

immediately.
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               APPENDICES 
 
 

1. The electrical regulations – Part P of the Building Regulations 

 

2. Information on the Property Market 

 

3. Condensation and Cold Bridging Article 
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THE ELECTRICAL REGULATIONS – PART P OF THE 

BUILDING REGULATIONS 
 

Here is our quick guide to the Regulations, but please take further advice from a 

qualified and experienced electrician. 
 

From 1st January 2005, people carrying out electrical work in homes and gardens 

in England and Wales must follow new rules in the building regulations. All 

significant electrical work carried out in the home will have to be undertaken by a 

registered installer or be approved and certified by the local authority's building 

control department. Failure to do so will be a legal offence and could result in a 

fine. Non-certified work could also put your household insurance policy at risk. 
 

If you can't provide evidence that any electrical installation work complies with 

the new regulations, you could have problems when it comes to selling the 

property. 

 

There will be two ways in which to prove compliance: 
 

1.     A certificate showing the work has been done by a Government-approved 

electrical installer - NICEIC Electrical Contractor or equivalent trades 

body. 

2. A certificate from the local authority saying that the installation has 

approval under the building regulations. 

 

Homeowners will still be able to do some minor electrical jobs themselves.  To 

help you, we've put together this brief list of dos and don'ts.  

Work You Cannot do Yourself 

• Complete new or rewiring jobs.  

• Fuse box changes.  

• Adding lighting points to an existing circuit in a 'special location' like the 

kitchen, bathroom or garden.  

• Installing electrical earth connections to pipework and metalwork.  

• Adding a new circuit. 



XXXX Wyboston, Bedfordshire. MK44 XXX. 

 

XXXXX 

Independent Chartered Surveyors 
 

———  Marketing by:  ——— 
 

www.1stAssociated.co.uk 

0800 298 5424 

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited  

 

51

 

INFORMATION ON THE PROPERTY MARKET 

 

We used to include within our reports articles on the property market that we 

thought would be of interest and informative to you, however we were 

concerned that in some cases these did not offer the latest information.  We 

have therefore decided to recommend various websites to you, however it is 

important to realise the vested interest the parties may have and the limits to 

the information. 

 

www.landreg.org.uk 

This records the ownership of interests in registered land in England and 

Wales and issues a residential property price report quarterly, which is free of 

charge.  The Land Registry is a Government body and records all transactions 

as far as we are aware, although critics of it would argue that the information is 

often many months out of date. 

 

www.rics.org.uk 

The Royal Institution of Chartered Surveyors offer quarterly reports via their 

members.  Although this has been criticised as being subjective and also 

limited, historically their predictions have been found to be reasonably 

accurate. 

 

www.halifax.co.uk and www.nationwide.co.uk 

Surveys have been carried out by these two companies, one now a bank and 

the other a building society for many years.  Information from these surveys is 

often carried in the national press.  It should be remembered that the surveys 

only relate to mortgaged properties, of which it is generally considered 

represents only 75% of the market.  It should also be remembered that the 

national coverage of the two companies differs and that they may be offering 

various incentives on different mortgages, which may taint the quality of 
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information offered.  That said they do try to adjust for this, the success or 

otherwise of this is hard to establish. 

 

 

www.hometrack.co.uk 

This gives information with regard to house sale and purchase prices. 

 

 

www.motleyfool.co.uk 

We also like the Motley Fool website which is a general financial site and 

although it is selling financial services and other services they do tend to give a 

very readable view of the housing market. 

 

www.rightmove.co.uk  

This is probably the largest Internet search engine for estate agency sales and 

also has useful information with regard to prices of property (but it is not the 

same as having a chartered surveyor value it). 

 

www.zoopla.co.uk 

This is a very good website for seeing the prices of properties for sale in a 

certain postcode area. 
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Condensation and Cold Bridging 

What is Cold Bridging? 
 
What is cold bridging and how does it work?                                           
 
Cold bridging is a term and a problem we feel 

will become much more common in years to 

come. We are finding more and more examples 

of Cold Bridging. This happens in certain types 

of property and to some extent it could be argued 

that it is a characteristic of that type of property 

and quite a complex issue to resolve. 

Unfortunately it means condensation is more 

likely. 

 

 

Cold Bridging 

 

Cold bridging is caused by a colder element in the structure or fabric of the building 

allowing coldness to pass through. When warm moist air is present in the property 

and it passes through the colder elements of the structure we have what is known as 

Cold Bridging. This is often caused by a combination of issues. It can occur from 

things such as having a shower or a bath, cooking or clothes washing, particularly if 

you are drying washing on the radiators. It could, in commercial properties, be a 

large gathering of people breathing (this can cause a lot of humidity)in a building that 

has stood cold and empty for some time such as a church, village hall, sports centre 

or a crèche.  These human atmospheres create a climate which can result in 

condensation on the cold elements of the structure and fabric if the room is not 

ventilated properly.  

 

 

 

Post war / 1950’s property that 

cold bridging can be a problem 

in. 
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Certain types of buildings are more susceptible to Condensation and Cold 

Bridging 

 

Here is our sketch on Cold Bridging 
 

This is a good indication of the typical things that 

cause Cold Bridging in a house and how 

extraction from humidity generating areas such as 

the kitchen and the bathroom can reduce 

problems. You do need to look at how you live in 

the house. 

 

Cold Bridging isn’t just about condensation on mirrors 

  

Cold Bridging isn’t just about condensation on mirrors. Not only can it be an original 

characteristic of the building it can be encouraged by all types of extension and 

alterations.  

 

Cold bridging is far worse than condensation as it 

is caused by an element in the structure which 

you can do very little to change without great 

expense. If you buy a 1960’s property for 

example, with concrete lintels that cause cold 

bridging, this is a characteristic of the property 

and it is very difficult to change. However not 

only could it be a characteristic of the building it 

could also be caused by alterations that you 

make to the building. 

 

 

 

 

1960’s properties built with 

concrete lintels that can cause 

Cold Bridging 

Cold bridging 

 

 

Cold bridging 
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To give you some examples of Cold Bridging 

 

As mentioned above typically Cold Bridging can be caused by lintels and also by 

beams (which effectively are big lintels). These were very commonly used in 1960’s 

and 1970’s buildings and can lead to condensation over doors and windows.  We 

mentioned a 1960’s building but here are some examples of  concrete lintels that 

were commonly used in the 1970’s and which today have caused cold bridging over 

the door and which in turn has led to condensation and deterioration of the 

paintwork.  

 

 

 

 

 

 

Cold Bridging can also occur on metal lintels. We note that some modern metal 

lintels now have insulation in them which we assume is to reduce cold bridging.   

 

Commercial properties suffer from Cold Bridging too 
 

Commercial buildings are often built using 

structural frames. These frames are usually 

constructed of concrete or metal or sometimes 

both. The structural frame forms the skeleton of 

the building as you can see in the adjoining photo. 

Sometimes the structural frames, particularly, the 

concrete ones can suffer from Cold Bridging 

which causes blackening of the concrete frame. 

This can look like the roof has leaked and can lead 

to wrongly diagnosing a problem as being a roof 

leak This can result in great time and expense being 

wasted repairing a roof that was not leaking and indeed in some cases has led to a 

  

 

A close up view showing there 

is a concrete lintel over the door 

and window. This is where the 

cold bridging occurs causing 

condensation inside.  

 

Cold Bridging in a 

commercial property with a 

concrete frame. 

A rear door to a 1970’s building. 

Can you tell where the cold 

bridging would be in this photo? 
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new roof being fitted which has costs tens of thousands of pounds. This happened 

because it wasn’t understood what the problem was. 

 

When is Cold Bridging Likely?    
 

In our experience we have seen cold bridging 

occurring in 

  

1. Georgian and Regency properties 

2. Victorian and Edwardian properties 

3. Pre-war properties 

4. War years construction properties 

5. Post war construction properties up to 

the 1980’s. 

 

6. Commercial properties that use structural 

frames particularly concrete frames. 

 

 

We find that cold bridging and condensation occur 

most commonly where a property has a relatively 

high heating level, a good level of insulation and 

where it has many occupants. 

 

 

 

 

Problems with 1970/1980 era properties relating to Cold Bridging 

 
Let us take a look at the 1970’s/1980’s era of 

property to give an example of the problems we 

have come across with this era.  

 

 

 

1970’s property with cold 

bridging to the roof beams and 

the lintels 

Georgian style properties can 

suffer from cold bridging and 

condensation. However in our 

experience it is more likely to be 

the new extensions or alterations 

that are added to them  

 

Post war 1960’s properties with 

plastic double glazing without 

trickle vents that have been 

added can cause condensation. 
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The 1970’s is an era where we had just begun to 

think about insulating due to the oil crisis and 

where we added insulation into our structures 

For example with; 

  

1.  cavity wall insulation or 

 

2.  double glazed windows.  

 

This meant they were warmer which has meant the 

significance of a lintel, over a door or window, being 

colder and allowing the transfer of coldness becomes 

much more important.  This results in condensation 

that we commonly see above windows in this age and era of property.    

 

How to solve Cold Bridging   

 

The difficulty is resolving cold bridging.  

Normally, where condensation is involved, if you 

get the balance of warm and coolness of the air, 

ventilation and movement you can reduce 

considerably the chances of condensation.  Airing 

the room by opening the windows, which seems to 

have gone out of fashion, can help considerably.                     

 

Where do we most commonly find Cold 

Bridging? 
 

Our thoughts on this have very much changed as 

we used to say that cold bridging was typically 

found in properties from the 1960’s/1970’s. 

However we are increasingly finding it in a 

broader range of properties, particularly Victorian 

properties, where people are trying to live to 

modern standards of heating and insulation 

without understanding that the properties need to 

breathe as well. We have also found cold bridging 

in properties where extensions have been carried out 

and where the extension has been built to a different 

standard to the original property.  

 

 

 

Victorian properties that have 

been extended and altered over 

the years with new thermal 

properties that can cause Cold 

Bridging because of the mix of 

old and new standards   

 

1980’s property, cold bridging 

was found in the lintels 

 

Air movement 

 

 

Air movement 
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Is your life style a factor in Cold Bridging? 

 
This is often a contentious and difficult question, particularly 

where the occupier is a tenant and there is a disagreement 

between the landlord and the occupier as to why there is mould in 

the property.  In our experience the major factor is the size of the 

family living in a property. This is especially the case with large families with young 

children and where in turn there is a lot of washing of clothes being done. This is 

particularly the case in the winter months, with the wet washed clothes being dried 

on radiators. Also general hygiene washing and not to mention cooking to feed 

everyone all lead toward a more humid atmosphere. 

 

This is generally known as the lifestyle of occupants and can be a major factor 

particularly where there are legal cases as to the problems within a property. 

 

Expert witness case, what is an expert witness?  

 

This is where you employ someone who is a 

specialist within a field, such as us as Chartered 

Building Surveyors, who comment on problems 

of condensation within the property. We have 

been involved in several court cases as expert 

witnesses where landlords are being taken to 

court over the condensation that is occurring in 

their property. The expert witness case looks at 

how this condensation is occurring and if it 

relates, for example, to the occupiers’ lifestyle or 

whether it relates to the way the building was 

constructed and where there are, for example, 

cold bridging elements. When discussions of this 

nature take place in court they can be very 

expensive.  

 

Is Cold Bridging and Condensation a design problem or a lifestyle problem? 
   

This really is a difficult question to answer. We have been involved in 

a number of cases as expert witnesses or advocates and the answer 

can vary. We would comment that there are factors that can be 

changed and factors that can’t be changed. For example, the 

occupiers lifestyle can in most cases be amended. This may involve 

 

Older style London converted 

flats with property problems such 

as Condensation and Cold 

Bridging 
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the occupier having an understanding of the problems they are causing. For example, 

drying lots of washing on a radiator inside may be causing excessive moisture in the 

atmosphere. Equally not opening the windows and closing or sealing up vents can be 

a problem.  

 

Design of the Building 

 

Sometimes it really is down to the design of the 

property.  Where there are cold elements in it, 

such as a concrete structural frame or concrete 

lintels, when these are in contact with moist air 

condensation occurs.  Sometimes this is 

impossible to stop but often it is possible to 

reduce it by having a better circulation of air with 

a better heat and coolness balance and the 

removal of any moist air.  

 

Things to remember about an air brick 

 

If you are thinking about adding an air brick then 

you need to be aware that airbricks don’t actually 

allow that much air through. Although externally a 

nine by three air brick has a lot of gaps, as these 

gaps taper, it is generally considered that only 

about one inch square of air regularly passes 

through the grills.    

 

 

 

What’s happening in brand new housing? 

 
It could be argued that we still do not know what is happening 

in brand new houses that are highly insulated. We have been 

involved in one legal case where a modern heat exchange 

system was being used where it was simply not possible to have 

a shower in the property without causing condensation, even 

with the windows open and taking other measures. Our concern is what is happening 

to this condensation? It was not visible on the surface so is it visible as interstitial 

condensation? We still think there will be problems to be found in modern properties.  

 

 

 

Air brick may not ventilate room 

enough 

Condensation 
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As Chartered Surveyors we like to see things that have been is use for some time 

work before we would recommend them.  

 

In the winter we have condensation problems but in the summer we don’t 
 

The different seasons mean that the building reacts 

differently. Anyone who has lived in an old 

property will know that windows and doors 

particularly sliding sash windows will swell during 

the winter months.  

 

There can be similar issues with a property where, 

regardless of your lifestyle, during some of the 

different seasons, for example the winter or a wet 

spring, taking a shower can relate in 

condensation even with extract fans running 

(although this is far less likely). 

 

It also depends on what the humidity level is outside as this can be greater than 

inside. The moisture/humidity will then seek out colder rooms such as spare 

bedrooms and the corners of cupboards. When you open these at a later date you will 

be surprised to find black mould. 

 

Extensions and Cold Bridging 

 
Increasingly we are coming across problems 

where properties have been extended and it has 

not been planned or thought through properly. We 

have come across dormer roofs that simply have 

no insulation so any heat in the property is going 

straight out of the dormer roof. We have also 

come across property problems where an 

extension has resulted in colder areas within the 

property and which although not problem areas, as 

such, our clients have found them not nice areas to 

be in. It is not a great outcome if you have just 

spent tens of thousands of pounds on a new 

extension that you are not happy with.  

 

 

 

Sliding sash windows can swell 

in the winter months 

 

Dormer windows and cold 

bridging 

 


