
Property: xxxxxx, BURY BL9 xxx 

Client:  xxxxx   

Ref: 15/1159   Date of report: 15
th

 December 2015 
  

©This report format is copyright to Miller Edwards Ltd. and is reproduced under licence – January 2015. 
P a g e  | 1 

Section Title 

1.0     CONTENTS  

2.0 INTRODUCTION  

2.1 Name and address of client 

xxxxxxxxxxxxxxxxxxxxxxxx 

2.2 1.1 Source and confirmation of instructions 

1.2 E-mail instructions issued by the client on 1
st
 December 2015 and confirmed by e-mail on the 2

nd
 

December. 

1.3 2.3 1.4 Conflict of interest/disclosure 

Having checked our database we confirm that to the best of our knowledge and belief we have no 

conflict of interest in carrying out these instructions. 

1.5 2.4 Client’s concerns and/or proposals (if known) 

None known.  

1.6 2.5 Extent of instructions, limitations and exclusions 

This Report should be read in conjunction with the Conditions of Engagement provided to you 

with our confirmation e-mail/letter and included at Appendix D on the accompanying disc. The 

Conditions of Engagement form an integral part of the Report and set out the basis upon which our 

inspection of the property was undertaken and this Report has been prepared.  

 

This Report is confidential to the Client and the Client’s legal and immediate professional advisers. 

We accept responsibility to the Client alone and extend no liability to third parties. Any such 

parties who rely upon this Report do so at their own risk.  

 

Neither the whole, nor any part, of this Report, or any reference to it, may be included in any 

published document, circular or statement nor published in any other way, without the prior written 

approval of the signatory, or a Director of Edwards Genesis, as to the form and context in which it 

may be published. Edwards Genesis retain the copyright and intellectual property rights to the 
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report and all associated material, including photographs and other images, and reserve the right to 

publish or otherwise use all of this material, or any part thereof, in any printed or electronic format, 

including web pages and social media, but in so doing we will take all reasonable precautions not 

to identify the property and/or the named client. 

 

The comments and opinions expressed in this report are made in good faith and must not be mis-

represented or repeated out of context to third parties. Should you have received a copy of this by 

electronic transmission (e-mail or similar), you are expressly prohibited from amending the report 

in any way. Edwards Genesis cannot guarantee that reports transmitted electronically have not 

been altered and clients are advised to ensure that they have received the paper copy of the report, 

signed by the Surveyor or an authorised representative of Edwards Genesis before committing 

themselves to purchase or any other legally binding agreement. Edwards Genesis accept no 

liability whatsoever to third parties in relation to this report, whether transmitted electronically or 

otherwise.  

 

Note: This paragraph is only applicable to Reports that include a valuation. This Report 

accords with the requirements of the Practice Statements in the RICS Valuation Standards and the 

signatory to the Report is an Independent Valuer who conforms to the requirements of the Practice 

Statements and has the relevant experience and expertise to undertake the valuation.  
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3.0 EXECUTIVE SUMMARY  

The Surveyor will state his/her overall opinion of the property and will highlight any major 

repairing, legal or other issues that will be discussed in greater detail later in the report. Whilst 

you may find it informative to read this Section first it only provides a general “overview”. You 

should read and consider all parts of the report and so understand the Executive Summary in the 

context of the property as a whole.  

PROPERTY is considered to be a reasonable proposition for purchase at or around the valuation 

figure reported at section 4.0, this being rather lower than the provisionally agreed price to reflect 

the likely costs and disruption of some immediate and short term repair works, including some at 

high level (particularly to the chimney stacks), and the fact that conversion of original 

basement/cellar rooms to create utility space has not been carried out to a particularly high 

standard. The basement area does not have a true ‘waterproofing’ system and is always likely to be 

prone to damp penetration given that it is partly below ground level. This area can, therefore, only 

be considered to be ancillary space rather than part of the main living accommodation although you 

may, of course, wish to budget for eventually refurbishment of the area to a better standard 

including provision of a structural waterproofing system by a specialist company (see Appendix J 

on the accompanying disc).  Otherwise, the property comprises a reasonable size garden fronted 

end terraced house of stone construction and refurbished in the past to a reasonable, but certainly 

not exceptional, standard. Whilst the property is conveniently located, there are several 

disadvantages with the position on a busy main road close to a motorway access roundabout and 

with limited available parking in the immediate surroundings where there are also various 

commercial and industrial users.    

 

4.0 

 

 

 

 

VALUATIONS (if applicable) 

Subject to review once you have received contractors’ estimates and quotations for the essential 

repair works noted under section 14, I am of the opinion that the current market value of a long 

Leasehold interest in the property, with the benefit of vacant possession is fairly represented by a 

figure of £120,000 (one hundred & twenty thousand pounds).  

For the purposes of this Report, any valuation is on the basis of Market Value and this is defined in 
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the RICS Valuation - Professional Standards 2014 as follows: 

“The estimated amount for which an asset or liability should exchange on the valuation date 

between a willing buyer and a willing seller in an arm’s length transaction, after proper marketing 

and where the parties had each acted knowledgeably, prudently and without compulsion.” 

Unless we have been advised otherwise our valuation is of a Freehold or Long Leasehold interest 

in the property on the assumption that it would be sold with vacant possession (see section 13.1) 

and the valuation date is as at the date of inspection. 

Special Assumptions relevant to the valuation 

Other than as stated elsewhere in this report there are no “Special Assumptions” relating to the 

valuation. 

 

5.0 REINSTATEMENT COST FOR INSURANCE PURPOSES (if applicable)  

I recommend that the property be insured against the usual risks in the minimum sum of £270,000 

(two hundred & seventy thousand pounds). Insurance should be effective from the date of 

exchange of contracts and should also be index linked. Please note also that the reinstatement 

figure for insurance purposes has no correlation with the market value of the property.  

 

 

6.0 GENERAL MATTERS 

6.1 Circumstances of the inspection 

6.2 Date 

9
th

 December 2015 

6.3 Weather conditions 

Dull, dry and cold but there had been some very wet and windy weather over preceding days. 
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6.4 Property occupation 

The house was owner occupied and fully furnished but floor were only partly covered.  

6.5 

  

Handings and measurements 

The terms “right, left, front and rear” apply throughout as if the property is viewed from the named 

road frontage. Measurements are for guidance only and should not be relied upon for absolute 

accuracy. Internally measurements parallel to the front elevation appear first. 

6.6 Photographs 

Throughout this report bold numbers in brackets are references to photographs on the 

accompanying disc. Note: I do not necessarily refer to all photographs on the disc. 

 

7.0 THE PROPERTY 

7.1 General description 

PROPERTY  (1) comprises a garden fronted terraced house at the right hand end of a block of 

similar and with the fairly generous three bedroom living accommodation arranged over two floors 

above a full length former cellar that has been refurbished in recent years as utility and ancillary 

space but only to a rather basic standard. The house is effectively 2 storey to the front and 3 storey 

to the rear (2). 

7.2 Approximate age  

The property was probably built around 1880. This block of houses first appears on an 1893 

Ordnance Survey Map of the area. The houses were probably built for occupation by workers at 

nearby former mill and similar industrial premises.  

7.3 Extensions and alterations inc. porches, conservatories and sun lounges 

Structures such as porches, conservatories and sun lounges are often insubstantial and may have 

poorer standards of design, construction and performance than the main building. They are, 

therefore, covered separately under Section 9.14. 
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The original footprint of the building has not been extended but, as noted previously, the original 

basement/cellar area, which is partly below external ground level, has been refurbished to provide 

utility and similar accommodation. The vendors, who have owned the property for approximately 

12 years, advised that this work was undertaken around 5 years ago but without any Building 

Regulations approvals and with no provision of ‘tanking’ or similar structural waterproofing to the 

walls. Further comments are made under section 10.6.  

7.4 Floor area 

I calculate the gross external floor area of the main living accommodation on two floors (ground 

and first floor) to be 102.6 sq m or thereabouts and the gross external floor area of the 

accommodation over three floors to be approximately 153.9 sq m.  

7.5 Summary of construction  

The Surveyor will outline the construction of the main parts of the building, including the 

structural frameworks, and will highlight any issues that may have compromised the structural and 

other performance characteristics of the building. 

All elevations are faced in dressed stonework, better quality to the front than to the gable and the 

rear, and they stand beneath a timber framed roof covered in grey slate. Floors within the living 

accommodation area of suspended timber joist and board construction and there are solid floors in 

the basement area.  

7.6 Summary of accommodation  

Ground Floor  

Entrance vestibule  

Inner hallway/staircase  

Front living room 4.23m maximum x 3.76m maximum 

Dining kitchen  5.42m maximum x 3.55m maximum 

First Floor  

Landing  

Bedroom 1 (front left) 3.42m maximum x 3.89m maximum 
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Bedroom 2 (rear) 3.78m maximum x 2.74m maximum 

Bedroom 3 (front right) 2.20m maximum x 3.80m maximum  

Bathroom 2.14m maximum x 2.67m maximum 

WC cubicle 0.87m x 1.77m 

Basement  

Front room 5.38m maximum x 3.21m maximum 

Rear room (including partitioned utility/boiler 

closet) 

5.42m maximum x 3.36m maximum 

 

7.7 Summary of services (see Section 12) 

All mains services are connected but have not been tested. There is a gas fired central heating 

system and this provides direct hot water by way of a combination boiler. There is also a living 

flame gas fire in the front living room.  

7.8 The site and parking provision 

The property has a small front garden and a small private enclosed rear yard. There is no 

designated off street parking provision. There are double yellow lines to the road frontage and 

some limited off street parking to unmade/unadopted side and rear streets (3 & 4).  

7.9  Outbuildings 

 The following outbuildings are covered under Sections 11.3 & 11.4 

None. 

 The following outbuildings are considered to be insubstantial and/or of nominal value and 

attract no further comment:  

Timber shed to the rear yard. 
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8.0 THE LOCATION 

8.1 Orientation, surroundings and amenities 

 

 

 

 

 

 

 

 

 

 

 

 

 

The property stands at the right hand end of a block of similar style houses known as Heap Bridge 

but fronting Bury New Road, which is part of the main A58 road running between the towns of 

Bury to the west and Heywood to the east. The property is, in fact, on the eastern fringes of the 

Bury Council area and it stands in a mixed residential and commercial district that has a history of 

industrial use and where there are still numerous commercial and industrial occupiers. 

Furthermore, the A58 links only a short distance to the west with the M66 motorway and the 

property backs on to a rather scruffy area of vacant land (5) around the north and western edges of 

which runs the River Roch. This land appears to have been cleared for many years but historic 

maps (see page 9) indicate that is has been in some sort of industrial use in the past (see section 

8.3).  Your legal adviser should check whether this vacant land is subject to any potentially adverse 

planning proposal (section 13.4).   

 

 

 

 

 

 

 



Property: xxxxxx, BURY BL9 xxx 

Client:  xxxxx   

Ref: 15/1159   Date of report: 15
th

 December 2015 
  

©This report format is copyright to Miller Edwards Ltd. and is reproduced under licence – January 2015. 
P a g e  | 9 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Extract from 1960s Ordnance Survey map showing the subject property as 

 

Notwithstanding the somewhat indifferent surroundings to the property, it is located on the fringe 

of a built up area with easy access, by car or regular bus service, to Bury town centre where there is 

a good range of shops and other everyday amenities. Bury also has good transport connections 

including the nearby access to the M66 motorway, which in turn links to the Manchester M60 

orbital motorway a few kilometres to the south, and a terminus station on the Metrolink tram 

system allowing for commuter travel to Manchester city centre.  

 

8.2 Adverse influences on or adjacent to the site 

The site on which the property stands has a distinct change of level, the rear yard being at a 

considerably lower level than the front garden. There are some trees in the vicinity but these are far 

enough away from the house to be of no potential danger. As noted previously, the River Roch 

runs only a short distance to the west and north of the property and is a known flood risk in this 

area (see section 8.3) although the vendors advised that they have experienced no flooding 

incidents during their 12 years ownership.  
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8.3 Environmental issues inc. mining, flooding, land contamination and environmental risks 

In this Section the Surveyor will advise on any known or suspected environmental issues, taking 

into account the location of the property, and will advise if any appropriate reports should be 

obtained by your legal adviser. If this report includes valuation advice, this is given on the 

assumption that you can obtain full buildings insurance cover on normal terms. We commonly 

refer to the following weblinks in this Section: 

British Geological Survey  

http://www.bgs.ac.uk/data/mapViewers/home.html 

The Coal Authority  

https://www.gov.uk/government/organisations/the-coal-authority 

Public Health England UK Radon  

http://www.ukradon.org/information/ukmaps/englandwales 

The Environment Agency  

https://www.gov.uk/government/organisations/environment-agency 

Old Maps (Ordnance Survey) 

www.old-maps.co.uk 

 

The British Geological Survey maps of the area show that the property stands on a band of 

alluvium (clay, silt, sand, gravel and similar river deposits) with rock and coal reserves at greater 

depths and also with a number of geological faults running in the area. The property does fall 

within the Coal Mining Reporting Area shown on the Coal Authority’s website and there are many 

abandoned former mine workings in the area including some immediately to the north (see map on 

page 11). There has been no coal extraction for many years and any associated ground movement 

should long since have ceased but your legal adviser should obtain a Mining Report (section 8.3).  

 

The UK Radon Map indicates that the property is in an area with a low risk of Radon Gas. 

 

 

 

 

 

 

http://www.bgs.ac.uk/data/mapViewers/home.html
https://www.gov.uk/government/organisations/the-coal-authority
http://www.ukradon.org/information/ukmaps/englandwales
https://www.gov.uk/government/organisations/environment-agency
http://www.old-maps.co.uk/
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Source: The Coal Authority. Approx. location of 62 Heap Bridge  

 

The Flood Risk Maps available on the Environment Agency website show that the Heap Bridge is 

in a known flood risk area both from rivers (mainly the River Roch) but also reservoirs and from 

surface water (see maps on page 12). As noted under section 8.2, the vendors advised that they 

have experienced no flood damage during their 12 years occupation but the risk if obviously 

present and my valuation advice provisionally assumes that you can obtain full buildings insurance 

cover on normal terms. You may, however, need to obtain a specific Flood Risk Assessment 

Report (http://www.argyllenvironmental.co.uk/flood-risk-assessment/).     

 

As noted previously, this area has a history of extensive past industrial use, mainly relating to 

textiles but also paper production. Most of the old mills and similar industrial premises have long 

since been demolished. Your legal adviser should obtain a desk top Environmental Report (section 

8.3) but my valuation advice provisionally assumes that the subject property is not considered to be 

of any significant risk of land contamination or other environmental issues due to the industrial 

history of the surroundings.  

 

 

http://www.argyllenvironmental.co.uk/flood-risk-assessment/
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Environment Agency flood risk maps – rivers (top) and reservoirs (bottom). 
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9.0  EXTERNAL CONDITION 

External parts of the building are inspected from ground level and, where possible, other nearby 

vantage points such as raised areas of ground and accessible flat roofs, skylights and dormer 

windows etc. BUT it should be noted that many high level parts of buildings, such as roof areas, 

chimneys and leadwork, can be difficult to see clearly from ground level and may, particularly on 

older buildings, be found to be in poorer condition when they can be closely accessed than they 

appear from ground level. 

 

9.1 Chimney stacks and flashings (see also Section 10.5 – Chimney breasts, fires and flues; and 

Section 12.5 – Heating) 

The property has two chimney stacks rising over the left hand party wall. Both are constructed in 

stone.  

 

The front chimney (12) appeared to be in fair condition when viewed from ground level but the 

masonry is rather discoloured with age and long term weathering and is showing some surface 

erosion, particularly on the right hand face where mortar has been smeared over the lead flashings 

providing the weatherproofing detail at roof level (13). I noted considerable damp staining around 

the chimney in the roof void (55) (section 10.1) and scaffolding or similar will be required so that 

you contractor can safely access the chimney and repair stonework, pointing and lead flashings as 

necessary. You should note, however, that it is unlikely that you will be able to keep this chimney 

area fully weathertight as the stack does not appear to have been built with a horizontal damp proof 

course. At some stage, therefore, you may wish to have the chimney taken down and rebuilt with a 

damp proof course provided. Alternatively, if you wish to retain the gas fire or an alternative 

heating facility in the living room, the chimney could be replaced with a suitable metal flue and the 

surrounding roof area made good in slate.  

 

Very similar comments apply in respect of the rear chimney (17) although this appeared to be in 

somewhat poorer condition. It has been lowered from its original height but still retains a slight 

lean towards the roof at number 64. Movement of the chimney is probably long standing and due 

to long term weathering but your contractor should check the stack for stability and repair or 

rebuild as necessary. Otherwise, stonework and pointing appeared to be in much the same 

condition as to the front and, therefore, in need of similar maintenance as there is again evidence of 
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damp penetration in the roof void (54) (section 10.1). Your contractor should also check the lead 

flashings. However, this chimney structure is effectively redundant and you may, therefore, which 

to have it removed and the roof area slated over.    

 

9.2 Pitched roofs - design, construction and coverings 

The roof is was inspected from ground level although the front roof slope was also viewed using a 

GoPro camera (see GoPro folder on the accompanying disc) on an extendable pole as this facility 

was used to inspect the stone gutter to the front roof eaves (section 9.5). The roof is pitched from 

front to rear forming a gable elevation to the right hand side. Roof slopes dip slightly but this is a 

common feature along the terrace and simply reflects slight deflection of the main timbers 

spanning between the load bearing walls. This will have occurred early in the life of the building 

and the degree of deflection is not excessive.  

 

The roof covering is of grey slate and inspection within the loft area (section 10.1) revealed felt as 

a secondary weatherproofing barrier beneath the slates and this indicates that they have been lifted 

and re-nailed at some time as the felt will not be an original feature with a house of this age. 

However, the vendors advised that this work was undertaken by previous owners. Your legal 

adviser should check whether there may be any remaining guarantee or other documentation 

(section 10.1). The roof covering is in fair condition although a few slates appear to have been 

slightly dislodged by wind action whilst others have broken corners and some have been re-fixed 

using metal hooks (known as tingles). These indicate that occasional maintenance has been 

required and this suggests in turn that some of the slates may have enlarged nail holes so allowing 

them to be lifted from their nailing positions during high winds. You should, therefore, anticipate 

an occasional need to undertake repairs to the roof covering. There is no evidence that the roof is 

not presently weathertight other than around the chimneys (see section 9.1) but the contractor who 

repairs the chimney stacks should undertake a closer examination of the roof slopes and replace 

any broke or loose slates and also lift and re-bed the ridge tiles where some of the pointing has 

clearly broken away.  I also note that rather untidy upvc barge boarding has been fitted along the 

projecting verge to the gable apex (14). The upvc boards are fixed to what appear to be sections of 

timber fixed in turn to the original projecting ends of the main roof beams (purlins) (15) and the 

ridge at the apex. These timbers will be vulnerable to rot if the verge area is not kept weathertight 

and this area should be checked by your roofing contractor.  
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9.3 Flat roofs - design, construction and coverings 

None.  

 

9.4 Dormer structures and other roof features 

None. 

9.5 Rain and waste water disposal (see also Section 12.7 – Drainage) 

It did not rain during my inspection although it had rained heavily over preceding days.  

 

The front roof slope runs to an original profiled sectional stone gutter set along the top of the wall. 

Gutters of this type tend to be shallow and also to have rather limited falls. They must, therefore, 

be kept clear of leaves and other potential obstructions to reduce the risk of them becoming 

blocked so preventing rainwater being discharged properly into the downspout (see below) and 

may find its way to the interior of the house. Furthermore, gutters of this type were generally built 

without any waterproof linings. In this case, the gutter appears to have been painted in bitumen and 

lead slips have been fixed over the joints between the individual stones, these joints being prone to 

leakage (see GoPro folder on the accompanying disc). So far as I could tell, the gutter is 

adequately weathertight at present but the position will need to be checked once you are in 

occupation and it would certainly be worthwhile budgeting for short term lining of the gutter either 

in traditional lead or a modern extruded aluminium alloy. The gutter runs to an old plastic 

downspout at the gable corner and, for some reason, the downspout has a hopper head at first floor 

level. The lower downspout then runs to an old back inlet gulley (16).  

 

The rear roof slope runs to a fairly modern plastic gutter. This undulates quite noticeably along its 

length and its efficiency or otherwise will have to be checked once you are in occupation. The 

gutter will need to be regularly cleaned of leaves, given the proximity of trees, and other debris but 

this will be relatively awkward given its height above ground level. You may find that some of the 

joints drip during rain and require sealing. There is a plastic hopper head and downspout at the 

party wall position and the downspout runs into an open gulley also serving loose plastic waste 

pipes from the kitchen and the basement utility area. These pipes should be secured. The gulley is 

visibly partly obstructed by debris but is presently impossible to access due to the presence of the 

garden shed (18) and this should really be moved so that the gulley can be cleaned out. It appears, 
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however, that the downspout at the party wall may not have been able to cope during heavy rain as 

an additional downspout has been provided at the gable corner but I was unable to determine 

whether this actually runs into a drainage system as the area along the rear part of the gable and the 

yard boundary wall is heavily overgrown (11). The plant growth should be cut back so that you can 

check that rainwater is actually discharged into a drainage system. If not, it is only likely to find its 

way eventually into the basement accommodation (see section 10.6). I also note that there are some 

untidy mixed age plastic waste pipes serving bathroom and kitchen fittings running down the rear 

elevation to the house (19) to discharge into the same area. Clearly, this will not be satisfactory if 

there is no suitable drainage connection at the rear gable corner and the pipes will really need to be 

altered either to run down the rear elevation into the gulley at the party wall position (see above) or 

to run around the gable elevation where they could be linked to the plastic soil stack serving the 

first floor toilet and the shower enclosure in the bathroom. There is some flaking paintwork to the 

stack, which connects to an old cast iron section around 2 metres above ground level.  

 

9.6 Main walls  

The foundations and footings have not been exposed for inspection as this would require expensive 

excavations. Accordingly, I cannot confirm the stability of the building from its underground 

support but there is no significant cracking or distortion to the external elevations to indicate 

foundation problems or ground movement and the property displays evidence of only minor long 

standing settlement internally in some sloping of floors and distortion of door frames. I found no 

evidence of any recent or progressive movement and I consider the degree of distortion to be well 

within acceptable limits and unlikely to affect future saleability or value.  

 

It is convenient to deal with the elevations individually as follows: 

 

Front 

This elevation is faced in dressed stonework, no doubt quarried locally, and is built to a thickness 

of around 450mm. This suggests that the wall is of ‘solid’ construction although solid stone walls 

in properties of this age were normally built with an external leaf of good quality stone and an 

inner leaf of random stone, interconnected at intermittent intervals by large section bonding stones 

built through the wall thickness, and with the intervening gaps filled with rubble. There are stone 

lintel and sill details to the door and window openings and the living room window has a central 
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stone mullion. These details are showing some quite severe surface and edge deterioration (20-23) 

caused by long term weathering and, particularly, the actions of frost. Whilst not immediately 

essential, the details will, at some stage, require specialist repair, or even replacement, by a 

competent stonemason. This should be considered to be a medium term repairing liability and it 

will be relatively expensive. Otherwise, the facing stone is in generally good condition and the 

elevation may have been cleaned at some time in the past. Repointing has been undertaken and 

pointing remains in generally satisfactory condition although there are some broken and eroded 

sections and these can be repaired as part of routine maintenance once you are in occupation. I do 

note, however, that repointing of the elevation was undertaken in a cement-based mortar. This is 

not really appropriate for use on masonry as the mortar is relatively inflexible meaning that is 

unable to accommodate the everyday thermal expansion and contraction that large panels of stone 

work will undergo and this can result in individual stones developing stress fractures. Furthermore, 

the mortar is relatively impermeable and this means that the mortar joint do not act as the wall’s 

pores with this in turn leading to the stonework remaining wet for longer periods after rain than 

should be the case. Eventually, this can cause stones to erode leaving the mortar standing proud 

and expensive repairs then become necessary. A few individual stones are showing some surface 

erosion and whilst this is not as severe as to the dressed details around the openings (see above) it 

is likely that some repair or replacement of stonework will be required as longer term liability. You 

may, therefore, wish to budget for repointing of the elevation at some stage in a more appropriate 

and lime-based mortar although this will also be relatively expensive.  

 

 

 

 

 

 

 

 

 

 

 

How stone walls should “breathe” 
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Rear 

This elevation is constructed as above but with larger section facing stones laid to a more irregular 

pattern of coursing. Again, there are stone details to the door and window openings and these are 

showing some surface and edge deterioration. Stonework and pointing are in much the same 

condition as described above. The elevation is rather discoloured but not to an excessive degree. 

This wall displays very slight vertical irregularity over its full height but there is nothing to indicate 

any recent or progressive movement and the degree of irregularity is not considered excessive in a 

wall of this mass.  

 

Gable (28) 

This elevation is faced in stonework matching that to the rear but the wall is only around 350mm 

thick at window openings, all of which other than to the wc cubicle are not original features and 

have clearly been formed in recent years as they have modern cut stone lintel and sill details. 

However, the vendors advised that these works were undertaken prior to their purchase. I noted in 

the roof void that the inner face of the gable, at least at apex level, is actually of brick (52) rather 

than stone and this suggests that the wall is built ‘solid’ but with a brick inner skin.  Stonework and 

pointing are in much the same condition as on the other elevations and, therefore, there will be 

longer term repairing liabilities in respect of eroding stonework and, ideally, repointing in lime-

based mortar. The elevation does, however, display a slight bulge at upper levels and whilst this is 

not particularly severe and there is no evidence internally of recent movement, the elevation is 

relatively slender in relation to its height and it probably receives little lateral restraint from other 

parts of the building as the buttressing chimney breasts are on the party wall and first floor joists 

probably span from front to rear. Clearly, any future bulging of the elevation could result in 

expensive repair, or even rebuilding works being necessary and, therefore, I recommend that you 

engage a structural restraint contractor to provide the elevation with lateral restraint at first floor 

and roof level (http://www.helifix.co.uk/applications/stabilising-bowed-walls-into-joist-sides/).  

 

9.7 Damp proof course (dpc) and sub-floor ventilation 

A property of this age will not have been built with a damp proof course. There are, however, 

plastic plugs in drill holes within two mortar beds at ground floor level across the front elevation 

(24) and along the gable and these indicate that chemical damp proofing works have been 

undertaken in the past. The vendors advised that this work was undertaken by previous owners and, 

http://www.helifix.co.uk/applications/stabilising-bowed-walls-into-joist-sides/
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therefore, over 12 years ago. Such damp proof courses have been common in repair and 

refurbishment work for over 40 years and they generally comprise introduction of a silicone or 

aluminium based fluid, either by gravity feed or under pressure, into the lower walls, the principle 

being that the masonry is saturated with the fluid which then prevents ground moisture rising 

through the brickwork (rising dampness).  However, it has become increasingly clear that this type 

of damp proof course is not always effective (largely because it is virtually impossible to fill the 

pore structure of bricks and stones with the fluid and moisture can still rise through the mortar 

joints) and, indeed, in many cases the installations were carried out unnecessarily due to internal 

dampness problems (if they ever existed at all) being mis-diagnosed and often being due to nothing 

more than localised damp penetration and/or a condensation problem.  

 

Your legal adviser should check whether there is any remaining guarantee (section 13.5) and you 

will note my comments under section 10.7 regarding some dampness problems internally. In fact, 

chemical damp proof courses are rarely effective on solid stone walls, particularly those 

incorporating rubble infill, and walls of this type can be difficult to provide with an effective damp 

proof course. To some degree, therefore, you will have to accept the risk of some dampness 

problems internally. You should also note that the damp proof course has not been installed along 

the base of the rear elevation where the basement level accommodation will also be prone to 

dampness (see sections 10.6 and 10.7).  

 

9.8 Decorative finishes 

There is some weathering of external decorative finishes and redecoration should be undertaken 

where necessary once you are in occupation.    

 

9.9 Doors  

The front entrance door is of a double glazed upvc panel type and I understand this has been 

installed within the past 10 years. It should, therefore, carry Building Regulations documentation 

(www.fensa.co.uk) and your legal adviser should confirm (section 13.5). The door is still in 

serviceable condition but it shows wear and tear commensurate with regular use including slight 

damage to one end of the weather bar just above the threshold to the frame (25). There is no visible 

marking to indicate use of toughened glass for the inset double glazing unit as would now be 

required. However, double glazing units are relatively difficult to break accidently.  

http://www.fensa.co.uk/
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The door to the rear is of a painted timber panel stable design with a small double glazed inset, 

which is visibly marked as being of toughened glass, hung in an older softwood frame. The door is 

in reasonable condition but not the best of fits in its frame, which is showing some deterioration at 

low level (26) where there is likely to be a risk of surface water ingress from the yard area (see 

section 11.1). I also note that this door is rather vulnerable to forced entry, as is the basement level 

window on the rear elevation (section 9.10) and you may, therefore, wish to budget for early 

installation of a more secure door and frame. Otherwise, the feet of the frame can be repaired by 

your joiner.  

 

9.10 Windows  

There is a deteriorating old single glazed softwood window to the rear of the basement 

accommodation (27). Early replacement of this window will be required. Other windows are 

double glazed upvc components and the vendors advised that they were all installed around 9 years 

ago although, apparently, in stages as they do have different styles of internal handles. No major 

defects were noted, opening lights operating satisfactorily where tested, but I do note that the 

windows to the front bedrooms do not have large low level opening lights to allow for ease of 

escape in the event of fire as would now be required and whilst the windows to the rear bedroom 

do have inward opening ‘tilt and turn’ lights to allow for fire escape they are some distance above 

external ground level.    

 

9.11 Additional fenestration (if any) 

None. 

  

9.12 Roof perimeter joinery 

None. 

  

9.13 Other joinery features 

None. 

  

9.14 Porches, conservatories and sun lounges 

None. 
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10.0  INTERNAL CONDITION 

10.1 Roof spaces 

Access to the roof space is by way of a hatch to the landing ceiling but it was only possible to carry 

out a ‘head and shoulders’ inspection from the hatch position as thick fibre glass insulation has 

been laid over the ceiling joists (51) and crawling boards should be laid for safe access in the 

future. A well-insulated roof space should really be ventilated to reduce the risk of a build-up of 

condensation during cold weather (see Condensation Information at Appendix G on the 

accompanying disc) and whilst there is nothing to indicate that condensation is a particular 

problem in this spacious loft area you may wish to instruct your roofing contractor (section 9.2) to 

fit some patent ventilating tiles to the external roof slopes.  

 

The roof is framed in timber in a conventional manner using large section beams (purlins) spanning   

between the load bearing walls to support the rafters, which in turn carry the battens onto which the 

roof slates are nailed. Whilst I have made no calculations, the timbers are adequately sized and 

supported for normal loading and show no significant deflection or distortion. I could see no 

evidence of disease or beetle infestation although you will note my comments under section 10.5 

regarding some old woodworm infestation to floorboards in the front living room and I cannot 

entirely discount the possibility that there may also have been some infestation of roof timbers. 

However, only any infestation identified as being active will require future treatment. 

 

As noted under section 9.2, there is underfelt to provide a secondary weatherproofing barrier 

beneath the slates and whilst the felt is in reasonable condition it has been dressed rather tightly 

over the rafters and this has resulted in it being punctured by some of the slating nails. This should 

not affect weathertightness but the felt should really have been laid so that it drapes slightly over 

the rafters as this allows any rain or snow blowing beneath the slates to run over the felt and into 

the eaves gutters rather than becoming trapped on the slating battens as these will eventually rot 

and weaken. However, the position will have to be accepted. There are some faint water marks to 

the timbers but these all appeared to be dry with the roof adequately weathertight other than around 

the chimneys where there is considerable damp staining and you will note my repairing 

recommendations under section 9.1.  

 



Property: xxxxxx, BURY BL9 xxx 

Client:  xxxxx   

Ref: 15/1159   Date of report: 15
th

 December 2015 
  

©This report format is copyright to Miller Edwards Ltd. and is reproduced under licence – January 2015. 
P a g e  | 22 

10.2 Ceilings 

First floor ceilings are of slightly uneven plasterboard panel construction suspended beneath the 

original plaster on lath ceilings. There is also a suspended laminate board ceiling in the bathroom. 

The ceiling to the wc cubicle has a textured finish and care should be taken if this is ever disturbed 

as some of the early forms of ‘artex’ and similar were manufactured using asbestos fibres (see 

Asbestos Reference Sheet at Appendix C on the accompanying disc) and similar comments apply 

in respect of the textured finish to the ceiling in the kitchen. Ground floor ceilings are of the 

original plaster on lath and are a little uneven but not to an excessive degree. Plaster on lath was 

the traditional method of providing ceiling structures in housing of this period and it comprises thin 

timber strips (laths), which were usually of hazel, nailed to the undersides of floor and ceiling 

joists.  A wet plaster mix, sometimes reinforced using horse hair or similar, was then trowelled 

over the laths with the plaster squeezing through narrow gaps to form a key between the plaster and 

the lath backing as the wet mix dried to a smooth and sound finish.  Plaster on lath ceilings are 

generally long lasting but they do tend to develop minor cracks due to differential thermal and 

moisture movements between the ceilings and the timber structures to which they are fixed and, 

over a long period of time, the cyclical nature of such movements can result in plaster detaching 

from the laths. Such damage can also occur due to vibrations within the building structure and 

plaster on lath ceilings also deteriorate fairly quickly if they become wet due to damp penetration 

or plumbing leakage.   

 

10.3 Walls and partitions 

Other than in the converted basement (section 10.6), the load bearing walls are of plastered stone 

or brick. Selective testing revealed plaster to be in reasonably sound condition but it is rather 

uneven in parts and you will certainly find areas of cracked or loose plaster requiring patch repair 

during future redecoration. Most of the first floor room partitions are of fairly modern lightweight 

timber and plasterboard construction, the property almost certainly having been built originally 

with two large first floor bedrooms and a central landing with a gable window (now the wc 

cubicle)that have since been sub-divided. The partitions are in reasonable condition.    

 

10.4 Chimney breasts, fires and flues 

There is a coal effect living flame gas fire to a steel fireplace on the chimney breast in the front 

living room. Operation of the fire was not tested but the vendors advised that it is around 10 years 
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old. There should, therefore, be the original installation documentation (section 13.5) but the 

vendors also advised that the fire is not in regular use and has no recent service history. It should, 

therefore, be checked and serviced by a Gas Safe registered engineer before any attempt is made to 

use it. A cooking range has been set into a tiled recess to the chimney breast in the kitchen. The 

corresponding chimney breast in the rear basement room below the kitchen almost certainly 

originally served a water boiler. The ground floor chimney breasts pass through the bedrooms 

above. An old cast iron fireplace remains as a display feature in the front bedroom whilst the fire 

opening to the chimney breast in bedroom 2 has been blocked up. Ideally, the flue should be 

broken open when this room is next redecorated so that it can be swept to remove soot and other 

debris, which could retain moisture and cause dampness to appear on the internal face of the 

chimney breast.   

     

10.5 Floors 

Inspection of the timber first floor was made impossible by furniture and fitted coverings, there 

being rigid materials in all areas other than on the landing. The floor displays some minor losses of 

level but these are not excessive in a property of this age and type and the floors to the individual 

rooms were otherwise noted to be generally firm with no undue spring or bounce. However, the 

condition of floorboards remains unknown and I cannot discount the possibility that you may find 

some common furniture beetle (woodworm) infestation (see below) when floor coverings are 

replaced in the future. However, only any active infestation would require specialist treatment.  

 

The ground floor is of suspended timber construction with joists spanning from front to rear. Only 

the floor area to the entrance vestibule was covered (with tiles), the floors to the hall, the living 

room and the kitchen having stained floorboards. Again, the floor is generally firm underfoot but 

there are some noticeable losses of level, particularly along the gable where the head of the door 

frame to the kitchen falls to the gable side. However, it was noted in the basement (section 10.6) 

that the joists in this area gain intermediate support over rough cut timber beams at the base of the 

cellar steps (36). These beams were almost certainly never installed perfectly level and they are 

also likely to have deflected slightly under loading. Furthermore, there is evidence of some minor 

past ground/foundation movement along the gable side of the property but this is considered to be 

historic. The stained floorboards show some general wear and tear with several being split, loose 

and uneven, including one to the front of the hallway that appears to have been lifted in the past to 
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allow for installation of heating pipes (37). Floorboards should be repaired or secured as necessary. 

Slightly high readings were recorded on an electric conductance meter to the boards just inside the 

front elevation in the living room (47) and the timbers above the basement in this area will be at 

greater risk of rot where the joist ends are built into the front elevation (see section 10.6).  I also 

noted some old tracks and flight holes in the boards in this area (48) and these are typical of 

common furniture beetle. This is one of a number of wood boring insects, (usually referred to as 

woodworm) that lay their eggs in cracks in timber. The eggs then hatch and the larvae use the 

timber as a food source before emerging as adult beetles leaving the characteristic patterns and, 

when active, fine trails of powdery dust known as frass. This cycle of infestation can continue for 

many years and can even result in severe weakening of structural timbers to a point of collapse. 

There is nothing to indicate that any infestation has been active recently but your legal adviser 

should check whether there may be any guarantee or other documentation to indicate past 

treatments (section 13.5).  

 

10.6 Cellars and basements 

Internal access to the basement area is by way of very narrow timber steps beneath the main 

staircase. As I have noted previously, whilst the basement area has been refurbished in recent years 

this has been carried out to a basic standard far below modern specifications for a basement/cellar 

conversion with no adequate protection against lateral damp penetration through walls that are 

below external ground level. Accordingly, the basement area can only be considered as ancillary 

space and not part of the main living accommodation.  

 

The floors appear to have been relaid in concrete and they are finished with ceramic tiles. These 

are free from any significant cracking but the floors are noticeably uneven and I am unable to 

advise whether they incorporate a damp proof membrane.  

 

The ceilings are of plasterboard and are also slightly uneven. This is of no great concern but the 

ceilings do, of course, conceal the undersides of the ground floor joists and boards and it is, 

therefore, impossible to be certain as to the condition of these timbers and their vulnerability to 

dampness and decay (see below).  

 

The walls to the front roof have been largely dry lined in plasterboard, which also extends along 
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the inner face of the gable where it is noticeably uneven and I suspect that there is no adequate 

protection against lateral damp penetration where the wall is below external ground level. The front 

wall in the front room is actually a false partition set beneath a rusting steel beam supported on 

brick pillars and probably provided to carry the front ends of the ground floor joists, which I 

suspect may have been replaced in the past following identification of rot where they are built into 

the front external wall (30). Only a limited inspection of the false wall was possible through a 

hatch where the gas meter is located (29) and whilst the timber framework does have a visqueen 

(heavy duty polythene) membrane, it is not clear what, if any, provision there may be where the 

partition is built on the floor to protect it from ground water that will inevitably seep through the 

lower front wall where this is below external ground level. The stonework in this area is visibly 

damp. It is almost inevitable that the false wall will, at some stage, be affected by dampness and rot 

and there will be a risk of this developing into potentially destructive dry rot given the lack of 

ventilation to the space between the partition and the external elevation. This is a risk that will have 

to be accepted for the time being but if you wish to retain the basement area as reasonably useful 

ancillary accommodation you should make budget provision for its refurbishment to a much high 

standard with this including provision of a structural waterproofing system to the walls that are 

below external ground level. This will, however, be fairly expensive.  

 

The walls in the rear room are mainly solid plastered, apparently with a dense sand and cement 

render that is likely to incorporate a damp proofing additive. As yet, there is little visible evidence 

of dampness to these walls but they are not protected against the effects of rising damp (see section 

9.7) and lateral damp penetration where the walls are below external ground level. There is some 

visible dampness and salt contamination to the lower right hand side of the external door leading 

into the rear yard (34). This is likely to be due to a combination of factors including lack of an 

effective damp proof course to the lower rear elevation, lateral damp penetration where the external 

ground level along the side street is above the level of the internal floor to the basement, lateral 

damp penetration from the boundary wall at the rear gable corner and, possibly, inadequate rain 

and waste water disposal in the same area (section 9.5). Again, this dampness will really have to be 

accepted unless you are prepared to go to the expensive of having the basement area fully 

refurbished to a much better standard. I also recorded high readings on an electric conductance 

meter (see section 10.7) to an area of failing plaster to the walls at the base of the cellar steps (35). 

Dampness in this area is due to lack of an effective damp proof course.   
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10.7 Dampness – plumbing leakage, penetrating damp, rising damp, condensation 

Plumbing leakage 

I found no evidence of any significant problems with leakage from plumbing and heating pipes, 

kitchen and sanitary fittings etc although there is some very faint discolouration to the upper rear 

gable corner in the kitchen (46) and this may indicate a past problem with water by-passing the 

edge of the bath above where the sealant must be kept in sound condition.   

 

Penetrating damp 

I have already noted under section 9.1 the damp penetration problems through/around the 

chimneys and repairs have been recommended accordingly. I have also noted under section 10.6 

the fact that the basement conversion has not been carried out a very high standard and that there 

are, therefore, attendant risks of lateral damp penetration where the basement area is below 

external ground level. This will have to be accepted unless you are prepared to budget for further 

refurbishment of the basement area to a much better standard including provision of a structural 

waterproofing system. There is also some dampness along the lower part of the gable elevation in 

the vestibule and the hallway and whilst this is likely to be due in part to damp penetration from the 

exterior is discussed under ‘rising damp’ below. 

 

Rising damp 

Technically, this is the vertical passage of ground moisture into a building by way of capillary 

action or diffusion through the building structure and fabric and due to lack of effective horizontal 

barriers (damp proof courses to the walls and damp proof membranes in solid floors). It is not as 

common as is believed. 

For the purposes of this section, I am ignoring the basement area where there is evidence of some 

rising dampness and, as noted under section 10.6, there is nothing to indicate that the walls to the 

basement accommodation have been provided with any effective barrier to prevent rising ground 

moisture within the wall structures.  

 

The only parts of the ground floor accommodation that are likely to have been affected by rising 

damp are to the front half of the house and I have noted under section 9.7 that a chemical damp 

proof course has been installed along the front and gable elevations at some time and whilst such 
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installations are rarely fully effective on stone built walls, particularly those of substantial 

thickness that usually incorporate rubble infill, your legal adviser should check whether there is 

any valid guarantee (section 13.5).  

 

Tests using the ‘search’ and ‘probe’ modes of an electric conductance meter to accessible parts of 

the lower ground floor internal walls produced varying readings and my observations are as 

follows: 

 

Vestibule – normal readings to the lower parts of the external walls, which have clearly been 

replastered as part of the damp proof course installation, but high readings were recorded at the 

gable corner (38), where I suspect that there may be some minor lateral damp penetration from the 

external boundary wall and where condensation (see below) is also likely to be a contributory 

factor, but particularly in visible areas of discolouration in a band between 1 and 1.5 metres above 

floor level on the inner face of the gable (39 & 40).  

 

Hall – similar to the vestibule; high readings recorded in visible areas of discolouration along the 

gable wall (41-44). 

 

Living room – normal readings in all areas including to a small patch of failing plaster to the base 

of the chimney breast (45). Localised replastering of this area can be undertaken during 

redecoration.  

 

Kitchen – normal readings to accessible walls, which are generally some way above external 

ground level.  

 

I conclude that the primary dampness problems affecting the ground floor accommodation are in a 

band along the lower part of gable in the vestibule and the hallway with this band being above the 

new plasterwork applied as part of the damp proof course installation and which is likely to have 

comprised a dense sand and cement render with a water retardant additive finished with a plaster 

skim. There is likely to be a combination of factors leading to dampness being present in the 

visible band. First of all, there could be ongoing rising damp within the gable wall structure, which 

appears to be solid comprising an external lead of stone and an inner skin of brickwork (see section 
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9.6). This damp is not able to appear internally just above the skirting boards due to the dense sand 

and cement render and is, therefore, appearing in older plaster at a higher level. In turn, this plaster 

has been contaminated by salts (a problem known as salt damp – see below) and these are now 

attracting moisture from the air. In addition, however, the gable elevation is relatively exposed and 

I suspect that rainwater can soak through the outer skin of stone but it is then effectively ‘trapped’ 

within the wall structure due to the use of a dense sand and cement mortar when the wall was 

repointed (see section 9.6). Accordingly, the trapped moisture is unable to rapidly evaporate 

externally and is, therefore, tending to evaporate through the old internal plaster with this in turn 

contributing to the salt damp problem.  

 

Salt damp 

Any passage of water into a building brings with it soluble salts, some of which are carried in the 

atmosphere but most are dissolved from the building materials.  As the moisture evaporates 

internally, the salts contaminate the plasterwork.  Some of the salts are efflorescent (i.e. they 

crystallise as the solution in which they are carried evaporates) and these salts can cause 

plasterwork to degrade and, as they crystallise on evaporation, can produce a ‘crusty’ appearance 

on wall surfaces.  However, many of the salts are not efflorescent and will remain in solution as 

long as there is still dampness in the building structure (i.e. where moisture has not evaporated 

and/or where there is an ongoing problem with damp penetration).  All of these salts are 

hygroscopic meaning that they will attract moisture from the air and is it often this effect that 

causes the typical yellowy-brown discolouration of plasterwork in areas where there has been 

damp penetration through/around chimneys.  The discolouration will often become worse when 

weather conditions are humid or, for example, where there are high levels of relative humidity 

internally, particularly where chimneys are close to parts of the house where moisture vapour is 

produced (such as kitchens and bathrooms) but also in bedrooms where the levels of relative 

humidity rise during the night as air temperature cools It is for this reason that patches of 

discolouration appear to spread but then recede – the salt-contaminated plaster (known as salt 

damp absorbs moisture from the air where humidity levels are high but the discolouration will then 

recede as humidity falls (or the temperature rises) and the plasterwork dries out.  Unfortunately, 

this problem can be rather difficult to eradicate.  Even if the source of any rainwater ingress has 

been dealt with, the masonry and plaster can remain contaminated by salts and the discolouration 

never disappears. The best solution is, therefore, to cut away all the damp and discoloured 
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plasterwork and, if possible, leave the exposed wall bare for some time and ensure adequate levels 

of heating and ventilation within the room so that damp brickwork and mortar can fully dry out.  

Efflorescent salts may then crystallise on the wall surfaces and be can brushed away and the 

evaporation effect should ensure that non-efflorescent salts are dispersed into the atmosphere rather 

than remaining in solution within the brickwork.  However, at some stage, the walls will have to be 

replastered and this should really be undertaken following application of a salt-stop solution 

(http://www.petercox.com/brochures/DrywallSaltRetardantPlastering.pdf), or PVA or similar latex 

mixed with water and applied to the brickwork.  This reduces the suction effect of the brick and, 

therefore, its ability to absorb moisture if any salt contamination remains, and also provides a better 

key on which a new plaster finish can be applied.   

*** 

To put the matter in context, the dampness in this case is not particularly severe at present although 

it is disfiguring the decorative finishes and, for the longer term, the position cannot be considered 

acceptable. If the damp proof course carries a valid guarantee (section 13.5), the guarantee 

company should be asked to carry out further investigation and remedial works. If there is no 

guarantee then I recommend that you seek specialist advice from a member of The Property Care 

Association (http://www.property-care.org/) and a specification and costing for repair works. 

Clearly, repointing of the external face of the gable in a permeable lime-based mortar will be 

expensive and it may be necessary to accept, at least for the time being, that there is some 

dampness trapped within the gable elevation and that this can only evaporate internally. If it is 

practical to do so, the damp affected plaster should be removed and the exposed masonry then left 

exposed for some time so that moisture can evaporate. However, refinishing of the wall with a 

damp proof membrane beneath insulated plasterboard, with associated adjustments to skirting 

boards, door casings etc, is likely to be the best long term solution but it will be relatively 

expensive.  

 

Condensation 

This is by far the most common cause of dampness in the modern domestic environment and the 

incidence of condensation has noticeably increased in recent years in parallel with the drive to 

improve energy efficiency, an unfortunate side-effect of which is that many houses are now over-

insulated but lack adequate ventilation to ensure that internally generated moisture vapour is 

http://www.petercox.com/brochures/DrywallSaltRetardantPlastering.pdf
http://www.property-care.org/
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rapidly dispersed to the outside air.  

I did find some minor amounts of black mould growth (50) and some condensation droplets 

forming on window glazing at the time of my inspection on a relatively cold day and you will need 

to maintain adequate levels of heating and ventilation to reduce the risk of condensation nuisance 

(see Condensation Information at Appendix G on the accompanying disc).  

 

10.8 Rot and other timber defects 

As noted under section 10.5, I found an isolated area of old common furniture beetle (woodworm) 

infestation to the floorboards at the front of the living room. There is nothing to indicate that this 

has been active recently but the risk of further infestation being revealed when first floor coverings 

are replaced or when there is full access to the roof void (Section 10.1) will have to be accepted. 

Any active infestation discovered in the future should be treated by a specialist company.  

 

I found no evidence of rot to accessible timbers but the risk of rot in the ground floor joists and 

boards that are now largely concealed by the plasterboard ceilings in the converted basement will 

have to be accepted, particularly to the front of the property where the joist ends are built into the 

damp stonework at the base of the front elevation (see sections 10.5 & 10.6). Any future removal 

of the false wall in the basement will allow the joist ends to be fully inspected and any damp or rot 

affected sections should be treated, repaired or replaced as necessary. The joist ends should also be 

really be wrapped in a damp proofing material. 

 

10.9 Joinery items including doors and staircases 

The mixed age gloss painted and stained timber skirting boards, door casings and window linings 

are in fair condition but there are some scuffs and scrapes to decorative finishes. Doors are of a 

modern timber panel type in fair condition but not the best of fits within their frames. The doors to 

the vestibule and living room both have glazed upper sections and the vestibule door is also 

adjacent to a glazed side panel. None of this glazing appears to be of appropriate toughened glass 

as should really have been used (see diagram on page 31). The cheapest option will be to apply 

self-adhesive safety film. The enclosed staircase is rather steep and movement of bulky items of 

furniture will prove difficult. The old spindle balustrade around the stairwell on the landing is in 

reasonable condition but the gaps between the spindles (49) are a little wider than the 100mm that 

would now be allowed under Building Regulations and this is potentially dangerous for young 



Property: xxxxxx, BURY BL9 xxx 

Client:  xxxxx   

Ref: 15/1159   Date of report: 15
th

 December 2015 
  

©This report format is copyright to Miller Edwards Ltd. and is reproduced under licence – January 2015. 
P a g e  | 31 

children in particular. You may wish to have a new balustrade provided at some stage.  

 

 

 

 

 

 

 

 

 

 

10.10 Kitchen and utility areas 

The kitchen is fitted with a stainless steel sunk to which the mixer tap is a little loose and the sink 

is set to a solid wood worktop over a reasonable range of fair quality modern laminate faced base 

cupboards in reasonable condition. 

 

The rear basement room has a double bowl stainless steel sink and a mixer tap to a laminate door 

base cupboard and there is a partitioned utility closet with plumbing for an automatic washing 

machine.  

 

10.11 Sanitary areas 

The white sanitary fittings are fairly modern and testing by normal operation (flushing of the toilet 

and running of taps and the shower) revealed them to be in serviceable condition with no evidence 

of leakage.  

 

10.12 Other internal fixtures 

None. 

 

10.13 Decorations 

These are largely a matter of personal taste but I think it fair to state that this property is decorated 

to a reasonable but certainly not exceptional standard. No doubt you have your own proposals.  
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10.14 Insulation and energy efficiency 

Current legislation requires provision of an Energy Performance Certificate (EPC) where any 

property is marketed for sale. The EPC provides information regarding energy efficiency and 

advice on how this may be improved to reduce heating costs and environmental damage. I am not a 

qualified Energy Assessor but I note that the Energy Performance Rating is modest at 61 (D) with 

the potential to improve, albeit at some expense, to 86 (B). The Environmental Impact Rating 

shown on the selling agent’s internet particulars is at the nominal level of 1.  Further advice on 

energy efficiency is available at www.energysavingtrust.org.uk and you may wish to ask the 

property owner for copies of recent utilities bills, especially if you are buying a large, old property 

that may have poor energy efficiency.  

 

 

11.0 EXTERNAL AREAS 

11.1 Grounds 

The small front garden is reasonably level and is laid to slightly uneven stone and concrete paving, 

gravel and planting beds. The small rear yard is also reasonably level and laid to stone and concrete 

paving but this is set below the level of the back street and has a slight fall to an area outside the 

external door to the basement accommodation where there is a surface water gulley (10). This will 

need to be kept clear of leaves and other obstructions to reduce the risk of surface water running 

into the basement area.  

 

11.2 Boundaries  

In a physical rather than legal sense and unless otherwise stated, all boundaries appeared to be 

adequately defined on site. I have no reason to believe that there may have been any disputes as to 

the definition of the boundaries in the past but your legal adviser should confirm and may also be 

able to confirm ownership of boundaries and consequent maintenance liabilities but party 

boundaries are probably a joint responsibility. 

 

The front boundary is the original stone wall (6) with a brick backing and it is in fair condition 

although it does lean slightly towards the house and pointing is badly eroded in parts. One of the 

large stone copings is also broken (8). The wall should be repaired as necessary during routine 

maintenance. There is also a wrought iron gate fixed to a badly spalled reinforced concrete post 

http://www.energysavingtrust.org.uk/
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(7).  The post has suffered damage due to corrosion and expansion of the embedded steel 

reinforcement and a new post should be provided. The left hand boundary to the front garden is of 

timber fencing in fair condition and the right hand boundary is an old stone wall but this is only in 

fair condition with some loose and bulged stonework and very poor pointing (9). There is no 

evidence of instability but again the wall should be repaired or rebuilt as part of routine 

maintenance once you are in occupation. The rear yard is enclosed by mixed age brick walls with 

concrete copings and these are in fair condition where visible although large areas are concealed by 

shrubbery including thick ivy. The right hand wall retains the slightly higher level unmade side 

street and I noted no evidence of any displacement in the retaining structure. There is a rotting 

timber gate giving access to the back street.  

 

11.3 Garage 

None. 

  

11.4 Other outbuildings 

None. 

 

   

12.0 SERVICES 

12.1 General note (see also Section 14.7) 

We are not plumbers, electricians or gas engineers and we are not qualified to test service 

installations or to report on their condition. It must be noted that many parts of service 

installations, such as pipes and cables, are concealed within the building and cannot be inspected. 

The following Sections are for information only but the Surveyor will advise if any specialist 

advice is considered appropriate. 

 

12.2 Electricity 

There is a mains electricity supply with the meter and consumer unit (31) located in the basement. 

The property has been rewired at some time using pvc insulated cable but this work is clearly some 

years old and the wiring will not comply with current standards, an obvious deficiency being lack 

of circuit breaker protection to the consumer unit. You must, therefore, have the installation 

checked prior to purchase by a qualified electrician who should then upgrade or renew as necessary 
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to meet current standards. Provisionally, my valuation advice assumes that essential electrical work 

will cost little more than £500 and will not entail any major disruption but you should check that 

there is an adequate number of sockets to meet your likely requirements.  

 

12.3 Gas 

There is a mains gas service with the meter located in the basement (29). No gas appliances were 

tested. 

 

12.4 Water supply and cold water storage 

There is a mains water supply. The vendors advised that they believe the supply pipe enters in the 

basement area where the stop tap is located but the position could not be identified at the time of 

my inspection. It is possible that an old lead supply pipe remains and, if so, it should really be 

replaced at some stage in heavy duty plastic. Water pressure is adequate and visible pipework is a 

mixture of copper and plastic with some of the pipes in the utility closet in the basement being 

rather untidy and loose (32) and, therefore, prone to damage. The pipes should be ‘tidied up’ and 

secured as necessary by a competent plumber. There are no water storage facilities.  

 

12.5 Space heating 

There is a gas fired central heating system comprising a modern combination condensing boiler 

(32) located in the utility closet but serving mainly old style steel radiators fitted with thermostatic 

valves. There is a modern towel warmer in the bathroom. The heating system was operating at the 

time of my inspection and I have no reason to suspect any particular defects as the vendors advised 

that the boiler has only recently bene replaced but your legal adviser should request the Building 

Regulations documentation and any manufacturer’s warranty (section 13.5).  

 

12.6 Hot water supply and storage 

Hot water is provided direct by the central heating boiler. 

 

12.7 Drainage 

The property will connect to the public sewer but there is no inspection chamber on site and the 

risk of hidden defects below ground must be accepted. I do note that the soil stack runs on the 

gable elevation where it presumably connects to a public sewer beneath the unmade side street. I 
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have already commented on the rain and waste water disposal at the rear of the property under 

(section 9.5).   

 

12.8 Other services (if any) 

None. 

 

  

13.0 LEGAL MATTERS 

Your legal adviser is responsible for following the “paper trail” in respect of a property 

transaction. The Surveyor is NOT a legal adviser but will act as the legal adviser’s “eyes and 

ears” in relation to the property and this Section will outline any legal issues the Surveyor 

considers require clarification. You should note that the Surveyor’s advice, including any such 

relating to the value of the property, may be affected by the outcome of your legal adviser’s 

enquiries and any discrepancies should be referred back to the Surveyor. 

 

13.1 Tenure  

If this report includes valuation advice then, unless otherwise stated, the Surveyor will assume that 

the property is being sold with vacant possession. If the property is known or assumed to be held 

leasehold then reference is made to the information at Appendix B and you should consult your 

legal adviser on the terms of the Lease. 

 

The vendors advised that the property is Leasehold, probably for the balance of 999 years at a 

nominal annual ground rent that is no longer collected but your legal adviser will confirm.  

 

13.2 Easements, restrictions and rights of way 

Unless otherwise stated, it is assumed that there are no rights of way, or onerous or unusual 

easements or restrictions likely to adversely affect the value of the property or its quiet enjoyment 

but your legal adviser should confirm.  
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13.3 Roads and highways 

The property fronts a made up highway adopted for maintenance at public expense but there are 

unmade and presumably unadopted side and rear streets in respect of which your legal adviser will 

need to confirm your access rights and maintenance liabilities.   

13.4 Planning and associated issues 

I have made no enquiries of the Local Planning Authority but I am not aware of any adverse 

planning proposals and I have no reason to believe that the property may be subject to any 

outstanding Local Authority notices but your legal adviser should confirm. Your legal adviser 

should make particular enquiries in respect of the following: 

 

1. Any development proposals in respect of the land to the rear (section 8.1). 

2. The coal mining and environmental histories of the locality including the risk of flooding 

(section 8.3). 

 

13.5 Guarantees, service contracts and certificates 

If building, alteration and repair works have been carried out in the past the surveyor will not 

usually be able to confirm that the works have been undertaken in accordance with any relevant 

Local Authority approvals, British or European Standards, statutory Regulations, manufacturers’ 

recommendation, Agrèment (BBA) Certificates, industry Codes of Practice etc. Your legal adviser 

should follow the “paper trail” and request copies of any available documentation including 

guarantees/warranties, planning and Building Regulation certificates etc. 

 

Your legal adviser should obtain any available guarantees or other documentation in respect of the 

following: 

1. Recovering of the roof slopes (section 9.2). 

2. The chemical damp proof course (section 10.7). 

3. Double glazed windows and the front entrance door (sections 9.9 and 9.10). 

4. Installation of the gas fire (section 10.4). 

5. Any past treatment of beetle infestation (section 10.5). 

6. Recent replacement of the central heating boiler (section 12.5). 
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14.0 SUMMARY OF REPAIRS 

In this Section the Surveyor summarises repair and other issues. You are strongly advised to 

obtain competitive quotations from reputable contractors for the items under Sections 14.1 -14.3. 

If major works, such as renewal of a roof covering, are noted under Section 14.4 you may wish 

to obtain estimates at today’s prices so that you can make budget provision for the future. 

 

It should be noted that it is possible that defects may develop between the date of the survey 

inspection and the date upon which you take occupation, particularly if there are adverse weather 

conditions and/or the property is vacant. If it is possible for you to do so, you should revisit the 

property before you enter a binding commitment to purchase and check that no obvious defects 

have developed. 

 

14.1 Areas requiring further investigation and/or specialist advice 

I recommend that you obtain specialist advice and estimated costings in respect of the following: 

1. Eradication of the dampness problem along the lower gable in the vestibule and hallway 

(section 10.7). 

2. Upgrading of the electrical installation to meet current standards (section 12.2). 

 

14.2 Immediate repairs  

In addition to the items noted under section 14.1, you should obtain contractors’ quotations for the 

following essential repairs: 

1. Overhaul of the chimney stacks and flashings to eradicate damp penetration (section 9.1). 

2. A routine overhaul of the slate roof covering (section 9.2). 

3. Overhaul of rain and waste water goods including checking and improving as necessary the 

rain and waste water disposal provision at the rear gable corner (section 9.5). 

4. Provision of lateral restraint to the gable elevation (section 9.6). 

5. Servicing of the gas fire by a gas safe registered engineer (section 10.5).    

 

14.3 Short/medium term 

The following items could usefully be undertaken once you are in occupation and as part of routine 

maintenance: 

1. Provide a weatherproof lining to the front gutter (section 9.5).  
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2. Patch point external walls where necessary (section 9.6). 

3. Redecorate external joinery where necessary (section 9.8). 

4. Replace the rear external door and the basement level window (sections 9.9 and 9.10). 

5. Secure the loose mixer tap to the kitchen sink (section 10.10). 

6. Overhaul boundary walls (section 11.2). 

7. Tidy up the plumbing pipework in the basement area (section 12.4). 

 

14.4 Longer term/ongoing maintenance and/or items likely to require renewal 

At some stage, you will need to repair or replace the deteriorating stone details around door and 

window openings (section 9.6) and this will be relatively expensive, as will be future repointing of 

the external walls (section 9.6), which should really be undertaken in a lime-based mortar.   

 

14.5 Areas requiring monitoring  

None. 

 

14.6 Risks to the building and grounds 

1. There is a documented risk of flooding in this locality (section 8.3). 

2. You may find beetle infestation to floor and roof timbers (sections 10.1 and 10.5), in which 

event specialist treatment should be undertaken.  

3. There is a clear risk of lateral damp penetration into the basement accommodation (section 

10.6).  

14.7 Health and safety issues 

 Lack of safety glazing in some areas (sections 9.9 and 10.9). 

 Lack of fire escape windows to the front bedrooms (section 9.10). 

 Possible asbestos fibre content to textured ceiling finishes (section 10.2). 

 Over-wide gaps to the staircase balustrade on the landing (section 10.9).   
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APPENDIX E: GLOSSARY  A unique reference resource with definitions of over 500 building, 
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