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Introduction to the report*
This Building Survey is produced by an RICS surveyor who has written this report for you to
use. If you decide not to act on the advice in this report, you do this at your own risk.
The Building Survey aims to help you:
•
•
•
•
•

make a reasoned and informed decision when purchasing the property, or when
planning for repairs, maintenance or upgrading of the property;
provide detailed advice on condition;
describe the identifiable risk of potential or hidden defects;
where practicable and agreed, provide an estimate of costs for identified repairs; and
make recommendations as to any further actions or advice which need to be obtained
before committing to purchase.

Section A gives an outline description of what the inspection covers. A more detailed description
is contained in the ‘Description of the RICS Building Survey Service’ at the end of this report
Any extra services provided that are not covered by the terms and conditions of this report must
be covered by a separate contract.
After reading this report you may have comments or questions. If so, please contact the RICS
surveyor who has written this report for you (contact details are given in section K).
If you want to complain about the service provided by the RICS surveyor, the surveyor will have
an RICS-compliant complaints handling procedure and will give you a copy if you ask.
COPYRIGHT STATEMENT
© Witcombe Surveying and Conservation Ltd
All rights reserved. This report is designed by and property of Witcombe Surveying and
Conservation Ltd. The layout, sections, headings and content must not be copied by other
companies. No part of this publication may be reproduced, distributed, or transmitted in any
form or by any means, including photocopying, recording, or other electronic or mechanical
methods without the prior written permission of Witcombe Surveying and Conservation Ltd.
The report is for the subject client and legal advisers only.
RICS is the world’s leading qualification when it comes to professional standards in land, property and
construction.
In a world where more and more, governments, banks and commercial organisations demand greater
certainty of professional standards and ethics, attaining RICS status is the recognised mark of property
professionalism.
Over 100,000 property professionals working in the major established and emerging economies of the
world have already recognised the importance of securing RICS status by becoming members.
RICS is an independent professional body originally established in the UK by Royal Charter. Since 1868,
RICS has been committed to setting and upholding the highest standards of excellence and integrity –
providing impartial, authoritative advice on key issues affecting businesses and society.
The RICS Building Survey is reproduced with the permission of the Royal Institute of Chartered
Surveyors who owns the copyright.
© 2012 RICS
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A- About the inspection
Surveyor David Witcombe MRICS
MSc BSc(Hons)
Surveyor’s RICS Number 1119859
Date of the inspection 1/9/2017

Report reference
b

2016/101

Date report produced 5/9/2017
Related party disclosure N/A
Full address and 35 Sample Street
postcode of the property Hastings
East Sussex
TN34 3RS
Weather conditions Sunny, approximately
when the inspection 20°C
took place
The status of the Occupied – for sale.
property when the
inspection took place

Figure 1 - Front
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We inspect the inside and outside of the main building and all permanent outbuildings. We
also inspect the parts of the electricity, gas/oil, water, heating, drainage and other services that
can be seen, but these are not tested other than through their normal operation in everyday use.
To help describe the condition of the home, we give condition ratings to the main parts (the
‘elements’) of the building, garage, and some parts outside. Some elements can be made up of
several different parts.
In the element boxes in parts D, E and F, we describe the condition of the building and select
the worst condition rating seen. The condition ratings are described as follows.
Defects that are serious and/or need to be repaired, replaced or investigated urgently. Only
these defects are classed as essential repairs.
Defects that need repairing or replacing but are not considered to be either serious or urgent.
The property must be maintained in the normal way. These defects are not costed.
No repair is currently needed. The property must be maintained in the normal way.
Not inspected (see ‘Important note’ below).

Important note: We carry out a desk-top study and make oral enquiries for information about matters affecting the
property.
We carefully and thoroughly inspect the property using our best endeavours to see as much of it as is physically
accessible. Where this is not possible an explanation will be provided
We visually inspect roofs, chimneys and other surfaces on the outside of the building from ground level and, if
necessary, from neighbouring public property and with the help of binoculars. Flat roofs no more than 3m above
ground level are inspected using a ladder where it is safe to do so.
We inspect the roof structure from inside the roof space if there is safe access. We examine floor surfaces and underfloor spaces so far as there is safe access and permission from the owner. We are not able to assess the condition of
the inside of any chimney, boiler or other flues. We do not lift fitted carpets or coverings without the owner’s consent.
Intermittent faults of services may not be apparent on the day of inspection.
If we are concerned about parts of the property that the inspection cannot cover, the report will tell you about any
further investigations that are needed.
Where practicable and agreed we report on the cost of any work for identified repairs and make recommendations
on how these repairs should be carried out. Some maintenance and repairs that we suggest may be expensive. Purely
cosmetic and minor maintenance defects that have no effect on performance might not be reported. The report that
we provide is not a warranty.
Please read the ‘Description of the RICS Building Survey Service’ (at the back of this report) for details of what is, and
is not, inspected.
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B- Executive summary
This section provides our overall opinion of the property, highlighting areas of concern, and
summarises the condition ratings of different elements of the property (with only the worst
rating per element being inputted in the tables). It also provides a summary of repairs (and cost
guidance where agreed) and recommendations for further investigations.
To make sure you get a balanced impression of the property, we strongly recommend that you
read all sections of the report, in particular the ‘What to do now’ section, and discuss in detail
with us.
No 35 Sample Street is a modern semi-detached three bedroom house. The attached
neighbouring property is at a lower level than the subject house and the roof is not symmetrical
over the two properties. The party wall line is off set to the west of the ridge. The roof is covered
in interlocking concrete tiles. The walls are in cavity construction and the ground floor is a solid
concrete floor. The first floor is formed with timber joists.
I found no fundamental defects with the property but the house is becoming ready for some
maintenance, repairs and modernisation works. The external walls were generally in good
condition and I saw no signs of cracking or movement to suggest subsidence. However, there
was some cracking around the rear corner at high level and this should be repointed and
monitored. If further cracking occurs, resin bonded rods should be installed to help restrain
against any further movement. There is also minor internal cracking around the window heads
and abutments between walls and ceilings but this is not structurally significant and can be
repaired by infilling and repainting. Some of these cracks may be recurring between different
angles and different materials. The rear elevation has mortar erosion and you should budget
for repointing the entire rear elevation and in localised areas on the front and side elevations.
This has already been carried out on the neighbouring property.
The roof covering is in reasonable condition but not all of it could be seen because of extensive
moss growth. At the verges there are cracks in the mortar and some tiles have dropped. This is
leading to gaps in the tiles and the verges should be re-formed by relaying tiles, rebedding the
verges on an undercloak and clipping these tiles to avoid them being lifted by the wind in the
future. It was noted that this has already been carried out on some of the neighbouring
properties in the local area and appears to be a defect with this type of house. As part of this
work the roofing contractor should also range over the main roof to ensure tiles are firmly in
position.
The roof structure was in fair condition but at least one of the rafters has twisted slightly and I
would recommend that plank bracing is installed between the rafters to reduce the risk of
further movement. The front blockwork inner leaf wall also leans out by approximately 20mm
at high level in the roof space. This should be restrained against the roof structure with metal
restraint straps.
35 Sample Street, Hastings 1/9/2017
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The external porch of the property has recently been decorated but to a poor standard. The felt
and flashband against the wall has come away and rainwater will be leaking into the deck and
roof structure. The sub-deck and joists should be inspected for any signs of decay and
replaced/repaired if necessary before re-covering the porch roof and installing a new lead
flashing to prevent future water penetration.

SUMMARY OF CONDITION RATINGS, REPAIRS & FURTHER INVESTIGATIONS
Services elements such as Electricity which are given a Condition Rating 3 can be for further
specialist inspection rather than an evident urgent defect.
D1 - Chimney Stacks, Flashing and Leadwork
D2 - Roof Coverings
D4 - External Walls
D7 - Conservatory and Porches
E1 - Roof Structure
F1 - Electricity
F2 - Gas/Oil
F4 - Heating and Hot Water
D3 - Eaves and Rainwater Goods
D8 - Garages and Outbuildings
D9 - Gardens, Fences and Paving
E6 - Internal Decorations
E7 - Bathrooms and Kitchen Fittings
D5 - Windows and Doors
D6 - Other Joinery and Finishes
D10 - Drainage
E2 - Ceilings, Internal Walls & Partitions
E3 - Floors
E4 - Fireplaces, Chimney Breasts and Flues
E5 - Internal Joinery, Staircase & Cupboards
F3 - Cold Water
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ESSENTIAL REPAIRS- RELATING TO CONDITION RATING 3
Description

Estimated Cost

Main roof verge repairs

£2,000

Improved waterproof detailing between the front and rear
porches and replacing felt roof

£1,500

Porch timber repairs

£ 500

Install plank bracing between the rafters. Install metal
restraint strapping between the wall and roof structure.

£1,000

Repoint the south elevation and localised areas on the other
elevations

£2,000

Total Cost

£7,000

Costings are given for urgent, essential repairs that if not undertaken could lead to deterioration of the
building within the next year only. They are for guidance only and exclude VAT. We recommend that
you obtain formal quotations for repairs prior to purchase to allow you to budget and if necessary,
negotiate on the price of the property. No claim can be made on the difference between the costings
given above and formal quotations obtained from contractors.
You should budget for additions to these figures, given the uncertainties of other defects which may be
found during opening up works. You should also budget separately for non-essential works such as
maintenance works listed below and if wanted, decorating, modernizing kitchens and bathrooms and
floor coverings.

MAINTENANCE ISSUES
Redecoration of front and rear porches.
Prepare and paint corroding lintel.
Maintain mastic around window and door openings.
Repair and redecoration of porch posts.
Inspect plumbing in the bathroom and improve mastic.
You may wish to consider replacing the kitchen and bathroom fittings
to update the property.
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FURTHER INVESTIGATIONS
URGENT
Electrician to test and inspect bathroom and kitchen bar heaters.
Check if there is a valid electrical certificate for the property and if not
carry out a test and inspection.
Heating engineer to carry out a test and inspection on the back boiler
and central heating system.
ADVISORY
CCTV inspection of the drains within the property.

35 Sample Street, Hastings 1/9/2017
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C About the property
Type of property No 35 Sample Street is a semi-detached modern three bedroom house
with cavity external walls and a central section with tile hanging
between the windows. The roof shared with the neighbouring property
has a longer slope on the neighbouring house and the party wall line is
off centre from the apex. The windows at the property are in
replacement uPVC but the front entrance door is the original timber
panelled and glazed door. At the rear of the property there is an external
porch with a felt flat roof.
The property faces north and the other elevations will be taken as facing
the cardinal points.
Approximate year 1970s
of construction
Approximate year N/A
the property was
extended
Information N/A
relevant to flats
and maisonettes
Accommodation On the ground floor there is a corridor with a staircase, front living
room with a large opening to a dining room and a kitchen.
On the first floor there is a bathroom, front and rear double bedroom
and a box room over the entrance corridor.
Construction The external walls are cavity construction with a brick outer leaf and
blockwork inner leaf. Windows are uPVC. The roof is covered with
interlocking concrete tiles over timber rafters.
Means of escape There is the main entrance door and a rear kitchen door out of the
house. The first floor windows have opening casements. You should
check if there was a FENSA Certificate provided with the replacement
uPVC windows to confirm that these are formal escape windows.
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Security Given the number of people who may have had access to the keys over
the years, I would recommend that the locks are changed on
completion of sale.
You should confirm that the door and window handles and lock will
comply with your buildings insurance policy.
Fire safety Many older windows are unlikely to meet the latest Building
Regulations requirements for ‘Escape Windows’ and you should plan
escape routes from the building. For improved safety you may also wish
to upgrade the fire alarm to a mains linked system. This is especially
important for buildings having more than two storeys.
Gas/Oil Mains gas
Electricity Mains electricity
Water Mains water
Drainage Mains drainage
Central heating Gas back boiler
Other services or N/A
energy sources
(includes feed-in tariffs)
Grounds At the front of the property there is a driveway to the front and side of
the property. The front garden is laid to lawn. There is a side access
gate and a concrete slab between the house and the fence. At the rear
there is a large lawn.
Location, facilities The house is located on a cul-de-sac and road levels rise to a hammer
and local head turning circle at the end of the road. This is a quieter area with no
environment main road access. The property is situated in a suburban cul-de-sac
without any local facilities. Transport is by car or bus. The house is
within walking distance of St James’ Woods which is accessible by the
public.
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Subsoil According to the Geological Map the subsoil is close to a boundary
between Head and Ashdown Beds. Head comprises silty and gravelly
deposits and Ashdown Beds are made up of sandstone, siltstones and
mudstones. Both can be affected by changes in volume. It is therefore
important that large trees are not allowed to grow up around the
property and that drains are maintained.

Figure 3- Extract from Geological Map
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D Externally
LIMITATIONS TO INSPECTION
D1 CHIMNEY STACKS, FLASHING AND LEADWORK
On the west slope there is a brick chimney stack with two pots and a concrete capping. There
were no signs of leans on the chimney stack and mortar was in good condition. One of the
chimney pots does not have a cover and rainwater will be able to fall down the flue. There is a
TV aerial fixed to the stack and this has become loose. This should be refixed or removed.
Lead flashing around the chimney is in good condition. There also appears to be a lead tray
through the brickwork which will stop percolation down into the roof.
There are lead flashings on the front and rear porches. These are in poor condition and have
split and lifted and both should now be replaced to reduce the risk of water penetration into
the wall and the porch roof structure.
ESSENTIAL REPAIRSImproved waterproof detailing between the front and rear porches.
MAINTENANCE ISSUESN/A

Figure 4- Torn porch flashing
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D2 ROOF COVERINGS
The roof is covered in interlocking concrete tiles and there is a longer slope over the
neighbouring property. Because the semi-detached houses are set on a hill the neighbouring
property is at a lower level and eaves are at different heights. The party wall is west of the ridge
and therefore part of the west slope belongs to No 35.
The east slope has interlocking concrete tiles. These are likely to be the original covering and
there is a lot of moss and lichen growth on these. The north verge is formed with a cement
boarded undercloak. Because of the age of the property this could be asbestos cement and
therefore if it is to be disturbed this should be tested and HSE guidance followed.
Towards the bottom of the verge mortar has cracked and is starting to erode. The tiles have
also dropped slightly which has opened up a gap. This is likely to become worse in the future
and I would recommend that the verge is relaid with new mortar and roof clips. A similar repair
has been carried out on the neighbouring property suggesting that this is a common problem
on the houses within this development.
At the apex of the roof the ridge is covered with a concrete ridge tile. This is bedded on mortar
and is in good condition. Where a soil pipe extends through the roof this has a lead slate and is
well detailed.
On the rear slope verge tile clips have been used. There is some minor cracking here and this
should be repointed as part of re-laying the front verge.
On the slope which extends over the neighbouring property there are two air vents to assist
ventilation of the roof and two chimney pots but these appear to serve the neighbouring
property.
A condition rating of 3 is given for the roof as the front verge should be re-layed and clipped.
ESSENTIAL REPAIRSRelay verge tiles
MAINTENANCE ISSUESN/A
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Figure 5 – Cracks to verge

Figure 6 – Only one verge clip

D3 EAVES AND RAINWATER GOODS
On the front elevation there is a boarded soffit and a uPVC fascia which has screw caps over the
fixings and this is all in good condition without signs of movement or detachment. The flank
elevation has a sloping boarded soffit with mastic up against the wall and the fascia is also in
uPVC and in good condition. At the rear there is a matching fascia and soffit with no sign of
defects.
The gutters are black uPVC fixed with brackets to the fascia. The downpipe goes straight into
the concrete slab rather than a gully.
The front elevation porch has a uPVC gutter on brackets and this has a downpipe which drains
directly onto the paving rather than into a formal gully. Water will tend to collect in this area
and this could lead to dampness problems. This area should be monitored in times of heavy
rainfall and if water is sitting up against the building it will be necessary to improve the surface
water drains here. A condition rating of 2 is given for this reason.
It was not raining at the time of the inspection and we cannot confirm if all gutter joints are
sound.
ESSENTIAL REPAIRSN/A
MAINTENANCE ISSUESMonitor front porch drainage.
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Figure 7 – Eaves were in good condition

D4 EXTERNAL WALLS
The north elevation consists of stretcher bond brickwork and is 300mm thick at the door
opening which corresponds with a brick outer leaf, block inner leaf and cavity. The central
section of wall is tile hung between the windows and there is a uPVC panel below the ground
floor window. This is likely to be timber framed. The tiled section internal wall is solid plastered
masonry, therefore this tiled section may be on a solid block rather than a cavity wall.
The tile hanging is in reasonable condition. There is some displacement of the tiles above the
windows but this is not significant. There is also a lead flashing on each side of the opening.
This is all in good condition.
Below the first floor window there is a long length of lead. Expansion and contraction has
caused this to ripple but this has not split. This however should be monitored as it may need
repairs or replacement in the future.
The section of tile hanging above the first floor window to the apex is in reasonable condition
with no significant defects.
The external wall between the east flank wall entrance door shows no sign of cracking at low
level to suggest subsidence. There are one or two areas of mortar which are starting to erode.
The section of brick between the entrance door and large window is in good condition but there
has been some repointing at low level. Any cracks through this have not reopened. There is a
bitumen damp-proof course approximately two bricks above ground level but this is lower
under the entrance door. Current Building Regulations require 150mm and there is a chance of
this being bridged by the hard paving here but I found no signs of high moisture meter readings
internally.
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The east elevation is in good condition without excessive mortar erosion or cracks through the
brickwork at low level. At the rear corner at high level however there is some stepped cracking
but this is less than 2mm wide.
The damp-proof course is between two and five bricks above ground level and the mid section
of mortar is in good condition. A lintel can be seen above the window but this is starting to
corrode and should be rubbed down and painted to prevent further corrosion.
Above the ground floor window there is a stepped crack approximately 2mm wide. This can be
repointed.
On the rear elevation a concrete slab has been constructed for the porch. There is a slight gap
between the wall and the concrete but this is not excessive and no further action is needed. On
the rear corner there is a crack approximately 2mm-3mm wide. This is fairly localised and should
be repointed. The rear elevation shows no sign of low level cracking to suggest subsidence.
There is some minor cracking on the rear corner and above windows. I would recommend that
these are repointed and monitored. If further movement occurs it may be necessary to install
resin bonded rods.
The rear elevation has eroded mortar and I would recommend that the full rear south elevation
is repointed, together with localised repointing on other elevations.
The depth of foundations cannot be inspected and we cannot confirm whether they are of
sufficient depth not be affected by subsoil movement.
Cavity walls are constructed with an inner leaf separated from the damp external leaf. These are
connected with wall ties which can corrode, leading to horizontal cracking and to an extent
where the inner and outer leaf are no longer connected. Although we saw no signs of defect
caused by cavity wall ties, the only way to confirm their condition is for specialists to carry out
an inspection by drilling into the wall. We can assist in arranging such an inspection by others
if you wish.
Spirit Level Readings
The north elevation gave satisfactory spirit readings with the wall being plumb and bed joints
level for most areas but there was a slight inward lean of around 5mm/m next to the first floor
window.
On the east elevation there is also an inward lean of up to 5mm at high level, bed joints were
level. On the rear elevation there was no sign of significant leans.
Spirit level readings taken on the external walls at the property were within acceptable limits
and there are no signs of significant leans on the property or any evidence of roof thrust.
ESSENTIAL REPAIRSRepoint the south elevation and localised areas on the other elevations.
MAINTENANCE ISSUESPrepare and paint corroding lintel.
35 Sample Street, Hastings 1/9/2017
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Figure 8- Mortar erosion

Figure 9- Corroding lintel

D5 WINDOWS AND DOORS
On the front elevation the windows have been replaced in uPVC. You should check with the
Vendor when this was carried out and if there are any guarantees running with the windows.
Where a window was open there was some minor corrosion on the hinges and running gear.
This should be lubricated. The second floor window has an opening casement and a fixed light
window with a top light.
On the side elevation there are ground and first floor uPVC windows with no signs of obvious
defect. The rear elevation first floor bathroom window has obscured glazing. The first floor
bedroom has a fixed light window with a side opening casement.
The mastic around these windows is starting to wear out in places and should be replaced as
part of maintenance to the house.
The entrance door is the original two panelled door with the top panel being glazed. The lower
panel is in ply. There are also two side light panels which have been infilled in ply. There is a
Yale and Chubb lock fitting.
The glazed panel of the door is unlikely to be safety glazing given the age of the property and
there is a small crack in the lower corner of this and this is likely to require replacement in the
future. The timber door is in fair condition but has some flaking paint.
The rear kitchen door is also half glazed. This is in fair condition but will require redecoration
in the future.
The building has plastic framed windows and you should check that a FENSA Certificate or
Building Regulations Approval has been obtained.
You should confirm that the windows and doors have a guarantee for the double glazed sealed
units, the UPVc casements, hinges and running gear. If there is no guarantee, you will be
responsible for repairs and replacements to the windows.
35 Sample Street, Hastings 1/9/2017
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ESSENTIAL REPAIRSN/A
MAINTENANCE ISSUESMaintain mastic around window and door openings.

D6 OTHER JOINERY AND FINISHES
The fascias have been replaced in uPVC. These are all in good condition without any sign of
damage or loose fixings. The soffits are in a boarded material. This could be asbestos cement
and if this is to be disturbed I would recommend that this is tested and HSE guidance
followed.
ESSENTIAL REPAIRSN/A
MAINTENANCE ISSUESN/A

D7 CONSERVATORY AND PORCHES
At the front of the property the porch is supported by two metal posts, which support the flat
roof, which has a ply ceiling. Timber fascia has been added around the perimeter of this. This
has recently been painted but to a poor standard and damage to the ply has simply been painted
over. The porch has a felt covering which slopes down to the gutter. The felt roof is in fair
condition but roofs of this type can have a limited life of around 15 years and will require
replacement in the future. The lead flashing against the house is in fair condition but has lifted
slightly.
The rear porch is supported on timber posts. There is some low level timber decay here which
should be repaired and redecorated. The felt roof has rippled and come away from the deck.
The flashing against the main house is only flashband, which has lifted. This should be replaced
in a formal lead flashing to prevent water penetrating the roof structure.
I would recommend that the rear porch is re-covered in a new felt but the deck and joists should
first be inspected for any repairs needed. The flashing should also be replaced with lead. A
condition rating of 3 is given for this.
ESSENTIAL REPAIRSReplacement of porch felt roof and replacing flashings in lead.
MAINTENANCE ISSUESRepair and redecoration of porch posts.
35 Sample Street, Hastings 1/9/2017
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Figure 10- Felt is lifting

D8 GARAGES AND OUTBUILDINGS
There is a small timber shed at the side of the house. This has a felt roof and timber clad walls.
This is constructed with a timber joist floor directly over a concrete slab. This is a fairly
lightweight shed but is fit for purpose.
Only a brief inspection is made of sheds and workshops and you should be aware that timber
buildings are liable to decay and regular maintenance or repairs will be needed.
ESSENTIAL REPAIRSN/A
MAINTENANCE ISSUESN/A

D9 GARDENS, FENCES AND PAVING
In front of the property there is on street parking. There is a drop down kerb with a
tarmacadam driveway to the two neighbouring properties that are no attached and this leads
to a concrete driveway at No 35.
The concrete driveway has slopes in two directions and at the construction joint vegetation
has started to grow. This should be regularly removed.
The driveway is in fair condition. There are some cracks but this does not affect the use of the
driveway.
There is a one brick thick garden wall which retains the neighbouring property. Spirit level
readings showed a lean of 10mm-15mm away from the neighbouring ground it is retaining but I
35 Sample Street, Hastings 1/9/2017
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saw no signs of cracking or structural movement here. There is no sign of extensive movement
but this should be monitored as this wall retains the garden of the neighbouring house.
Your Solicitor should establish the ownership and maintenance liabilities for this retaining wall
which extends to the rear of the gardens between these two properties.
At the front of the house there is a concrete footpath to the main entrance door. West of this
there is a lawn with a tree.
The porch floor is covered in quarry tiles. There is some minor cracking in this but no signs of
significant movement.
At the side of the property there is a fence with a pedestrian gate. The concrete slab extending
the depth of the house has some minor cracking but no repairs are needed here.
In the rear garden the boundary to the east is the retaining wall at low level with a fence above.
The rear garden has a chainlink fence and appears to back onto grounds in the school’s
ownership. The west boundary is a low level fence.
The fences in the rear garden were in fair condition but you should check the ownership and
maintenance liabilities for these.
The rear garden is mainly laid to lawn. This has a slope towards the west and is generally in
good condition. There is a crazy paving patio at the rear of the house. This undulates slightly
and you may wish to repave this.
You should establish who is responsible for the maintenance of each boundary. Fences will
require regular maintenance and repairs.
ESSENTIAL REPAIRSN/A
MAINTENANCE ISSUESN/A

Figure 11- The retaining wall
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D10 DRAINAGE

Surface Water Drainage
There is no surface water drainage on the front elevation because the porch downpipe drains
directly onto the ground. The side elevation downpipe continues through the paving into the
ground and you should check with your Solicitor if there are drainage plans available for the
property to determine whether the surface water enters the mains system or whether there is a
separate soakaway.
Foul Drainage
In the rear garden there is an inspection chamber beyond the patio. This has an iron cover and
frame. Below this there are square concrete rings with a ladder inserted into the joints here.
The main drainage channel is a 6” stoneware channel running from east down to west and this
will collect the drainage from the neighbouring property and run into the garden of the attached
house. The drainage run appears to be under the neighbouring extension.
The branch from the house will connect with the WC soil pipe and enters the rear corner before
sweeping into the main channel. There was no sign of excessive build-up of debris. The render
benching was in good condition. I saw no cracking on the drainage in the limited area I was
able to see. Because the main drain runs through the property and is shared with neighbouring
houses. This is likely to be maintained by the water company but you should confirm this
through your Solicitor.
Only a small proportion of the drainage system could be seen in the inspection chambers. A
specialist CCTV inspection and report is recommended to confirm the condition of
underground drains, which can be liable to deflection or fracture.
Your solicitor should obtain copies of drainage plans for the property, determine whether there
are shared drains on the grounds and your liabilities for maintenance. In most cases you will be
responsible for maintenance of the drains within the boundaries of your property.
ESSENTIAL REPAIRSN/A

Figure 13- The inspection chamber
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E Internally
LIMITATIONS TO INSPECTION
N/A

E1 ROOF STRUCTURE
The roof structure consists of ceiling joists spanning east west measuring 100mm x 38mm and
these are spaced at approximately 450mm centres. These bear upon the brick party wall and
are connected to the rafters at the eaves. The rafters measure 100mm x 38mm and are also
spaced at approximately 450mm centres. These meet at a ridge board running north to south.
Within the roof there are three trusses and these are made up of struts rising from the party
wall where they are connected to a double joist and bolted through the rafter at high level with
solid blocking between them. There is also a high level collar below the ridge board. These are
bolted through the rafters at high level. On the east side of the roof they are bolted onto a
double joist and there is a further strut which extends to a double rafter. There is a purlin and
a binder running along the joist.
The roof is not symmetrical because the wall rises to the west of the apex and a timber wallplate
has been fitted above the wall. The rafters are birds mouthed over this.
One of the rafters above the roof hatch has started to overturn but where tested with a spirit
level I did not see any signs of these deflecting. The restraint of the rafters is not to modern
standards and I would suggest that the restraint is improved between the rafters with plank
braces being installed.
I did not see any signs of extensive wood boring beetle infestation. You should check with the
Vendor whether there is a treatment guarantee for this roof. Spot moisture meter readings were
taken in rafters but these were satisfactory with low readings of 7% WME and therefore the roof
appears to be sufficiently ventilated.
Above the rafters there is sarking felt and this acts as a second layer of protection if there is a
gap in the tiles. This however has been torn around some of the tile ventilators. There is some
bird nesting material around this and birds may be nesting within the roof.
Around the chimney breast lead can be seen, which has been taken under the sarking felt. This
is all in good condition and moisture meter readings taken around the chimney were
satisfactory at between 6% and 8%.
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At the front of the property there is a blockwork wall which is behind the tile hung section.
This was in good condition but had an outward lean of 20mm/m. I would suggest that
restraint straps are installed between the wall and the roof structure to prevent any further
movement.
Because of the sloping roof a full inspection could not be made of the eaves but I where visible
I did not see any sign of significant defect.
The roof structure was in fair condition without major defects but I would suggest that plank
bracing is installed to the rafters and metal restraints installed against the blockwork wall and
the roof structure to reduce the risk of any further movement.
ESSENTIAL REPAIRSInstall plank bracing between the rafters.
Install metal restraint strapping between the wall and roof structure.
MAINTENANCE ISSUESN/A

Figure 14- Torn sarking felt

Figure 15 – The chimney stack

E2 CEILINGS, INTERNAL WALLS & PARTITIONS
The ceilings are plasterboarded. There are no signs of significant defects but there are a number
of small cracks between board joints and at the abutments of the walls. This however is common
in a property of this age. In the kitchen there is some staining on the ceiling from the bathroom
above and I would recommend that pipework is tested here and mastic and detailing is
improved around the bath to stop water leaking onto the ceiling below. The ceilings in all of
the ground floor rooms have a textured finish. Artex can contain asbestos and this should be
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tested before being disturbed and HSE guidance followed. If however the ceiling is painted and
sealed no action is needed.
In the entrance hall the external wall is solid plastered onto the inner leaf of the cavity wall. At
high level there is hairline cracking at the abutment between the wall and ceiling and also on
the north external wall abutment but this is not structurally significant and can be filled and
redecorated. On the north wall there was no sign of cracking at low level to suggest subsidence.
There are some divots in the plaster but no sign of structural distress.
The partition with the living room is a stud partition and is finished with plasterboard.
Decorations are in fair condition but there are scuff marks and hairline cracking between the
wall and ceiling abutment.
In the living room the partition with the entrance hall is wallpapered. On the front elevation
the wall is solid plastered each side of the window but is dry lined below the window suggesting
that this panelled section is a timber frame.
The party wall is solid plastered, as is the chimney breast. Between the chimney breast and the
partition there is only minor hairline cracking.
In the dining room the partition shows no sign of cracking around the opening. The partition
between the dining room and the kitchen is very slender and a timber stud partition.
In the kitchen the rear wall has some minor cracking at the abutment between the wall and
ceiling but there is no sign of major structural distress. The kitchen has a tiled splashback above
the worktop.
On the first floor the north external wall is solid plastered. There is minor cracking above
window heads but this can be filled and redecorated. The smaller box room bedroom also has
minor cracking at abutments.
In the main bedroom the party wall is solid plastered, as is the chimney breast but this has
reduced in size when compared with the ground floor.
The rear bedroom partition is a stud partition, as is the partition between the bathroom and
bedroom.
Within the bathroom there is tiling above the bath but the edging fixed above the bath is loose
and water will be able to penetrate behind this. This could be contributing to the damp staining
on the ceiling below. This should all be replaced.
There was no sign of major cracking in the walls or ceilings at the property and the cracks can
be filled and redecorated as part of the general maintenance of the house.
Lower wall moisture meter readings
Moisture readings were taken with the Protimeter Surveymaster moisture meter.
This
measures moisture content in timber as a percentage and moisture content in plasterboard,
plaster, concrete and brickwork on a Relative Scale (RS) giving a percentage of Wood Moisture
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Equivalent (WME). Non-destructive sub-surface readings can also be taken on a low, above
average and high basis (green, amber, red). The meter was calibrated before use.
Damp, poorly ventilated timber is at risk of the virulent fungus of dry rot. Damp timber is also
at risk of beetle attack, such as woodworm or (in hardwoods) deathwatch beetle. Generally,
timber can be considered at risk above 16-18% moisture content but decay is not inevitable until
moisture contents are above 22%.
In the entrance hall the east door reveal gave readings of 14% on the skirting, 11% above. Subsurface readings were in the amber range. In the north east corner readings were 12% in the
skirting, 10% above, also in the amber range. At the bottom of the stairs readings were all
satisfactory between 9% and 11%, amber range sub-surface. On the partition between the
corridor and the living room readings were all within acceptable limits with sub-surface
readings in the green range.
In the living room moisture meter readings on the partition and front wall ranged between 9%
and 13%, amber sub-surface. The chimney breast gave satisfactory readings of 7.2% in the
skirting, 8% above. The party wall also gave satisfactory readings.
In the dining room the rear wall gave readings of up to 22% and low red sub-surface readings.
This has not led to any disruption of decorations. Moisture meter readings taken close by
reduced to 13%. This area is currently not causing to the interior of the building but should be
monitored. If dampness persists I would recommend that a brick is removed externally to check
that the cavity is clear from debris.
In the kitchen moisture meter readings taken against the door reveal were satisfactory at around
12%. Elsewhere in the kitchen readings were between 13% and 16% and in the amber range.
ESSENTIAL REPAIRSN/A
MAINTENANCE ISSUESInspect plumbing in the bathroom and improve mastic.

Figure 16- Damp staining on kitchen
ceiling
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E3 FLOORS
In the entrance hall the floor is carpeted and this is taped onto an earlier black vinyl tile. Below
this there is a screed and therefore this is solid concrete floor. The floor was firm when jumped
upon and I saw no ridges or gaps around the skirtings to suggest solid floor settlement. Spirit
level readings in the entrance hall showed a slight gradient to the south of around 5mm/m.
Moisture meter readings taken in the entrance hall against the front door were good at 7.9%
but where there is a gap in the vinyl tiles close to the centre of the room readings were higher
at 24.6% suggesting that the vinyl tile is acting as a waterproof layer above the screed.
Vinyl tiles can contain asbestos and if they are to be disturbed they should be tested and HSE
guidance followed.
In the living room there are also vinyl tiles below the carpet. Some of these tiles are broken
where nails for the gripper rods have been installed. There is no sign of screed breaking up and
spirit level readings were good in both directions. In the living room moisture meter readings
were satisfactory between 7% and 14%, red sub-surface.
In the dining room there was no sign of cracking to the screed in the corners of the room. Spirit
level readings showed the floor to be level.
In the kitchen there is a timber effect vinyl which has been laid over the solid floor. Towards
the rear of this room, where I was able to lift the vinyl, some of the screed is starting to break
up and if you replace the floor covering localised repairs will be needed. Moisture meter
readings in the kitchen were satisfactory at around 13%.
The staircase to the first floor is carpeted and has been boarded on the underside to conceal the
construction of the staircase. Some of the treads were creaky but the structure was firm when
walked upon.
The first floor landing and corridor is carpeted. Below this floor boards run east to west and
therefore joists will run north to south and are likely to be supported on the partition between
the living room and dining room.
The floor boards to the first floor are narrow pine but there are gaps between many of the boards
and these boards require another floor covering above them.
In the main bedroom the joists run front to rear. Spirit level readings showed a gradient to the
south of less than 5mm/m. There is minor deflection towards the centre of the room. In the
rear bedroom the joists will run front to rear. Spirit level readings showed a slight gradient to
the north of less than 5mm.
The bathroom floor is covered in vinyl. Moisture meter readings here were satisfactory at 9.6%.
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The floors are in fair condition but if you replace the floor coverings on the ground floor you are
likely to have to also carry out some repairs to the screed.
Evidence of wood boring beetle infestation is often present in floorboards and roof spaces. If the
moisture content drops below 12% for over a year, most larvae within the wood will die off.
Therefore much of the evidence can be from a historic infestation and treatment with chemicals
remains controversial. A Condition Rating of 3 will only be given if the infestation appears to be
affecting the structural stability of the timber.
Only a limited inspection was possible in the kitchen and bathrooms, these areas are at a
heightened risk of timber decay because of wet conditions and the leaking pipes.
ESSENTIAL REPAIRSN/A
MAINTENANCE ISSUESN/A

E4 FIREPLACES, CHIMNEY BREASTS AND FLUES
There is a chimney breast in the living room and bedroom above. The party wall and chimney
breast are solid plastered and there was no sign of major cracking. The ground floor fireplace
is used for a back boiler and I would recommend that the flue is inspected as part of the back
boiler test and inspection as noted below.
A condition rating of 1 is given for the fireplaces as the inspection is covered under heating.
ESSENTIAL REPAIRSN/A
MAINTENANCE ISSUESN/A

E5 INTERNAL JOINERY, STAIRCASE & CUPBOARDS
On the ground floor there are painted skirtings, architraves and flush panel doors. The first
floor box room has a shelf over the staircase. The main bedroom has a built-in wardrobe with
naturally finished flush panel doors on runners and this was in good working order. In the rear
bedroom there is a flush panel door. The airing cupboard here has slatted shelves.
The staircase has a painted handrail and plank balustrade but there are fairly large gaps in
between these.
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ESSENTIAL REPAIRSN/A
MAINTENANCE ISSUESN/A

E6 INTERNAL DECORATIONS
The house has been painted white throughout. This is in fair condition but there are some scuff
marks to the walls and partitions. There are also hairline cracks at the abutments between walls
and ceilings. You may wish to carry out infilling of these cracks and decorations. This however
is not urgent.
In the kitchen there is some damp staining below the bathroom and pipes should be inspected,
together with mastic improvements. The ceiling should be painted with a stain blocker once it
has dried. A condition rating of 2 is given for this reason.
ESSENTIAL REPAIRSN/A
MAINTENANCE ISSUESN/A

E7 BATHROOMS AND KITCHEN FITTINGS
The kitchen units have a melamine faced worktop and melamine faced timber effect doors.
There is corrosion to some of the hinges but these are in working order. The kitchen is ageing
and you may wish to consider replacement but it is capable of being used as it is. If it is to be
retained I would suggest that some of the hinges are replaced.
There is an electric cooker and you should check with the Vendor whether this will remain with
the property. There is also a Whirlpool cooker hood. The filters are blocked and should be
replaced.
Within the bathroom there is a vanity unit fixed to the wall and you should check if this
remaining with the property. Below the WC cistern and behind the bath there is a boxing which
conceals the water pipework and soil pipe.
The bathroom fittings are ageing but are in fair condition. You may wish to replace these.
A condition rating of 2 is given for the bathroom and kitchen fittings. They are capable of being
used but you may wish to obtain quotations for replacing these in order to update the property.
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ESSENTIAL REPAIRSN/A
MAINTENANCE ISSUESYou may wish to consider replacing the kitchen and bathroom fittings to update the property.
Improve mastic around the bath..

E8 OTHER

N/A
ESSENTIAL REPAIRSN/A
MAINTENANCE ISSUESN/A
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F Services
Services are generally hidden within the construction of the property. This means that we can
only inspect the visible parts of the available services, and we do not carry out specialist tests.
The visual inspection cannot assess the services to make sure that they work efficiently and
safely, and meet modern standards. In most cases we strongly recommend a specialist
inspection of the electrical, heating and hot water systems as these can be expensive and
disruptive to improve.

LIMITATIONS TO INSPECTION
N/A

F1 ELECTRICITY
Safety warning: The Electrical Safety Council recommends that you should get a registered
electrician to check the property and its electrical fittings at least every ten years, or on change
of occupancy. All electrical installation work undertaken after 1 January 2005 should have
appropriate certification. For more advice contact the Electrical Safety Council.
Electricity enters the understairs cupboard where it connects with a 60amp Company fuse.
There is a digital meter and a Crabtree consumer unit. This appears to be a fairly recent
installation and you should check with the Vendor when this was installed and if there is a valid
electrical test and inspection certificate for the entire property. If not, I would recommend a
test and inspection prior to purchase.
The consumer unit has a main switch, 32amp cooker fuse, 16amp for water heater, three 6amp
fuses. There is a separate RCD protected circuit. Only one of these is labelled for 32amp sockets.
The two 16amps are not labelled.
There is an electric bar heater over the kitchen door and a similar heater in the bathroom. When
I turned one of these on there was a strong smell. This is an old fitting and this should be
inspected by an electrician and I would suggest that these are either replaced for modern
equivalents or the heating system altered.
In the living room and dining room there are central pendant lights with different fittings and
double sockets in both of these rooms. In the kitchen there is a double socket on the partition
with the dining room. There is also a socket which has been added with a trunking close to the
sink. You should check with your electrician whether the location of this is safe. There is also a
plug in socket which serves the cooker and a fused switch.
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On the first floor there are pendant lights. There is an old smoke alarm. You may wish to
improve smoke alarms at the house with a new linked system to improve warning.
The bathroom electric heater pull cord has been removed. These heaters should not be used
until they have been tested.
We cannot confirm if all pipework is correctly earth bonded and you should discuss this with
your electrician and heating engineer.
You should check if there is a valid electrical certificate for all electrical installations within and
outside the property. If there is not, or if it doesn’t cover any subsequent alterations, a specialist
inspection should take place prior to purchase. A Condition Rating of 3 is given for the need for
certification as upgrading and re-wiring can be expensive and disruptive.

F2 GAS/OIL
Safety warning: All gas and oil appliances and equipment should regularly be inspected, tested,
maintained and serviced by a registered ‘competent person’ and in line with the manufacturer’s
instructions. This is important to make sure that the equipment is working correctly, to limit
the risk of fire and carbon monoxide poisoning and to prevent carbon dioxide and other
greenhouse gases from leaking into the air. For more advice contact the Gas Safe Register for
gas installations, and OFTEC for oil installations
Gas enters the property in the understairs cupboard where there is a meter. The main enters
from the ground and the gas will serve the Baxi Bermuda heater and back boiler in the living
room.
You should check if there is a valid gas safety certificate. If not a test and inspection should be
undertaken. A Condition Rating of 3 is given for the need for certification.

F3 COLD WATER
Cold water enters the property from the kitchen floor and there is a stop valve against the
partition with the understairs cupboard. This continues behind the rear of the kitchen units to
serve the kitchen tap and is also likely to enter the boxing in the corner of the room to serve the
cold water tank and the sanitary fittings.
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Within the roof space there is a plastic water tank with an insulated top. I did not see any signs
of leaking around this.
You should confirm if the building has a water meter. In any case, water companies are now
installing meters on change of ownership.
I would recommend that a plumber inspects the pipe runs at the property as part of the boiler
and hot water tank inspection.

F4 HEATING AND HOT WATER
The gas supplies the Baxi Bermuda heater and back boiler in the living room. The Bermuda has
simple controls and a thermostat from low 1 to 4 high. There is also a manual button for the
pilot light. This is an old back boiler and most have now been replaced with wall hung or floor
standing boilers. You should consider changing this for a more efficient boiler to heat the house.
If you are planning to keep the back boiler I would recommend an extensive test, inspection
and service, together with an hydraulic test of the pipework as much of this is run within the
screed of the ground floor and if this were to leak this would be disruptive and expensive to
repair.
Heating throughout the house consists of the gas fire within the living room. The dining room
has a double panel radiator with thermostatic radiator valve. The pipework enters the screed.
In the kitchen the only heating is from the electric bar heater. In the hallway there is a double
panel radiator without a thermostatic radiator valve. The first floor bedrooms have single panel
radiators with TRVs. There is no formal heating on the first floor landing and the bathroom has
a single panel radiator.
All of the radiators are ageing and may have corroded and it may be necessary to have a chemical
flush and Magnaclean filter system fitted if the pipes and radiators are to be retained.
A condition rating of 3 is given as the back boiler should be tested and inspected. Your heating
engineer should advise you on whether this can be retained or a new boiler is installed.
Hot water is provided by the pre-lagged copper cylinder in the airing cupboard within the rear
bedroom. This is an old fitting and is manually switched from within the airing cupboard. I saw
no signs of leaking from the cylinder but this is an older fitting and may require replacement in
the near future. The water tank should also be inspected by the heating engineer, who may
consider the replacement of the back boiler and tank for a more efficient combination boiler.
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Figure 18- The back boiler

Figure 19- The hot water tank

F5 COMMON SERVICES

N/A

F6 OTHER SERVICES/FEATURES

N/A

35 Sample Street, Hastings 1/9/2017

© Witcombe Surveying and Conservation Ltd

Page 35

G Issues for your legal advisers
We do not act as the legal adviser and will not comment on any legal documents. However, if
during the inspection we identify issues that your legal advisers may need to investigate further,
these will be listed and explained in this section (for example, check whether there is a warranty
covering replacement windows). You should show your legal advisers this section of the report.

G1 REGULATIONS
The only alteration to the layout of the house may be an enlarged opening between the living
room and dining room. Your Solicitor should check if there is a Building Regulations Approval
for this.
Your solicitor should check if there is a valid electrical and gas safety certificate, if not tests and
inspection should be carried out prior to purchase.

G2 GUARANTEES
The property has UPVc windows AND DOORS. Your solicitor should confirm when these were
installed and if there is a guarantee. Double glazed units can fail leading to condensation in
between the panes and hinges and running gear can corrode if not regularly lubricated. Repairs
and replacements will be your responsibility of there is not a guarantee.
You should check if there is a preservative treatment guarantee for the roof and floors at the
property.
You should check if there are any guarantees in relation to damp proofing at the property and
its terms.
You should check if cavity wall insulation has been inserted at the property and obtain
guarantees including for water penetration. In times of heavy rainfall, the cavity can be breached
by insulation, leading to water penetration internally. In some cases, the insulation must be
removed.
You should check if the wall ties have been replaced and if there are guarantees.

G3 OTHER MATTERS
You should check the ownership and maintenance liabilities for the boundaries at the property,
especially the retaining walls as these will require maintenance into the future. The east
retaining wall was leaning slightly towards the house but I saw no significant cracking here. The
neighbouring garage has been built on top of this boundary wall.
Where I have stated that further tests and investigations would be advisable, they should be
carried out before purchase. All electrical work should be carried out by an NICEIC registered
electrician in accordance with the latest edition of the IEE Regulations. Any gas installations
should be undertaken by a Gas Safe registered engineer.
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Your solicitor should ask for evidence of servicing and maintenance of the central heating and
hot water services at the property. If this cannot be provided, a test and inspection should take
place prior to purchase.
Your Solicitor should advise you of your rights and responsibilities under the Party Wall Etc Act
1996. It would be desirable to have reciprocal rights of access with neighbouring properties for
maintenance. You should check carefully with your Solicitor about restrictive covenants and
other controls relating to the property. Your Solicitor should check whether there have been
disputes regarding boundaries or similar neighbour related issues which are unresolved.
You should check regarding any repair works and alterations carried out to the property and
whether there are any guarantees which can be passed to you. You should make sure there are
no outstanding Planning or Building Regulations matters for which you will become liable upon
completion of the purchase. Where previous work has been undertaken on the property, we are
not able to confirm the standards or quality of workmanship or the suitability for purpose of
any installation. This Building Survey does not include investigation of concealed/latent
defects.
Your Solicitor should also advise you of the Planning status of the building and of the area and
whether there are any outstanding or current Planning issues which may affect your enjoyment
of the property. Your solicitor should advise about any Planning restrictions such as agricultural
use only or removal of Permitted Development Rights and also about any Tree Preservation
Orders.
Certain materials commonly used in building works in the past are now considered harmful,
such as asbestos, lead paint, lead waterpipes and lead solder to water pipes, and you should take
this into account when purchasing an older property (for example early forms of Artex and vinyl
floor tiles contained asbestos). Also, some building techniques such as the use of high alumina
cement concrete or calcium chloride additives have proven defective in the long term and you
should check via your solicitor as to whether they have been incorporated. Specialist removal
may be advisable in some cases and could prove costly.
Your solicitor should research any potential environmental or contaminated land issues with
the local authority – ‘land contamination’ can include some types of plant, such as Japanese
Knotweed (1981 Wildlife & Countryside Act) as well as chemical or similar problems. We are not
botanists and do not identify Japanese Knotweed, if you have concerns a specialist inspection
should take place.
This Building Survey does not include an asbestos inspection and you should note that asbestos
containing materials (ACMs) may have been used in this property. Therefore, investigations
and tests should be carried out before undertaking any building works which would disturb
these materials so that, where necessary, safety precautions can be applied. In the meantime
asbestos materials should not be cut, drilled, damaged or abraded. It is possible that the
presence of ACMs may prove a disincentive for future purchasers, particularly if the laws
relating to these materials become more stringent. I cannot comment upon uninspected or
inaccessible areas of the property. The Health & Safety Executive (www.hse.gov.uk) advise on
asbestos issues.
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You must satisfy yourself that the location and its proximity to any outside influences (such as
busy roads, railways, footpaths, agricultural activities, rivers, flight paths, pylons, noisy
neighbours, schools, church bells, etc - if present) will not represent a nuisance or affect your
enjoyment of the property. It is always sensible to visit the property at different times of the day
and week.
The comments made in this Report are given on the understanding that the property was fully
furnished and occupied at the time of inspection and that no tests were applied to any of the
services.
I have not inspected woodwork or other parts of the structure which are covered, unexposed or
inaccessible and I cannot therefore confirm that any such part of the property is free from defect.
I have not been able to check underfloor spaces.
This Report is confidential to you and your professional advisers and must not be disclosed in
whole or in part to a third party without my written permission. I do not accept responsibility
for this Report to any third party.
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H Reinstatement Cost Assessment For
Insurance Purposes
You requested a Reinstatement Cost Assessment for the agreed additional fee of £75.00.
I have carried out a formal Reinstatement Cost Assessment of the property. I recommend that
for the forthcoming year, 35 Sample Street should be insured in the total sum of: £250,000 (Two
Hundred and Fifty Thousand Pounds).
This figure is our assessment of the cost of reconstructing the property at the date of the
assessment and has taken into consideration: demolition, debris removal, temporary shoring
and professional fees likely to be incurred in its reconstruction.
I have taken into consideration that the house is easily accessible and of modern construction.
You should ensure that any insurance policy is not ‘averaged’ on a proportion of floor area for
any claim and discuss this with your broker.
I have assumed that the building will be constructed to its existing design using modern
construction materials and techniques to a standard equal to the existing property and in
accordance with the current Building Regulations and other statutory requirements. No
allowance is made for credits for salvaged materials.
No allowance is made for inflation during the currency of your policy or in any subsequent
period before rebuilding is completed. A period of two years could elapse between the loss and
rebuilding and you should make sure that the policy has an index linked allowance for this. You
should also ensure that the sum insured is index linked, and you should discuss this with your
insurers. The policy must be reviewed annually in conjunction with any adjustment to the sum
insured. VAT is not included in the Rebuilding Cost but is allowed for on professional fees in
connection with it. You should make sure your insurers are aware of this.
This Assessment has been prepared having regard to the advice given by the Building Cost
Information Service of the Royal Institution of Chartered Surveyors and is for building insurance
purposes and is not appropriate for any purpose other than insurance.
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I Risks
This section summarises defects and issues that present a risk to the building or grounds, or a
safety risk to people. These may have been reported and condition rated against more than one
part of the property or may be of a more general nature, having existed for some time and which
cannot be reasonably changed.

I1 RISKS TO THE BUILDING
I would recommend that the roof verges are relaid to avoid water penetration to the property.
The roof and front wall should also be restrained.

I2 RISKS TO THE GROUNDS
It is important that the retaining walls at the property are maintained.

I3 RISKS TO PEOPLE
The property is of an age where asbestos containing materials could be present, especially
within textured ceiling finishes and older vinyl tiles. If they are to be disturbed they should be
tested and HSE guidance followed.

I4 OTHER RISKS OR HAZARDS
N/A
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J Energy efficiency
This section describes energy related matters for the property as a whole. It takes account of a
broad range of energy related features and issues already identified in the previous sections of
this report, and discusses how they may be affected by the condition of the property.
This is not a formal energy assessment of the building but part of the report that will help you
get a broader view of this topic. Although this may use information obtained from an available
EPC, it does not check the certificate’s validity or accuracy.

J1 INSULATION
You should check if there has been any cavity wall insulation applied to the property and
obtain guarantees. Insulation could be improved within the roof space.

J2 HEATING
There is an old back boiler at the property and this could be replaced with a much more
efficient modern combination boiler.

J3 LIGHTING
There are mainly standard light fittings at the property. You may wish to consider LED lights
for energy savings.

J4 VENTILATION
Ventilation could be improved within the kitchen and bathroom.

J5 GENERAL
N/A
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K Declaration
“I confirm that I have inspected the property and prepared this report”
Signature

David Witcombe MRICS MSc BSc (Hons)
RICS Membership No – 1119859
For and on behalf of Witcombe Surveying & Conservation Ltd.

CONTACT INFORMATION
Witcombe Surveying and Conservation Ltd
Creative Media Centre
45 Robertson Street
Hastings
East Sussex
TN34 1HL

01424 400232
www.witcombesurveyors.co.uk
enquiries@witcombesurveyors.co.uk

RICS DISCLAIMERS
1.

2.

This report has been prepared by a surveyor (“the Employee”) on behalf of a firm or company of surveyors
(‘the Employer’). The statements and opinions expressed in this report are expressed on behalf of the
Employer, who accepts full responsibility for these.
Without prejudice and separately to the above, the Employee will have no personal liability in respect of any
statements and opinions contained in this report, which shall at all times remain the sole responsibility of
the Employer to the exclusion of the Employee.
In the case of sole practitioners, the surveyor may sign the report in his or her own name unless the
surveyor operates as a sole trader limited liability company.
To that extent that any part of this notification is a restriction of liability within the meaning of the Unfair
Contract Terms Act 1977 it does not apply to death or personal injury resulting from negligence.
This document is issued in blank form by the Royal Institution of Chartered Surveyors (RICS) and is
available only to parties who have a signed licence agreement with RICS.
RICS gives no representations or warranties, express or implied, and no responsibility or liability is accepted
for the accuracy or completeness of this information inserted in the document or any other written or oral
information given to any interested party or its advisers. Any such liability is expressly disclaimed.
Please read the Witcombe Surveying and Conservation Ltd’s terms and conditions and the
‘Description of the RICS Building Survey Service’ (at the back of this report) for details of what is, and
is not, inspected.
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What to do now
If you are a prospective or current home owner who has chosen an RICS Home Survey you
should carefully consider the findings, condition ratings and risks stated in the report.

GETTING QUOTATIONS
You should obtain reports and at least two quotations for all the repairs and further
investigations that the surveyor has identified. These should come from experienced contractors
who are properly insured. You should also:
•
•
•

ask them for references from people they have worked for;
describe in writing exactly what you will want them to do; and
get the contractors to put the quotations in writing.

Some repairs will need contractors with specialist skills and who are members of regulated
organisations (for example, electricians, gas engineers or plumbers). Some work may also need
you to get Building Regulations permission or planning permission from your local authority.
Your surveyor may be able to help.

FURTHER INVESTIGATIONS
If the surveyor is concerned about the condition of a hidden part of the building, could only see
part of a defect or does not have the specialist knowledge to assess part of the property fully,
the surveyor may have recommended that further investigations should be carried out (for
example, by structural engineers or arboriculturists) to discover the true extent of the problem.

WHO YOU SHOULD USE FOR THESE FURTHER INVESTIGATIONS
Specialists belonging to different types of organisation will be able to do this. For example,
qualified electricians can belong to five different government-approved schemes. If you want
further advice, please contact your surveyor.

WHAT THE FURTHER INVESTIGATIONS WILL INVOLVE
This will depend on the type of problem, but to do this properly, parts of the home may have to
be disturbed. If you are a prospective purchaser, you should discuss this matter with the current
owner. In some cases, the cost of investigation may be high.
This guidance does not claim to provide legal advice. You should consult your legal advisers
before entering into any binding contract or purchase.
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Witcombe Surveying and Conservation Ltd
Terms and Conditions
The RICS Description of Service and Standard Terms of
Engagement apply in addition to these terms & conditions and
a copy will be provided. The Report is confidential to you and
your professional advisers and must not be disclosed in whole
or in part to a third party without my written permission. We
do not accept responsibility for this Report to any third party.
The client agrees to pay the agreed price for the survey within
7 days of the report being emailed via bank transfer. Interest
may be charged for late payment.
The scope of the Building Survey includes the following:
- We walk around the property and dictate notes on the
building, gardens and local area. We then report on the
external sections Chimney Stacks, Flashing and Leadwork;
Roof Coverings; Eaves and Rainwater Goods; External Walls;
Windows & Doors; Other Joinery and Finishes; Garages and
Outbuildings; Gardens, Fences and Paving; Drainage.
- Binoculars, 3m ladder and a spirit level will be used for the
above inspections. Flat roofs over 3m from ground level will
not be inspected unless they can be seen from within the
house. Under Gardens, sources of potential sources of
contamination will not be identified, including Japanese
Knotweed.
- The internal sections include Roof Structure; Ceilings,
Internal Walls and Partitions; Floors; Fireplaces, Chimney
Breasts and Flues; Internal Joinery, Staircase & Cupboards;
Internal Decorations, Bathrooms & Kitchen Fittings.
- The internal inspection will use a moisture meter for signs of
dampness in the ground floor, lower walls and within the
roofspace. Concealed floor joists, wall plates, timber framed
walls and underfloor voids will not be inspected where covered
by floor and wall coverings and the risk of concealed decaying
timbers remains.
- The section on Services includes a visual inspection and
description on Electricity; Gas/Oil; Cold Water; Heating & Hot
Water. The faces of the consumer unit, sockets and light
fittings will not be removed, pipework will not be tested for
leaks and compliance with the latest regulations will not be
confirmed. We will often recommend further specialist
inspections on Services prior to purchase if valid certificates
and evidence of servicing cannot be provided by the vendor.
- Following the inspection we will dictate the Executive
Summary based on reflective thought to consider all sections
together. We will provide a list of essential repairs based on
the elements given a Condition Rating of 3.
-Costings are given for urgent, essential repairs that if not
undertaken could lead to deterioration of the building within
the next year only. They are for guidance only and exclude
VAT. We recommend that you obtain formal quotations for
repairs prior to purchase to allow you to budget and if
necessary, negotiate on the price of the property. No claim can
be made on the difference between the prices given in the
report and the formal quotations obtained from contractors.
-You should budget for additions to these figures, given the
uncertainties of other defects which may be found during
opening up works .
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-You should include separately for non-essential works such
as maintenance works, decorating, modernizing kitchens and
bathrooms and floor coverings
- We will also list maintenance issues for the buildings such
as highlighting that render or external joinery will require
decoration in the next few years. Further investigations will
also be listed as either urgent and advisory. Further fees for
these investigations will be payable to the specialists by you.
- As an additional service, a Reinstatement Cost Assessment
for Buildings Insurance purposes can also be provided for a
additional fee. This will typically be between £75 for a two
bedroom terraced house and £150 for a four bedroom
detached house provided a request has been made to the
surveyor prior to the visit for the Building Survey.
- Our Building Surveys are based on the RICS WorkSmart
blank template for which we hold a license. The Building
Survey template and content has been amended in the
following ways:
- Unrestricted text and photographs (compared to a
maximum of 10 in the RICS template)
- ‘Overall Assessment and Summary of Condition Ratings’
replaced with ‘Executive Summary’ including an additional
summary of Maintenance Issues affecting the building and
urgent and advisory Further Investigations.
- The building’s Energy Performance Certificate (EPC) will
not be commented on and has been replaced by a description
of fire safety at the property.
- As an additional item, the subsoil at the property is
commented on with an extract from the British Geological
Society’s website.
- Flashings and leadwork are also commented upon under the
Chimneys section.
- ‘Rainwater Pipes and Gutters’ now also include a description
of soffits and fascias under ‘Eaves and Rainwater Goods’.
- The two section, Windows and Doors have been combined.
- Section H Garages, permanent outbuildings and other
structures has been omitted and replaced with D8- Garages &
Outbuildings and Gardens, D9- Fences and Paving. Unlike
the standard template, a Condition Rating will also be given
for garden areas.
- Drainage is included in the Externally section instead of
Services.
- Ceilings and Walls and Partitions have been combined into
one section E2.
- Built-in Fittings and Woodwork have been combined into
one section E5.
- An additional section has been added; Internal Decorations.
- The sections on Heating & Hot Water have been combined.
- An optional Section for a Reinstatement Cost Assessment
has been included.
Any other work over the extent agreed for the Building
Survey will be charged at £125/ hour. If the survey is cancelled
during or after the inspection is made, 2/3rds of the fee will
be payable and a report will not be produced.
We do not pay referral fees for surveys to Estate Agents or
receive referral fees from contractors or tradesmen.
We may pay to advertise or be entered into trade directories.
We may provide gifts to offices of companies who assist us
such as Christmas and Easter gifts.
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Description of the RICS Building Survey
Service
THE SERVICE
The RICS Building Survey Service includes:
•
•

a thorough inspection of the property (see ‘The
inspection’); and
a detailed report based on the inspection (see
‘The report’).

The surveyor who provides the RICS Building Survey
Service aims to:
•

•
•
•
•

help you make a reasoned and informed decision
when purchasing the property, or when planning
for repairs, maintenance or upgrading the
property;
provide detailed advice on condition;
describe the identifiable risk of potential or
hidden defects;
where practicable and agreed, provide an
estimate of costs for identified repairs; and
make recommendations as to any further actions
or advice which need to be obtained before
committing to purchase.

Any extra services provided that are not covered by the
terms and conditions of this report must be covered by a
separate contract.

THE INSPECTION
The surveyor carefully and thoroughly inspects the inside
and outside of the main building and all permanent
outbuildings, recording the construction and defects (both
major and minor) that are evident. This inspection is
intended to cover as much of the property as physically
accessible. Where this is not possible an explanation is
provided in the ‘Limitations to inspection’ box in the
relevant sections of the report.
The surveyor does not force or open up the fabric without
owner consent, or if there is a risk of causing personal
injury or damage. This includes taking up fitted carpets,
fitted floor coverings or floorboards, moving heavy
furniture, removing the contents of cupboards, roof spaces,
etc., removing secured panels and/or hatches or undoing
electrical fittings. The under-floor areas are inspected
where there is safe access.
If necessary, the surveyor carries out parts of the inspection
when standing at ground level from adjoining public
property where accessible. This means the extent of the
inspection will depend on a range of individual
circumstances at the time of inspection, and the surveyor
judges each case on an individual basis.
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The surveyor uses equipment such as a damp-meter,
binoculars and a torch, and uses a ladder for flat roofs and
for hatches no more than 3m above level ground (outside)
or floor surfaces (inside) if it is safe to do so.
The surveyor also carries out a desk-top study and makes
oral enquiries for information about matters affecting the
property.
Services to the property
Services are generally hidden within the construction of the
property. This means that only the visible parts of the
available services can be inspected, and the surveyor does
not carry out specialist tests other than through their
normal operation in everyday use. The visual inspection
cannot assess the efficiency or safety of electrical, gas or
other energy sources; the plumbing, heating or drainage
installations (or whether they meet current regulations); or
the internal condition of any chimney, boiler or other flue.
Intermittent faults of services may not be apparent on the
day of inspection.
Outside the property
The surveyor inspects the condition of boundary walls,
fences, permanent outbuildings and areas in common
(shared) use. To inspect these areas, the surveyor walks
around the grounds and any neighbouring public property
where access can be obtained. Where there are restrictions
to access, these are reported and advice is given on any
potential underlying risks that may require further
investigation.
Buildings with swimming pools and sports facilities are
treated as permanent outbuildings and therefore are
inspected, but the surveyor does not report on the leisure
facilities, such as the pool itself and its equipment
internally and externally, landscaping and other facilities
(for example, tennis courts and temporary outbuildings).
Flats
When inspecting flats, the surveyor assesses the general
condition of outside surfaces of the building, as well as its
access and communal areas (for example, shared hallways
and staircases) and roof spaces, but only if they are
accessible from within the property or communal areas.
The surveyor also inspects (within the identifiable
boundary of the flat) drains, lifts, fire alarms and security
systems, although the surveyor does not carry out any
specialist tests other than through their normal operation
in everyday use.
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Dangerous materials, contamination and environmental
issues
The surveyor makes enquiries about contamination or
other environmental dangers. If the surveyor suspects a
problem, he or she recommends further investigation.
The surveyor may assume that no harmful or dangerous
materials have been used in the construction, and does not
have a duty to justify making this assumption. However, if
the inspection shows that these materials have been used,
the surveyor must report this and ask for further
instructions.
The surveyor does not carry out an asbestos inspection and
does not act as an asbestos inspector when inspecting
properties that may fall within the Control of Asbestos
Regulations 2012. With flats, the surveyor assumes that
there is a ‘dutyholder’ (as defined in the regulations), and
that in place are an asbestos register and an effective
management plan which does not present a significant risk
to health or need any immediate payment. The surveyor
does not consult the dutyholder.

THE REPORT
The surveyor produces a report of the results of inspection
for you to use, but cannot accept any liability if it is used by
anyone else. If you decide not to act on the advice in the
report, you do this at your own risk. The report is aimed at
providing you with a detailed understanding of the
condition of the property to allow you to make an informed
decision on serious or urgent repairs, and on maintenance
of a wide range of issues reported. Purely cosmetic and
minor maintenance defects that have no effect on
performance might not be reported. The report is not a
warranty.
The report is in a standard format and includes the
following sections.
A

Introduction to the report

B

About the inspection

C

Overall assessment and summary of the condition
ratings

D

About the property

E

Outside the property

F

Inside the property

G

Services

H

Grounds (including shared areas for flats)

I

Issues for your legal advisers

J

Risks

K

Energy efficiency

L

Surveyor’s declaration
What to do now
Description of the RICS Building Survey Service
Typical house diagram
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Condition ratings
The surveyor gives condition ratings to the main parts (the
‘elements’) of the main building, garage and some outside
elements. The condition ratings are described as follows:
Condition rating 3 – defects that are serious and/or
need to be repaired, replaced or
investigated urgently.
Condition rating 2 – defects that need repairing or
replacing but are not considered to be either serious or
urgent. The property must be maintained in the normal
way.
Condition rating 1 – no repair is currently needed.
The property must be maintained in the normal way.
NI – not inspected.
The surveyor notes in the report if it was not possible to
check any parts of the property that the inspection would
normally cover. If the surveyor is concerned about these
parts, the report tells you about any further investigations
that are needed.
The surveyor may report on the cost of any work to put
right defects (where agreed), but does not make
recommendations on how these repairs should be carried
out. However, there is general advice in the ‘What to do
now’ section at the end of the report.
Energy
The surveyor has not prepared the Energy Performance
Certificate (EPC) as part of the RICS Building Survey
Service for the property. If the surveyor has seen the
current EPC, he or she will provide the Energy Efficiency
Rating in this report, but will not check the rating and so
cannot comment on its accuracy. Where possible and
appropriate, the surveyor will include additional
commentary on energy related matters for the property as a
whole in the K Energy efficiency section of the report, but
this is not a formal energy assessment of the building.
Issues for legal advisers
The surveyor does not act as ‘the legal adviser’ and does not
comment on any legal documents. If, during the inspection,
the surveyor identifies issues that your legal advisers may
need to investigate further, the surveyor may refer to these
in the report (for example, check whether there is a
warranty covering replacement windows).
The report has been prepared by a surveyor (‘the
Employee’) on behalf of a firm or company of surveyors
(‘the Employer’). The statements and opinions expressed in
the report are expressed on behalf of the Employer, who
accepts full responsibility for these.
Without prejudice and separately to the above, the
Employee will have no personal liability in respect of any
statements and opinions contained in this report, which
shall at all times remain the sole responsibility of the
Employer to the exclusion of the Employee.
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In the case of sole practitioners, the surveyor may produce
the report in his or her own name unless the surveyor
operates as a sole trader limited liability company.
To the extent that any part of this notification is a
restriction of liability within the meaning of the Unfair
Contract Terms Act 1977 it does not apply to death or
personal injury resulting from negligence.
If the property is leasehold, the surveyor gives you general
advice and details of questions you should ask your legal
advisers. This general advice is given in the ‘Leasehold
properties advice’ document.
Risks
This section summarises defects and issues that present a
risk to the building or grounds, or a safety risk to people.
These may have been reported and condition rated against
more than one part of the property or may be of a more
general nature, having existed for some time and which
cannot reasonably be changed.

STANDARD TERMS OF ENGAGEMENT
1 The service – the surveyor provides only the standard
RICS Building Survey Service (‘the service’) described
here, unless you and the surveyor agree in writing before
the inspection that the surveyor will provide extra
services. Any extra service will require separate terms of
engagement to be entered into with the surveyor.
Examples of extra services include:
•
•
•
•
•
•

plan drawing;
schedules of works;
re-inspection;
detailed specific issue reports;
market valuation and re-instatement cost; and
negotiation.

2 The surveyor – the service is to be provided by an
AssocRICS, MRICS or FRICS member of the Royal
Institution of Chartered Surveyors, who has the skills,
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knowledge and experience to survey and report on the
property.
3 Before the inspection – this period forms an important
part of the relationship between you and the surveyor.
The surveyor will use reasonable endeavours to contact
you regarding your particular concerns about the
property and explain (where necessary) the extent and/or
limitations of the inspection and report. The surveyor
also carries out a desk-top study to understand the
property better.
4 Terms of payment – you agree to pay the surveyor’s fee
and any other charges agreed in writing.
5 Cancelling this contract – you are entitled to cancel this
contract by giving notice to the surveyor’s office at any
time before the day of the inspection. The surveyor does
not provide the service (and reports this to you as soon as
possible) if, after arriving at the property, the surveyor
decides that:
(a) he or she lacks enough specialist knowledge of the
method of construction used to build the property; or
(b) it would be in your best interests to have an RICS
HomeBuyer Report or an RICS Condition Report,
rather than the RICS Building Survey.
If you cancel this contract, the surveyor will refund any
money you have paid for the service, except for any
reasonable expenses. If the surveyor cancels this contract,
he or she will explain the reason to you.
6 Liability – the report is provided for your use, and the
surveyor cannot accept responsibility if it is used, or
relied upon, by anyone else.

COMPLAINTS HANDLING PROCEDURE
The surveyor will have an RICS-compliant complaints
handling procedure and will give you a copy if you ask.
Note: These terms form part of the contract between
you and the surveyor.
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Typical house diagram
This diagram illustrates where you may find some of the building elements referred to in the
report.
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Directory of local trades and professions
INSURANCE
1 – Ian Mantel, Manor Insurance Services Ltd, 01424 718790, ianmantel@manorinsurance.co.uk
2 – Green Insurance Group, 01424 229787, bexhill@greeninsurance.co.uk

BUILDING AND ROOFING
1 – Bob Parsons Roofing, 07979 502842, bobparsonsbuilding@hotmail.co.uk
2 – John Campbell, Vertex Construction, 07766 544267, john.campbell78@hotmail.com

ELECTRICIANS
1 – Christian Ollivierre, Elecrify U, 07701 093190, info@electrifyu.co.uk
2 – CHS Electrical, 01424 230085, andy@chselectrical.co.uk

HEATING AND PLUMBING CONTRACTORS
1 – Ashley Paine, Southern Energy Solutions, 01424 200005,
ashley@southernenergysolutions.co.uk
2 – Gregg’s Property Services, 07853 862927, enquiries@greggs-ps.co.uk

DECORATORS
1 – Gemima Stevenson, Hastings Building Company, 07411 067922
contact@hastingsbuilding company.co.uk
2 – Joseph Stokes, Joseph Stokes & Son, 07867 617538, joseph.stokes40@yahoo.com

DRAINAGE INVESTIGATORS
1 – Drainsmart, 0800 7 408040, www.drain-smart.co.uk
2 – Moody Sewage, 01825 890294, www.moodysewage.com

SOLICITORS
1 – Juliet Harris, Heringtons Solicitors, 01424 730630, JHarris@heringtons.net
2 – Aileen Francis, Percy Walker & Co, 01424 721234, www.percywalker.co.uk
CLEANERS

1 – Jana Jouklova, J J Cleaning, 0778 4938367, JJ.CleaningHastings@gmail.com
2 – A & A Cleaning Services, 07809 832274, info@aandacleaningservices.co.uk
DAMP PROOFING / WALL TIE INSPECTION/ STRUCTURAL IMPROVEMENTS

1 – Alan Poulton, Poulton Remedial Services,01323 727443, alan@poultonremedialservices.co.uk
2 – Bradley Smith, SiteSeal Services Ltd, 07803 268006, bradley@sitesealservices.com
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Photographs
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