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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 people, 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 Institution of Chartered
Surveyors who owns the copyright.
© 2012 RICS
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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:
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 B 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 L).
If you want to complain about the service provided by the RICS surveyor, the surveyor will
have an RICScompliant complaints handling procedure and will give you a copy if you ask.
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Surveyor's name

Surveyor's RICS number

Company name

Date of the inspection

Related party disclosure

Keith Gregory

0038830

Keith Gregory Chartered Surveyor

27 August 2014

Report reference number

HBR0814KG517

I am not aware of any conflict of interest between the parties and myself.

Full address
and postcode
of the property
Weather conditions
when the inspection
took place

The status of the
property when the
inspection took place

At the time of my inspection weather conditions were overcast but dry
The inspection commenced at 10.20am

A fully furnished family home with substantial side and rear extensions and attractive
gardens.
The floors include open board to the ground and to the first floor carpet cover.
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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 E, F, G and H, we describe the part that has the worst condition
rating first and then outline the condition of the other parts. The condition ratings are described
as follows.
Defects that are serious and/or need to be repaired, replaced or investigated urgently.
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.
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 desktop 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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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.

Our overall opinion of the property
An extensive family home with substantial side and rear extensions that successfully improve
the living accommodation, supported by a designed garden.

Section of the report

F: Inside the property

G: Services

Section of the report

E: Outside the property

F: Inside the property

Section of the report

E: Outside the property

F: Inside the property

Element
Number

F3
F5
F9
G1
G2
G4
G5

Element
Number

E2
E8
E9
F1
F2

Element
Number

E1
E3
E4
E5
E6
F4
F6

Element Name

Walls and partitions
Fireplaces, chimney breasts and flues
Other
Electricity
Gas/oil
Heating
Water heating

Element Name

Roof coverings
Other joinery and finishes
Other
Roof structure
Ceilings

Element Name

Chimney stacks
Rainwater pipes and gutters
Main walls
Windows
Outside doors (including patio doors)
Floors
Builtin fittings (e.g. wardrobes)
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G: Services

F7
F8
G3
G6

Woodwork (e.g. staircase and joinery)
Bathroom and kitchen fittings
Water
Drainage
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Further investigations
Further investigations should be obtained prior to legal commitment to purchase the property
(see 'What to do now')
The house has been altered and extended both before and during the vendors occupation.
I understand the vendors purchased the house about twelve years ago.
Clearly the works must be evidenced to be professionally undertaken and compliant; see
Regulation.
Before the current vendors occupation;
The erection of the two storey extension to the side right. I understand when purchased by the
vendor the extension provided a garage with bedroom over. Subsequently the vendor altered as
below.
I understand the kitchen, upon purchase of the house, was already extended by a single storey
structure of approximately fifty percent of the current. In particular the brick/block lower external
wall mass to the kitchen of the original house had been completely removed. This is the
opening within the centre of the kitchen. The competent and professionally installation of beam
and pillar support to the first floor and roof structure above must be evidenced? Despite that
referred to below in work undertaken by the vendor I recommend this structural alteration be
evidenced as professionally installed and compliant at the prior time.
During the current vendors occupation;
The alteration of the two storey extension right with the creation of ground floor utility room and
store in place of the garage; this may have included further extension to the rear and front?
The erection of the current rear extension involving demolition in part of the prior single storey
extension. Further this current extension increased the living room as well as the kitchen,
connecting the two, and in particular included removal of ground floor section of rear two storey
bay window to such living room. The current extension is therefore seen to be in two parts. That
which extends the kitchen with raised roof of part pitch and flat and that which extends the
living room of flat roof only. In the latter the structure above includes the first floor remaining bay
window and roof above, to be supported. I recommend careful attention to the removal of ground
floor structure to the original house two storey bay.
The requirement to anticipate and design to continue support to the upper rear structure of the
original house is obvious; both to the kitchen and the living room. Did the current extension of
the kitchen involve consideration or alteration of the support provided at that earlier time;
certainly I would expect the stability and compliance to have been checked. Please note that
cracking is seen to the internal wall to the bedroom bay and whilst judged minor clearly support
to the bay and roof over must be confirmed and evidenced to be professionally installed and
compliant.
Within the alterations I judge the ground floor substructure has been altered to provide solid
floor; this to the hall, study and rear extension. The remaining and original ground subfloor I
judge to be traditional board and joist where a void requires ventilation. With the installation of
solid floor to part, ventilation of the void floor section remaining will be reduced. However, there
are air vents to the lower wall and air flow felt clear. I recommend this be part of the compliance
to work to be checked.
Within the above I judge that chimney stack structure has been removed within the kitchen and
Property address
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again to be considered here and under Regulation.
I understand the vendor retained an architect in design, management and confirmation of
completion, together with ensuring compliance documentation from the building inspector to the
local authority, to all their work in alteration and extension
In addition to that under Regulation below I recommend the architects full involvement be
confirmed by the vendor, through your solicitor, ideally with sign off certificate that can be
assigned.
I understand the vendor will provide compliant insulation to the joists within the roof void/space
before completion. I recommend this commitment by the vendor be documented before
commitment to purchase and checked so installed before completion.
I recommend clarification of construction and facility to the feature pond.
To the rear of the garden there are three large trees that are close to the structure of adjoining
houses. I recommend asking the vendor through solicitors if they have been approached by
neighbours or others on these trees? There are however no visible signs of impact on the
adjoining structures.
The side boundary lines to both left and right are staggered to the rear of the house and I
recommend you make your solicitor aware of this. The boundary rear left is a high rendered
block wall that shows a crack; seen stable but liability and title are the issue?
See Regulation below.
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Type of property

An attractive detached house with significant extensions on a large rectangular plot to the
a sought after residential suburb.
The house no longer provides a garage althought there is parking to the front garden.
The site is within the slope of the hill.

Approximate year
the property
was built

1930/40

Approximate year
the property
was extended

1990/2003/2009

Approximate year
the property
was converted

1990/2003/2009

Information
relevant to flats
and maisonettes

N/A

Accommodation
Ground floor:
Entrance hall;
Separate WC;
Front study/office;
Central large feature kitchen with dining;
Central extended living/family room;
Right hand utility room;
Right hand rear storage room.
First floor:
Central stairs and landing;
Three bedrooms;
Walk in dressing room/bedroom;
Bathroom and WC;
En suite shower room and WC

Construction
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The external walls of the original house and extensions are entirely painted render (pebble
dash) covering. Exposed brickwork is visible to the bottom of the wall at ground level, beneath a
bell housing to the render.
I judge the external walls to be traditional likely brick/block with cavity between.
Internal walls are judged single thickness brick/block and important to the support of the roof
structure.
The extensions include similar structure but also timber in frame.
The roof of the original and side right extension is interlocking pitch covered in plain clay tile.
The roofs to the two section rear extension are variously flat and pitched. The pitch includes
plain clay tile and the flat dressed lead covering and roof lights.
The ground subfloor is variously board and joist and solid. See Further Investigations.
The first floor judged board and joist although the run of joists could not be clarified.
The gutters and downpipes are plastic product respectively shaped section and boxed.
The windows are modern double glazed within UPVC casement.

Means of escape
Two single hatch front doors
Three twin hatch rear doors.
No side doors.
Limited window escape.

Security
Clear front vision.
Clear rear vision.
No side vision and note the side path.

Energy
We have not prepared the Energy Performance Certificate (EPC). If we have seen the EPC, then
we will report the 'Current' rating here. We have not checked this rating and so cannot comment
on its accuracy. We are advised that the property's current energy performance, as recorded in
the EPC, is:

Energy Efficiency Rating
See the estate agents details
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Services
Gas
Mains

Other

Electricity
Mains

Other

Water
Mains

Other

Drainage
Mains

Other

Please see section K for more information about the energy efficiency of the property.

Central heating
Gas

Electric

Solid fuel

Oil

None

Other services or energy sources (including feedin tariffs)
N/A

Grounds
A large rectangular site with the subject property situated to the centre front. The site is level on
a sloping hill.
The drive to the front is laid to loose pebble/shingle.
To the rear is a large garden and feature pond laid to variously paving slab patio and lawn.

Location
Yarnells Hill is a sloping road within the Oxford suburb of Botley and close to the main road
west and the A34.
The main road west, the Botley road, provides direct access to the city centre and ring road of
which the A 34 is a part.
Oxford is a major Thames Valley town alongside the motorway and the river.
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Facilities
The house is near to a choice of local shops, perhaps a car ride, with in addition the shopping,
education, leisure and health facilities of Botley.
The greater choice of facilities is within Oxford.
Oxford includes a main line rail station and motorway access (M 40).

Local environment
Yarnells Hill is a steep sloping road of mixed compatible residential dwellings.

Other local factors
N/A
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Limitations to inspection
It is important to recognise the limitation to my inspection which was from the ground.
Vision was partly obscured to the side and rear roof coverings and chimney stacks.

E1
Chimney stacks

The right hand (adjacent the side extension) chimney stack is a brick structure seen to be
mortared and in place.
Lead flashing is dressed to the base of the stack variously over and under the roof tiles.
The left hand chimney stack is a brick structure seen to be mortared and in place.
Lead flashing is dressed to the base of the stack and over the roof tiles.
Vision was partly obscured to the side and rear elevations of the chimney stacks.
Please note the comment on flues and the need for the report of a chimney sweep certified
under such as HETAS.
Condition rating 1

E2
Roof coverings

The roof of the original structure and side right extension is covered in plain clay tile, seen
to be in place.
Ridge tiles seen in place and without movement.
Hip angle irons seen in place to the corners of the roof.
A slight dip to the slope of the roof was noted to the front and rear; judged to be part of the
original design/structure.
The rear single storey extension roof is variously flat and with pitched plain clay tile,
including roof lights and lead covered dressing; all seen in place and without movement.
Concrete fillets were seen in place without cracking.
From inspection of the roof from first floor windows, it was noted that seals around the roof
lights were partially deteriorated. I understand from the vendors that this has been caused
by bird (crow) attack. From inspection of the inner ceilings at this point and around the roof
lights no moisture staining was evident and therefore no water penetration..
No lichen growth was seen to the roof slopes.
Lead flashing was seen in place from the side front extension roof dressed to the original
structure side elevation.
Vision was partly obscured to the side and rear elevations of the roof coverings.
Valley gutters could not be seen.
Condition rating 2
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E3
Rainwater pipes
and gutters

Plastic section box gutters and cylinder/box downpipe dressed beneath the ground and to
gulley.
Gutter and cylinder (including soil pipe) brackets were seen in place.
Soil pipe seen in place of plastic product.
Please note at the time of inspection it was not raining and therefore water disbursement to
gutters and downpipes was not seen, although judged adequate.
Condition rating 1

E4
Main walls

Walls are painted render (pebble dash) with stretcher bond brick work noted beneath the
bell house dressing to lower wall
Mortar to such brickwork was seen to be in place.
Damp Proof Course (DPC) was seen to the front elevation just at the point of the bell house
dressing and to a height of two bricks above ground level.
Dressing of the DPC could not be seen to the side extension, but assumed to be in place.
DPC was also seen to the rear single storey extension and side of the original structure.
DPC could not be seen to the side of the rear extension or to the rear elevation of the side
extension (former garage).
The side extension DPC is close to the external floor level.
One air brick to the front elevation (adjacent the steps), two air bricks to the left hand side
elevation and four air bricks to the rear single storey extension were seen all with air flow
judged to be free flowing.
The right hand side elevation could not be accessed.
Two vertical cracks were seen to the render under the window to the ground floor front
office. These cracks did not break the DPC and therefore judged to be a decorative,
perhaps caused from installation of the windows?
Cracking was seen either side of the first floor bay window; judged to be minor plaster
shrinkage/ movement as a result of the rear single storey extension. Judged to be a minor
decorative issue. See the section F3.
Lintels over windows and doors could not be confirmed, therefore should you wish
replacement then the stability of the upper structure should be checked in anticipation.
Condition rating 1

E5
Windows

The house is provided with double glazed opening and fixed casement windows within
UPVC frame.
Windows to the rear single storey extension are double glazed opening and fixed
casements within timber frame.
Single glazed window within metal frame was seen to the ground floor separate WC.
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Glazed sky lights to the rear single storey extension roof.
Kite safety markings were seen to the panes within the rear single storey extension and
therefore the use of safety glass can be confirmed.
Kite safety markings could not be seen to the glazed panes to any further units and
therefore the use of safety glass cannot be confirmed. This is particularly relevant to units
below 700mm.
Lintels over windows and doors could not be confirmed, therefore should you wish
replacement then the stability of the upper structure should be checked in anticipation.
It is important to ensure that replacement windows and doors have been installed by
FENSA registered contractors and you should seek documentation of such through your
legal representative. If they have not been installed by such contractor then the necessary
Building Regulation/ Planning Permission approval documentation should be sought.
Condition rating 1

E6
Outside doors
(including patio doors)

The front door is a single timber panel with single glazed window.
To side extension front is a single UPVC panel door with double glazed window.
To the rear elevation of the single storey extensions are two pairs of single panel double
glazed doors within timber frame.
To the rear elevation of the side extension (former garage) is a pair of single panel double
glazed doors within UPVC frame.
Kite safety markings were not seen to the glazed panes within the front door and therefore
the use of safety glass cannot be confirmed. However such unit was above 700mm from
floor level and therefore considered a minor hazard.
Kite safety markings were seen to glazed panes to all remaining external doors and
therefore the use of safety glass can be confirmed.
Lintels over windows and doors could not be confirmed, therefore should you wish
replacement then the stability of the upper structure should be checked in anticipation.
It is important to ensure that replacement windows and doors have been installed by
FENSA registered contractors and you should seek documentation of such through your
legal representative. If they have not been installed by such contractor then the necessary
Building Regulation/ Planning Permission approval documentation should be sought.
Condition rating 1

E7
Conservatory
and porches

The rear single storey extension/ conservatory is reported upon within the body of the
report above and below.
Condition rating NI

E8
Other joinery
and finishes

External timber fascia and soffit boards to the original structure were seen to require
decoration; you are advised to budget accordingly.
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External timber was seen to be variously decorated to the single storey rear extension,
including the timber window frames and barge board. Timber to the side of the rear single
storey extension is seen to require redecoration.
You are advised to ensure that decoration and maintenance of all external timber is
undertaken/ continued to prevent timber decay.
UPVC and timber soffit and fascia boards create a boxed void around the timber eaves.
Vents are not provided to the soffit boards (underboarding tothe eave) and therefore the void
within is likely poorly ventilated. Humid un ventilated voids provide the conditions for insect
and fungal infestation. I recommend increased ventilation perhaps installation of vents to
the soffit boards.
Condition rating 2

E9
Other

The retaining wall to the front garden was seen to be in place and judged to be vertical.
However I judge that mortar repair is required and deterioration can be seen.
Condition rating 2
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Limitations to inspection
The roof space was inspected from the point of the hatch only.
Limited inspection of the side extension roof void was from the point of the hatch to the original
roof void.
The front single storey side extension roof void could not be accessed.
The side extension rooms were fully of stored items and inspection and vision was limited.

F1
Roof structure

The original roof:
l

l

l
l

l
l

l
l
l

l

A cut closed couple pyramid hip roof with rafters measured to 16 inch (400mm) centres;
judged to be vertical.
Purlins are seen at mid point of the roof to front, rear and both side hip slopes. A single
strut is provided to both hip and rear purlin, with two struts to the front slope. Struts are
braced to the central structural wall.
Ceiling joists run variously from front to back and side to side.
A binding timber is noted from side to side adjacent the front slope and back to front
adjacent the right hand slope (Extension side). These binding timbers help to restrain
the roof and are a vital part of the roof structure.
Central chimney stack (adjacent the side extension) is seen in place.
Further hip side chimney stack could not be seen within the roof void, and may have
been partially removed. Please see “Further Investigations”, “Regulation” and “F5”.
The underside of the roof is lined in plastic cover seen to be without tear.
Fibre wool loft insulation is noted between the joists to a depth of 23 inch (5075mm).
A large cylinder hot water tank (unvented) is seen to the roof void after OSO model
Indirect 20RI. Please see later section “G5”.
A timber loft ladder, electric strip lights (only one working) and television aerial are
installed within this roof void.

Side extension roof :
l
l
l
l

l

A cut closed couple roof with rafters side to side and including joists back to front.
No bracing, such as purlins or bracing timbers, were seen to this roof structure.
The underside of the roof is lined in plastic product, seen to be without tear.
No loft insulation was seen between the joists; I understand from the vendors that this
will be installed before completion of the property. You are therefore advised to seek
documentation of such, including assignment of any warrantees or guarantees.
Note the apparent poor restraint to side rafters to this section and the importance of that
under Regulation.

The flat roof extension structures could not be accessed.
General :
l

l

Ventilation felt to be free flowing; however you are advised to ensure that eaves are kept
clear of detritus and insulation to improve air flow.
Visible timbers inspected around the point of the hatch were seen to be free from insect
and fungal infestation.
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l
l

No wasp, hornet or bee’s nests were seen within the visible roof voids.
No visible rodent activity was seen within the visible roof voids.

Condition rating 2

F2
Ceilings

Ceilings are painted smooth plaster, seen to be clean and decorated.
Moisture staining was seen to the ceiling adjacent the front door; this is judged caused
from a leak to the bathroom over. You are advised to seek clarification that such has been
resolved from the vendors, of course through your solicitor.
Further moisture staining was seen to the ceiling in the first floor landing adjacent the roof
hatch. I understand from the vendor that this was caused from a leak to the water tank
within the roof, which has now been resolved. You are advised to seek documentation of
such from the vendors of course through your solicitor.
Cracking was seen to the ceilings and walls within the left hand front and rear first floor
bedrooms. This is judged to be a minor decorative concern, perhaps created from the
removal of the fire place to the kitchen below. See Regulation below.
Condition rating 2

F3
Walls and partitions

Walls are painted plaster and tiled, seen to be clean and decorated.
Moisture bubble/ plaster damage was noted to the wall within the ground floor front
separate WC. Moisture meter readings taken at this point were at an acceptable level and
mortar repair to the external skin was seen to be adequate. The reason for this is not clear
and I recommend asking the vendor?
Moisture meter readings taken throughout, including around window and doors frames,
were found to be at an acceptable level.
A diagonal crack was seen to the rear connecting dining room; at the point of the single
storey extension. This was judged to be minor plaster shrinkage and a decorative issue.
Flaking paint was seen to the first floor bathroom wall and judged to be the result of poor
ventilation to the roof; a minor decorative issue.
Vertical cracking was seen either side of the first floor bay window; cracking was also seen
to the external skin (as reported above). These cracks are suggestive of slight movement of
the bay, however cracking was not seen to the ceiling beneath and the bay was judged to
be vertical. Therefore this is judged to have occurred at the time of the single storey
extension and a decorative issue. See Further Investigation and Regulation to works in
support of first floor and roof structure.
Further cracking was also seen to the front wall of the connecting dressing room; this
crack was not seen to the external skin and also judged to be minor internal movement.
Again you are advised to seek documentation as within the section “Regulation”.
Cracking was seen to the ceilings and walls within the left hand front and rear first floor
bedrooms. This is judged to be a minor decorative concern, perhaps created from the
removal of the fire place to the kitchen below. See Regulation.
Condition rating 3
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F4
Floors

Floors are variously covered in carpet and simulated coverings and therefore comments are
limited.
However the ground floor is judged to be timber board and joist with solid to the rear.
Air to the vent bricks to the lower elevations were seen to be free flowing.
It is important to ensure that when solid structure floors have been created around existing
board and joist floors that ventilation of the voids has been anticipated. See Regulation
The first floor is judged to be timber board and joist.
Condition rating 1

F5
Fireplaces, chimney
breasts and flues

To the central ground floor lounge is a fire place fitted with a gas fire; sealed fire place and
stack were noted to the bedroom and roof void over.
This gas fire should form part of the report later recommended under section G2.
Should you wish to use the fire place as an “open fire” then I recommend the report of a
chimney sweep certificated under such as HETAS, ensuring that they inspect and
comment upon the inner lining (pargin). Deteriorated or disintegrated pargin can result in a
fire hazard if used for an open fire.
It was noted the first floor fire place over has been sealed. It is important to determine how
this has been sealed, ensuring that ventilation of the void has been anticipated and without
the penetration of water. Humid unventilated voids provide the conditions for insect and
fungal infestation; penetrating water increases the growth rate of such infestation.
A sealed fire place was seen to the first floor rear left hand bedroom. The structure
beneath, to the kitchen, has been removed. See Regulation.
It is important to ensure the structure over the removed fire place, to the kitchen, has been
adequate supported. Please note that no cracking was seen to the ceiling or walls within
the kitchen. Cracking noted to the ceiling and walls to the first floor bedrooms at this point,
was judged to have been caused at the time of removal. I expect the documentation above
to clarify this, and that the structure has been supported. Again to clarify how the
remaining void has been ventilated as above.
Please see the section “Regulation”.
Condition rating 3

F6
Builtin fittings
(e.g. wardrobes)

The kitchen and utility room are fitted with floor and wall units seen to be in adequate
condition.
Water flow was checked to all utilities and found to be free flowing.
Gas AGA should form part of the report later recommended under section G2. I believe the
gas AGA is only for cooking and not for heating system or hot water.
Built in wardrobes to the first floor were seen to be in adequate condition.
Condition rating 1
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F7
Woodwork
(e.g. staircase and
joinery)

F8
Bathroom and
kitchen fittings

All internal woodwork such as skirting boards, doors, frames and staircase are seen to be
clean and decorated.
Condition rating 1

The ground floor separate WC, finished to a basic standard, comprises:
l
l

Sink; and
WC

The first floor bathroom and WC, finished to a basic standard, comprises:
l
l
l
l

Panelled bath;
Shower cubicle;
Sink; and
WC

The en suite first floor shower room, finished to a basic standard, comprises:
l
l
l

Shower cubicle;
Sink; and
WC

The shower cubicle to the first floor bathroom is seen to include a boxed void beneath and
to the step. It is important to ensure that such is not exposed to penetrating water.
Water flow was checked to all utilities and found to be free flowing, with no substantial
build up of water to sinks.
Water pressure was seen to be consistent when more than one tap was operated at the
same time.
Moisture meter readings were taken to the base of utilities within the first floor bathroom
and found to be at an acceptable level.
Moisture meter readings were not available to the base of utilities to further bathrooms and
WCs due to sealed floor coverings.
Condition rating 1

F9
Other

Please see “Regulations”
Condition rating 3
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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 they work efficiently and safely,
and meet modern standards.

Limitations to inspection
Please note that services could not be inspected in full

G1
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.

There is a mains electricity supply and the meter is located to an internal cabinet within
the side extension.
The fuse board is located to the front entrance hall.
There was no sign of NICEIC/NCA electrical certification onsite.
You are advised to instruct a qualified electrical engineer certificated as above to test the
electrical system and report on its condition together with a quotation for any repair and
renewal prior to legal commitment to purchase.
Condition rating 3

G2
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.

There is a mains gas supply with the meter located to an internal cabinet within the side
extension.
The gas supply was on at the time of inspection.
The property is provided with a wall mounted gas fired boiler after Ideal Classic located to
the rear ground floor room of the side extension.
All gas supplies should be checked periodically by a GAS SAFE engineer including the
annual service of the boiler.
You are advised to instruct a qualified gas engineer as above to test the gas system and
report together with any quotation for repair and renewal prior to legal commitment to
purchase.
Please note that the gas fire within the lounge and AGA to the kitchen should form part of
the report recommended above.
Condition rating 3
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G3
Water

Mains water is connected upon which there is no comment apart from to report that the
stop cock is located to the ground floor separate WC.
Water flow was found to be free flowing when more than one tap was operated at the same
time.
Condition rating 1

G4
Heating

Heating is provided by radiators likely served by the gas fired boiler above and I recommend
report and action within section G2.
Condition rating 3

G5
Water heating

I believe the domestic hot water supply is provided within the boiler above and also by the
hot water cylinder tank after OSO model Indirect 20RI located to the roof void.
I recommend report and action within section G1 and G2.
Condition rating 3

G6
Drainage

Manhole cover to the front drive way was lifted and water flow found to be free flowing.
All appliances in the bathroom and W.C`s as well as taps to the sink in the kitchen were
operated and drained satisfactorily as above. There was no significant back up of water.
Foul drainage is assumed to connect into the public sewer via a system which may be
shared with adjoining owners but this should be verified by your Legal Adviser through the
usual local authority and other searches. There was no evidence of flooding or blockages
on site to the drainage system.
In a building of this age, it is possible that drain defects will have developed. It should be
appreciated that an inspection of the accessible manhole covers cannot conclusively
confirm that other hidden areas are free from defect. This can only be established by a
detailed drains test.
Condition rating 1

G7
Common services

N/A
Condition rating NI

G8
Other services/features

N/A
Condition rating NI
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Limitations to inspection
N/A

H1
Garage(s)

N/A
Condition rating NI

H2
Permanent outbuildings
and other structures

H3
Other

N/A
Condition rating NI

The front is laid to loose pebble/shingle with raised paving slab patio and flower beds.
Boundaries are marked by timber fence panels, foliage hedge line and open to the front.
The rear is laid to paving slab patio, with substantial pond and water feature leading to
raised rear garden.
Boundaries are marked by rendered wall, foliage hedge line, timber fence panels and chain
link fence.
The property has an extensive pond which takes up a large proportion of the garden. There
is no appropriate balustrade or restraint to the side of the pond and is therefore considered
a health and safety issue to children.
There is no balustrade to the steps leading to the rear raised garden and you are advised to
budget for installation of such.
Two vertical cracks noted to the rendered wall, you are advised to seek clarification of
boundaries, including liabilities and benefits to such.
To the base of the garden are established trees and although considered to be far enough
away from the subject house the comment below does apply to built structures (adjoining
houses, retaining wall and pond) within the garden.
Established trees were noted around the subject property, although signs of movement to
structure could not be seen. Should you wish to remove/cultivate/prune such trees I
recommend this be undertaken to the control and advice of an arborist.
It is important to seek clarification on any Tree Preservation Order.
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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.
I1
Regulations

The house has been subject to a great deal of work as above.
The vendor should produce full documentation to all work undertaken to the detailed plans
and specification of the architect/designer responsible and further that such
architect/designer has warranted that such work undertaken follows that so prepared
including the acceptable and proper completion.
That these plans are confirmed to accurately relate to that in situation and any element of
work not seen or notified within that above be so included and warranted.
If there are no formal Planning and Building Regulation approvals, then before going ahead
with your planned purchase and entering into a legal commitment to purchase the property,
a report must be obtained from a structural engineer. If, after receiving the report, you still
intend to proceed, you must obtain detailed estimates for the cost of any remedial works.
Failure to do so may reduce the value of the property and affect its future saleability. If this
recommendation is not carried out, future repair works could cost thousands of pounds.
The Building Regulations now provide for Regularisation Applications in some
circumstances, which incorporate a scale of charges for dealing with unauthorized building
work. However, some works do not fall within the scope of the Regulations and you may
need independent advice regarding compliance and adequacy. Applications for
retrospective Planning Permission may be accepted.
In all circumstances the Local Authority Planning & Building Control Department should be
consulted if relevant approvals and consents including Completion Certificates are not
readily available. Whilst there were no obvious signs of inadequacy it is important that you
appreciate the implications of these provisions, and the likelihood of further complications
should you proceed without relevant documentation for works which have been carried out.
Inevitably, in a property of this type and age there will be a number of shortcomings where
modern Building Regulation standards and requirements would not be met. However, these
are not generally retrospective and upgrading is rarely cost effective. Where these could be
improved upon or are significant they have been mentioned within the body of the Report.

I2
Guarantees

I3
Other matters

I am not aware of any guarantees or warranties; however you should ask your solicitor to
check this.

I believe the property is offered for sale freehold; however this should be clarified by your
legal representative.
See Regulation and Further Investigation.
Your Legal Adviser will confirm whether the property is subject to any rights / rights of
way / restrictive covenants, etc.
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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.
J1
Risks to the building

Structural Movement
None
Dampness
None
Moisture meter readings taken throughout as accessible and found at an acceptable level.
Timber Defects
Please note the timber decoration, which is required in places.

J2
Risks to the grounds

Contamination
This report does not include investigation on contamination; however no contamination
issues were seen during my inspection.
Flooding
This report does not include investigation into flooding, however the Environment Agency
web site shows the property is not affected by flooding.
However please note that this map does show that the property is close areas which are
affected by “Surface Water” flooding.
To discover more please visit: www.environmentagency.gov.uk/
This online search does not include detailed investigation towards flooding.
To discover more about flooding to this property please seek the advice of a professional
flooding expert such as Argyll Environmental, whose details are as follows:
Website: www.argyllenvironmental.com
Telephone: 0845 458 5250.
Please note that Argyll Environmental is separate from Keith Gregory Chartered Surveyors.

J3
Risks to people

Asbestos
Parts of the property may contain amounts of asbestos fibres as reported and this could be
a safety hazard when disturbed. Please note that any work to asbestos must be under
taken by a qualified expert under stringent legislation (Asbestos at Work Regulation 2012).
Health and Safety advice
Please see comments under asbestos.
In some parts of the country, a naturally occurring and invisible radioactive gas called radon
can build up in properties. In the worst cases, this can be a safety hazard.
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If you want more information, you should contact the Health and Protection Agency (HPA)
at 7th Floor, Holborn Gate, 330 High Holborn, London, WC1V 7PP or visit the website at
www.ukradon.org.

J4
Other risks or hazards

Invasive Foliage Growth
We have inspected the property including the immediate outside area as available to be
seen for signs of invasive foliage growth such as Japanese Knotweed and Giant Hogweed.
These plants were not seen.
However our inspection cannot be sufficient to be relied upon considering the extent and
depth of garden and outside and of course covered or hidden areas.
The purchaser must rely upon their own enquiries of the vendor, ideally through their legal
advisor, to establish whether such plant exists or is a threat.
To discover more about Japanese Knotweed
visit http://www.environmentagency.gov.uk/homeandleisure/wildlife/130079.aspx
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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.
K1
Insulation

Fibre wool insulation is variously seen to the roof void, with the extension roof void not fitted
with insulation.
I was unable to confirm if insulation has been installed to the main structure.

K2
Heating

Gas fired.

K3
Lighting

Clear natural and artificial light.

K4
Ventilation

K5
General

Ventilation felt to be free flowing throughout.

To discover more please see the Energy Performance Certificate available from the Estate
agents or vendors.

Property address

ca3a5d5e-a840-4d20-a77d-63c22565344c

29

"I confirm that I have inspected the property and prepared this report"
Signature
Surveyor's RICS number

0038830
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FRICS

For and on behalf of
Company
Address
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Keith Gregory Chartered Surveyor
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Oxford
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http://

Phone number

Oxfordshire

01865378477
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01865377374

premgreg@aol.com
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Client's name

Mr X
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RICS Disclaimers
1. 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 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.
2. This document is issued in blank form by the Royal Institution of Chartered Surveyors (RICS) and is available only
to parties who have signed a 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 the 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 '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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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 governmentapproved 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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The service

Flats

The RICS Building Survey Service includes:

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.

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 underfloor 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.
The surveyor uses equipment such as a dampmeter, 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 desktop 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.

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 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
B
C
D
E
F
G
H
I
J
K
L

Introduction to the report
About the inspection
Overall opinion and summary of the condition ratings
About the property
Outside the property
Inside the property
Services
Grounds (including shared areas for flats)
Issues for your legal advisers
Risks
Energy efficiency
Surveyor's declaration
What to do now
Description of the RICS Building Survey Service
Typical house diagram

Condition ratings
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).

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.
Continued...
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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.

Standard terms of engagement
1

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.

plan drawing;
schedules of works;
reinspection;
detailed specific issue reports;
market valuation and reinstatement cost; and
negotiation.

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.

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,
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 desktop 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:

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.

The service  the surveyor provides 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:

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.

(a) he or she lacks enough specialist knowledge of the
method of construction used to build the property; or

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.

(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.

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 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.

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.

6

Liability  the report is provided for your use, and the
surveyor cannot accept responsibility if it used, or relied upon,
by anyone else.

Complaints handling procedure

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.
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The surveyor will have an RICScompliant 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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This diagram illustrates where you may find some of the building elements referred to
in the report.
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