




S E C T I O N  A

Under the terms agreed, this report will cover the following:

a comprehensive inspection of the property (refer to 'The inspection' in section M) and

a full written report drawn from that inspection (refer to 'The report' in section M).

About the report

Our objective is to provide you with professional guidance that will:

support a reasoned, well-informed choice, whether you are buying the property or planning its repair,

maintenance or improvement

set out a thorough assessment of its condition

identify the risk of defects that may be concealed or yet to develop

suggest the most likely cause or causes of those defects, on the basis of what the inspection revealed

where it is practicable to do so and has been agreed, indicate the likely cost and timescale for the repairs

and other work identified and

recommend any further steps you should take, or additional advice you should seek, before you commit

to a purchase.

Should you require any additional services that fall outside the terms and conditions attached to this report,

these will need to be arranged under a separate agreement.

About the inspection

As part of our work we undertake a desk-based review and raise verbal enquiries to establish matters

that may affect the property.

Our inspection is conducted with care and thoroughness, and we apply our best endeavours to view as

much of the property as is physically reachable. Wherever access is not achievable, we explain the

reason.

The outer surfaces of the building, including roofs and chimneys, are examined visually from ground level.

Where required, we supplement this from adjoining public land and by using binoculars.

Provided access exists, the roof structure is examined from within the roof space. Floor surfaces and the

voids beneath them are examined so far as access is safe and the owner has given permission. We

cannot judge the internal condition of chimneys, boilers or other flues.

A
S E C T I O N  A

About the inspection
� CONTENTS

Home Survey – Level 3 Page 3







S E C T I O N  B

To determine the condition of the property, we assess the main parts (the 'elements') of the building, garage

and some outside areas. These elements are rated on the urgency of maintenance needed, ranging from

'very urgent' to 'no issues recorded'.
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3 Elements that require urgent attention

These elements have defects that are serious and/or need to be repaired, replaced or investigated
urgently. Failure to do so could risk serious safety issues or severe long-term damage to your
property.

Element

no.
Element name Comments (if applicable)

D2 Roof coverings Complete roof slate replacement required

with new underlay; timber battens and

ridge board must be replaced due to decay

and structural deflection.

E1 Roof structure Serious structural distortion requires further

investigation and strengthening works by

experienced contractor.

E7 Woodwork (for example, staircase joinery) Handrail installation required to staircase

for Building Regulations compliance; timber

decay risk assessment needed once damp

issues are investigated.

F1 Electricity An Electrical Installation Condition Report

from a registered electrician is required to

confirm safety; plastic consumer unit lacks

fire resistance of modern metal-clad type.

F2 Gas/oil Gas Safe registered engineer must inspect

and test entire installation and appliances;

current safety certificate required before

exchange of contracts.

F4 Heating Gas Safe inspection and testing of boiler

and gas fire required urgently before

exchange; heating system adequacy

should be assessed by competent engineer.

Home Survey – Level 3 Page 10



2 Elements that require attention but are not serious or urgent

These elements have defects that need repairing or replacing, but are not considered to be either
serious or urgent. These elements must also be maintained in the normal way.

Element

no.
Element name Comments (if applicable)

D1 Chimney stacks

D3 Rainwater pipes and gutters

D4 Main walls

D8 Other joinery and finishes

E3 Walls and partitions

E4 Floors

E6 Built-in fittings (built-in kitchen and other

fittings, not including appliances)

F6 Drainage

G3 Other

1 Elements with no current issues

No repair is currently needed. The elements listed here must be maintained in the normal way.

Element

no.
Element name Comments (if applicable)

D5 Windows

D6 Outside doors (including patio doors)

E2 Ceilings

E5 Fireplaces, chimney breasts and flues

E8 Bathroom fittings

F3 Water

F5 Water heating
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NI Elements not inspected

We carry out a visual inspection, so a number of elements may not have been inspected.

Element

no.
Element name

None

N/A Elements not applicable

These elements have been marked as not applicable to the property or report.

Element

no.
Element name

D7 Conservatory and porches

D9 Other

E9 Other

F7 Common services

G1 Garage

G2 Permanent outbuildings and other structures

Summary of repairs and cost guidance

All figures are exclusive of VAT and of any professional or specialist fees, unless stated otherwise. Formal

quotations should be obtained prior to making a legal commitment to purchase the property.

Repairs Cost guidance (optional)

D1 — Vegetation should be removed from the stack and affected mortar re-

pointed; flaunching condition should be periodically examined and

ownership/maintenance responsibilities clarified.

£500–£1k

D2 — Complete replacement of slate roof covering required due to age and

deterioration; underlying timber battens and ridge board must be replaced;

hidden timber damage likely once covering removed.

£10,000–£15,000

D3 — Gutters require clearing of accumulated silt and vegetation; weather-

tightness verification needed during wet weather conditions.

Under £500
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Repairs Cost guidance (optional)

D4 — Remove impervious masonry paint mechanically and re-point

defective mortar with lime mortar to prevent moisture ingress into solid walls.

Under £500

D8 — Timber fascia boards require preparation and redecoration to restore

adequate weather protection.

Under £500

E1 — Serious structural distortion requires further investigation and

strengthening works by experienced contractor.

Further investigation

required

E3 — High moisture readings require investigation and remedial action as

detailed in Section D4; breathable finishes should be used to prevent

moisture entrapment.

N/A

E4 — Creaking floorboards should be secured by a qualified joinery

contractor, with contingency allowed for underlying damage when floor

coverings are removed.

Under £500

E6 — Cooker hood extraction should be upgraded to discharge externally to

prevent condensation; worktop and sink seals require renewal to prevent

water ingress.

Under £500

E7 — A handrail must be installed to the staircase in accordance with Building

Regulations; timber rot risk exists behind inaccessible joinery due to high

moisture readings.

Under £500

F1 — An Electrical Installation Condition Report by a registered electrician is

required; the plastic consumer unit lacks modern fire-resistant standards.

Pending enquiries

F2 — Gas Safe registered engineer must inspect and test entire installation

and all appliances before exchange of contracts.

Pending enquiries

F4 — Gas Safe engineer must urgently inspect, test and service boiler and

gas fire before exchange of contracts to eliminate carbon monoxide risk.

Pending enquiries

F6 — CCTV survey of underground drainage recommended to confirm

condition and identify concealed defects; cast iron pipes require inspection

of joints for rust and potential leakage.

Under £500

G3 — Mortar pointing to masonry boundary walls requires repointing in

deteriorated areas to prevent further deterioration.

Under £500
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Further investigations

Further investigations should be carried out before making a legal commitment to purchase the

property.
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S E C T I O N  C

Type of property

The property is a 3 bedroom mid-terrace house arranged over two storeys. The tenure is not known at

the time of inspection, and your legal adviser should establish whether the property is freehold or

leasehold and confirm the associated arrangements and obligations.

Any references to the left or right of the property are given as if viewing the building from the front.

Approximate year the property was built

The property is estimated to have been constructed between 1900 and 1929. The title deeds may give a

more accurate indication of the age of the property, and your legal adviser should be consulted on this

matter.

Approximate year the property was extended

The property has not been extended.

Approximate year the property was converted

The property has been constructed as a residential dwelling and has not been converted from a

previous use.

Information relevant to flats and maisonettes

This section is not applicable to this property.

C
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Construction

The property is of traditional construction with solid brick walls and suspended timber floors.

Given the age of the property, asbestos-containing materials may be present. Where potential

asbestos-containing materials were visibly identified, these are noted in the main body of this report. In

most instances this would not normally represent a significant risk unless the materials are disturbed or

damaged, however any such materials should not be drilled or disturbed without prior advice from a

licensed specialist. During any future works there is a continuing risk that asbestos may be discovered,

and further information is available from the Health and Safety Executive at

http://www.hse.gov.uk/asbestos/index.htm.

Accommodation

Floor Living rooms Bedrooms Bath or shower Kitchen

Ground floor 1 – – 1

First floor – 3 1 –

Fire and means of escape precautions

A formal fire safety assessment has not been carried out as part of this inspection. Consequently, no

opinion can be given regarding the overall adequacy of the property's fire safety measures. Any

observations made during the inspection are noted below and should not be taken as a

comprehensive assessment.

The principal means of escape from the property is via the front door at ground floor level. Escape from

the upper floor is provided via the internal staircase leading to the front door.

Battery-operated smoke detectors are installed within the property. Battery-operated detectors may

fail to operate if batteries are depleted or missing, which could reduce warning time in the event of a

fire.

No fire doors are installed within the property. The absence of fire doors represents a fire safety risk,

particularly in a multi-storey dwelling where habitable rooms open onto the escape route.
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Other energy matters

No other energy matters were identified at this property.
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C Location and facilities

Grounds

The grounds are regular in shape and predominantly level in gradient. The property has front and rear

gardens.

There is no garage and no permanent outbuildings are present. The property does not have off-road

parking provision.

The access road or pathway serving the property is assumed to be adopted and maintained at public

expense, and your legal adviser should confirm this with the relevant highway authority.

Location

The property is located in an established residential area.

It is recommended that the property and surrounding areas are visited on several occasions and at

different times of the day, in order to identify any potential issues that may affect future enjoyment of

the property and the decision to proceed with the purchase.

Facilities

Normal amenities and facilities are available in the vicinity, with public transport accessible and schools

within a reasonable travelling distance.

Prospective purchasers should familiarise themselves with the locality and available facilities prior to

exchange to ensure the provision meets their requirements. The strength of mobile signals should also

be checked, as coverage can vary between providers, and the availability of reliable internet options,

such as fibre or high-speed broadband, should be confirmed, particularly where connectivity is an

essential requirement.
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Local environment

We recommend that your legal adviser carries out the normal pre-contract searches and enquiries regarding the property and its

local environment, including any environmental and flooding risks.

According to publicly available data, the property lies in an area of low flood risk. The risk of surface

water flooding is recorded as very low, at less than a 0.1% yearly chance, and the risk from rivers and the

sea is similarly very low. Groundwater flooding is not identified as a concern, and no risk from reservoir

flooding was recorded.

The property is located in an area designated as low radon risk, with fewer than 3% of homes in the area

estimated to be at or above the radon Action Level.

The subsoil in this area contains a high clay content, which may shrink during extended periods of dry

weather. Any significant signs of movement are noted in Sections D4 or E3. Your legal adviser should

confirm whether the title or local authority records disclose any history of subsidence, heave, or

structural movement associated with the shrinkable clay subsoil in this area.

Security

No specific security devices or systems were noted at the property.

Security devices and systems present at the property have not been tested as part of this survey, and

no assurance can be given as to their condition or operational status.

Other local factors

No other local factors were noted that would affect this property.

Home Survey – Level 3 Page 20



S E C T I O N  D

Limitations on the inspection

Visible external elements were inspected from ground level, using a 3-metre ladder, binoculars, and

close-up photographs taken with a smartphone where appropriate.

As it was not raining at the time of inspection, the weather-tightness of the roof, gutters, downpipes,

and weatherproofing details could not be confirmed. These should be checked during wet weather and

any defects rectified.

An inspection of one or more roof slopes was restricted due to limited vantage points from ground

level. The horizontal gutter between the pitched roof intersections was not visible.

The damp-proof course could not be identified at the time of inspection. It may be obscured by mortar

pointing, render, or decorative finishes.

The foundations of the property have not been exposed. Without examining all of the foundations, you

must accept the risk of any unseen defects.

D
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DAMPNESS

Isolated instances of elevated damp levels were noted at low level within some ground floor walls,
consistent with properties of this age and solid-wall construction. There was no evidence of widespread
rising damp or significant failure of the damp-proof course, and no timber decay, visible staining, or
friable plaster was observed. The level of damp recorded is not considered sufficient to justify major
remedial works at this time.

Period properties of solid-wall construction are designed to manage moisture rather than exclude it,
relying on high ventilation and breathable finishes such as lime plaster, lime mortar, and breathable
paint. Common causes of damp in older properties include raised external ground levels, blocked air
bricks, and the introduction of impermeable modern finishes such as cement mortar, cement render,
plastic paints, and wallpaper. Full eradication of damp may not be achievable, and this should be
considered prior to exchange of contracts.

The assessment of damp and its cause is based on a single inspection. Moisture meters measure
electrical resistance, and high readings do not necessarily indicate high moisture content, as
contamination with natural salts can also produce elevated readings. The interpretation is therefore
indicative only.

---

MOVEMENT

Minor hairline cracking was noted to the main walls. This is not considered to be of structural concern
and appears consistent with typical settlement or thermal movement associated with buildings of this
type and age.

The property is thought to be built on clay ground, which is prone to shrinkage during dry weather,
particularly where trees are present. The drainage system should be properly maintained to minimise
the risk of ground movement affecting the structure.

It is possible that structural movement has previously affected the property. Your legal adviser should
make enquiries to confirm the full extent of any previous movement, establish whether repairs were
undertaken, obtain any guarantees for structural repair works, and confirm that buildings insurance is in
place with a policy covering structural movement and related defects, including whether any claims
history must be disclosed to future insurers or mortgage lenders.

Buildings undergo movement and distortion over their lifetime due to uneven load distribution, which
can cause sections to be out of square, particularly around door openings. Such movement is normal
and, where it remains within acceptable limits, no remedial action is necessary beyond cosmetic
repairs.

Observations regarding structural movement are based on a single inspection on a visual basis only
and represent the surveyor's best assessment given the limited information available at the time of
inspection.
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F7 Common services N/A

Common services — not applicable to this property.
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Any remaining incandescent or halogen bulbs should be replaced with energy-efficient alternatives to
reduce energy consumption.

J4 Ventilation

The property relies on natural ventilation through opening windows and air bricks, supplemented by
mechanical extraction ventilation fitted in the kitchen and bathrooms.

No evidence of significant condensation was observed. Ventilation within a property serves to reduce
condensation, consequent mould and damp, and to provide a healthy living environment through the
replacement of stale air. Adequate provision requires permanent background ventilation, intermittent
rapid ventilation through opening windows, and mechanical extraction in high-moisture environments
such as kitchens and bathrooms, all of which are present.

Changes in temperature or moisture content can nonetheless cause condensation to develop, and
areas at particular risk include kitchens, bathrooms, and external walls where ventilation is restricted by
furniture. Any change in occupancy patterns or living habits could give rise to condensation problems
in the future.

As the property is older in construction, it is more prone to heat loss through the fabric of the structure,
and condensation may persist despite adequate heating and ventilation provision. Improving thermal
performance should be balanced against heating and ventilation measures to avoid reducing air
change rates, and maintaining the building fabric and ventilation components to a good standard will
help mitigate these matters.

J5 General

Recommended standards of thermal insulation for domestic properties are subject to frequent revision
as Government policy seeks to reduce carbon emissions. Only the most modern dwellings will fully
comply with current Regulations, and these requirements are not retrospectively enforceable. The
Energy Performance Certificate (Section C) should be consulted for specific improvement
recommendations and estimated costs.

A copy of the Energy Performance Certificate should be obtained and its recommendations acted
upon.

No evidence of significant condensation affecting the property was found at the time of inspection.
Changes in temperature or moisture content can cause condensation to occur, with kitchens,
bathrooms, and areas of external walls obscured by large items of furniture being most at risk.
Properties of solid wall construction are more prone to condensation, and any change in living habits
could create a problem in the future.

The age of the property means it will be more prone to heat loss through the fabric generally.
Condensation may persist despite adequate heating and ventilation, and improving thermal
performance may need to be balanced against appropriate heating and ventilation measures.
Maintaining the property on a regular basis will help to mitigate such matters.
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Who you should use for further investigations

The right professional to instruct is one with suitable qualifications, though we cannot direct you to a

particular firm. This work can be carried out by specialists affiliated with several different types of

organisation. Qualified electricians, for instance, may be registered under any one of five government-

approved schemes. Should you need any further guidance, please get in touch with the surveyor.
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