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1.1 -  About the survey and the report  

Introduction  

This report is for the private and confidential use of the client named in the report and for whom the survey is 

undertaken, and for the use of their professional advisors, and should not be reproduced i n whole or in part or relied 

upon by Third Parties for any purpose without the express written authority of the Surveyor.  

This report is produced by a properly qualified surveyor who will provide an objective opinion about the  

condition of the property which you, as the buyer, will be able to rely on and use. However, if you decide not to act on 

the advice in the report, you do so at your own risk.  

 
 

What this report tells you;  

Å about the construction of the property and the hist ory of its development as far as could be  ascertained.  

Å about the condition of the property on the date it was  inspected.  

Å any limitations that the surveyor experienced during the course of the inspection, and the nature of  risks 

that may be present in those  areas  

Å the nature of any significant defects that were  found.  

Å how to approach rectification of defects  identified.  

Å about  elements  of  the  property  that  will  require  more  frequent  or  costly  maintenance  than  would  normally  be expected  

Å whether more enquiries or investigations are  needed.  

 
What this report does not tell you;  

Å the market value of the property or matters that will be considered when a market valuation is  provided.  

Å about the nature or condition of any part of the property tha t is/was 

specifically excluded from the inspection by prior  arrangement  

not accessible or visible using normal and accepted surveying practices 

not accessible or visible for health or safety reasons  

Å about any minor defects that would be anticipated in a property of the type and age being inspected -  the 

nature of such minor defects will vary between property  types  

Å details of defects that would normally be categorised as wear and tear or which would no rmally be dealt with 

as a matter of routine  maintenance.  

Å the report is not an asbestos inspection under the Control of Asbestos Regulations  2012.  

Å any advice on subjects that are not covered by the report. If you need further advice you must arrange for it to 

be provided  separately.  

Å the condition of services (heating, plumbing, electrics, drains etc.) other than can be determined from  a 

visual inspec tion and when checking them by operating them in normal everyday circumstances.  
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1.2 -  How the survey is carried out  

General  

The surveyor carefully and thoroughly carries out a visual and non - invasive inspection of 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 inspe ction is intended to cover as much of the property as physically accessible. Where this is not possible 

an explanation is provided in the relevant sections of the report.  

 
The surveyor does not force or open up the fabric, or take action where there is a r isk 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, wardrobes, and/or roof spaces, moving of personal possessions, removing sec ured panels 

and/or hatches or undoing electrical fittings. The under - floor areas are inspected only where there is safe and clear 

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 inspecti on, and the surveyor judges each case on an individual basis.  

 
The surveyor uses equipment such as a moisture 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 (in side) if it is safe to do so.  

The surveyor may also carries out additional research about matters affecting the property.  

 
Services  

Services are generally hidden within the construction of the property. This means that only the visible parts of the 

availab le 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 plumb ing, 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. If any services (such as the bo iler or mains water) are turned off, they are not turned on for safety reasons 

and the report will state that to be the case.  

 

Outside  

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 reasonably be obtain ed. Where there are restrictions to access, these are reported and advice is given on 

any potential underlying risks that may require further investigation.  

 

Outbuildings  

Buildings with swimming pools and sports facilities are treated as permanent outbuild ings and therefore are inspected, 

but the surveyor does not report on the leisure facilities, such as the pool itself and associated equipment internally 

and externally, landscaping or other facilities (for example, tennis courts and temporary outbuildings ).  
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1.2 -  How the survey is carried out  

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 identifies 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. For safety reasons, drainage inspection chambers in communal areas are not lifted.  

 

Hazardous substances, contamination and environmental issues  

Unless otherwise expressly stated in the report, the surveyor assumed that no deleterious or hazardous materials or 

techniques have been used in the construction of the property. However, the surveyor will advise in the Report if, in 

his view, there is a l ikelihood that deleterious material has been used in the construction and specific enquiries should 

be made or tests should be carried out by a specialist.  

 
The surveyor makes enquiries about contamination or other environmental dangers. If the surveyor su spects a 

problem, he/she recommends further investigation. See also section 3.3.  

 
The Surveyor does not comment upon the possible existence of noxious substances, landfill or mineral extraction, 

or other forms of contamination other than in a general sense  if information is available.  

 

Asbestos  

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 assu mes that there is 

a ódutyholderô (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. See also section 3.2  

 

Consents, approvals and searches  

The surveyor is entitled to assume that the property is not subject to any unusual or onerous restrictions, obligations 

or covenants which apply to the property or affect the reasonable enjoyment of the Property.  

 
The surveyor is entitled to assume that al l planning, building regulations and other consents required in relation to 

the Property have been obtained. The surveyor did not verify whether such consents have been obtained. Any 

enquiries should be made by the client or the clientôs legal advisers. Drawings and specifications were not inspected 

by the Surveyor unless otherwise previously agreed.  

 
The surveyor is entitled to assume that the property is unaffected by any matters which would be revealed by a Local 

Search and replies to the usual enquiries , or by a Statutory Notice, and that neither the Property, nor its condition,  its 

use or its intended use, is or will be  unlawful.  

 

Assumptions  

Unless otherwise expressly agreed, the surveyor while preparing the report assumed that:  

a.  the property (if for sa le) is offered with vacant  possession;  

b.  the Property is connected to mains services with appropriate rights on a basis that is known and  acceptable 

to the Client;  and  

c.  access to the Property is as of right upon terms known and acceptable to the  Client.  
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1.2 -  How the survey is carried out (contd)  

Legal matters  

The surveyor does not act as óthe legal adviserô 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 the Surveyor, who has the skills, knowledge and experience to survey and report on 

the property.  

 
The statements and opinions expressed in the report are expressed on behalf of the Surveyor, who accepts 

full responsibility for these.  

 
The report is provided for the use of the client(s) named on the front of the report and the Surveyor cannot 

accept res ponsibility if it is used, or relied upon, by anyone else.  

 
Nothing in these terms removes your right of cancellation under the Consumer Contracts Regulations 2013.  

 
If the property is leasehold, the Surveyor gives you general advice and details of questio ns you should ask your 

legal advisers. This general advice is given towards the back of the report.  
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1.3 -  Condition Ratings  

 
The report applies ócondition ratingsô to the major parts of the main building, associated habitable structures, and 

other structures present. The property is broken down into separate elements, and each element has been given a 

condition rating 1, 2, 3, H S or NI ï see more on definitions below.  

 
To help describe the condition of the home, condition ratings are given to the main parts (the óelementsô) of the 

building, garage, and some parts outside. Some elements can be made up of several different parts. 

The condition ratings are described: -  

 

Condition Rating 1  

Only minor or cosmetic repairs, or no repairs at all are currently needed. Normal maintenance must be carried out.  

 
Condition Rating 2  

Repairs or replacements are needed but these are not considered to be serious or urgent  

 
Condition Rating 3  

These are defects which are either serious and/or require urgent repair or replacement or where it is felt that further 

investigation is required (f or instance where there is reason to believe repair work is needed but an invasive 

investigation is required to confirm this). A serious defect is one which could lead to rapid deterioration in the property, 

or one where the building element has failed or where its imminent failure could lead to more serious structural damage. 

You should obtain quotes for additional work where a condition rating 3 is given, prior to exchange of  contracts.  

 

Condition Rating HS 

These are actual, or potential, health and safety related matters that require your immediate attention. Failure to 

attend to these issues could result in serious injury or death. In many cases it will require specific testing of services 

such as electrici ty or gas to confirm that they are safe to use, but in other instances it may relate to actual, or 

perceived, risks of falls or other hazards.  

It is recommended that that these matters are attended to prior to any exchange of contracts.  

 
NI  

Not inspected. Indicates an element of the property that could not be inspected due to some restriction of access or view.  

 
NA  

Not applicable ï this element is not present at the property or is included within another section of the report.  
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Section -  1.4/1.5 -  Additional Information for this Survey  

 
Conflicts 

of 

Interest  

 
A conflict of interest is anything that impedes or might be perceived to impede an 

individual's or firm's ability to act impartially and in the best interest of a client.  

There no known relevant conflicts of interest  

 
Specific 

Exclusions  

 
Areas which are excluded from the inspection and report by prior arrangement  

There are no areas of the property excluded from the extent of the inspection  
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Section  2  Property  information  
 

2.1 -  About the property  

 

Persons 

Present  

 
The property owners, was present for the duration of the survey.  

She provided some information about the property and its history and although it is 

assumed that this information is true and accurate, no verification was carried out. You are 

therefore advised to confirm the accuracy of any such information prior to exchange of 

contracts.  

 
The vendors advised that they have been in residence for 8 years.  

 

General 

Construction 

Information  

 
The property is a end of terraced residence arranged over two floors. It was probably built in 

the 1900ôs. It is of solid brick construction, the roof is of slates, the windows are 

predominately single glazed sash windows. The ground floor is of timber sus pended 

construction.  

 
A single storey extensions have been added to the rear to provide larger kitchen of cavity 

construction in 2014. The loft was converted into a room in 2009.  

 
 

The British Geological Website indicates that the bedrock geology is of clay silt & sand.  

 
 

References in the report refer: The front of the property is deemed as road side. The left and 

right of the property are as standing outside facing the front door. Room names are  

referenced from the floorplan supplied. The surveyed property is referenced a s óthe subject 

propertyô 

 
Council 

Informatio 

n  

 

Information was located as noted below: -  

 

Listing  

 
According to Historic England the property is not listed.  

The property is in a conservation area and is a locally listed property  

 

State of the 

property 

when 

inspected  

 

The property was occupied, habitable and fully furnished. 

All connected services were operational.  

 

Summary of 

mains 

services  

 
Gas ï Connected to Mains 

Electricity ï Connected to Mains 

Drainage ï Connected to Mains 

Water ï Connected to Mains  
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Weather 

Conditions  

 

At the time of survey the weather was wet.  

 

Local 

Authority  

 

The property is within the area of St Albans District Council.  

 

Conservation  

/ AONB  

/ 

National 

Parks  

 

 
The property is in a conservation area and is a locally listed property  

 

 

 

 

Conservation and Locally listed properties  

 

Heating  

 
A full central heating system is installed with a gas fired boiler supplying hot water to 

radiators throughout the property. The boiler heats the underfloor heating in the kitchen.  

 
 

At the time of survey, the boiler was activated only for the delivery of hot water. The 

radiator circuit was not in operation at the time of the survey.  

The main bathroom and the ensuite are fitted with electric under floor heating.  

 
 

The boiler was not inspected in detail and should be examined by a suitably qualified engineer  

in accordance with the manufacturersô guidance. 
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Outside 

facilities  

 
A garage wasnôt noted within the boundary of the property. 

 
The gardens extend to the front and rear of the property. There is a concrete slab patio area 

to the rear of the property.  

 
There is a timber shed in the rear garden.  

 

Renewable 

Energy 

Services  

 
There are no renewable energy services installed at the property.  

 
There is an open fire place to the sitting room which has the capability to burn wood logs. 

This is deemed a carbon neutral method.  

 

Broadband 

Service  

 
I have not carried out an assessment of broadband speeds for this property. If this is 

important to you, it is essential you check with your preferred broadband provider or request 

a speed test at the property when you visit and certainly before you commit  to the purchase.  

 

Tenure  

 
The property is understood to be of freehold tenure and with vacant possession but 

your conveyancer should confirm this to be the case.  
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Section  2  Property  information  
 

2.2 -  Summary and Issues  

This section is a summary of matters that are of particular interest but you should consider ALL 

information contained in this report.  

 

General  

 
No serious issues were presented at the time of the survey. There are a number of 

medium level issues that require attention together with some minor observations made  in 

the following report  sections.  

 
It should be noted that in any property of this age t here will be general unevenness of the 

surfaces and structures of walls, floors, ceilings, doors, windows and other elements. These 

have occurred due to settlement of the structure and general usage over an extended period. 

It is not possible to highlight each individual example of such distortions and only those felt 

to be of an unusual nature have been  highlighted.  

 
The main overall observation is that there is a level of asbestos still present in the 

property. This is typical of properties built post -war  and care should be taken if any major 

intrusive updating works are planned.  

 

Main Issues  

 
There is penetrating dampness to bedroom 3  

There is dampness to the dining room chimney breast.  
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Dampness 

Background 

Information  

 
Dampness causes can be for a variety of possible reasons: -  

 
Rising dampness is where a damp proof course within the external and internal walls is 

either not present, has failed, or has been breeched by high ground levels. It is where 

ground based moisture  rises up a wall to a maximum height of  1m.  

 
Penetrating dampness is where moisture penetrates from outside through a wall or roof 

element. This can include a roof tile failure, an open chimney, a gutter failure, driving 

rain through a solid wall, high gro und levels, failed window seals, and poor external 

drainage.  

 
Cold bridging is generally where cold spots are created at the base of internal walls due to the 

proximity to another cold surface (such as a solid floor) -  internal airborne moisture is then 

attracted to the cold spots which condenses.  

 
Condensation is mo isture produced by washing, cooking and bathing etc., carried by the air 

as vapour, and which settles on colder surfaces, often around windows or on cold walls and 

ceilings, resulting in stains and mould growth. It is often present where there is a lack of  good 

ventilation, heating and  insulation.  

 
--------  o O o --------  

 
Moisture meter readings were taken internally at regular intervals, about 40/50 per room, 

where access permitted, throughout the property. They were taken from areas such as the 

internal face of all external walls, party walls, ground floor, ceilings, chim ney breasts, 

around windows, around all water using fittings, and in the loft space. (This is not an 

exhaustive list).  

 
Condensation levels are within levels to be expected for a property of this type and age.  

 
There was some cold bridging noted around the  wall bases by the ground floor solid 

floor areas but this was all within tolerance levels.  

 

 

See also 5.3 for further information.  

 

Structural  

 
No evidence of movement was seen other than that which would normally be expected in any 

building of this age.  

 

Health & 

Safety related 

matters  

 
There is no evidence of recent inspection of the electrical or heating systems, but the vendor 

advised the boiler was last serviced in Dec 2017 and hence certification may be available. See 

also 6.1 and 6.2.  
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2.3 -  External Photographs  

 
 

 

Front elevation  

 
 

 

Right side elevation  
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Right side elevation  

 
 

 

Rear elevation  
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2.4 -  Summary of Accommodation  

  
Reception 

Rooms  

 

Bedrooms  

 
Bath/ 

Shower  

 

Sep WC  

 

Kitchen  

 

Utility  

 

Conservatory  

 

Other  

 
Integral 

Garage  

Roof Space  
 

1 
       

First Floor  
 

3 2 
      

Ground 

Floor  
2 

  
1 1 

    

 
The approximate living area of the property, excluding outbuildings, is 123m²  
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2.5 -  Floorplan  

 

 

Floor plan  

The floor plan is for identification only.  

Floorplan for illustrative purposes only. Not to scale. Not to be used for estimating or 

measuring purposes  
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2.6 -  Energy Efficiency  

The Energy Performance Certificate (EPC) is obtained from the publicly accessible national database 

where one has been lodged. There is no requirement for an EPC to be prepared for some property 

types, for example, listed buildings. The surveyor considers the contents of the EPC and provides 

information about energy efficiency measures that could be implemented.  

The Energy Performance Certificate (EPC) for the property, which was not prepared by me, shows 

a current efficiency rating of 60, band D. The pote ntial rating is given as 81, band B. The rating as 

provided for this property is around the UK average. We have obtained the complete 4 -page EPC 

document should you wish to see a copy.  

 
 

The property could benefit from increasing the depth of insulation to the roof space. Currently there 

is approximately 100mm of insulation installed. The recommended depth is 270mm. When installing 

loft insulation it is essential to ensure that good ventil ation of the roof space is  maintained.  

 
 

The property already benefits from cavity wall insulation to the kitchen, a modern boiler and 

efficient heating controls.  

 
Further improvements can be gained employing renewable energy sources such as Solar and PV panels 

for hot water and electricity generation.  

 
Before commencing any work you should ensure that all statutory permissions have been obtained for 

any changes you wish to make to your property.  

 

It is understood that the property is not subject to a Green Deal financing loan for energy 

efficiency improvements.  
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Section 3 -  Conveyancing, Health & Safety and Environmental Matters  
 

3.1 -  Conveyancing Related Matters  

 
This information should be highlighted to your conveyancer.  

 
This may not include all relevant issues but is an indication of those matters that were apparent to  the 

surveyor, who is not legally qualified. Legal documents will not have been examined during the course 

of preparation of this  report.  

 

Extensions & 

Alterations  

 
Extensions:Kitchen widened 2014 

Conservatory: None noted  

Loft Conversion: in 2009  

New Boiler: A modern condensing boiler has been installed 

Chimney / Breast Removals: to bedroom 3 and through bedroom 

4 Wall Removal: Old wall to ki tchen removed  

Post 2002 Windows: New windows in kitchen and loft 

conversion Log Burner Installation: None noted 

Electrical Circuits: None noted  

Renewables: None noted 

Drainage: None Noted  

 

Access & 

Rights of way  

 

There are no shared vehicular access rights affecting the property  

 

Easements & 

Wayleaves  

 

No issue noted by surveyor  

 

Property Let  

 
No issue noted by surveyor  

 

Tree 

Preservation 

Orders  

 

 
No issue noted by surveyor  

 

Party Wall 

Award  

 

A Party Wall Agreement may have been in place when the loft conversion was carried out.  

 

Drainage  

 
No issue noted by surveyor  
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Boundaries 

and Title 

Deeds  

 
The Land Registry holds a map, called the Title Plan, which is the Government's official 

register of the location of a property. Although it shows the boundaries of the property, 

normally in a red line, they are only an indication of the location of the bo undaries and are not 

specific or highly accurate. The line drawn on the plan may be 1 mm wide at a scale of 

1:1250, giving an accuracy of significantly less than 1 metre on the  ground.  

In most cases this is the only official recognition of the boundaries of a property.  

 
As such, it is impossible to determine whether a fence or wall is in the correct place. 

However, during the course of the survey an inspection was conducted to identify any  obvious 

features which could suggest that the boundaries are not consistent with th e general line 

identified on the title  plan.  

 
No detailed measurements were taken to establish the precise location of any boundary, and, 

if concerned, you should seek further advice from a boundary dispute specialist, particularly if 

planning to make alte rations that might be immediately adjacent to, or affect, the 

boundaries.  

 
Determining the precise location of a boundary can be a very lengthy and expensive  process, 

and can result in disputes arising between  neighbours.  

 
Similarly, the Land Registry titl e documents rarely indicate who is responsible for the 

maintenance, repair or replacement of a particular boundary fence or wall. And although 

existing neighbours may believe that an arrangement is officially recorded, it is usually  the 

case that no such i nformation is given within the title plan or register, and that most 

boundary fences and walls are of shared  responsibility.  

 
Observations  

No issue noted by surveyor but I have not checked the title plan against the actual house 

layout. We have just checke d the indicative HMLR Mapsearch facility which shows no obvious 

anomalies.  

 
 

You should check the title deed as supplied by your legal advisor against the actual property 

layout on the ground.  
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Map Search  

 

Common and 

Shared Areas  

 

No common or shared areas noted by surveyor  
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3.2 -  Health & Safety related matters  

 
A full Health & Safety risk assessment of the property and grounds was not conducted, however any 

matters noted during the survey which could increase the risk of accidents or injury are reported here.  

 

Fire Risk  

 
. 

 
Although smoke alarms are fitted at the property they have not been tested. You should 

ensure that there are sufficient devices fitted at the property and that they are all in 

good working order.  

 

Safety Glass  

 
No issue noted by surveyor  

 

Lead Pipes  

 
A visual inspection was carried out, however pipes buried within walls or beneath the 

ground were not inspected.  

 

Risk of Falls  

 
Stairs Steepness: No Issue Noted 

Stairs Handrails: No Issue Noted 

Stairs Balustrades: No Issue Noted 

Window Cill heights: No Issue 

Noted  

Unprotected Balconies: No Issue  

Noted Trip Hazards: No Issue Noted  

 

Unsafe 

Fittings  

 

No issue noted by surveyor  

 

Insect and 

Rodent 

Infestations  

 

 
No issue noted by surveyor  

 

Recent 

testing of 

services  

 

There is no evidence of recent inspection of the electrical or heating systems, but certification 

may be available. See also 6.1 and 6.2.  
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Asbestos  

 
This report is not an asbestos inspection under the Control of Asbestos Regulations 2006 

and no specific testing to detect the presence of asbestos has been conducte  

 
Based on a visual inspection only, the Surveyor didnôt note or suspect that any 

constru ction materials and products used at the property contained asbestos. However  this 

does not preclude that their presence may be hidden behind other surface  materials.  

 
The following should be noted: -  

No specific tests have been carried out to confirm the presence or absence of asbestos in any 

materials, and so any references are an assumption based on of the type and age of material 

seen. None of the materials seen were in a condition that would give a ny cause for concern, 

even were they to contain any asbestos. Asbestos only poses a risk where airborne fibres are 

present and none of the materials seen were seen to be damaged in a way that would release 

fibres.  

 
Asbestos containing materials were common ly used in the construction, conversion and  

refurbishment of houses in the 1950ôs-70ôs, though the use of asbestos was not completely 

prohibited until the late 1990ôs. Many houses therefore include materials that contain asbestos 

and are lived in safely an d without risk to health. However you should be aware that there are 

health risks when asbestos containing materials are drilled or sanded and you should consider 

this when carrying out any alterations, repairs or renovations.  

 
Any such materials should no t be drilled or disturbed without prior advice from a licensed  

specialist. You can obtain further information from the Health & Safety Executive asbestos site  

http://www.hse.gov.uk/asbestos/index. htm  
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3.3 -  Environmental Matters  

 
A full environmental assessment of the property and grounds was not undertaken. Publicly available 

information is reproduced herewith, and may be supplemented by a more detailed search which can be 

commissioned by your conveyancer.  

 

Flood  

 
No issue noted by surveyor at the time of the survey, no flooding was noted in or around 

the subject property but see flood maps c/o the environment agency below.  

 
Please note that flooding can occur outside designated flood prone areas. The Environment 

Agency are constantly updating their data to reflect any new incidents of flooding or any 

increased risks of flooding. This publicly available information should be used to indicate a 

level of risk to the property. You should consult your legal advisor with regards to the 

options for carrying out a full environment search.  

 
 

 

River flood  
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Surface water flood  
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Geology  

The British Geological website indicates the ground is of Clay silt and sand formation which 

is a flexible base and some slight seasonal movement is to be expected. See further 

comment in section 4.4  

Geology  
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